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ABSTRACT 

The housing problem in the urban centres of developing countries is not new. It was first 

acknowledged as a serious problem in the 1950'st when governments of most developing 

countries realised the scale and magnitude of the housing shortage. Although these 

governments have over the years developed various housing policies in their attempts to 

alleviate the situatio~ the problem persists. The ineffectiveness of these policies can be 

attributed to the numerous problems, which occurred during their successive 

implementation. These problems include inter alia, the lack of political will, persistent 

financial constraints with regards to budgets for housing, inappropriate housing policies, a 

shortage of skilled staff to implement the policies, and the lack of construction expertise in 

the field of housing. 

The aforementioned problems have resulted in governments of developing countries in 

general, and South Africa in particular, merely facilitating the delivery of low-income 

housing rather than engaging directly in the provisioning process, in which market and 

community involvement has been maximised. l This has led to subsequent housing policies 

from both the public and the private sector focusing more on the provision of large low­

density low-income residential areas with minimum facilities and amenities, while less 

attention is given to other vital issues such as achieving compact and sustainable urban 

development. These policies have also encouraged the status quo vis-a-vis the type of 

dwelling being constructed in such areas to remain the same, namely the use of single 

dwellings on single plots. This in turn has led to "urban sprawl" which characterises the 

cities of most developing countries. The consequences of such urban sprawl include 

problems such as: 

• exorbitant costs in the provision of social and infrastructural services due to 

speculative, uncoordinated and discontinuous growth; 

• an enormous loss of valuable agricultural land and natural amenities; and, 

• low densities which are below the minimum market threshold required by social and 

commercial enterprises, particularly small business.2 

I Adela~a, A.(20oo) Urban Futures 2000 Conference at the Witwatersrand University, Johannesburg. 
101h-14 July, 2000. 
2 Watson, B (1992). Spread city! Evaluation of Cost of Urban Growth in Metropolitan Cape Town. 
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A typical example of such urban sprawl is Delft, a recently developed low-income suburb 

on the periphery of the Cape Town Metropolitan area. Like many similar cases, it also 

manifests the aforementioned problems that result from urban sprawl. As will be 

explained in this current thesis, such sprawling, low-density suburban developments are in 

fact facilitated by a range of factors, particularly in the areas of policy, institutional 

framework and mindsets within the public and private sectors, to mention but a few. 

However, as the cities of developing countries (including South African cities) continue to 

witness exponential popUlation growth and the concomitant dramatic increase in terms of 

the housing deficit, the efforts of city planners should focus on developing creative ways 

of absorbing this growth. In this context, if the magnitude and scale of urban sprawl and 

its concomitant problems are to be controlled, there is a clear need to review and 

reconsider the currently predominant use of low-density sprawling development in 

providing housing for low-income groups. It is thus proposed in this thesis that low­

income medium-density developments, located appropriately in inner city areas to kick­

start settlements that are integrated, compact and promote mixed land uses, as well as 

aspiring towards sustainable urban development, are needed in the cities of developing 

countries. 

A typical example of such a housing development is Springfield Terrace Woodstock, Cape 

Town. This pilot project, demonstrating how the provision oflow-income medium-density 

housing (in the fonn of three- to four-storey walk-up blocks of flats) can be provided in 

central Cape Town and how these benefit from the existing bulk infrastructure. It further 

demonstrates how this housing type could be located and utilised to encourage a shift 

away from low-density to medium-density housing, particularly with regard to low­

income earners. 

In South African cities, the provision of this housing type is currently hindered by various 

factors, and for this reason it is very Unpopular. As a result of this, the quantity of this 

housing type in South African cities in general and in Cape Town specifically, is at the 

moment insufficient to facilitate better urban development. In view of this, this 

UPRU. The University of Cape Town, pp.16 and 19. 
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dissertation has chosen the Delft and Springfield Terrace housing projects as case studies 

in order to fonnulate the prospects for the provision of low-income medium-density 

housing as a tool to facilitate the new fonn of urban development. An examination of 

