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Executive Summary

As urban areas absorb most of the population growth in the upcoming decades,
urbanization presents unique opportunities to transform a society’s economic, social,
and political landscape. How cities perform in these dimensions will determine whether
societies can become more peaceful, just and inclusive, and be effectively prepared to
respond to future crises.

Ensuring that cities realize their promise to be engines of prosperity, inclusion, and
sustainability is highly dependent on our societies’ ability to provide housing for

all. However, providing access to housing is one of the greatest challenges in urban
development. Unequal housing provision contributes to a vicious cycle of deprivation and
exclusion, impacting not just people’s access to shelter but also the fulfillment of their
social, economic, and cultural rights.

Current housing backlogs demonstrate the urgent need to scale up housing provision
across the world, but ensuring access to housing goes beyond merely constructing
housing units. The nexus between housing and access to essential services, economic
opportunities, and social rights positions housing as a gateway to experiencing or being
excluded from the social contract. Housing is thus a physical statement of who belongs in
the city and is allowed to thrive. Ensuring universal access to adequate housing requires
a holistic understanding of housing as a fundamental human right, intertwined with
broader questions of governance and social justice in our urban landscapes.

Housing has the special quality of being both a necessity and a profitable investment.
The challenges of meeting housing demand in a rapidly urbanizing world loom large,
compounded by skyrocketing prices and dwindling affordability as housing is treated as

a commodity. Financial actors are increasingly controlling the housing system, driven by
the desire to “park wealth” by treating housing as a financial asset rather than a place to
live, as capital rather than as a home. This trend, often tied to the aftermath of the 2008
financial crisis and the wave of foreclosures in the Global North, is now a challenge across
all countries regardless of region or income.

When policy tools serve the interests of financialization and a select few, urban
development and housing provision risk entrenching stark inequalities. Competition over
what should drive housing and who it should benefit then becomes a conversation about
power, a debate over who has the right to belong in a city, and who should be in control
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of the benefits of urban living. Beyond being just a technical issue, access to housing is a
matter of governance and one that requires going beyond technocratic solutions to ask

questions of inclusion and influence in decision-making, discrimination, the use of force
and violence.

The issue of housing is of particular urgency in the African continent, which is urbanizing
at an unprecedented rate. This process of “late urbanization,” building on colonial
legacies and the challenge of overcoming extractive economies, is occurring amid massive
global capital accumulation, with a need to identify new spaces to park surplus wealth.

As African cities seek ways to connect themselves with the global economy, their built
environment presents important opportunities for the investment of surplus value.

In managing urbanization, the drive to attract investment through ambitious plans
promising quick prosperity carries serious risks. Processes of urbanization that seek to
build “global hubs” through land commodification pose significant challenges not just to
the achievement of the right to housing, but also to the ability to live in equitable and
inclusive societies.

When all planning instruments are placed at the disposal of these new ambitious plans,
they risk replicating the patterns of exclusion observed elsewhere across the world.
Normalizing private urban governance, employing militarized tactics towards residents,
and restricting democratic accountability, exclusionary models of urban development risk
diverting funds away from broadening the provision of basic services towards promoting
the self-segregation of a select few, enabling the financialization of housing, and leaving
most urban residents out of their vision of urban future.

Despite these challenges, coalitions of urban dwellers, public, and private actors are
mobilizing to develop alternative approaches to housing provision. These efforts provide
lessons not just on delivering housing to those who need it most, but also on transforming
power dynamics and promoting more inclusive forms of governance in cities. From
community-driven processes of housing delivery and policymaking to the rethinking of
incentives and regulations for inclusive urban development, coalitions of actors are shifting
the tide in housing provision, making cities more inclusive, sustainable, and peaceful. By
approaching housing as a governance challenge, inclusive urban policy can better respond
to people’s demand for a new social contract that leaves no one behind.
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1 Introduction

In an urban age shaped by inequalities, policies on housing can either be a catalyzer of
equitable and sustainable development or contribute to a vicious cycle of exclusion that
hinders governments’ ability to address today’s global challenges. Approaching the issue
of housing from a purely technical lens overlooks its political nature, wherein the tension
between ensuring residents’ right to housing and promoting real estate financialization
for economic gain encapsulates broader questions such as who belongs in a city, or a
society’s vision of its own future. Housing is therefore not just a technical or financial
issue, but also one of governance.

Two-thirds of African cities that will exist in 2050 have yet to be built. Making space to
house these new urban residents by building new homes presents an opportunity to do
it with a people-centered approach. Effective housing governance requires dismantling
past structures that perpetuate exclusionary practices; challenging simplistic narratives
of urban glory that ends up promoting the financialization of housing; and building
coalitions that work for a renewed social contract through access to housing.
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2 The Urban Age

2008 was a turning point in our societies: for the first time in history, cities hosted more
people than rural areas. By 2030, urban areas are projected to accommodate five billion
people, marking a significant increase from the 3.9 billion recorded in 2015, and by 2050
they will house approximately 66 percent of the world’s inhabitants with cities projected
to house approximately 66 percent of the world’s inhabitants by 2050. The number of
“megacities” of more than 20 million people, is also expected to rise from thirty-three in
2018 to forty-three in 2030. By 2050, Mumbai (India) will become the first city to reach

a population of 50 million, while Lagos (Nigeria) will have 88 million inhabitants by 2100,
more than the population of Germany. The majority of the world’s population growth will
actually continue to take place in smaller cities with fewer than five million inhabitants.

Figure 1—-Growth in cities will absorb all population growth

World's population by size class of settlement, 1990-2030
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Source: United Nations, Department of Economic and Social Affairs, “Population Division,” World Urbanization Prospects, 2018,
https://www.un.org/development/desa/pd/sites/www.un.org.development.desa.pd/files/files/documents/2020/Jan/un_2018_worldci-
ties_databooklet.pdf.
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Figure 2—Growth of cities by population size group (low-income vs
high-income countries), 1975-2070

Growth of cities by population size group in low-income countries, 1975-2070
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Growth of cities by population size group in high-income countries, 1975-2070
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Source: UN-Habitat, “World Cities Report,” 2022, https://unhabitat.org/wcr.
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Cities concentrate more than just people—they also host most of the world’s
production and wealth. Covering just 2.6 percent of the world’s surface, cities generate
more than 80 percent of the global GDP, and are drivers of their countries’ economic
activities. Sao Paulo, for instance, produces more than a third of Brazil’s economic output,
while having less than a tenth of the country’s population. Some cities have greater
output than entire countries: the economy of Lagos, for example, is larger than that of
Kenya, East Africa’s largest economy. This means that what happens in cities—i.e., the
opportunities and challenges that urban areas present—can contribute to a country’s
overall level of economic growth and its citizens’ ability to live a prosperous, fulfilling life.

2.1. Can urbanization guarantee prosperity?

The World Bank states that there is no country which has grown to high income without
vibrant cities. Throughout history, urbanization has indeed been associated with higher
incomes and improved quality of life. Studies have frequently demonstrated that
urbanization is closely correlated with per capita GDP—by some accounts, a 1 percent
increase in urban accumulation results in more than a 3 percent increase in per capita GDP.

Urbanization indeed presents unique conditions to transform a society’s economic,
social, and political landscape. In cities, the productivity, innovation, and collaboration
between people and firms is enhanced by the availability of a diverse and specialized
labor force; knowledge spillovers from proximity; access to suppliers and customers;
lower transaction costs; and the availability of improved infrastructure. Furthermore,
public services—e.g., the provision of water, health, or electricity—can be provided at
scale and therefore more efficiently.

The positive relationship between urbanization and improved quality of life is, however,
neither automatic nor guaranteed. The concentration of people and economic activity
also brings congestion, pollution, and heavy strains on infrastructure. When the negative
externalities of urban life surpass the benefits, cities can turn from engines of growth into
vicious cycles of precarity and environmental destruction. If infrastructure is not adequate,
the costs of congestion and the strains on public services become quickly apparent.

Many of the societies currently undergoing urbanization are struggling to diversify their
economies and move away from an export-led model reliant on extracting industries and
basic commaodities, which limits their ability to produce formal industrial jobs for urban
residents. This is compounded by automation and the rise of new technologies—paired
with increased global competition—reducing the availability of the jobs that urban
dwellers had access to historically in the industrialized economies as they urbanized.

Urbanization by itself is therefore not necessarily a positive driver of change. The extent
to which urban areas represent positive change depends on the kinds of investments
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and institutions that are in place to drive inclusive economic and social development.
Citizens can benefit from economic production when negative externalities are addressed.

2.2. Risks and opportunities in cities

Cities have consistently been at the forefront of facing and addressing some of the most
complex and urgent crises in our societies, from tackling climate change, displacement, and
conflicts to protecting democracy and the public civic space. They have proven their pivotal
role in transforming our societies to become more resilient, peaceful, just, and inclusive.

2.2.1. Building resilience

Cities are responsible for two-thirds of global energy consumption and for more than 70
percent of greenhouse gas emissions. Urban residents require food and water, energy;,

and materials from the hinterland that can place massive strain on natural resources. For
example, it is expected that demand for water in Dakar, Senegal, will increase up to 300
percent by 2050, risking depletion of water sources required to meet the population’s basic
needs. Urban land consumption is also growing at a faster rate than the population, leading
to loss of agricultural land, deforestation, and the destruction of urban wetlands, which
exacerbates droughts, heat waves, and flooding, as well as hindering food production.

Climate change simultaneously drives displacement and worsens the conditions under
which displaced people live. The number of displaced people—89.3 million globally in
2021—because of climate change increases every year, particularly in countries already
struggling to address its effects. Climate change can drive people out of rural areas into
cities due to loss of livelihoods from agriculture. When forced to flee because of natural
disasters or the threat of violence, many migrants seek shelter in informal settlements
that are also vulnerable to floods or other climate threats.

However, cities are also key players in advancing sustainable development. Population
density allows for more efficient provision of services than in sparsely populated areas.
Cities are also centers of knowledge production and innovation and are thus crucial in the
development of climate change mitigation and adaptation strategies. Studies show that
the adoption of sustainable measures can help cities cut their emissions in key sectors by
as much as 90 percent by 2050.
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2.2.2. Achieving peaceful societies

As with other challenges, the relationship between conflict and urbanization is not
straightforward. Cities are simultaneously sites of violence, while also presenting key
opportunities to advance peaceful societies. Conflict impacts the ways in which cities
develop. More than half the countries that have reported a rise in the proportion of their
urban populations living in slums between 2000 and 2020, for example, are experiencing
or are transitioning out of conflict, and thus have severely weak institutions that are not
fit—or not intended—to attend to the basic needs of growing urban populations.

Furthermore, as cities expand, competition over natural resources and land can fuel
conflicts on the urban fringe, while competition over economic opportunities can lead to
tensions between urban residents and incomers. Such friction can lead established urban
residents to see themselves as “the rightful owners of the city,” creating new claims to
“authenticity” and “indigeneity.” As a result, urban violence makes up a large component

of 80-plus percent of violent deaths around the world that occur outside of conflict zones.

Nevertheless, efforts of local governments in partnership with different actors, from civil
society to the private sector, offer a wide array of creative and impactful solutions to
reduce violence in urban areas. The realities of urban life can help reduce the salience of
certain sources of tension, such as ethnic belonging, which can open opportunities for
more constructive relationships and thus more peaceful societies.

2.2.3. Civil and political rights

Cities are also often sites of political activism and contestation. As urbanization progresses,
political power can shift from rural to urban areas, altering the balance of power within
the political system. This shift may lead to changes in electoral dynamics, policy priorities,
and governance structures that better serve the interests and needs of urban populations.
Whether the urban context leads to democratic outcomes or increased repression and
strengthened autocratic regimes, however, depends on the local context.

The influence of cities on politics at the national and international levels cannot be
understated. Social movements have capitalized on the opportunities brought about by
cities to organize massive protests and call for change of leaders and policies—including
the Arab Spring, the Indignados Movement, or the Umbrella Revolution—sometimes even
toppling colonial regimes and dictatorships.

The political scene in urban areas can, therefore, translate into national changes—but
these changes do not necessarily guarantee inclusive outcomes. While urbanization can
certainly generate greater demand for democracy through effective popular mobilization
and can reduce the influence of ethnic- and partisan-based voting, the power of urban

1
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areas can also present a threat to those in power, particularly when opposition parties
govern them. This can generate further repression of urban populations, as well as the

rise of populist political movements. The increasing value of peri-urban land can foster
incentives for corruption and clientelism, transforming access to land into a key mechanism
to win votes or exercise control over different populations.

How cities perform economically, socially, and politically therefore determines whether
societies can become more peaceful, just and inclusive, and prepared to respond
effectively to future crises. Urban management requires understanding that cities are not
just “bundles of land, regulations, and economic resources.” They are also “fundamentally
political arrangements of people and things,” wherein residents negotiate their right to
participate in social life.

2.3. Inequality as an urban phenomenon

Cities are increasingly becoming grounds where global divergence between haves
and have nots manifests, including socioeconomic gaps, spatial fragmentation, climate-
driven inequalities, and the digital divide. The lack of progress towards attaining SDG11 is
bound to exacerbate these global divides. Therefore, measuring progress on SDG11 and
identifying remedies for action is more important than ever to address global divergence.

—UN-HABITAT, SDG11 Synthesis Report

The extent to which urban societies can effectively face these challenges will depend
on the ways in which they address inequalities. On average, the quality of life in urban
areas is better than in rural ones. Urban populations tend to benefit from greater

access to electricity, sanitation, drinking water, and fuels for cooking and heating. Today,
80 percent of people living in poverty remain in rural areas. While poverty is still a
predominantly rural phenomenon, however, urban areas are shaped by inequalities. A
recent study showed that the Gini coefficient of income inequality was higher in urban
areas in 36 of 42 countries.

Inequality is both a result and an exacerbator of the climate crisis, conflict, and
displacement. It encompasses not only economic and social dimensions, but also carries
significant political implications. It could serve as a breeding ground for governmental
corruption, consequently amplifying social grievances that often drive political upheaval.
Inequality is therefore not just a matter of economic and social disparities: it creates gaps
in governance and lessens access to decision-making and accountability. As urbanization
presents key opportunities for economic and social development, inequalities in urban
areas are both a shaping factor of urban quality of life and an obstacle to inclusive
policymaking and sustainable living.
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and its Role in
Shaping Cities
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The nexus between housing and access to essential services, economic opportunities,
and social rights has the power to shape individual livelihoods and communal well-being,
transforming housing into a physical manifestation of the social contract. At the same
time, the challenges of meeting housing demand in a rapidly urbanizing world loom large,
compounded by skyrocketing prices and dwindling affordability as housing is treated as a
profitable investment. Ensuring universal access to adequate housing requires a holistic
understanding of housing as a fundamental human right, while considering broader
questions of governance and social justice in our urban landscapes.

3.1. The centrality of access to housing

Adequate housing does not only support those who are sheltered—it helps society as a
whole. A recent study showed that improving housing in informal settlements can increase
GDP per capita by up to 10.5 percent, which means that it would completely compensate
for the cost of providing housing in most countries. There are many knock-on benefits to
providing housing that extend beyond economic output: it can add 2.4 years of average life
expectancy around the world and can prevent as many as 738,500 deaths annually—an
impact higher than eradicating malaria. Providing housing in informal settlements is also
associated with increasing expected years of schooling by up to 28 percent, which means
enrolling as many as 41.6 million children, or 16 percent of the total number of children and
young people currently out of school.

When provided in an unequal fashion, however, housing “locks cities into unsustainable
trajectories, deepening environmental degradation and social-spatial segregation” and
contributes to a vicious cycle of deprivation and exclusion. If opportunities and resources
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are unfairly distributed in cities, disadvantages tend to concentrate in specific locations,
generating various forms of spatial inequality. Whether an individual can benefit from
the economic output, health and social services, educational opportunities, and political
interactions of a city depends largely on where and how they live. The resulting “urban
services divide” from housing inequality exacerbates the long-term disparities between
groups, as better-served communities access better opportunities while the underserved
bear a disproportionate burden in terms of cost, time, and health. These inequalities can
translate into, for example, a twenty-year difference in life expectancy, or a 45 percent
points difference in education levels. Different groups are also impacted differently by the
disparities in housing—for instance, those undertaking care activities for the household
(which are disproportionately women) are further burdened by the lack of access to
childcare or the inability to reconcile employment and care duties.

Providing access to housing is nevertheless one of the greatest challenges in urban
development. The United Nations estimates that about 2.8 billion people worldwide are
affected by different forms of housing inadequacy, a situation that has worsened in recent
years not only due to the impact of the COVID-19 pandemic, but also as the climate crisis
and armed conflicts have increased forced displacement. Housing prices are increasing

at a faster rate than incomes, further diminishing the ability to own or even rent a home.
Ninety percent of 200 cities studied across the world were considered unaffordable to
live in, with the average income being a mere third of the price of an average home.

The most visual representation of this inequality is the presence of low-income informal
settlements, traditionally referred to as “slums,” where urban dwellers create their own
spaces of shelter to access the city’s opportunities. Women are at particular risk of housing
inadequacy and are overrepresented in cities’ slums.

It should therefore not come as a surprise that across the world, people consistently
place housing as a key priority area for their governments to act. In a 2021 poll of eight
countries across regions and income levels, a majority of respondents claimed that
housing was an area where they wanted more action from their governments. Disputes
on land, housing, or neighbors are one of the top six areas that account for the greatest
justice problems faced by people across the world. Housing’s role as a catalyzer for access
to broader social and economic rights means that people understand that the right to
adequate housing is tied to the right to live in peace, security, and dignity.

3.2. Housing as a right versus a commodity

Housing has the special quality of being both a necessity and a profitable investment.
The global real estate market represents almost 60 percent of the value of all global assets
at around USD 217 trillion, which is double the global GDP. Two-thirds of this is associated
with residential real estate. With the supply of land limited and housing having an
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“immobile” nature and associated high transaction costs, this means an increased demand
for housing leads to rising prices and land rent extraction as a way to build wealth, instead
of responding with more supply to meet the demand. Financial actors are increasingly
controlling the housing system, driven by the desire to “park wealth” by treating housing as
a financial asset rather than a place to live; or as capital, rather than as a home.

Housing financialization refers to the extraction of profits from housing in a way that
produces neither goods nor services, treating housing as a commodity—i.e., a vehicle for
wealth and investment—rather than as a right or a social good. Though usually tied to the
aftermath of the 2008 financial crisis and the wave of foreclosures in the Global North,
housing financialization presents an increasing challenge across all countries regardless of
region or income. As cities grow, residents of informal settlements located in “prime land”
are threatened by political actors or developers seeking to build luxury real estate. Land
and housing units are sold to the highest bidders who, instead of using them for shelter,
hold on to them in expectation of their gaining value. In the meantime, evictions are a
harsh reality in both the Global North and Global South: according to the UN, two million
people are forcibly evicted from their homes each year.

3.3. Housing as a governance issue

Policy debates over housing are thus torn between the necessity of ensuring access to
housing for all and the desire to treat it as a commodity. Decisions in housing policy can
prioritize profit and housing’s exchange value instead of emphasizing its use value. Such
decisions can also determine which actions receive legal and financial support, and which
ones are forbidden or punished. Competition over what should drive housing and who it
should benefit in this context becomes a conversation about power, a debate over who has
the right to belong in a city, and who should be in control of the benefits of urban living.
Housing is, therefore, “politics in built form.”

Urban development and housing policies run the risk of further entrenching stark
inequalities in urban areas, depending on the incentives they respond to and the interests
they serve. Property rights, zoning laws, investment and tax incentives, and fiscal compacts
all impact housing profitability and can influence whether housing is used as a social good
or a commodity. When taking place in a context of state capture or lack of transparency,
policies can be shaped to benefit specific interest groups, diverting needed funds and
resources away from basic public services toward exclusionary or speculative projects.
The same policies can also lead to criminalizing low-income households and justifying

the use of force against them to promote a vision of progress. As urban land becomes
highly valuable, it is “a tempting prize for the powerful and well-connected,” who can use
it to benefit themselves or their interest groups by fueling speculative investment. Urban
displacement can also fuel unrest and discontent, and result in violent contestations when
speculation leads to land grabbing disputes.

15
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In housing policy, therefore, attention must be paid to the power dynamics and governance
challenges — including inequalities in political influence, discrimination, and the use of
force and violence - of implementing affordable housing and inclusive urban policies. More
inclusive governance allows residents' views and considerations to be reflected in and
influence policymaking. It also increases transparency in the use of funds and strategic
investments. Greater transparency can shift incentives away from speculative investment
and the financialization of the housing sector. Broader representation in decision-making
can help identify and counteract exclusionary actions in zoning and land-use regulation,
while recognizing the role of urban dwellers as agents. It can also create avenues for
marginalized groups and individuals to express their voice safely and effectively.
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Box 1: The road to SDG11 and the New Urban Agenda

In the past decades, cities have been increasingly recognized for their unique role in
driving sustainable development. With the inclusion of Sustainable Development Goal 11
(SDG11) and the target to make cities and human settlements inclusive, safe, resilient,
and sustainable.

The 2030 Agenda recognized cities and human settlements as “the locus of opportunity
to accelerate progress on the five Ps of the SDGs: people, planet, prosperity, peace and
partnerships.” The first target under SDG11 included the member state commitment to
“...ensure access for all to adequate, safe and affordable housing and basic services and
upgrade slums” by 2030.

Following the 2030 Agenda, the New Urban Agenda (NUA) adopted in 2016 in Quito laid
out a plan to ensure cities are engines of positive change in people’s lives through “better
planning, design, management, governance and finance” through increased collaboration
across different actors—from governments and civil society to the private sector. Citizen
mobilization around the New Urban Agenda was highly influenced by the “Right to the
City” concept, meaning the “right of all inhabitants, present and future, permanent and
temporary to use, occupy and produce just, inclusive and sustainable cities, defined as a
common good essential to a full and decent life.” In line with SDG11, the NUA followed suit
and placed “housing at the center " of urban policymaking in a recognition of its role as a
catalyst to solve other urban issues.

Nevertheless, progress on achieving SDG11.1 and ensuring access to adequate housing
has, by many metrics, stalled, or worsened since the adoption of the 2030 Agenda in
2015. Between 2014 and 2020, the proportion of people living in slums across the world
declined, but at a slower pace than in the decades prior. Meanwhile, the absolute number
of slum dwellers has continued to increase, adding 165 million more slum dwellers in the
last twenty years. It is expected that half of the world’s urban population will be living in
informal settlements by 2050.
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4 Urbanization in
Sub-Saharan Africa

Figure 3—Number of cities with 1-5 million inhabitants per region,
2020-2070
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Source: UN-Habitat, “World Cities Report,” 2022.

The African continent is the least urbanized region in the world, but it is the most rapidly
urbanizing, with an urban growth rate of 3.5 percent. While in 2010 only 10 cities in Africa
were found among the world’s 100 most populous cities, this figure is expected to increase
to 38 by 2100, with the continent hosting five of the world’s largest seven cities. The
expected average urban rate of change between 2015 and 2050 in Africa is 3.17, more than
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double the average for the entire world (1.48)—with Latin America, North America, and
Europe expected to grow at 0.87 percent, 0.82 percent, and 0.26 percent, respectively.

The rate at which African urban settlements are having to accommodate residents is
dizzying: the speed of urbanization in Sub-Saharan Africa between 1950 and 2015 was

in fact higher than for the global North between 1850 and 1915, demonstrating that this
phenomenon has no precedent. The Greater Accra Region, for example, has experienced
a 35.5 percent increase in its population in just ten years, from four million in 2010 to 5.4
million in 2021. Every year, Kinshasa adds an average of 410,000 residents; Cairo adds
364,000; and Lagos adds 354,000. Meanwhile, populations in other megacities in Europe
and North America are stagnating or expected to decrease, with New York expected to
lose at least 1 million people between 2023 and 2035. Smaller urban centers in Africa
have even faster growth rates, and it is in these smaller and intermediate cities that most
of urban growth is projected to take place in the next decades, with faster growth of
populations living in informal settlements.

Sub-Saharan Africa also has the highest incidence of urban poverty in the world, with
about 23 percent of the urban population living below the international poverty line and
29 percent experiencing multidimensional urban poverty—eleven times higher than in
Latin America and the Caribbean. Sub-Saharan African cities are also extremely unequal,
with many of them having Gini coefficients above 0.4. In these cities, rich households in
urban areas are 329 percent more likely to have access to improved water sources and 227
percent more likely to have access to improved sanitation facilities than poor households.

Sub-Saharan Africa has the highest incidence of slums in the world, with 56 per cent of

the region’s urban population living in informal settlements in 2014. It also is among the
regions furthest from achieving the SDG11.1 targets in access to housing, experiencing a rise
in the number of slum dwellers since 2015. Some estimates warn that a 1 percent increase
in urban population growth will increase the incidence of slums in Africa by 2.3 percent.

19

jioday



20

fioday

Box 2: Slums

UN-HABITAT defines a slum household as a group of individuals living under the same roof
in an urban area who lack one or more of the following:

— Durable housing of a permanent nature that protects against extreme climate conditions.
— Sufficient living space, i.e., no more than three people sharing the same room.
— Easy access to safe water in sufficient quantity at an affordable price.

— Access to adequate sanitation in the form of a private or public toilet shared by
a reasonable number of people.

— Security of tenure that prevents forced evictions.

Source: UN-HABITAT, “State of the World's Cities,” 2007.

It is important to recognize the immense diversity within countries and across the
hundreds of cities in Sub-Saharan Africa, presenting countless opportunities and

unique challenges deriving from their individual histories and geographical contexts.
Nevertheless, their legacy of colonialism, their often-extractive relationship with
international actors, and their context of “late urbanization” at a time of overlapping
crises and climate vulnerability are key commonalities that must be better understood
to rethink and enhance urban planning and housing policymaking. By drawing insights
from experiences across regions and embracing an inclusive governance approach,
these challenges can be transformed into catalysts for positive change, ensuring that the
benefits of city living are accessible to all.

4.1. Colonial legacies

Before colonialism, African empires ruled over cities that were among the world’s largest
and most powerful. Colonialism, therefore, did not bring urbanism to Africa—but it
transformed the political nature of cities. The “colonial construction” of cities is important
to review, as colonial powers defined cities in exclusionary forms and thus conditioned
citizens’ access “symbolically and concretely” to urban life.
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From Leopoldville (now Kinshasa) to Salisbury (now Harare), many African cities were

built to serve colonial purposes of resource extraction and segregated rule. As such, they
were designed following European standards, and with the intention of maintaining heavy
segregation between their populations. In Kenya, five-sixths of public funds were used for
the construction of roads in European sections of the city, and taxes funded schools, parks,
and hospitals for Europeans. Master plans for Dar es Salam in 1887 or Lusaka sectioned
areas in 1933 exclusively for Europeans, and relegated Africans to locations outside of the
city without proper drainage nor infrastructure. The “sanitation syndrome” driving colonial
planning in places like Freetown justified the expulsion and relocation of native inhabitants,
pushed to the outskirts of cities, and transportation restrictions and building regulations
also served to exclude native populations implicitly in cities like Dakar or Conakry.

Importantly, African urban residents were often considered temporary residents of cities,
required only for their labor. They were regarded and treated as “pseudo-urban” dwellers
or “peasants in transition,” not fully recognized as residents of the cities they inhabited.
The use of terms such as “villages” or “customary areas” to describe urban districts
populated by the native populations served to separate them from the “city” of affluent
white residents, demarcating who was really to be considered a citizen of the city. As a
result, areas considered peripheral to the city, or at least not fully a part of it, received little
investment. The Nairobi City Council, for example, spent less than 2 percent of its revenue
on services for Africans between 1932 and 1947.

Many of the policies and plans laid out during colonial times still contribute to the present-
day challenge of affordable housing. Most underfunded townships and shantytowns
designated for African residents have continued to attract the majority of urban migrants
into informal settlements. At the time of Kenyan independence in the 1960s, 70 percent
of the African population of Nairobi still lived in the Eastlands where African housing had
been concentrated by the City Council under colonial rule, while more than 80 percent of
Europeans live in former European areas and 83 percent of Asian residents live in areas
previously zoned for them.