Springfield Terrace housing was thus conducted with the aim, firstly, of identifying the 

factors that hindered this fonn of housing. Secondly, the study tried to identify the factors 

that almost exclusively facilitated the delivery of low-income low-density housing 

developments (for example, in Delft). Thirdly, the study tried to throw more light on the 

issues raised in the two case studies by conducting an investigation of the legislative 

framework that regulate the important components of spatial planning (such as housing 

and land). Finally, two other examples of recently completed low-income medium-density 

housing schemes (namely those of Genniston, Gauteng and Red Location, Port Elizabeth) 

were briefly employed to detennine the prospects for this type of housing development 

and its associated manner of city growth, with specific reference to South African cities. It 

is through the examination of these case studies that a number of issues are highlighted 

which could improve the prospects for the provision of medium-density low-income 

housing, not only in South Africa, but in other developing countries across the world as 

well. 
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CHAPTER ONE 

1.0 ORIENTATION AND DEFINITION OFTHE PROBLEM 

1.1 Introduction 

The problem of housing in most developing countries of the world first emerged between 

the late 1940s and 1950s. It started as a result of the rapid population growth in urban 

centres, especially after these countries became independent. However, it took the 

governments of most developing countries a long period of time to accept the need for 

more housing, as well as the urgency of this issue!. The housing pr6blem has, since then, 

continued to be a serious concern, as housing needs in the urban centres of most 

developing countries have increased exponentially. 

Generally, limited finance stands out as the major obstacle against the provision of formal 

housing in developing countries. In fact, there would not be a housing problem / shortage 

if these countries had sufficient national income, distributed either through the market 

system or by government policy in order to aid individuals to either purchase or rent 

housing2
• However, the issue of limited resources has compelled most developing 

countries to adopt self-help housing strategies as the principal solution to this problem.3 

Examples of such self-help housing strategies include site and service solutions and core 

housing. Such strategies view housing as a process and have several advantages, one of 

which is devolution in decision-making. The strategy of self-help housing permits 

incremental growth and provides individual users with the opportunity to have a say or to 

be involved in the provision of housing. 

I Koenigsberger, O. "Third World Housing Policy since 1950" in: Habitat International, 1986, vol. 10, no. 
3, p. 28. 
2 "X. Finance For Housing Community Facilities in DeVeloping Countries". United Nations, New York, 
1968, pp. 9-15. 
3 Koenigsberger, o. "Third World Housing Policy since 1950" in: Habitat International, 1986, vol. 10, no. 
3, p. 30. 
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This strategy has been successful in Colombia, South America where starter houses have 

been consolidated and densified4
• However, the situation in most African cities is 

generally quite different, particularly in South African cities, where such housing has 

more often than not resulted in urban sprawl.s The factors responsible for this include 

inter alia the following: 

• the prevailing planning ideologies: Specifically, the planning concept of one 

dwelling unit per plot has continued to dominate the peripheral expansion of most 

cities in developing countries,6 and, 

• the idea that engineering technology can be used to assist the functionality of the 

aforementioned layout planning concept. This includes designing layouts on the 

notion that every household owns a car for effective mobility. Such developments 

require the building of more roads to connect newer expanding portions of the cities 

with older city areas. In addition, also requires the provision of larger infrastructure. 

1.2 Statement of the Problem 

The rapid rate of urban growth currently experienced in South Africa in general, and in 

Cape Town in particular, requires the provision oflow-income housing to cater for a huge 

housing deficit. There are two models of housing systems, either of which could be 

adopted to reduce this deficit in Cape Town. The first model refers to the single dwelling 

unit, for a family, on a plot of land; this type of layout will necessarily extend over large 

areas of land, leading to low-density housing. The second housing model is what this 

research refers to as 'medium-density housing'. Although this type of housing, too, 

spreads over large areas of land, it also concentrates dwelling units vertically hence 

resulting in higher densities. 

4 Arigone, J. "Low-Cost Housing in Latin American Model for South Africa." in Unisa, Latin American 
Report, March 1987, vol. 13, 
5 Cape Town Metropolitan Council (1996) "Metropolitan Spatial Development Framework." See also. 
Taylor, Robert W. (ed.) Urban Development in Nigeria, 1993, p.35. 
6 Koenigsberger, O. (1986) "Third World Housing Policy since 1950" in: Habitat International, 1986, 
vol.1 O. no.3, pp. 30-31. 
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The problematic application of the fonner in the fonn of self-help housing schemes has 

often resulted in wasteful and unsustainable settlement layouts. The absence of 

consolidation and densification in the expansion of South African cities in general, and 

Cape Town in particular, is in part due to the legacy of migrant labour, influx control and 

fonner homeland development, resulting in a continuing circular migration patterns 

within South Africa7
• In addition, current policy and user preferences, as well as past 

experiences with medium-density housing (for example low-income flats), have all 

influenced opinions. This consolidated the use of ''the single dwelling unit on a plot of 

land" as the predominant model of housing within the low-income group in Cape Town 

specifically. 