Residential segregation has remained even after segregation by race was abolished by
post-colonial governments, in part because regulations have remained in place and
administrative capacity is too weak to bring about change. A key remnant of the colonial
era is outdated plot sizes, which still reflect European standards that make purchasing
land unaffordable to those in lower income brackets whose housing units would take up
as little as one-fortieth of the space. Similarly, administrative structures used to be weak
and centralized, with local governments having very little purview over local planning.
Legal fragmentation and discrepancies between national land governance frameworks
from colonial systems are highly correlated with the presence of slums in African urban
areas. Confusion and conflicting claims over land ownership, compounded by unclear
administrative responsibilities, complicate the ability to register land and formalize titles.
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4.2. Post-independence African
urbanization

Numerous factors hampered the ability to accommodate growing numbers of urban
residents in the post-independence period. First, new governing elites desired to maintain
the segregationist and class-based plans and hierarchical power structures that they now
controlled. As a result, many of the colonial plans and city structures were left untouched
and land tenure schemes remained unclear. This led to a “laissez-faire approach to urban
governance” that also set the stage for land grabbing and conflict on the urban fringe.

Furthermore, following the initial decades of state-led development after independence
and some efforts at large-scale public housing provision—e.g., in Ghana under Kwame
Nkrumah in the 1960s—the structural adjustment programs promoted by the World Bank
and IMF that then became commonplace in the 1980s and 1990s pushed for increased
privatization and deregulation. With drastic cuts in formal employment in the public
sector and a decline in public service provision, rural-urban migrants coming into the
cities sought to find work in the urban informal economy. In parallel, the role of the state
in the provision of housing was reframed as an “enabler” of the private sector rather than
a direct provider. Tanzania’s National Housing Corporation, for example, was originally
created in 1962 with the mandate to provide housing. However, following the credit crisis
in the 1970s, it shifted from building affordable housing to market rate residential and
commercial sectors.

Waves of democratization in the 1990s were accompanied by a move to decentralize
responsibilities such as taxation, planning, and infrastructure development to lower tiers
of government. Implementation of localization agendas has lagged behind, whether

due to the lack of capacity or attempts to reduce the influence of governing opposition
parties. Most local governments therefore remain incapable of executing planning
functions thanks to a lack of resources and capacity.

4.3. Urbanization without growth in Africa

In Sub-Saharan African countries that have become predominantly urban only in recent
decades, urban areas experience an increase in population and physical expansion
without corresponding economic development or improvement in living standards.
The extractive colonial past of African countries means that African cities are not
integrated into the global economy, but focus their activities on the exports of primary
goods and imports of manufactures.” The recent increase in foreign direct investment
in the continent has continued to focus on the extraction of natural resources, arguably
entrenching neocolonial relationships of power and inequality. As such, countries are
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urbanizing without industrialization, putting into question whether urbanization alone
can bring the benefits it promises.

Despite improvements in health and other economic development metrics, the
challenges facing African urban areas risk outweighing the benefits of urbanization
unless they are addressed with an inclusive governance approach. Population growth
thanks to reductions in child mortality rates and improvements in health services is
compounded by increased rural-urban migration by those escaping rural poverty as their
agricultural output is challenged. Formal livelihoods become extremely scarce due to lack
of industrialization and economic diversification, forcing many workers into the informal
sector. A vicious cycle is created where lack of economic productivity hinders the ability
to provide services to residents, who are then less able to access educational, health, and
economic resources in the city, bringing down economic growth.

Furthermore, Africa’s “late urbanization” process is taking place at a time of massive
global capital accumulation and the need to identify new spaces to “park” the wealth
created. As African cities seek ways to connect themselves with the global economy,
their built environment presents important opportunities for the investment of surplus
value. When austerity programs are paired with reforms aimed to attract investors, the
conditions are created for the emergence of a financialized housing system.

4.4. Housing affordability in Africa

Housing is indeed one of the most critical issues in ensuring African cities are able to
provide opportunities to their inhabitants. However, as the African continent experiences
“the most rapid urban transition that we have yet experienced in history,” the gap
between the demand and supply of affordable and adequate housing also widens at
striking rates. Kenya’s and Angola’s housing backlogs are estimated at two million units,
growing at 200,000 and 100,000 units each year respectively. Nigeria’s backlog stands at
a staggering seventeen million units.

The housing question is doubly shaped by the “urbanization without growth” context
due to both the unavailability of housing and the inability of residents to pay for it. High
transaction and housing construction costs mean that the cost of providing housing to
residents in African countries can reach as much as four times a country’s GDP, as is

the case in Zambia or Senegal. Meanwhile, the proportion of urban households able to
afford the cheapest newly built house by a private developer is as low as 5.58 percent in
Cameroon, 4.39 percent in Zimbabwe, 2.67 percent in Tanzania, or 0.58 percent in the
Democratic Republic of Congo. Meanwhile, in 2022, Nairobi was ranked ahead of London
in a global index tracking movement in luxury property prices. Dakar, where more than
half of people are renters, has seen the price of rent increase by 256 percent between
1994 and 2014.
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Figure 4—Proportion of urban households who can afford
the cheapest newly built houses, 2020
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Vulnerable populations are constrained by their low incomes and inability to save or access
credit; their insecurity of tenure on the land they occupy; and the lack of appropriate

data on their living conditions. Current housing provision schemes tend to be based on

the promotion of homeownership, encouraging mortgage-based financing and the use

of credit, limiting the support and recognition granted to other forms of tenure. These
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approaches also overlook the fact that a large portion of urban dwellers are renters, leaving
them without any protections.

Landownership and transactions are particularly contentious challenges in African cities.
In some contexts, overlapping ownership or missing records can make ownership unclear
and lead to disputes over land. In others, collective or customary ownership of land has
not been fully recognized legally. Lack of records leaves public agencies not knowing

how much land they own, and plots of land become informally occupied and subdivided
without any records.

Furthermore, unenforced regulation can drive real estate speculation and make well-
serviced urban land unaffordable, which leaves public officials unable to generate revenue
from investments in services and infrastructure. Both individuals and public actors
therefore lack the incentives to invest in land and build housing. Any reforms to land
ownership processes, moreover, are incredibly challenging, given the potential for land to
be used as a politically lucrative tool to win electoral votes.

The mismatch between incomes and the cost of housing also means that large-scale
housing programs meant to increase the supply of affordable housing have not been

able to reach the most vulnerable populations. Often, these programs are only effective

at providing housing for civil servants, formally employed, and upper-middle-class
households. Some efforts to provide housing at a large scale have taken place, such

as Nelson Mandela’s promise to build a million homes in ten years in South Africa or
Ethiopia’s Integrated Housing Development Program. Historical provision of housing has,
however, been mostly ineffective: it overlooks the connection between housing and access,
and the prevalence of informal settlements demonstrates people’s willingness to sacrifice
living conditions in order to access sources of income. As such, large-scale housing projects
that have offered better-quality housing while located in the outskirts without economic
potential and services were doomed to fail.

The struggle to access adequate housing leaves many urban dwellers seeking shelter in
informal settlements, or slums. Informal settlements are vibrant areas of economic activity
and political mobilization, while conversely concentrating poverty and posing serious
health and environmental threats to their residents. Through their entrepreneurship,
social networks, and political engagement, inhabitants of these neighborhoods “become
active urban agents, invent new forms of cohabitation and collective action, and design
alternative futures for the urban contexts in which they live.” Efforts to improve the urban
landscape, however, might overlook their agency in favor of promoting more exclusionary,
restricted visions of the new African city.
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5 Changing the Face

of African Cities

African cities will not successfully accommodate rising urban populations unless drastic

measures are taken to boost access to housing and improve the quality of urban services.

Nevertheless, the drive to attract investment through ambitious plans that promise
easy fixes and quick prosperity carries serious risks. Urbanization processes that seek to
build “global hubs” through land commaodification pose significant challenges not just
to the right to housing but also to the ability to live in equitable and inclusive societies.
Exclusionary models of urban development such as altering land use and regulations

to favor financialization, normalizing private urban governance, employing militarized
tactics toward residents, and restricting democratic accountability divert funds away
from broadening the provision of basic services toward promoting the self-segregation
of a few. They also exclude the vast majority of urban residents from a positive vision of
Africa’s urban future.

5.1. New partners for new narratives

Common technocratic approaches to cities on the African continent often interpret
African cities “as substandard versions of the urban norm: low-income, dysfunctional
nearly-cities.” But it is also claimed reassuringly that they “can be ‘lifted’ with the
application of enough funds and the right regulatory frameworks.” A driving narrative
behind African urbanism is that of filling the “infrastructural gap,” calling for efforts to
fund large-scale infrastructure projects that can boost cities’ productivity and strengthen
their connections to the global economy.

5.1.1. The infrastructural gap and “urban innovators”

A key player working to fill the infrastructural gap is China and its state-owned institutions.

Chinese investments in Africa in the past decade have surpassed those of all Western aid
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combined. China’s Belt and Road Initiative is, in many ways, “a sweeping urbanization
project” with vision of “ ... a world transformed, a twenty-first-century reincarnation of the
ancient and medieval Silk Roads, the trading networks and urban hubs that tied together
the peoples of Africa and Eurasia for over a thousand years before the rise of the West.”
Between 2000 and 2017, China invested more than USD 200 billion in transportation and
energy in Africa, including some 46 ports and 34 airports and at least 13,000 miles of
railroads, highways and bridges. In Addis Ababa, the Chinese-funded USD 475-million rail
project can transform the city’s economy, as can Kampala’s new expressway connecting it
to the airport (featuring the most expensive road per kilometer in the world).

China is nevertheless one of multiple actors that have sought to position themselves as
“international urban innovators” willing to advise on transforming cities into international
commercial hubs. Governments like Saudi Arabia and South Korea now export “eco-city”
models that sell innovative “techno-utopian” forms for urban planning and governance.
Beyond state players, a plethora of nongovernmental and private sector actors promote
what has become known as “plug-in urbanism,” i.e., the introduction of a “pre-packaged
state-of-the-art development installation that comes complete and tailored as a magic
bullet and obvious solution” to the infrastructure gap that needs to be filled.

5.1.2. The power of narratives

Supplanting colonial-era infrastructure with new modern structures or projects like those
mentioned above also plays into the narrative of a “break with the past” and seeking
liberation from colonial shackles. The message focuses on “confirming that Africa is

ripe and ready to host investment,” and seeks to transform African cities into centers of
innovation and global elites. It aims to present citizens with an aspiration of building or
living in the “Kinshasa of tomorrow,” or “the New York of Africa,” implanting an idea of a
“world-class city” that invokes a sense of wealth and prosperity.

This paves the road to ambitious master plans that take a “technocratic approach” to
African urban planning. These master plans are highly expensive and undertaken by
international experts that can provide prestige and status, e.g., the Singaporean firm
Surbana Jurong in charge of Kigali’s Urban Master Plan, or McKinsey and Company, which
designed Nairobi’s Metro 2030 Strategy. In this context, the masterplan feeds the new
narratives as it “rationalizes the mega-urbanization dreams of the state to its citizens as if it
was the only rational solution to urban crises, and in doing so it mobilizes mass dreams and
future aspirations.” Attempts to realize these aspirations, however, tend to reflect who is
actually allowed to “dream,” who wins, and who loses from the process.
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5.2 Financialized responses
to urban troubles

In African cities, the scramble to attract investment to “fix” urban problems and achieve
this new vision of a world-class city positions Africa as a “real estate frontier” that
opens opportunities for speculation on increasing land values, paving the road for
further financialization of land and housing. This makes the issue of housing governance
particularly urgent. Accelerated commodification of real estate and housing, while
promising prosperity through economic growth and investment, risks resulting in an
“unequal and fragmented urban landscape” where the majority of urban dwellers are
priced out, criminalized, and precluded from the future of their own cities.

5.2.1 Enclaves in urban areas

Real estate speculation drives investment away from productive sectors, while weak
property tax systems deprive local and national governments of any revenues from these
investments. These efforts can take place at numerous scales. In various cities across the
continent, gentrification has begun to take hold. Cape Town, for example, now has more
Airbnb units than Singapore, Amsterdam, and San Francisco combined. This is leading to
the development of apartment blocks specifically for short-term rentals (e.g., The Station
in Sea Point and the Rockefeller on the Foreshore) that are unaffordable for long-time
Cape Town residents. In Ethiopia, a new aesthetic targeting domestic elites, diaspora, and
tourists is resulting in the prioritization of luxury real estate projects and tourism schemes.

Exclusion of unwanted residents can also be explicit, as in Senegal’s announcements of
“reserved to foreigners.” It can also take the form of gated communities that are sectioned
off from the rest of the city, resulting in what is known as “splintering urbanism,” or cities
becoming fragmented with patches of high-end residential real estate sectioned off from
public services. This speculative urbanism responds to political and economic incentives
rather than the actual needs of the population. It can also ironically produce a surplus of
residential units that remain empty due to their unaffordability for most residents. Though
much more present in the Global North, this phenomenon can already be observed in the
Global South, starting with China’s “ghost cities.”

5.2.2 New cities

These projects can reach the scale of entirely new “privatized” cities, which are regarded
as the opportunity to provide a “quick fix” to urban challenges—or to the “messiness”
of urban living—while positioning their host countries in the global economy. They are
described as ways to provide “a healthy and livable environment for Africa’s rapidly
expanding so-called middle class,” though prices are often too high for most of the
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population to afford. The language used to describe these new cities is also particularly
attractive to the global elite and investors, as it ties their development with the goals of
achieving sustainability and generating “eco-cities” that are healthier and more sustainable
than existing ones.

New cities have caught the attention of international elites. Superstars like Akon or Idris
Elba have announced their own plans to launch cities in their home countries, often under
the banner of “eco-paradises” that will allow for innovation in renewable energy and
other sustainability projects. The narratives around these cities include a battle against the
“crisis of urbanization” that can be defeated through “eco” or “smart” cities on the urban
periphery, and ambitious housing projects that can help alleviate the chronic housing
shortage faced by most countries. They also celebrate that these new cities will be “based
on African cultural values, prioritizing community, collaboration, and respect for nature.”

Modderfontein in Johannesburg aimed to become a financial services hub, hosting a
“silver industry and retirement community” and an “international residential community”
with amenities including entertainment and conference centers, as well as education and
sports centers available exclusively to residents. The price for a two or three bedroom
apartment in Nigeria’s Eko Atlantic is between 800,000 USD and one million USD.
Zimbabwe’s Mount Hampden, a new USD 60-billion “cybercity” backed by billionaires
such as Shaji Ul Mulk, who is investing USD 500 million, aspires to resemble Dubai and
become “the new Harare.” It will include 250 luxury villas and provide housing for more
than USD 500,000 per unit—in a country whose per capita income is USD 1,737. Similarly,
Waterfall City in Johannesburg is estimated to cost USD 5.8 billion.

5.2.3. Implications for urban governance

The idea of new cities is neither new nor limited to Africa. Historically, cities have always
represented a mechanism to exert international influence. Centers of trade and cultural
interaction, empires from that of Alexander the Great to Great Britain have invested in
cities to boost economic interests and international exchanges. More than 150 new cities
have been announced in over 40 countries in the last twenty years. While the top-down
approach implied in these projects could also be found in previous city-making endeavors,
this new wave of city-making features an “entrepreneurial logic” behind the projects,
driven by “a complex network of foreign and domestic actors, among which the private
corporate sector plays an unprecedented role.”

These factors drive other key characteristics of this new generation of projects: the
privatization of services, from healthcare to security, and the modification of land use and
regulations to accommodate private and elite interests. The “special status” accorded
these areas allows investors to feel confident in the security of their investments, as they
are provided alternative mechanisms of urban governance that facilitate the purchase of
land and real estate. As such, land purchases are highly simplified, and investors are saved
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from the “messiness” of typical land transactions. In the case of Appolonia City of Light,
landowners and investors were granted tenure security and eliminated the uncertainty of
land acquisition in Ghana, where it can take two to five years to secure a title. Rendeavor’s
Tatu City offers a reliable water supply, energy grid, and internet services to its residents. It
notably offers “comforting predictability” in Kenya, “where property rights are flimsy and
bureaucracy arbitrary,” and is described as “a sort of haven in the jungle.”

In a rush to attract new investment to accomplish these new utopias, all planning
instruments are placed at the disposition of private investors who are then “able to
transcend the powers of provincial and national states.” As is the case with many instances
of climate urbanism, actions to address the ills of urbanization revolve around market-
based interventions that promote profitability considerations, market discipline, and
experimentation with new financial mechanisms and processes of ‘market-making’” that
ultimately allow for the “securitization of cities ... to maintain the reproduction of capitalist
economies.” New forms of urban development are proposed to encourage investment,
from special economic zones to financial centers, ranging in size from gated residential
communities to entire new cities. The proposed path forward therefore becomes one

that runs parallel to institutional structures, rather than one that attempts to address

the problematic structures. So called “growth coalitions” between private developers

and political actors celebrate new ambitious projects of “urban entrepreneurialism” that
promise to catapult cities onto the global stage.

The driving characteristic behind these projects of different scales—from a single gated
community to an entire “new city” —is therefore the desire to “overpass legislation” and
set up a different set of rules to increase the “efficiency of urban governance,” justified

as a means to overcome the city’s inefficiencies. “By-pass urbanism” thus refers to
“conglomerations of large-scale real estate megaprojects, new centralities and newly
constructed urban infrastructure in certain sectors of the urban periphery.” These spaces
offer developers investment opportunities “devoid of the bureaucracies and poor funding
that public institutions face,” while buyers get the ability to park their wealth and live in
areas that are secure, clean, and healthy, isolated from the “ills” of the city.

The result is a parallel process of urbanization: one where urban landscapes are master-
planned real estate projects, and on the other hand unplanned, self-built neighborhoods
that remain informal and with limited tenure security and access to public services.
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6 Who Belongs in

the City?

Implicit in these new narratives is the role of urban planning as “a mere facilitator of
‘market forces’ in the city” such that “[t]he city as right, as entitlement, is slowly being
replaced with the city as possibility and opportunity ...” but the opportunities are not
available to all. The resident is “increasingly treated as a customer and consumer, rather
than as a citizen.” As such, the ability to influence policy, or the extent to which someone
is considered a member of a society, is contingent on an individual’s or a group’s
economic power. Importantly, this type of planning “does not mean the absence of the
state, but rather a restructuring of laws, policies and practices by the state which uses its
executive powers to drive urbanization.” Coalitions of private and political actors support
the transformation of laws, planning tools, regulations, and bureaucratic processes

to allow for these new developments. Such processes risk replicating the patterns of
exclusion observed around the world wherever the commodification of land and housing
drives policymaking.

6.1 "For those who can afford it.”

When questioned about the ability of this new type of planning to address the issues of the
majority, proponents claim that the goal “is not to help the poorest directly, but indirectly.
Strong governance, coupled with fiscal incentives, are intended to attract investment, the
benefits of which will ripple through the economy.” Yet the financialization of real estate
has not been seen to benefit city residents, and most services are privatized, benefiting
only the residents able to afford a place in the new enclaves. Analyses show that beyond
construction, few jobs are offered to long-time residents as a result of these projects,

with economic opportunities more often offered to foreign audiences. This creates “fast
and ‘premium’ topological connections between emerging ‘islands of affluence’ while
‘bypassing’ intervening areas and bottlenecks at the surface level.”
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Most problematically, these new forms of financialized investments ultimately serve

the interests of certain groups and treat residents as customers, shifting the focus from
essential services. By creating parallel forms of urban governance and segregating wealth
away from the lives of the majority, these projects seem intended to “isolate” and
“protect” investments rather than ensuring they are beneficial to the broad population.
Instead of investing in the improvement of public services for all, these projects rely on the
private provision of high-quality services exclusively to those who can afford to live in the
new enclaves.

As a result, prioritization follows the interests of elites with “bypass urbanism,” and the
drive to attract investment into “world class cities” shifts attention away from the needs of
the majority. Any potential benefits to long-time residents are discarded as investors are
lured by “sweet land deals” and tax breaks, autonomy over planning, and concessions for
natural resource extraction.

6.2 What are we “enabling”?

These processes of gentrification are aided by a “real estate state,” whereby real estate
agents and elites utilize planning tools to facilitate housing commaodification. In Cape
Town, for instance, it was discovered that the legal team of Liesbeek Leisure Property
Trust (LLPT), a private developer that bought property from the state-owned enterprise
Transnet (itself deep in corruption investigations), had used outsiders to legally hijack the
Goringhaicona Khoi Khoin Indigenous Traditional Council (GKKITC) which had brought a
case against the developers to halt construction of their real estate project.

In many instances, rising land prices from urbanization and speculation can result in
enormous pressure to convert previously agricultural land into land for real estate
development. This can lead to tensions over land control. Populations reliant on
agriculture are doubly dispossessed as they lose both their livelihoods and their access to
land, exacerbating inequalities as they move into the cities and often seek employment
in the informal sector. The process involves land dispossession, where those unable to
afford land are expelled from the urban fringe, often by local elites who sell the land to
private developers. The development of Appolonia City of Light in Ghana involved such
privatization of communal land, which was set at a price unaffordable to those who used
to own it. In this case and others, traditional, pre-existing elites are able to capitalize on
speculation, further entrenching inequalities as others are left without livelihoods nor
access to land.
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6.3 Expulsion in the name of progress

These projects are happening increasingly in contexts of land grabbing and exclusion of
marginalized groups. In this context, planning is centralized in an attempt to control the
“chaos” of urban sprawl but also “the messiness of democratic politics.” The use of lawfare
and security is placed at the service of these processes, and across the continent people
are evicted and informal settlements are brought down in the name of “urban renewal” or
“beautification.” Their status as “illegal” and “unsanitary” is stipulated as a reason for these
actions, but residents are usually not compensated for their loss of housing and livelihoods,
nor consulted in the process.

Beyond just a technical issue, therefore, real estate financialization and resulting

spatial inequalities become a matter of governance, one that requires going beyond
technocratic solutions to understand the political dynamics at the local, national,

and international levels. Cities are “geopolitical hubs in which leaders and governing
coalitions draw international flows into localized bargaining processes, in pursuit of

(often authoritarian) urban power and legitimacy.” Housing financialization, rather than
addressing the wrongs of the colonial past, ends up “emulating colonial grand utopian
dreams of modernity and development while simultaneously rejecting their colonial links.”
Such processes of urbanization pose significant challenges not just to the achievement of
the right to housing, but also to the ability to live in equitable and inclusive societies.
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7 An Inclusive
Governance
Approach to Housing

Despite the challenges posed by these trends, in African cities, actors within and outside
of government are mobilizing, partnering, and developing creative ways to “respect and
recognize, protect and fulfill the right to adequate housing.” These efforts provide lessons
on how housing can be delivered to those who need it most. They also demonstrate how
housing can transform power dynamics and promote more inclusive forms of governance
in cities, opening the door to broader reforms that leave no one behind.

Embracing the role of housing as “social, care, and reparative infrastructure,” and crucial
to ensuring the right to the city, requires not just producing housing that is affordable
and adequate, but also understanding the ways in which housing policy is a mechanism
to construct a renewed social contract that prioritizes equity and inclusion over financial
gain. Calls to apply a “housing justice” lens to policy, for example, put forth “a vision
that seeks the transformation of housing systems to ensure the equitable distribution

of capabilities for people to live in housing conditions that enable just and sustainable
human flourishing.”

Recognizing, protecting, and leveraging the ways in which demands for adequate housing
mobilize actors will ensure that even the most marginalized citizens are treated as
partners rather than criminalized. This shift also facilitates the adoption of measures to
encourage alternative modes of housing provision that are better adapted to meet the
needs of residents, including through community-led and non-speculative mechanisms.
In addition, an inclusive governance approach to housing encourages the assessment of
policies through a lens of the common good, prioritizing those actions that incentivize
the provision of housing and services to the majority of the population rather than the
enrichment of a few through speculation and financialization. Governance tools including
incentives, regulations, and participation of different actors can help shift the tide in
housing provision and make cities more inclusive, sustainable, and peaceful.
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7.1 From securitized to collaborative
responses to the housing crisis

Collective resistance against forced evictions and opaque decision-making to exclude
residents are some of the ways in which urban dwellers are demanding a new social
contract that places their needs at the center, rather than prioritizing the desires of a small
elite. While their resistance is sometimes met with the use of the security apparatus,
there are examples in which these movements build solidarity across groups and identify
key allies within the government and other sectors, successfully promoting an alternative
response to urban exclusion based on solidarity instead of confrontation.

7.1.1 Building solidarity among urban dwellers

Resident movements for the right to housing are creative in their ways of transforming
urban politics, employing social media to demand accountability from the government, or
developing programs of enumeration to prevent evictions and support cases in the courts.
Mobilizations can take the form of outright occupation of spaces, or protests that link
housing with the cost of living and climate crises. In Johannesburg, working-class people
and residents at risk of eviction occupied an abandoned government hospital, which is
now home to both South Africans and migrants. Also in South Africa, the shack dwellers’
movement Abahlali baseMjondolo in Durban was established in 2005 to protect residents
from eviction threats, and to call for the protection of citizens’ right to the city. It now

has more than 150,000 members across the majority of South Africa’s provinces. Lagos
has similarly seen protests related to forced evictions, such as the aforementioned 2013
eviction and demolition in Badia East.

These protests bring the issue of forced evictions to local, national, and international
attention in efforts to demand accountability from governments. Grassroots groups have
called for greater action to curb corruption and money laundering through real estate

in places like Senegal, where according to some calculations up to 96 percent of the

480 million USD invested in real estate came from “questionable sources.” This kind of
citizen mobilization has also crossed borders: the Nigerian Federation of Slum/Informal
Settlement Dwellers became part of the Slum Dwellers International coalition, receiving
technical support from the Community Legal Support Initiatives.

In some instances, civic mobilization and government efforts have aligned to prevent
the displacement of households and engage with local slum associations and elected
officials. An example of these types of alternative programs is Morocco’s City Without
Slums program, in the 2010s. Civic mobilization has also successfully galvanized political

leadership to protect the land rights of certain communities, though sustaining the political

will is challenging, e.g., Liberia’s promise to publish concessions information online and
pass a formal Land Rights Act, which is constantly delayed.
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7.1.2 People-led urbanization

These grassroots movements still face internal challenges of cooperation and governance,
but they offer unique opportunities to engage more constructively in the urban planning
process. The Lagos branch of the Nigerian Federation of Slum/Informal Settlement
Dwellers, which includes more than 140 communities, employs a variety of tools
including savings, social media engagement, surveys and community-driven enumeration,
multimedia documentation, and media advocacy to increase membership and train
participants in housing rights. Such initiatives also demonstrate the power of pairing
citizen-led efforts with governmental leadership and vision. In Sierra Leone, Community
Action Plans have successfully supported citizen-led partnerships with government to
map out necessities and understand housing, health, and economic needs. Similarly,
Kenya’s Special Planning Areas represent processes of co-creation of alternative planning
mechanisms that engage communities. In Cameroon and Senegal, NGOs work with
municipalities to establish participatory planning exercises to build housing for the most
vulnerable populations.

Housing holds the opportunity to radically transform the social contract between citizens
and the state at a time where trust in traditional institutions and electoral politics is
dramatically low. It presents an alternative means of exercising people’s rights to assembly
and association, and for institutions to deliver visible change to people’s lives. Solidarity
through housing can in turn mobilize people to demand more accountable institutions,
while establishing new mechanisms of collaboration with different levels of government
that open new avenues to building trust and social cohesion.

7.2 Alternative methods of housing
provision

Prioritizing the use value over the exchange value of housing shifts the focus of housing
construction away from mere profitability and toward the collective goal of ensuring
everyone has access to shelter. Opening the space for new, more effective forms of housing
provision requires questioning three “myths” of housing development.

7.2.1 Beyond the numbers

The first myth is the idea that high housing prices are solely the result of lack of new
residential units, and the solution is therefore to build more. This claim hides the fact that
not any kind of housing unit will do. A drive toward building more housing can also create
perverse incentives to bring in the private sector, rezoning and facilitating the movement of
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capital through securitization. This only further contributes to the construction of enclaves
that are available to a rich few, excluding the rest of urban dwellers. In other words, more
units are built without leading to more inclusive outcomes.

Alongside the building of new adequate units, upgrading of housing programs has
repeatedly proven to be a beneficial means of increasing the provision of adequate
housing. Indonesia’s Kampung Improvement Program or Thailand’s Baan Mankong
programs are internationally-lauded examples of inclusive upgrading programs, and
similar programs are also taking place in Kenya and Ghana. Another notable example

is Tunisia’s Agency for Rehabilitation and Urban Renewal (ARRU), an institution under
the Ministry of Equipment, Housing and Territorial Development (MHEAT) that provided
basic infrastructure and housing improvements in informal settlements. Studies show
that these upgrading programs can improve the quality of life for inhabitants of informal
settlements more effectively and efficiently than relocation programs. They can also make
cities healthier, more sustainable, and peaceful.