The implications of the above are, firstly, that the costs of providing the infrastructure 

and infrastructural services have become exorbitant. This has resulted in a situation where 

communities have become poorly serviced. Secondly, the public transport system within 

such developments (such as DelftS and parts of Oceanview) tends to be inefficient. 

Thirdly, the population threshold living in such housing areas is too low to sustain urban 

public life and the economic growth of small businesses. In view of these problems, this 

research intends to explore the prospects of providing low-income medium-density 

housing in developing countries (with special reference to Cape Town, South 

Africa), the provision of which can be used as a measure to limit urban sprawl and 

its associated problems. 

In declaring the need for low-income medium-density housing to be an urgent necessity 

for urban development in South African cities in general and Cape Town in particular, 

this research is not advocating that this is the only solution to low-income housing crises. 

Low-income low-density housing areas could obviously continue to exist. Instead, what 

is being contested is that low-income, low-density sprawl should be the only fonn of 

(sub-) urbanisation. Ideally there should be a mix of housing densities, with a greater 

7 Spiegel, et al. "Article on National Housing Policy and African Household Dynamics" in: Urban Forum, 
vol. 7, 1996, pp.3, 4 and 15. 
S Prinsloo, I. et al (1994) Presidential Project-Delft Housing Investigation, p. 13. 
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emphasis towards medium-density in order to create sustainable urban environments for 

the urban poor. 

1.3 The Need for Research 

In a world of diminishing resources where the majority of people are increasingly living 

in cities, investigations into alternative higher density housing models are very important. 

There is little doubt that cities across the world have to become more sustainable. In 

developing world as well as in the South African context, this need has become critical. 

The city of Cape Town is predominantly characterised by low-density development, 

across all income groupS.9 Very often low-income housing areas are segregated on the 

periphery of the city with grossly inadequate (and at times an entire lack of) community 

facilities. This is a sign that the government (which is the sole provider of housing within 

this income group) is not financial disposed to effectively provide housing and those 

products that complement it. Furthermore, it raises doubt as to the sustainability of this 

growth. For example, local governments deem it necessary to provide a huge road 

infrastructure that is very expensive to maintain, even though they are under-utilised. On 

the other hand, residents in low-income areas such as Delft are subjected to unfavourable 

living conditions. They have to depend daily on a public transport system that is both 

expensive and inefficient in order to reach places of work, shopping and recreation. 

The need for this research is borne out of the quest to draw the attention of the relevant 

authorities to the problem of uneconomic and unsustainable development that already 

exists in Cape TownlO. The continuous application of this form of suburban development 

in the city will only increase the scale and magnitude of these problems. There is rather a 

need to make economic use of the vacant land through consolidated development that is 

9 Dewar, D. et al (1990). The Structure and Form of Metropolitan Cape Town: Its Origins, Influences and 
Performance. Urban Problem Research Unit, pp. 126-127. Khan, D. M. (1997) Case Study: Cape Town, 
Planning and Design in the 1990's, pp. 17-18. Le Sueur, J. MDF team. (1992) Towards a Draft Spatial 
Development Framework for Metropolitan Cape Town A Town Planning Branch Internal Workshop. pp. 
15-19. 
10 Khan, D. M. (1997) Case Study Cape Town, Planning and Design in the 1990's, pp. 9-10 
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urban and sustainable. Furthennore, this research intends to examine whether it will be 

possible to provide low-income medium-density housing in Cape Town for the purpose 

of promoting sustainable urban environments that are compact and integrated. This would 

be determined by the degree to which the changes that would facilitate such new urban 

development are achievable. 

1.4 The Aims, Objectives and Hypotheses of the Research 

In line with the aforementioned need for this research, it is important that the aims, 

objectives and hypothesis are clearly stated to give an outline of how the necessary 

research would in fact need to be carried out. 

1.4.1 The Aims 

The aim of the research is to explore the prospects of providing low-income 

medium-density housing in South African cities as a tool to bring about urban 

developments that are, compact and integrated in addition to promoting mixed land 

uses and sustainable development. 