7.2.2 Beyond large-scale private developers

A second housing myth is that only large-scale private actors can provide housing.
Conversations around bringing in the private sector and multinationals for real estate
development overlook the fact that the primary providers of housing in most African cities
are households themselves and smaller-scale providers. While larger-scale developers will
likely only construct units affordable to middle and upper classes, these smaller providers
can pool funds and typically build housing incrementally, making it more affordable for
lower-income groups. In Uganda, for example, it is estimated that the informal economy
represents almost a quarter of the GDP of the construction sector, while Tanzania’s
informal sector employs more than half of all construction labor.

These actors, however, require a different type of support. Their true potential is often
undermined by inadequate and sometimes confrontational or punitive regulations that
prevent citizens from accessing adequate resources and support. Upgrading spatial
requirements to allow for smaller lots, enabling backyarding, or allowing incremental
housing are concrete ways to facilitate housing provision. South Africa’s move to allow
backyard rentals or refurbish inner city rental units and Maputo’s Minha Casa program to
support smaller scale builders represent promising steps toward allowing for a broader
range of units that can better reflect the needs and capacities of housing providers.

7.2.3 Beyond homeownership

Finally, there is the myth that housing policy should be driven by the prioritization of
private homeownership. Alternative forms of ownership can also offer ways to prevent the
commodification of land and housing—an approach being embraced by many countries in
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Africa, thirty-nine of which have since 1990 passed land laws that increase ownership rights
of communal land.

Cooperative and community-led ways of accessing housing can be steppingstones

toward housing security. Facilitating these types of housing provision can also take the
form of catalyzing funding and expanding access to resources. Even in instances where

no public land is available to lend, partnerships with banks can increase the scale and
sustainability of alternative forms of housing. Steps here can include lowering interest rates
and establishing more flexible payment mechanisms; leveraging technology to develop
alternative credit scoring and financing; or the creation of housing financing facilities to
pair savings mechanisms by communities with other sources of public and private funds.
The Housing Fund to support Kenya’s Union of Savings and Credit Cooperatives (KUSCCO) is
one of the many programs found across the continent to support community-led housing
initiatives. Many of these are often led by women and provide ways of addressing gender
disparities in access to housing and livelihood opportunities.

Furthermore, urban policymakers must address the fact that many residents rent: e.g.,
young urban dwellers in search of more diverse economic opportunities, or those who
wish to move back to rural areas. Formal housing policies tend to focus on promoting
homeownership, but schemes that combine incremental design or legalizing backyard units
with legal protections for renters can go a long way toward allowing more flexible housing
arrangements that better reflect the needs of urban dwellers.

Box 3: Public housing provision

Some countries like Ethiopia and South Africa have attempted to establish large-scale public housing provision
projects. The challenge is that these projects tend to be located on the outskirts of cities where land prices are
lower, and they remain unaffordable to many of the lower-income households that most need housing. The idea of
providing social housing of this magnitude should certainly not be discarded fully, as it presents useful opportunities
for housing provision to public servants and those with formal employment. Nevertheless, it is unlikely that all
governments can provide housing for their citizens, particularly in countries where land is not publicly owned.

These schemes moreover fail to reach the most vulnerable, who cannot afford even the cheapest units.

The examples above demonstrate that communities are key partners in the delivery of
housing. However, they cannot be expected to produce housing at a larger scale without
sustained institutional support and leadership by policymakers. In such instances,
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recognition of the social and economic value of community-led housing can be part of a
larger shift in urban planning, moving it toward the prioritization of the common good as a
society-wide goal that can shape markets and political interactions.

7.3 Shaping housing policy to benefit all

Increasing calls for a “mission-oriented” approach to policymaking highlights the role of
the public sector in shaping rather than responding to markets. This implies that policy
tools—from tax incentives and subsidies to public finance and procurement—can be
directed toward a common goal, such as providing adequate housing.

7.3.1 Benefitting from public investment

Strengthening the ability of governments (particularly at the local level) to capitalize

on public investments is crucial to ensuring that improvements in urban infrastructure
benefit all city inhabitants, rather than just the wealthy minority. Various forms of land
value capture are being implemented around the world, from Sao Paulo’s CEPACs to Addis
Ababa, where public authorities benefit from increases in land value as a result of public
investments. In Sierra Leone, the establishment of a property tax using satellite imagery
has the potential to increase revenues that enable the local government to provide

other forms of public services to its residents. Efforts to require developers to contribute,
whether financially or through the construction of public infrastructure, also exist in
countries like Ghana and Zimbabwe, though these efforts require substantial investments
in the capacity of public service. Creating mechanisms that ensure that these returns

on investment are then reinvested in public services can help address inequalities while
demonstrating a renewed commitment to deliver visible change to urban residents, rather
than a mere facilitation of privatized urbanism.

7.3.2 Planning for urban expansion

Replacing a frantic, uncontrolled wave of speculation on the urban fringe with an exercise
of planning for urban expansion can lay the groundwork for an urbanization process that
ensures the provision of basic services. This does not require a heavy public investment, as
it does not imply the construction of buildings or facilities, but rather a negotiation process
to build new coalitions of actors involved in a joint planning exercise to outline key future
arteries for roads and the provision of public services like water and electricity. Unlike
expensive and flashy technocratic master plans that promise idealistic visions of the city,
these kinds of exercise are simpler, require less data and resources, and are designed the
flexibility to enable cities to develop and transform over time. While not as visible as a new
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building, these projects are also a useful spatial representation of agreements between
actors on a joint vision for their city’s prosperity. In Colombia, for instance, the planting
of trees along planned artery roads provided a moment of solidarity between different
strata of society in celebration of a joint future. This is of particular importance in small
and intermediate cities, which will observe the highest urbanization rates in the coming
decades and are already seeing the greatest rise in informal settlements. In Ethiopia, such
exercises are helping the government plan for the growth of smaller cities.

By reframing housing as a fundamental human right rather than a commodity for financial
speculation, policymakers foster inclusive urban environments that accommodate

diverse socioeconomic backgrounds. Emphasizing the role of housing as a space of

care, democratization, and belonging can open the policy space to alternative housing
models that better reflect the needs of urban residents and ensure that the voices of

all stakeholders, particularly vulnerable groups, are heard. It also results in a rethinking
of the relationship between different actors in society, prioritizing the common good

and equitable living over mere economic growth and financial gain. These measures lay
the groundwork for fostering social cohesion and resilience, greater equity, and social
justice—essential elements for sustainable urban development.
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Next Steps

Galvanizing the power of housing to deliver sustainable and equitable development
requires efforts to understand the technical obstacles to delivering housing at scale. It also
necessitates knowing how political dynamics at the local, national, and even international
level shape decisions around urban development and access to housing. While housing
inequality is often listed as a priority on paper, such an endeavor requires transforming
the way in which housing is delivered through new and more constructive relationships
between different actors, as well as greater investments in equity-driven policymaking.

Table 1 provides an overview of some key opportunities for action. The measures
mentioned above to promote collaborative and community-driven partnerships, design
alternative housing models, and rethink housing policies to be more inclusive and
sustainable offer promising examples of new paths towards inclusive housing provision.
There are also important ways in which these efforts can be strengthened. This includes
improving assessments of the potential benefits and harms (and notably the potential
winners and losers) of current models of urban development; learning from successes

in building private-public coalitions around broader issues of equity and justice; or most
importantly, the roles of different local actors and political dynamics, and how these
interact with global processes in dictating equity outcomes in a city.
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Table 1: Actions to transform housing provision

and inclusive urban development

GOVERNMENTS

PRIVATE SECTOR

Implement equity assessments

Require all urban development and housing
projects to undergo rigorous equity and
justice assessments similar to climate risk and
environmental assessments.

Develop standardized metrics for evaluating the
social and economic impacts of housing policies and
urban infrastructure projects to ensure that benefits
are equitably distributed among all city inhabitants,
including in plans for urban expansion.

Strengthen local governance

Invest in local governments’ capacity-building to
enhance their ability for providing basic services
and effectively manage urban development.

Promote meaningful decentralization to empower
local authorities, ensuring they have the resources
and autonomy needed to address housing issues
and engage with residents directly.

Support community-driven knowledge and
planning exercises to better assess needs and co-
develop solutions.

Engage with informality

Recognize the political dynamics that sustain
informal settlements and develop inclusive policies
that integrate these areas into the formal urban
fabric without disrupting existing social networks.
Work with communities to prevent evictions,
protect residents’ rights regardless of their

tenure, and provide basic services to informal
neighborhoods as part of a broader strategy to
improve living conditions.

Support inclusive housing initiatives

Invest in community-led and cooperative housing
projects—providing financial and technical support
to scale up these initiatives.

Develop partnerships with governments and

civil society to create affordable housing solutions
that cater to low-income populations while
ensuring profitability.

Increase transparency

Leverage new technologies to increase
transparency in financing flows and real estate
investments, ensuring that funds are used ethically
and contribute to inclusive urban development.

Implement corporate social responsibility (CSR)
programs that focus on equitable housing provision
and urban sustainability.

Advocate for responsible investment

Promote policies that mitigate the negative
impacts of housing financialization, such as
regulations that limit speculative investments and
prioritize housing as a basic human right rather
than merely a financial asset.

Engage in dialogues with policymakers to develop
frameworks that balance profitability with social
responsibility and equitable development.
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Table 1: Actions to transform housing provision

and inclusive urban development

INTERNATIONAL DEVELOPMENT
ACTORS AND DONORS

CIVIL SOCIETY

Support research and innovation

Fund studies that assess the equity and justice
implications of housing policies and support the
development of new frameworks for evaluating
urban development projects.

Invest in research on alternative housing provision
models, such as community-led housing and
cooperative financing mechanisms, to identify best
practices and scalable solutions.

Facilitate global cooperation

Promote international cooperation and
partnerships to address the global housing
affordability crisis, drawing on successful examples
from different regions, particularly to combat
housing financialization.

Support movements that advocate for equitable
housing and challenge the financialization
of housing.

Enhance policy coherence

Advocate for policies that align international
development goals with local housing needs,
ensuring that interventions are context-specific and
address the unique political and social dynamics of
each region.

Encourage the use of new technologies to
increase transparency in international financing
flows, helping to combat corruption and ensure
that funds are used effectively for inclusive
urban development.

Empower grassroots movements

Mobilize and support grassroots organizations to
advocate for housing rights and equitable urban

development and build coalitions that include a

diverse range of stakeholders.

Provide training and resources to community leaders
to enhance their ability to engage in local governance
and influence housing policies effectively.

Promote inclusive narratives

Develop and disseminate narratives that link
housing with broader issues of justice, climate,
migration, and conflict—appealing to a wide range
of actors and fostering solidarity.

Challenge exclusionary discourses that stigmatize
informal settlers and migrants, and instead
highlight their contributions to the urban economy
and culture.

Foster Collaborative Solutions

Facilitate collaborations between local
communities, governments, and the private sector
to develop innovative housing solutions that are
inclusive and sustainable.

Encourage participatory planning processes that
involve residents in decision-making, ensuring that
housing policies reflect the needs and aspirations
of all urban dwellers.
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8.1 Assessing the equity and justice
implications of housing policy

A key step in improving accountability around access to housing and urban development
is demanding a better assessment of the outcomes of policies and programs addressing
equity. Studies on the social and economic effects of urban infrastructure and private
urbanism can shed light on the ways in which investment benefits are truly felt (or not)
by city inhabitants. Much like environmental assessments are requested for planned
infrastructure projects, it is important to identify ways to incorporate equity assessments
into these kinds of investments, and in ways that also make it easier for residents to hold
their governments accountable.

Similarly, more investments are needed to evaluate the impact of alternative forms of
housing provision, such as community-led housing, or cooperative financing mechanisms.
While these have proven effective at providing affordable housing to the lowest income
groups, they rarely reach substantial scale, largely due to restrictive financial and legal
obstacles. Understanding the benefits of these efforts—and the best way to help them
overcome barriers and increase their impact—can be a useful entry point for international
development actors and donors.

Finally, linkages between governance and housing require greater attention from the
international community. As the rising cost of living affects people from Ghana to the
United States, responses to the housing affordability crisis also require cooperation and
partnerships. Movements like the Right to the City and Shift the Power are shedding light
on the role of housing financialization beyond the Global North. An understanding of how
housing financialization and land commaodification shift dynamics between political players,
and how it connects local housing struggles to global efforts against corruption and tax
evasion, are important areas to incorporate into research on housing, justice, inequalities,
and sustainable development. Leveraging new technologies to increase transparency of
financing flows and the ways in which funds are actually used in real estate and urban
development can be an important source of further inquiry from human rights and
transparency actors at the local, national, and international levels.

8.2 Local conditions are just as
important as international dynamics

Globalization and the ease with which capital can be moved across borders means that any
urbanization process taking place in the 21st century is impacted by international dynamics.
Housing financialization and unequal forms of urban development are among the many
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inequalities creating new geographies of exclusion. Nonetheless, the extent to which
different models of urban development are implemented, and their outcomes, are highly
dependent on the political arrangements and relationships unique to each specific context.

A key fault in regarding housing as a technical issue is that this approach overlooks

the political reasons for the prevalence of certain forms of housing and urban growth.
Informality and slums persist not just because of lack of technical capabilities in local

and national governments, but also because certain entities can benefit from them. The
prospect of gaining votes in an upcoming election, for example, can incentivize political
leaders to hold off on mandating the demolition of an informal settlement, protect some
communities from eviction, or provide basic services to specific neighborhoods. Systems of
informality and clientelism are also employed by residents themselves to obtain benefits
from otherwise unresponsive or uninterested states.

Understanding these local dynamics is crucial to ensure that efforts to provide more
equitable housing do not do more harm than good: they can inadvertently risk destroying
existing networks and leaving urban residents even less protected.

National and local contexts across Africa are also unique in the role played by different
authorities, from local governments to traditional chiefs. Local governments are key players
in the provision of basic services. Their proximity to residents fosters greater accountability
between citizens and the state. Lack of meaningful decentralization and extremely

limited capacities can also be counterproductive: local governments are simultaneously
deprived of the capacity to act, and blamed for inaction. Politics of “anti-planning” can
further impact local governments’ ability to implement policies when central government
interventions seek to serve the interests of the elite or important constituencies.

On the other hand, traditional authorities play a diverse range of roles, particularly as cities
expand into the rural hinterland. Their actions as intermediaries, gatekeepers, facilitators,
or speculators can also shape the degree to which urbanization leads to more inclusive
outcomes. Study of context-specific national and local processes of decentralization and
interactions between formal and traditional authorities are crucial to developing ways to
ensure more equitable access to land and housing in each country.

Responses to unsustainable, unequal urban development will be ineffective when not
based on a contextualized understanding of how national and local political dynamics
shape incentives faced by policymakers and citizens.
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8.3 Building inclusive narratives

Support for an alternative conceptualization of housing as a right and a catalyzer for
inclusion will have to come from actors beyond housing-focused social movements, and
beyond the most vulnerable populations. Challenging current exclusionary urban visions
requires crafting narratives of solidarity and belonging that intentionally forge links
between housing and issues of justice, climate, migration, and conflict, and appeal to a
wide range of actors.

Much of the crafting of housing policy has followed “the imaginaries of a small elite,”
whose “discourse, visions, normative beliefs about the city and who should reside where
(or if at all) then come up against other residents who do not quite fit the mold, usually
as they cannot afford to.” Narratives of living in the "New York of Africa" that lay the
groundwork for privatized urbanism might appeal to urban residents desiring a better
quality of life and more attractive amenities. However, as is clear from the New Yorks and
Londons of the world, the benefits of such developments might remain out of reach for
the majority.

Building solidarity across those who are excluded from positive urban futures is
complicated by narratives that pit these groups against each other, directing grievances
toward specific scapegoats in society. Residents who are criminalized and deemed

“illegal” because they live in slums are often portrayed in “parasitic” terms, blamed for the
“messiness” of cities. These narratives place them in opposition to other urban dwellers
who see these new enclaves of development as an escape from the chaos of urban life,
despite themselves often being unable to afford them and thus more subtly excluded.
Similarly, when urbanization happens in a context of inequality and competition over land
and resources, claims over who is “autochthonous” can give rise to xenophobic and nativist
discourses in which new residents, notably migrants, are seen as the reason for the lack of
housing and resources.

Replacing exclusionary models of urban development with more equitable and inclusive
ones therefore requires an understanding of who tends to be blamed for making cities
unsafe or undesirable. These divisive narratives hinder the ability to build solidarity across
groups who are not seen to “belong” to the visions of cities being enshrined in local and
national development plans. Efforts to combat housing inequality and promote more even
urban development will need an understanding of which narratives are most effective

in building necessary coalitions. Discourses on democracy and anticorruption can be
combined, for example, with those on economic necessity to provide sufficient living forms
for workers. In this manner, new narratives can be developed that speak to the grievances
of those being impacted by the housing crisis while providing a powerful vision of what

an inclusive urban future might look like. Lessons learned from grassroots and political
movements that have successfully built bridges between interest groups and communities
can ensure that challenges around access to housing and land foster solidarity and
cooperation, rather than conflict and further fragmentation.
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Conclusion

Cities in Africa and elsewhere are physical representations of prestige, status, and power.
They are named after kings, and their skylines become symbols of a country’s prosperity.
They are therefore not just spaces where people live, but a physical representation of who
belongs in a society’s future. Today, explicitly discriminatory policies typical of colonial
times that sought to segregate the governed from their rulers are no longer the norm—but
new forms of urban development can be just as exclusionary and violent. New ambitious
plans of urban development may speak of urban glory, but in doing so through a model

of financialization and exclusion, they dictate who can benefit from that glory and who is
confined to the shadows.

People’s calls for adequate housing go beyond the demand for new housing units. In

a world where the veneration of profit widens the chasm of inequality in our societies

and denies billions of people their right to shelter, citizens are demanding a new social
contract—one in which they are empowered rather than criminalized, and prosperity is
defined not by financial gain but by our ability to leave no one behind. The challenge of
providing adequate housing to all existing and future urban inhabitants is not just a matter
of building homes, but of choosing what values we want our societies to be shaped by, and
of ensuring that everyone, regardless of their income or background, has a right to belong.

47

jioday



48

s8joupuy

Endnotes

1 OECD, UN ECA, AfDB, “African Urbanization 9
Dynamics 2022 - The economic power of Africa’s
cities,” West African Studies/OECD Publishing,

2022, https://www.afdb.org/en/documents/
africas-urbanisation-dynamics-2022-economic-
power-africas-cities. 10

2  The World Counts, “World Urban Population,”

n.d., https://www.theworldcounts.com/
populations/world/world-urban-population.

3 United Nations, “Urbanization: Mega &

Metacities, New City States,” in UN-HABITAT, 1
“State of the World’s Cities 2006/2007,” UN-
HABITAT, 2006, https://unhabitat.org/state-of-
the-worlds-cities-20062007. 12

4  United Nations Department of Economic and
Social Affairs, “Population Division,” World
Urbanization Prospects, 2018, https://www.
un.org/development/desa/pd/sites/www.
un.org.development.desa.pd/files/files/
documents/2020/Jan/un_2018_worldcities_
databooklet.pdf.

The World Counts, “World Urban Population.”
United Nations Department of Economic and 13
Social Affairs, “Population Division.”

7  Alice Charles, “The New Urban Agenda has
been formally adopted. So what happens next?,”
World Economic Forum, November 2, 2016,
https://www.weforum.org/agenda/2016/11/
last-month-a-new-global-agreement-to-drive- 14
sustainable-urban-development-was-reached-
so-what-is-it-and-happens-next.

8  World Bank, “Urban Development.”

Ivan Turok, “Rethinking urbanisation and
economic development,” International Institute
for Environment and Development, February

5, 2024, https://www.iied.org/rethinking-
urbanisation-economic-development.

Padraig Carmody & Francis Owusu,
“Neoliberalism, Urbanization and Change in
Africa: the Political Economy of Heterotopias,”
Journal of African Development 18, no. 18 (2016):
61-73, doi.org/10.5325/jafrideve.18.1.0061.
World Bank, World Development Report 2009:
Reshaping Economic Geography (Washington
D.C.: The World Bank, 2009).

Vernon Henderson, “The urbanization

process and economic growth: the so what
question,” Journal of Economic Growth 8, no. 1
(2003): 47-71, in Ha Minh Nguyen and Le Dang
Nguyen, “The relationship between urbanization
and economic growth: An empirical study on
ASEAN countries,” International Journal of
Social Economics 45, no. 2 (2018): 316—339, doi.
org/10.1108/1JSE-12-2016-0358.

Nuno Carlos Leitao, “A panel data modelling

of agglomeration and growth: cross-country
evidence, “Theoretical and Empirical Researches
in Urban Management 8, no. 1 (2013): 67-77, in
Nguyen and Nguyen, “The relationship between
urbanization and economic growth.”

Carmody and Owusu, “Neoliberalism,
Urbanization and Change in Africa;” Alok

Kumar and Brianne Kober, “Urbanization,

human capital, and cross-country productivity
differences,” Economics Letters 117, no. 1 (2012):14—
17 in Nguyen and Nguyen, The relationship
between urbanization and economic growth.”

8104 99 SSHID [|IM OYM



8404 ag salID ||IM OYM

20

21

22

23

24

25

26

27

Turok, Rethinking urbanisation and economic
development.”

Ivan Turok, “African urbanisation:

will compact cities deliver shared and
sustainable prosperity?,” in Anssi Paasi et al.,
(eds), Handbook of Regions and Territories
(Cheltenham: Edward Elgar, 2018), 358—370.
Ibid.

Edward Glaeser, “Urban resilience,”

Urban Studies 59, no. 1 (2021): https://doi.
0rg/10.1177/00420980211052230.

World Bank, “World Urban Population.”
Jeremy L. Caradonna and Cameron E. Owens,
“SDG 11 — The Past, Present, and Future of
Sustainable Cities,” in Martin Gutmann and
Daniel Gorman (eds.) Before the UN Sustainable
Development Goals: A Historical Companion

(Oxford: Oxford University Press, February 2022).

Peter Waldman et al, “A Global Hunt for Water
Profit Risks Drianing Cities Dry,” Bloomberg,
November 14, 2023, https://www.bloomberg.
com/features/2023-senegal-wall-street-water.
Megha Mukim and Mark Roberts (eds),
“Thriving: Making Cities Green, Resilient, and
Inclusive in a Changing Climate,” World Bank, May
2023, https://hdl.handle.net/10986/38295, 18.
UN-HABITAT, “SDG 11 Synthesis Report,” 2023,
United Nations, https://unhabitat.org/sdg-11-
synthesis-report.

Mukim and Roberts, “Thriving.”

Richard Florida, “Why Bigger Cities are Greener,”
Bloomberg CityLab, April 19, 2012, https://www.
bloomberg.com/news/articles/2012-04-19/why-
bigger-cities-are-greener.

Anjali Mahendra et al, “Seven Transformations
for More Equitable and Sustainable Cities,”
World Resources Institute, 2021, http://
publications.wri.org/transformations-equitable-
sustainable-cities.

UN-HABITAT, “SDG 11 Synthesis Report.”

28

29

30

31

32

33

34
35
36

37

38

Margot Rubin et al, “Urban Governance of
‘Messy’ Cities: Housing and the African City,”

in Rubin et al. (eds.) Housing in African Cities:

A Lens on Urban Governance (Switzerland:
Springer Nature, 2023).

Gudrun @stby, “Rural-urban migration,
inequality and urban social disorder: Evidence
from African and Asian cities,” Conflict,
Management and Peace Science 33, no. 5 (2016):
491-515, doi.org/10.1177/0738894215581315.
David Satterthwaite, “A new urban agenda?,”
Environment & Urbanization 28, no. 1 (2016): doi.
org/10.1177/0956247816637501.

Pathfinders for Peaceful, Just and Inclusive
Societies, “The Roadmap for Peaceful, Just

and Inclusive Societies — A Call to Action to
Change our World,” NYU Center on International
Cooperation, 2019, https://www.sdg16.plus/
resources/the-roadmap-for-peaceful-just-and-
inclusive-societies.

Pathfinders for Peaceful, Just and Inclusive
Societies, “Peace in Our Cities,” n.d.
https://www.sdg16.plus/peace-in-our-
cities/#:~:text=Peace%20in%200ur%20Cities%20
is,violence%20in%20cities%20by%202030.
Kristian Hoelscher et al., “Urbanization and
Political Change in Africa,” African Affairs 122,
no. 488 (July 2023): 353—376, https://doi.
org/10.1093/afraf/adado21.

Ibid.

Glaeser, “Urban resilience.”

Hoelscher et al, “Urbanization and

Political Change.”

Sandy Smith, “When Real Estate Corruption
Leads to Unjust Cities,” Next City, April 13, 2016,
https://nextcity.org/urbanist-news/how-urban-
land-corruption-real-estate-unjust-cities.

Tom Goodfellow, “Policy meets politics on

the frontiers of world urbanization,” OUPblog,
March 1, 2024, https://blog.oup.com/2024/03/
policy-meets-politics-on-the-frontiers-of-world-
urbanization.

49

sajoupuy



50

s8joupuy

39

40

41
42

43

44

45

46

47

48
49

Hannah Ritchie et al, “Urbanization.” Our World
in Data, September 2018, last updated February
2024, https://ourworldindata.org/urbanization.
United Nations Department of Economic and
Social Affairs, “World Social Report 2020:
INEQUALITY IN A RAPIDLY CHANGING WORLD,”
United Nations, 2020, https://www.un.org/
development/desa/dspd/wp-content/uploads/
sites/22/2020/02/World-Social-Report2020-
FullReport.pdf.

Smith, “When Real Estate Corruption.”
Alexandre A. Frediani, Camila Cociia and

J.M. Roche, “Improving housing in informal
settlements: Assessing the impacts in

human development,” Habitat for Humanity
International and IIED, 2023, https://www.
habitat.org/home-equals/research-report.
Camila Cocifia and Alexandre A. Frediani,
“Towards housing justice: Four propositions to
transform policy and practice,” International
Institute for Environment and Development, April
2024, https://www.iied.org/sites/default/files/
pdfs/2024-04/223211IED.pdf.

United Nations Department of Economic and
Social Affairs, “World Social Report 2020.”
UN-HABITAT, “SDG 11 Synthesis Report.”
UN-HABITAT, “World Cities Report: Envisaging
the Future of Cities,” 2022, https://unhabitat.
org/wcr.

United Nations Department of Economic and
Social Affairs, “World Social Report 2020.”
UN-HABITAT, “SDG 11 Synthesis Report.”

United Cities Local Governments, “Housing and
Basic Services from Below: How local and regional
governments are advancing the right to adequate
housing,” Local and Regional Governments, Global
Taskforce of Local and Regional Governments,
2023, https:/gold.uclg.org/sites/default/files/
uploaded/hlpf_2023-p1.pdf.

50

51

52

53

54

55

56

57

58

Mariana Mazzucato and Leilani, “The right to
housing: A mission-oriented and human rights-
based approach,” UCL Institute for Innovation
and Public Purpose, Working Paper Series, 2023,
https://www.ucl.ac.uk/bartlett/public-purpose/
publications/2023/may/right-housing-mission-
oriented-and-human-rights-based-approach.
Achilles Kallergis, et al, “Housing Affordability in
a Global Perspective,” Lincoln Institute of Land
Policy, Working Paper WP18AK1, 2018, https://
www.lincolninst.edu/sites/default/files/pubfiles/
kallergis_wp18ak1.pdf, in Mazzcuato and Farha,
“The Right to Housing.”

Tracy Jooste, “IWD: Why cities designed for
women work better for everyone,” LSE Atlantic
Fellows for Social and Economic Equity, March 8,
2024, https://afsee.atlanticfellows.Ise.ac.uk/en-
gb/blogs/iwd-why-cities-designed-for-women-
work-better-for-everyone.

Pathfinders for Peaceful, Just, and Inclusive
Societies, “From Rhetoric to Action: Delivering
Equality and Inclusion,” NYU Center on International
Cooperation, 2021, https://www.sdg16.plus/
resources/delivering-equality-and-inclusion.

Task Force on Justice, “Justice for All: Report

of the Task Force Report,” NYU Center on
International Cooperation, 2019, https://www.
sdg16.plus/resources/justice-for-all-report-of-
the-task-force-on-justice/.

UN Committee on Economic, Social and Cultural
Rights, Committee on Economic, Social and
Cultural Rights. General Comment 4: The right to
adequate housing.” E/1992/23, UN DESA, 1991,
https://www.refworld.org/pdfid/47a7079a1.pdf.
United Cities Local Governments, “Housing and
Basic Services from Below.”

Geoffrey Meenet al., Housing Economics: A
Historical Approach (United Kingdom: Palgrave
Macmillan, 2016), in Mazzcuato and Farha, “The
Right to Housing.”