1.4.2 The Objectives 

In order to achieve this aim the following objectives had to be established: 

• to acquire an in-depth understanding of the housing policies, both internationally and 

locally (in developing countries generally and in South Africa specifically). It is 

hoped that this understanding will assist in developing a perception of the factors 

responsible for the current low-income low-density sprawl in Cape Town; 

• to determine the need for alternative urban development. This will be achieved by 

reviewing the general problems associated with prototype single dwelling planned 

communities by comparing it with higher-density planned communities on the bases 



6 

of cost analyses. Through the above, the advantages of higher-density development 

will be established; 

• to establish the factors that could facilitate the provision of low-income low-density 

sprawl, using the Delft housing project as a case study. Furthermore, those obstacles 

that militate against the provision of low-income medium-density housing and its use 

to achieve a new form of urban development will be determined, by using Springfield 

Terrace as a case study and the Missionvale housing project as an example. Finally, 

the legislative framework of important components of spatial planning (such as 

housing and land) will be investigated to throw more light on the issues raised in both 

case studies and, 

• to determine those changes that are necessary to facilitate the provision of low­

income medium density housing and its use to promote a new form of urban 

development in South African cities in general and in Cape Town specifically. 

1.4.2 The Hypotheses 

In view of the aforementioned objectives, a number of hypotheses can be formulated to 

help the research in investigating relevant data and in establishing a tentative goal against 

which to project / interpret such data. The following represents the hypotheses, which 

were formulated in this regard: 

• There are policies in some departments within the public sector which represent the 

critical components of housing and planning that hinder the provision of low-income 

medium-density housing in Cape Town; 

• there are certain institutional frameworks and mindsets which exist within the 

conscience of public and private sectors that do not favour the provision of low­

income medium-density housing types, and, 

• there is no established tradition of a functional partnership between public and private 

sectors. The existence of a functional relationship between the aforementioned parties 

(as would be discussed in this thesis) is an important and necessary measure 
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employed by most developed countries to facilitate the provision of low-income 

housing. 

1.5 Definition of Terms 

This section defines specific terms that are used in the research, namely: 

Densification 

This is a process whereby densities are increased in a planned and meaningful way within 

the existing boundaries of a specific arealO
• This could occur, for instance, on vacant land 

in existing urban areas. 

Informal Housing 

This refers to residential developments where no building standards have been applied 11 

and where people generally build their own shelters, using discarded building materials. 

Inward Densification 

This refers to the process of increasing densities within areas inside the urban edge12
• 

Sustainable Development 

This is the degree to which a project promotes and upholds the physical and social 

development and vitality of the community, with special reference to the nature and 

scope of amenities, facilities and opportunities provided by the project, both directly and 

indirectly. Particular attention will be paid to the integration with housing of uses such as 

education, health, social welfare, employment, shopping, sports and recreation 13 where 

these development could be actively directed to serve the urban poor. 

II Cape Metropolitan Council. (1995), Metro Southeast Plan: Goal Objective Policies and Strategies. CMC 
Engineering Services Regional Planning. p. v. 
12 Cape Metropolitan Council. (1995), Metro Southeast Plan: Goal Objective Policies and Strategies. CMC 
Engineering Services Regional Planning. p. viii. 
13 White Paper on Housing Subsidy Scheme, Government Gazette, 1995, p. Page 16. 
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Urban Sprawl 

This refers to low-density (single dwelling units each on their own plot) high-, middle- or 

low-income developments on the periphery of existing urban areas l4
• 

Low-income Medium-density Housing 

Before the term "low-income medium-density housing", which is of particular 

importance in the current thesis, can be defined, the components of the term must be 

defined, for the sake of clarity / for ease of reference. 

The measure of density has two major parts: The first part refers to the density of 

residential dwellings. More specifically, the term "gross residential density" refers to the 

number of dwellings units divided by the total site area, whereas "nett residential density" 

refers to the number of dwelling units divided by that part of the site taken up by 

residential use only. The second part refers to the density of population, which is 

expressed by the number of people divided by the site areal5
. 

The term "medium-density housing" is used in the research to refer to a development that 

increases the gross density of an urban area. For all practical intents and purposes, the 

term is used with the understanding, that land uses other than residential also require 

intensification. Basically, an increase in nett density within an area invariably means an 

increase in population density, thus requiring a commensurate increase in the provision of 

community facilities, amenities and infrastructure. The degree to which densities can be 

increased will be dependent on several factors, one of which is the availability of vacant 

sites in Cape Town. 

Medium-density housing can be achieved with many types of buildings, from single 

storey to multi-storey housing. For the purpose of this research medium-density housing 

has been considered in terms of multi-storey housing which could take various forms. It 

14 Cape Metropolitan Council. (1995) Metro Southeast Plan: Goal Objective Policies and Strategies. CMC 
Engineering Services Regional Planning .SN p. viii. 
IS Behrens, R. (1993) Higher Density Development: A Review of Policy Measures, Restrictive Regulations 
and Residential Trends in Greater Cape Town. Urban Problem Research Unit. The University of Cape 
Town, p3. 
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could include two-storey duplex units, a combination of both duplex and simplex units 

and a variety of apartment types. It is understood that a mix of such housing types could 

allow for a general nett density range of between 45 to 90 dwelling units per hectare. 

Such form of housing could permit a greater resourceful use of infrastructure and land, as 

well as compacting urban environments. 

Finally, in the context of the current research, the term "low-income", too, has to be taken 

into consideration otherwise the definition would be incomplete. As a matter of necessity, 

the term "low-income" dictates a building cost limitation and implies that the residential 

building must not exceed four to five floors, as otherwise it would escalate the capital 

costs due to the need for lifts and undercover parking I 6. Therefore, taking every 

aforementioned factors into consideration, the term 'low-income medium-density 

housing,' as used in this current research, refers to a multi-storey housing development 

(of not more than three floors) that achieves a nett density of about 80 to 100 dwelling 

units per hectare. This should follow with a commensurate increase in the provision of 

community facilities, amenities and infrastructure. 

1.6 The Scope and the Geographical Area of Study 

1.6.1 The Scope of the Study 

Although housing is a topic that is influenced and informed by other disciplines, this 

particular research has been carried out in the field of architecture. Nevertheless, where 

necessary, it also drew upon selected information from other disciplines in order to 

achieve the aim and objectives of this research. This research included issues such as, 

inter alia, housing policy, method of procurement, planning ideologies and user 

satisfaction. 

16 Stone, P. A. (1973). The Structure, Size and Cost of Urban Settlement. Cambridge University Press. 
Also: Watson, B. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape 
Town. Urban Problem Research Unit. The University of Cape Town. p. 15. Behrens, R. (1993). High 
Density Development: A Review of Policy Measures, Restrictive Regulations and Residential Trends in 
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In addition to identifying the scope of the thesis, the research was also guided by the 

following key questions: 

• what are the limitations of recent housing strategies (site and service and core 

housing, etc.) adopted in South Africa? 

• what frameworks need to be considered for the development of low-income medium­

density housing? 

• what factors serve as obstacles to the provision of low-income medium-density 

housing?, and, 

• are there specific changes that need to occur in the area of housing policy in order to 

assist in the successful provision of low-income medium-density housing? 

1.6.2 The Geographical Area of the Study 

Housing and its associated problems have been identified by many as a global issue. 

Notwithstanding this, the study focused mainly on areas within the confines of Cape 

Town, which is located in Western Cape Province, South Africa (refer to Diagram .1.1). 

In addition, references were also made to some housing projects in two other provinces 

namely, Gauteng and the Eastern Cape, both in South Africa (refer to Diagram 1.1). 

In order to achieve the goals and objectives, the research engaged the use of two major 

case studies and additional three examples of recently completed low-income medium­

density housing in South Africa. The two major case studies are Delft and Springfield 

Terrace in Cape Town. The other three examples of low-income medium-density housing 

are the low-income housing projects in Missionvale and Red Location, both in Port 

Elizabeth, Eastern Cape, and the low-income housing project in Germiston, Gauteng (all 

in South Africa). 

The first case study area is the Delft ~ousing project. This is in the DelftlBlue Downs 

neighbourhood and is situated within the Metro Southeast region of the Western Cape 

Province (refer to Diagram1.2 and 1.3). Delft has been chosen because it is the most ideal 

Greater Cape Town. UPRU. The University of Cape Town. p. 4. 
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example of low-income suburban sprawl. It is a large, isolated low-density and low­

income housing neighbourhood (refer to Plate 1.1). 

The second case study area is the Springfield'Terrace housing project in Woodstock, . 

Cape Town, situated within the City Bowl (refer to Diagram 1.2 and 1.4). This housing 

project was chosen because of its appropriateness to the topic. The Springfield Terrace 

housing project is recent and represents an "infill" example of the inner city area (Plate 

1.2). It is a low-income medium-density development located in an appropriate area of 

the city and it benefits from some under-utilised existing infrastructure. It has proved to 

be a useful case study since the design philosophy underlying this project is aimed at 

inter alia compacting, integrating and achieving sustainable urban development. 

BOTSWANA 

NAMIBIA 

Diagram 1.1 Map of South Africa showing Western Cape Province (the location of the two major case 

study area) Gauteng and Eastern Cape Provinces (the locations of the other three examples of recently 

completed low-income medium-density housing. 