Mazzcuato and Farha, “The Right to Housing;”
Thomas Piketty, Capital in the twenty-first
century (Cambridge: The Belknap Press of
Harvard University, 2014).

8104 99 SSHID [|IM OYM



8404 ag salID ||IM OYM

59
60

61

62
63

64
65

66
67

Piketty, “Capital.”

Michelle Norris and Julie Lawson, “Tools to
tame the financialization of housing,” New
Political Economy 28, no. 3 (2023): https://doi.
0rg/10.1080/13563467.2022.2126447; Rodrigo
Fernandez and Manuel Aalbers, “Financialization
and housing: between globalization and
varieties of capitalism.” Competition and
change 20, no. 2 (2016): https://doi.
org/10.1177/1024529415623916.

Special Rapporteur on the right to adequate
housing, “Financialization of housing,” United
Nations Human Rights Office of the High
Commissioner, n.d., https://www.ohchr.org/en/
special-procedures/sr-housing/financialization-
housing#:~:text=Known%20as%20the%20
financialization%200f,rather%20than%20a%20
social%20good.

Smith, “When Real Estate Corruption.”

United Cities Local Governments, “Housing and
Basic Services from Below.”

Rubin et al., Housing in African Cities.

Special Rapporteur on the right to adequate
housing. “Financialization of housing,” United
Nations Human Rights Office of the High
Commissioner, n.d., https://www.ohchr.org/en/
special-procedures/sr-housing/financialization-
housing#:~:text=Known%20as%20the%20
financialization%200f,rather%20than%20a%20
social%20good].

Mehndra et al, 2021

Adrienne LeBas, “Violence and Urban Order

in Nairobi, Kenya and Lagos, Nigeria,” Studies
in Comparative International Development 48,
no. 3 (2013): 240-262, https://doi.org/10.1007/
$12116-013-9134-y;

Martin Oteng-Ababio, “Beyond Poverty and
Criminalization: Splintering Youth Groups and
‘Conflict of Governmentalities,”” in Ghana
Journal of Geography 8, no 1 (2016): 51-78,
https://www.ajol.info/index.php/gjg/article/
view/138518.

68

70
71
72

73

74
75

76

77

78

79

80
81

82

83
84

Austin Dziwornu Ablo, “Private cities, land and
the transformation of Africa’s urban fringe,”
Urban Geography (2023): 1—-22. https://doi.org/1
0.1080/02723638.2023.2271748.

United Nations Department of Economic and
Social Affairs, “Population Division.”

Ibid.

Ablo, “Private cities, land.”

Diana Mitlin, “Citizen-government coalitions
could hold the key to the reform of African
cities,” African Cities Research Consortium,
November 22, 2021, https://www.african-cities.
org/citizen-government-coalitions-could-hold-
the-key-to-the-reform-of-african-cities.

Statista, “Population of the largest urban
agglomerations worldwide in 2035,” Statista,
n.d. https://www.statista.com/statistics/912271/
population-of-urban-agglomerations-worldwide.
Mitlin, “Citizen-government coalitions.”

United Cities Local Governments, “Housing and
Basic Services from Below.”

UN- HABITAT, “World Cities Report: Envisaging
the Future of Cities.”

Ibid.

Ibid.

United Nations Department of Economic and
Social Affairs, “World Social Report 2020.”
UN-HABITAT, “SDG 11 Synthesis Report.”

UN- HABITAT, “World Cities Report: Envisaging
the Future of Cities.”

Tom Gillespie and Seth Schindler, “Africa’s

New Urban Spaces: Deindustrialisation,
Infrastructure-Led Development and Real
Estate Frontiers,” Review of African Political
Economy 49, no. 174 (2022): 531-49, doi.org/10.1
080/03056244.2023.2171284.

Rubin et al., Housing in African Cities.

Odile Goerg, “ Domination coloniale,
construction de « la ville » en Afrique et
denomination,” Afrique & Histoire 5, (2006):
15—45, https://www.cairn.info/revue-afrique-et-
histoire-2006-1-page-15.htm?contenu=article.

51

sajoupuy



52

s8joupuy

85

86
87
88
89
90

N
92

93

94

95

96

97

98
99

New African, “Ghosts of colonial segregation
haunt Nairobi and Dar es Salaam,” New

African Magazine, April 8, 2021, https://
newafricanmagazine.com/25738.

Ibid.

Ibid.

Goerg, “ Domination colonial.”

Ibid.

Cathérine Coquéry-Vidrovitch, “Racial and
social zoning in African cities from colonization
to postindependence,” in Beyond Empire and
Nation (Leidan: Brill, 2012): 267—286, https://doi.
0rg/10.1163/9789004260443_013.

Ibid.

O.A. K’Akumu and W.H.A. Olima, “The dynamics
and implications of residential segregation

in Nairobi,” Habitat International 31, no. 1
(2007): 87—99, https://doi.org/10.1016/].
habitatint.2006.04.005.

Coquéry-Vidrovitch, “Racial and social zoning

in African.”

The Economist, “Who owns what?” The
Economist, September 12, 2020, https://www.
economist.com/leaders/2020/09/12/who-
owns-what.

Sean Fox, “The Political Economy of Slums:
Theory and Evidence from Sub-Saharan Africa,”
World Development 54 (2014): 191-203, https://
doi.org/10.1016/j.worlddev.2013.08.005.

Rama Salla Dieng, “Whose land is it anyway?”
Africa is a Country, December 2023, https://
africasacountry.com/2023/12/whose-land-is-
it-anyway.

New African, “Ghosts of;” Peter Lockwood,
“Ironies of accomplishment: negative aspiration,
economic resentment and the myth of the
middle class on Nairobi’s new urban outskirts,”
Africa 93 (2023): 476—495. www.doi.org/10.1017/
S0001972023000633.

Fox, “The Political Economy of Slums.”

Olivier Piot, “Razzia sur les terres des grandes
villes d’Afrique,” Le Monde Diplomatique,
February 23, 2023, https://blog.mondediplo.net/
razzia-sur-les-terres-des-grandes-villes-d.

100

101

102

103

104

105

106

107

108

109
110
m

12

13

Godwin Arku, “The economics of housing
programmes in Ghana, 1929—-66,” Planning
Perspectives 24, no. 3 (2009): https://doi.
0rg/10.1080/02665430902933952

Carmody and Owusu, “Neoliberalism,
Urbanization and Change in Africa.”

Astrid R.N. Haas, “Kampala, Kigali and Addis
Ababa are changing fast: new book follows their
distinct paths,” The Conversation, January 30,
2023, https://theconversation.com/kampala-
kigali-and-addis-ababa-are-changing-fast-new-
book-follows-their-distinct-paths-198458.
Austin Dziwornu Ablo, “Private urbanism and
the spatial rationalities of urban governance,”
Urban Studies 60, no. 3 (2009): 44—-460, www.
doi.org/10.1177/00420980221110692.

Priscilla Izar et al, “What lies in between: Self-
built housing and the struggle to remain in palce
in Dar es Salaam,” in Rubin et al., Housing in
African Cities.

Marius Pieterse, “The relevance of the African
regional human rights system in the urban

age,” Leiden Journal of International Law 36,

no. 3, September 2023, https://doi.org/10.1017/
$0922156523000122.

Carmody and Owusu, “Neoliberalism,
Urbanization and Change in Africa.”

Kehinde Andrews, “The Rise of the East Will Not
End the Empire of the West,” The Nation, March
12, 2021, https://www.thenation.com/article/
world/china-empire-imperialism-racism.
Christine Cubitt, “An introduction to governance
in Africa,” Governance in Africa, 1, no. 1(2014)
1—9. https://up-j-ga.ubiquityjournal.website/
articles/10.5334/gia.ae, in Rubin et al., Housing
in African Cities.

Turok, “Rethinking urbanisation and economic
development.”

Ibid.

Mahendra et al, “Seven Transformations.”
Carmody and Owusu, “Neoliberalism,
Urbanization and Change in Africa.”

Special Rapporteur on the access to housing, n.d.

8104 99 SSHID [|IM OYM



8404 ag salID ||IM OYM

114

115
116

nz

118

19

120
121

122
123

124

125

Astrid RN. Haas, “Can we do informal

housing better?,” NYU Center on International
Cooperation, 2021, https://cic.nyu.edu/resources/
can-we-do-informal-housing-better.

236

World Bank, "Stocktaking of the Housing

Sector in sub-Saharan Africa: Challenges and
Opportunities," World Bank, 2015, http://hdl.
handle.net/10986/23358.

OECD, UN ECA, AfDB, “African Urbanization
Dynamics 2022.”

Zawya, “Nairobi listed among global luxury
markets, beats London in price gains,” Zawya,
14 November 2022, https://www.zawya.com/
en/economy/africa/nairobi-listed-among-global-
luxury-markets-beats-london-in-price-gains-
llzmh7v.

Théa Ollivier, “Sénégal : les loyers

explosent a Dakar,” LeMonde, September

3, 2021, https://www.lemonde.fr/afrique/
article/2021/09/03/senegal-les-loyers-explosent-
a-dakar_6093324_3212.html.

Haas, “Can we do informal housing better.”
Mahendra et al, “Seven Transformations.”

Ibid.

Alexandra Bieehler, Armelle Choplin, Marie
Morelle. “Social housing in Africa: a model to

be (re)-invented?,” Meotropolitics, October 16,
2015, https://metropolitics.org/Social-housing-
in-Africa-a-model.html.

Zachary Levenson, “The Politics of Postapartheid
Housing,” Africa is a Country, November 2011,
https://africasacountry.com/2014/11/the-
politics-of-postapartheid-housing.

Hone Mandefro, “Ethiopia has one of

Africa’s most ambitious housing policies

— but the lottery-based system is pulling
communities apart,” The Conversation, May 15,
2023, https://theconversation.com/ethiopia-
has-one-of-africas-most-ambitious-housing-
policies-but-the-lottery-based-system-is-pulling-
communities-apart-204816#:~:text=As%20a%20
result%2C%20Ethiopia%2orolled,million%20
people%20have%20moved%20in.

126

127

128
129
130

131

132
133
134

135
136

137
138

139

Oluwafemi Olajide and Taibat Lawanson,

“Are Social Movements Achieving the Right

to Adequate Housing in Lagos?,” Rubin et al.,
Housing in African Cities.

Steven Van Wolputte, Ann Cassiman and Filip
de Boeck, “CityLabs: Making Cities, Making
Futures,” in Clemens Greiner et al. (eds.)
African Futures (Leiden: Brill, 2022), https://doi.
0rg/10.1163/9789004471641_023.

Goodfellow, “Policy meets politics.”

Ibid.

Max Bearak, Dylan Moriarty, Julia Ledur, “Africa’s
Rising Cities: How Africa will become the center
of the world’s urban future,” The Washington
Post, November 19, 2021, https://www.
washingtonpost.com/world/interactive/2021/
africa-cities.

Simon Curtis and lan Klaus, “China’s Path to
Power Runs through World'’s Cities,” Foreign
Affairs, November 17, 2023, https://www.
foreignaffairs.com/china/chinas-path-power-
runs-through-worlds-cities.

Bearak, Moriarty, Ledur, “Africa’s Rising Cities.”
Haas, “Kampala, Kigali and Addis Ababa.”

Sarah Moser and Laurence Coté-Roy, “New
cities: Power, profit and prestige,” Geography
Compass 15, no. 1 (January 2021): https://doi.
org/10.1111/gec3.12549.

Ibid.

Prince Guma et al, “Plug-in urbanism:

City building and the parodic guise of

new infrastructure in Africa,” Urban

Studies 60, no. 13 (2023): 2550—2563, doi.
org/10.1177/00420980231158013.

Datta and Abdul Shaban, Mega-urbanization.
Franklin Obeng-Odoom, “Africa: On the Rise, but
to Where?” Forum for Social Economics 44, no. 3
(2015): 234250, https://doi.org/10.1080/07360
932.2014.955040.

Jacob Kushner, “Income Inequality: In Congo,

a Tale of Two Cities,” Pulitzer Center, March 28,
2013, https://pulitzercenter.org/stories/income-
inequality-congo-tale-two-cities.

53

sajoupuy



54

s8joupuy

140

141
142
143
144
145

146

147

148

149
150

151

152
153
154
155

Padraig Carmody. “Urbanisation and
development: Generative cities or
slumification?” in Padraig Carmody (ed).
Development Theory and Practice in a Changing
World (Milton Park: Taylor & Francis Group,
2019), http://ebookcentral.proquest.com/lib/
nyulibrary-ebooks/detail.action?doclD=5744727.
Guma et al, “Plug-in urbanism.”

Haas, “Kampala, Kigali and Addis Ababa.”

Guma et al, “Plug-in urbanism.”

Datta and Abdul Shaban, Mega-urbanization.
Tom Gillespie, and Seth Schindler, “Africa’s

New Urban Spaces: Deindustrialisation,
Infrastructure-Led Development and Real

Estate Frontiers,” Review of African Political
Economy 49, no. 174 (2022): 531-49. doi.org/10.1
080/03056244.2023.2171284.

Stephen Marr and Patience Mususa, DIY
Urbanism: Politics and Practice (London:
Bloomsbury Publishing, 2024).

Gillespie and Schindler, “Africa’s New Urban
Spaces.”

Simone Cupido, “The Airbnbfication of Cape
Town,” Africa is a Country, October 2023,
https://africasacountry.com/2023/10/the-
airbnbfication-of-cape-town.

Ibid.

Moustapha Cissé, “Sénégal Immobilier: Circulez,
on ne loue qu'aux étrangers,” Le360Afrique,
January 30, 2020, https://afrique.le360.
ma/senegal/societe/2020/01/30/29366-
senegal-immobilier-circulez-ne-loue-quaux-
etrangers-29366.

Sonia Roitman, “How to use the power of urban
planning to tackle inequality,” The Conversation,
February 9, 2018, https://theconversation.com/
how-to-use-the-power-of-urban-planning-to-
tackle-inequality-91010.

Moser and Coté-Roy, “New cities: Power, profit.”
Ibid.

Rubin et al., Housing in African Cities.

Ablo, “Private cities, land.”

156

157

158

159

160
161

162
163
164
165

166
167
168

169

170
171

David Waddell, “Idris Elba 'dreams big' with
Sierra Leone eco-city plan for Sherbro Island,”
BBC News, March 17, 2024, https://www.bbc.
com/news/world-africa-68573737.

Carmody and Owusu, “Neoliberalism,
Urbanization and Change in Africa.”