Source: The Cape Metropolitan Council (1996) Metropolitan Spatial Development Framework. A Guide 

for Spatial Development in the Cape Metropolitan Functional Region, p, 8 
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E 

A City Bowl and 
Atlantic Coast 

B Southern Arm 
C Tygerberg Arm 
o Cape Flats 
E Metro South East 
F Southern Peninsula 
G Northern Arm 
H North East Sector 

I E) Metropolitan Southeast where Delft is situated. 

[A] City Bowl and Atlantic Coast where Springfield Terrace is situated. 

Diagram 1.2 Sub-Areas of the Inner Cape Metropolitan Region 

Source: The Cape Metropolitan Council (1996) Metropolitan Spatial Development Framework. A Guide 

for Spatial Development in the Cape Metropolitan Functional Region, p. 8 
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Delft 

-

KEY 

1. C.S.D. 
2. WOODSTOCICJSALT RlVEA 
3. MARCONI SEAM 
4. DaFT 
5. EASTERN BOULEVARD 
8. MAIN ROAD 
7. VOORTReKKER ROAD 
8. STELLENBOSCH ARTERIAL 
9. R300 
10. N2 

o ===:::::::;:~2;;O~km~ 

Diagram 1.3 Position of Delft (Nos. 4) in relation to Inner Cape Metropolitan Region (Nos. 1). 

Source: MLH (Architects and Planners) November 1987. 
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Springfield Terrace. Woodstock 

KEY 

t. e.B.D. 
2. WoooSTOCK/SALT RIVER 
3. MARCONI SEAM 
4. DELFT 
5. EASTERN BOUlEVARD 
6. MAIN ROAD 
7. VOORTREKICER ROAO 
B. STELLENBOSCH ARTERIAL 
9. R300 
10. N2 

20km o c======== 
Diagram 1.4 Position of Woodstock (Nos. 2) in relation to Cape Metropolitan Region (Nos. 1). 

Source: Dewar, D. et al. (1998) PubliclPrivate Partnership in the Provision of Land for Housing: Report 

submitted to the Department for International Development, p.166 
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The research examined the provIsIon of the housing project in Springfield Terrace 

Woodstock, for those factors that hindered its provision. Apart from Springfield Terrace 

housing scheme, the Missionvale housing project was employed to further throw more 

light on the aforementioned issue. To this end the research depended on infonnation from 

the following sources such as: Public / private partnership in the department for 

institutional development (1998) by Dewar, D. et al. Settlement change and planning (by 

Dewar, D.) in South Africa since 1994 in Blank architect apartheid and after. Edited by 

Hilton, J. 

In order to fonnulate prospects for the provision of low-income medium density housing 

and its use to promote a new urban growth two examples of low-income medium density 

housing were employed. These two examples include: the Red Location housing projects 

in Port Elizabeth and the Genniston housing project in Gauteng. To this end, infonnation 

was gathered from available literature of primary source (refer to section 7.1). These 

sources of infonnation dealt elaborately with the topic of the research. Furthennore, the 

research conducted infonnal interviews with residents in Springfield Terrace about their 

perception of the low-income medium-density housing they reside in. 

1.8.2 The Collected Data 

Useful infonnation was collected from various sources and categorised into various sets. 

One set of infonnation, for instance, helped to detennine, amongst other things, the 

factors that almost exclusively facilitate the current development of low-income low­

density housing development in Cape Town. A second set of useful infonnation included 

those issues that militate against the provision of low-income medium-density housing, as 

well as its use to compact, integrate and achieve sustainable urban developments. 

1.8.3 Research Materials 

• architectural drawings; 

• photographic material; 

• planning diagrams, and, 
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• site maps. 

1.8.4 Presentation of Data 

The information collected during the informal interviews and library study would be 

presented in a narrative form, along with pictures and maps. 

1.8.5 Delimitation of the Scope 

Delimitation of the scope of the research was ensured by focusing strictly on achieving 

the objectives formulated above (refer to sections 1.2 and 1.4). To this end, the research 

carefully examined the Delft and Springfield Terrace housing projects to illustrate why 

medium-density housing is seldom used in low-income housing in South Africa. Relevant 

issues relating to the provision of housing, such as housing policies, planning ideologies, 

implementation, construction techniques and design were also investigated and examined 

to acquire the necessary knowledge which assisted in the formulation of the prospects for 

the provision of the medium-density housing. 

The research used specific detailed examples only where necessary. However, it does not 

attempt to specify what precise quantity of medium-density housing is needed in areas 

such as Delft or in Cape Town as a whole, so as to achieve a sustainable development. 

1.8.6 Assumptions 

A number of assumptions were made so as to consolidate the research problem and to 

assist the process. They are formulated as follows: 

• It is assumed that an inversion of ~e factors responsible for the problems diagnosed 

in current township development is influenced partially by a housing paradigm that 

prefers low-density housing type. This would help to ensure a more economic and 

sustainable use of the available land. 
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• It is suggested that by educating the people on the benefits of a new form of urban 

development and involving them in the process of low-income medium-density 

housing, residents would be convinced of its tremendous advantages. This implies 

that low-income medium-density housing would be accepted by the beneficiaries 

through a participative process, as opposed to the currently imposed typical township 

development, which consists primarily of single dwelling units on a plot for a family. 

• It is assumed that there are capable housing professionals amongst the private and 

public sectors who can encourage such a new form of urban development. 

• It further assumed that, sooner rather than later, the correct political will would 

prevail to address the question of sustainable urban development. 

1.9 Structure of the Thesis 

In terms of structuring and defining the content of the research, this thesis is divided into 

two parts. Each part consists of several chapters. 

Part 1. Conceptualisation of the Problem 

The aim of the first part is to develop an in-depth understanding of the area of study for 

the research. This is in pursuance of the first two objectives of the research namely: 

• to acquire an in-depth understanding of the housing policies, both internationally and 

locally (in developing countries generally and in South Africa specifically). It is 

hoped that this understanding will assist in developing a perception of the factors 

responsible for the current low-income low-density sprawl in Cape Town; 

• to determine the need for alternative urban development. This will be achieved by 

reviewing the general problems associated with prototype single dwelling planned 

communities by comparing it with higher-density planned communities on the bases 

of cost analyses. Through the aboye, the advantages of higher-density development 

will be established; 
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Hence, it investigated the concepts of the current model of housing (single dwelling 

units) in terms of housing policies and planning ideologies and those factors that have led 

to its provision. Furthermore, it focused on the various problems resulting from the 

aforementioned model of housing in township development. An understanding of above, 

assisted the research to tease out the areas to investigate for those factors that facilitate 

the provision of low-density sprawl and those factors that prevent the provision of 

medium-density housing as a tool for achieving a new form of urban development. 

Part one of the research therefore, consists of the following chapters. 

Chapter 2: Overview of Low-Income Housing Policies in Developing Countries as a 

whole, and in Cape Town, South Africa, in particular 

In order to acquaint the research with the concepts responsible for the formulation of the 

different trends in housing policies, this chapter looks at low-income housing policies in 

Cape Town, South Africa in the context of those of other developing countries to date. 

Notwithstanding the fact that the case-study areas are located in Cape Town, it is 

nevertheless important to develop a broader perspective of the housing dilemma and to 

relate strategies of housing development of the two case studies. To this end, the low­

income housing policies for most developing countries started in the 1950's while that of 

Cape Town started around 1890. This study revealed the concept and motives behind 

each policy. It also dealt with the advantages and shortcomings of housing policies and 

the particular model of housing associated with each policy. 

Chapter 3: The need for Alternatives to Conventional Township Development 

The need for alternative township development approaches has prompted this chapter to 

compare the impact of two different housing models preferred or identified by the 

research. This comparison demonstrated the advantages of medium density housing over 

low-density sprawl. This assisted the research to draw out certain issues for examination 

in the case-study areas. 
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As a preface to the above, the chapter includes a study of the structure and fonn of the 

metropolitan city of Cape Town, along with the trends in residential development 

according to the various income groups. Emphases were placed on where most low­

income and subsistence-income residential areas are located in relation to Cape Town. It 

elicits the planning ideologies that have favoured the predominant model of housing in 

CapeTown. 

Part 2: Towards Formulating the Prospects for Low-Income Medium-density 

Housing in South African cities 

The aim of this part of the thesis is to explore the prospects for the provision of low­

income medium-density housing in South African cities in general and Cape Town 

specifically. Prior to establishing the above, this section, amongst other issues discussed 

those changes that should occur in order to facilitate the provision of the desired housing 

type. 