Astrid RN Haas, “Building cities for all (not
the privileged few),” African Cities Research
Consortium, April 18, 2023, https://www.
african-cities.org/building-cities-for-all-not-the-
privileged-few.

Ray Ndlovu and Archana Narayanan,
“Zimbabwe Plans a New City for the

Rich,” Bloomberg CityLab, January 26,

023, https://www.bloomberg.com/news/
features/2023-01-26/zimbabwe-plans-a-new-
city-for-the-rich-as-harare-decays.

Ibid.

Curtis and Klaus, 2023

Moser and Coté-Roy, “New cities: Power, profit.
Ibid.

Ablo, “Private cities, land.”

The Economist, “Can satellite cities help

”

solve Africa’s urbanization challenges?”

The Economist, January 11, 2024, https://
www.economist.com/middle-east-and-
africa/2024/01/11/can-satellite-cities-help-solve-
africas-urbanisation-challenges.

Ibid.

Van Wolputte et al., “Citylabs.”

Hanna Hilbrandt & Fritz-Julius Grafe, “Thinking
topologically about urban climate finance:
geographical inequalities and Mexico’s urban
landscapes of infrastructure investment, Urban
Geography 2 (February 2023): doi.org/10.1080/0
2723638.2023.2176599.

Carmody and Owusu, “Neoliberalism,
Urbanization and Change in Africa.”

Carmody, Development Theory.

Ibid.

8104 99 SSHID [|IM OYM



8404 ag salID ||IM OYM

172

173
174

175

176
177

178
179

180

181

182

Lindsay Sawyer, Christian Schmid, Monika
Streule, Pascal Kallenberger, “Bypass urbanism:
Re-ordering center-periphery relations in
Kolkata, Lagos and Mexico City,” Environment
and Planning: Economy and Space 53, no. 4
(2021): 675—703, in Rubin et al., Housing in
African Cities.

Ablo, “Private cities, land.”

Gillespie and Schindler, “Africa’s New

Urban Spaces.”

Baeten, “Neoliberal Planning: Does It Really
Exist?,” in T. Tasan-Kok and G. Baeten (Eds),
“Contradictions of Neoliberal Planning: Cities,
Policies and Politics,” The GeoJournal Library
102 (201) 205—21, Carmody and Owusu,
“Neoliberalism, Urbanization and Change in
Africa.”

Moser and Coté-Roy, “New cities: Power, profit.”
Amitabh Kundu, “Exclusionary Growth, Poverty
and India’s Emerging Urban Structure,” Council
for Social Development, 44, no. 4 (2014), https://
doi.org/10.1177/0049085714548538, Datta and
Abdul Shaban, Mega-urbanization.

Datta and Abdul Shaban, Mega-urbanization.
AFP, “Uganda detaining homeless in clean-up
drive to host global summits, opposition say,”
The Citizen, January 16, 2024, https://www.
thecitizen.co.tz/tanzania/news/east-africa-news/
uganda-detaining-homeless-in-clean-up-drive-
to-host-global-summits-opposition-say-4493912.
Carmody and Owusu, “Neoliberalism,
Urbanization and Change in Africa.”

Stephen Graham, “Elite avenues: flyovers, freeways
and the politics of urban mobility.” City, 2018 22(4):
527-550 in Guma et al, “Plug-in urbanism.”

Rajesh Bhattacharya, Kalyan Sanya, “Bypassing
the Squalor: New towns, immaterial

labour and exclusion in post-colonial
urbanization,” Economic and Political Weekly 46,
no. 31 (2011): 41-48, https://www.epw.in/
journal/2011/31/review-urban-affairs-review-
issues-specials/bypassing-squalor-new-towns-
immaterial, in Moser and Coté-Roy, “New cities:
Power, profit.”

183
184

185

186
187
188
189
190

191
192

193

194

195
196
197

Bearak, Moriarty, Ledur, “Africa’s Rising Cities.”
Samuel Stein, Capital City: Gentrification and
the Real Estate State (New York: Verso, 2019),
in John Lauermann and Khouloud Mallak,
“Elite capture and urban geography: Analyzing
geographies of privilege,” Progress in Human
Geography, 47, no. 5 (2023): 645-663, doi.
org/10.1177/03091325231186810.

Trevor Sacks, “Amazon in Cape Town’s Murky
waters,” Africa is A Country, September 2023,
https://africasacountry.com/2023/09/amazon-
in-cape-towns-murky-waters.

Ablo, “Private cities, land.”

Ibid.

Rubin et al., Housing in African Cities.

Moser and Coté-Roy, “New cities: Power, profit.”
Gautam Bhan, “The real lives of urban
fantasies.” Environment and Urbanization 26, no.
1(2014): 232—235, in Moser and C6té-Roy, “New
cities: Power, profit.”

Goodfellow, “Policy meets politics.”

Vanessa Watson, “African urban fantasies:
dreams or nightmares?,” Environment and
Urbanization 26, no. 1 (2014): https://doi.
0rg/10.1177/0956247813513705.

United Cities Local Governments, “Housing
and Basic Services from Below: How local and
regional governments are advancing the right
to adequate housing,” UCLG, July 2023, https://
gold.uclg.org/sites/default/files/uploaded/
hlpf_2023-p1.pdf.

Camila Cocifna and Alexandre A. Frediani,
“Towards housing justice. Four propositions to
transform policy and practice,” International
Institute for Environment and Development,
2024, https://www.iied.org/22321iied.
Obeng-Odoom, “Africa: On the Rise.”

Ibid.

Barry Christianson and Devon Haynie, “Who
Gets to Stay in Cape Town, South Africa?” US
News, August 14, 2019, https://www.usnews.
com/news/cities/articles/2019-08-14/years-
after-apartheid-south-africa-faces-a-new-
problem-gentrification.

55

sajoupuy



56

s8joupuy

198
199

200
201
202

203

204

205

206
207

208

Olajide and Lawanson, “Are Social Movements.”
Strength and Solidarity, “South Africa: Organizing
— a superpower for the landless,” April 6, 2024,
https://strengthandsolidarity.org/podcasts.
Olajide and Lawanson, “Are Social Movements.”
Ibid.

Abdelkader Adberrahmane, “Drogue,
immobilier et blanchiment d’argent au Sénégal,”
Institut d’Etudes de Sécurité, January 20, 2022,
https://issafrica.org/fr/iss-today/drogue-
immobilier-et-blanchiment-dargent-au-senegal.
United Cities Local Government, “Rethinking
Housing Policies: Harnessing local innovation

to address the global housing crisis,” UCLG,
2019, https://www.gold.uclg.org/reports/other/
rethinking-housing-policies.

Open Government Partnership, “Protecting
Land and Livelihood,” Open Stories, July 11, 2018,
https://www.ogpstories.org/protecting-land-
and-livelihood.

Olajide and Lawanson, “Are Social Movements.”
Ibid.

Hati and Menya, n.d; Ariana Karamallis, Joseph
Kimani, and Kilion Nyambuga, “Citizen Led

Slum Upgrading: The Mukuru Special Planning
Area,” Slum Dwellers International, in GOLD

VI Pathways to Equality Cases Repository:
Democratizing, United Cities and Local
Governments, 2022, https://www.gold.uclg.
org/sites/default/files/2022-06/chg_%20
democratizing_56.pdf.

Eduard Cabré and Sophia Torres, “Housing
systems and urban and territorial inequalities:
Bottom-up pathways to more equality-

driven housing systems,” United Cities Local
Governments, GOLD IV Working Paper Series #15,
April 2022, https://gold.uclg.org/sites/default/
files/15_housing_systems_and_urban_and_
territorial_inequalities_-_bottom-up_pathways_
to_more_equality-drive_housing_systems_by
eduard_cabre_and_sophia_torres.pdf.

209

210
21

212

213

214

215

216

217
218
219
220

221

UCLA Luskin Institute on Inequality and
Democracy, “Right to Housing,” January 12, 2023,
https://challengeinequality.luskin.ucla.edu/
righttohousing.

@stby, “Rural-urban migration.”

United Cities Local Governments, “Towards

the Localization of the SDGs,” 2018, https://
www.uclg.org/sites/default/files/towards_the_
localization_of the_sdgs.pdf.

Jeffrey Paller, “Five Trends that will Shape Urban
Africa in 2023,” This Week in Africa, 1 January 11,
2023, https://thisweekinafrica.substack.com/p/
five-trends-that-will-shape-urban-bs4.
Alexandre Apsan Frediani, Camila Cociiia, Paula
Sevilla Nunez and Joseph Macarthy, “Housing
Policy Options to Tackle Urban Inequalities,”
NYU Center on International Cooperation, 2023,
https://cic.nyu.edu/resources/housing-policy-
options-to-tackle-urban-inequalities.

Cities Alliance, “Slums and Slum Upgrading,” n.d.

https://www.citiesalliance.org/themes/slums-
and-slum-upgrading.

UCLA Luskin Institute on Inequality and
Democracy, "Right to Housing.”

Center for Affordable Housing Finance

Africa, “2021 Yearbook,” 2021. https://
housingfinanceafrica.org/app/
uploads/2021/11/2021_CAHF-yearbook-final-
compressed-1.pdf.

Ibid.

Haas, “Can we do informal housing better.”
Paller, 2023

Cities Alliance. “The Case for Incremental
Housing,” CIVIC Special Issue, World Urban
Forum 5, March 2010. https://www.
citiesalliance.org/sites/default/files/CIVIS_3_
English.pdf.

Center for Affordable Housing Finance in Africa
(CAHF), “Strategy 2020-2025,” March 2010,
https://housingfinanceafrica.org/app/uploads/
CAHF-Strategy-2020-2025-FINAL-small.pdf.

8104 99 SSHID [|IM OYM



8404 ag salID ||IM OYM

222

223
224

225

226

227

228
229

230

231

232

233

234

World Economic Forum, “Making Affordable
Housing a Reality in Cities,” June 2019, https://
www3.weforum.org/docs/WEF_Making_
Affordable_Housing_A_Reality_In_Cities_
report.pdf.

The Economist, “Who owns what.”

Gertjan Wijburg, “The de-financialization of
housing: towards a research agenda,” Housing
Studies 36, no. 8 (2021): 1276—1293, https://doi.
org/10.1080/02673037.2020.1762847.

El-hadj M. Bah, Issa Faye and Zekevweliwai

F. Geh. Housing Market Dynamics in Africa
(London: Palgrave Macmillan, 2018).

Haas, “Can we do informal housing better.”
Mazzcuato and Farha, “The Right to Housing,”
Ibid.

Ignacio Amigo, “Building Value: In Brazil, Land Value
Capture Supports the Needs of the Community,”
Lincoln Institute of Land Policy, January 12, 2021,
https://www.lincolninst.edu/publications/
articles/2021-01-building-value-in-brazil-land-value-
capture-supports-community-needs.

Paula Santoro, “Inclusionary housing policies in
Latin America: S3o Paulo, Brazil in dialogue with
Bogotd, Colombia,” International Journal of Housing
Policy 19 (2019): 385—326, doi.org/10.1080/1949124
7.2019.1613870.

Organization for Economic Co-operation and
Development (OECD) and Lincoln Institute of Land
Policy, “Global Compendium of Land Value Capture
Policies,” OECD Regional Development Studies,
2022, https://doi.org/10.1787/4f9559ee-en.

The Economist. “A Mayor is reforming Sierra
Leone’s rotten property tax,” The Economist, June
18, 2020, https://www.economist.com/middle-
east-and-africa/2020/06/18/a-mayor-is-reforming-
sierra-leones-rotten-property-tax.

OECD, “Global Compendium of Land Value
Capture Policies.”

Patrick Lamson-Hall, “Planning for Growth: How
to Manage Rapid Urbanization,” Urbanet, February
18, 2021, https://www.urbanet.info/planning-for-
growth-how-to-manage-rapid-urbanisation.

235

236

237

238

239

240

241
242
243

244
245
246

247
248

NYU Marron Institute of Urban Management.
“Urban Expansion Work in Colombia,” July 6,
2020, https://marroninstitute.nyu.edu/blog/
urban-expansion-work-in-colombia.

Diana Mitlin, “Citizen-government coalitions
could hold the key to the reform of African
cities,” African Cities Research Consortium,
November 22, 2021, https://www.african-cities.
org/citizen-government-coalitions-could-hold-
the-key-to-the-reform-of-african-cities.

NYU Marron Institute of Urban Management,
“Ethiopia Urban Expansion Initiative serves

as blueprint for Sub-Saharan Africa Urban
Expansion Plans,” July 27, 2022, https://
marroninstitute.nyu.edu/blog/ethiopia-urban-
expansion-initiative-serves-as-blueprint-for-sub-
saharan-africa-urban-expansion-plans.
International Institute for Environment and
Development, “Community-led housing:

a pathway for more caring and just urban
futures,” March 30, 2021, https://www.iied.
org/community-led-housing-pathway-for-more-
caring-just-urban-futures.

Hoelscher et al, “Urbanization and

Political Change.”

Chandan Deuskar, Urban Planning in a World
of Informal Politics (Philadelphia, University of
Pennsylvania Press, 2022).

Fox, “The Political Economy of Slums.”

Ibid.

Tom Goodfellow, Politics and the urban
frontier: Transformation and Divergence in Late
Urbanizing East Africa (Oxford: Oxford University
Press, 2023).

Rubin et al., Housing in African Cities.

Ibid.

Pathfinders for Peaceful, Just and Inclusive
Societies, “Bridging divides and countering
polarization,” n.d., https://www.sdg16.plus/
inequality-exclusion/narratives.

Carmody, Development Theory.

Hoelscher et al, “Urbanization and

Political Change.”

57

sajoupuy



58

s8joupuy

249 John Eligon, “After South African Fire, Migrants

250

251

Fear a Violent Backlash,” The New York Times,
September 8, 2023, https://www.nytimes.
com/2023/09/08/world/africa/south-africa-fire-
immigrants.html.

Saskia Sassen, Expulsions, Brutality and
Complexity in the Global Economy (Boston:
Harvard University Press, 2014).

Hoelscher et al, “Urbanization and

Political Change.”

8104 99 SSHID [|IM OYM



CONTACT US
pathfinders@sdg16.plus
www.sdg16.plus

PATHFINDERS

[Lreefee | FOR PEACEF UST AND INCLUSIVE SOCIE
HOSTED BY THE NYU CENTER ON INTERNATIONAL COOPERATION



https://www.sdg16.plus/