Chapter 4: Case Studies: Illustrating why Medium-density Housing is seldom 

applied in Low-Income Housing in South Africa 

This chapter pursues the third objective of the research, by conducting an investigation 
I 

into two case studies (i.e. the Delft and Springfield Terrace housing). The investigation 

into the Delft housing project revealed those factors that facilitate the provision of low­

income low-density sprawl only. Apart from facilitating low-density sprawl these factors 

also militate against the provision of low-income medium-density housing. Investigation 

into Springfield Terrace housing revealed those factors or conditions that militate against 

the provision of low-income medium-density housing types proposed by the research. In 

line with the above, the investigation examined these projects from planning to execution 

stage. This investigation also included the use of this housing type to promote urban 

developments that are compact, integrated and encourage mixed-uses as well as promote 

sustainable urban development. 
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Chapter 5: Case Studies: The Prospect and Opportunity for Low-Income Medium­

density Housing in South Africa. 

This chapter takes on the task of achieving the last objective, namely, discussing the 

changes required to facilitate the provision of low-income medium-density housing as 

well as the use of this housing type to achieve a new fonn of urban development. This 

chapter employed two examples of the aforementioned housing type at a stage in order to 

throw more light on this issue. These changes were found in the following areas: 

• legislative policies of certain central local departments that are very important to the 

provision of housing in Cape Town; 

• the provision of rental accommodation in the desired housing type; 

• the institutional framework and mindset of both the public and the private sectors, 

and, 

• in a partnership between the public and private sectors. 

Chapter 6: Conclusion 

This chapter considers the manner in which the aim and the various objectives of the 

research were met and summarised. The viewpoints, deductions, conclusions and the 

proposals contained in the research are reviewed. 
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CHAPTER TWO 

2.0 OVERVIEW OF LOW-COST HOUSING POLICIES IN DEVELOPING 

COUNTRIES AS A WHOLE AND IN SOUTH AFRICA IN PARTICULAR 

2.1 Introduction 

The intention of this chapter is to look at local South African housing policy in the 

context of the international discourse in this regard. Thus it looks at the evolution of 

housing policy in general and of Cape Town in particular since the year 1890, with 

reference to international housing policy in developing countries. Although housing 

policy in Cape Town actually dates back to the 1890's, the policies of other developing 

countries will only be examined from the 1950's onwards. The reason for this is the 

following: It was in 1890 that the first attempt was made in Cape Town towards 

providing accommodation for African stevedores in the dock location on the western 

boundary wall of Table Bay Harbourl7. On the international scene, however, the 

research only looks at housing policies in developing countries from the 1950's 

onwards, because it was during this post-independence period that most governments 

realised the extent of the housing problem 18. This study explores those problems and 

obstacles that have influenced the decisions of governments of developing countries. 

Some of these problems also throw light on how international organisations such as the 

World Bank and United Nations have engaged with housing programs in an attempt to 

assist developing countries with the provision of low-income housing. 

2.2 The Notion of the Welfare State 

By the late 1940's and early 1950's most developing countries realised the scale of the 

housing problem, and public opinions and official policies were immediately influenced 

17 Le Grange, L. (1985) Working Class Housing in Cape Town 1890-1947: Segregation and Township 
Fortn:ltion p. 1 University of Cape Town and Koenigsberger, O. "Third World Housing Policies Since the 
1950's" in: Habitat International. (1986), vol. 10, no 3, p. 27. Printed in Great Britain and respectively. 
IS Koenigsberger, O. "Third World Housing Policies Since the 1950's" in: Habitat International, vol. 10, 
no. 3, p. 27. Printed in Great Britain. 
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by the welfare state ideas which predominated in Britain and the Netherlands. This was 

at a time when most government of developing countries began the task of providing 

affordable housing to low-income earners. To this end, the principle of providing large 

subsidised housing estates to reduce the backlog of housing came into effect. 

As a result, this part of the research reviews the housing policies that have been 

delivered to date by the Government of South Africa and by governments of other 

developing countries. During this review of housing policies in South Africa reference 

will be made to Cape Town examples where relevant. 

2.2.1 Working Class-Housing Policy in Cape Town (1890-1947) 

In South Africa the Welfare State idea started much earlier than in other developing 

countries. A notable example of this is the working class housing policy which prevailed 

in Cape Town. 

The working class housing problem in Cape Town is as old as the city itselr9 and it is 

therefore not a surprise that the housing policy dates back to the 1890's. Starting from 

the year 1894, the Cape Town Municipal Corporation made several attempts to address 

the problem of the housing shortage, but these attempts met with various challenges 

which made them less successful. The challenges include inter alia problems relating to 

the condition of sale,2o and the vote by the city's ratepayers against the Cape Town 

Municipal proposal to fmance artisans' dwellings21. 

There was an increase in building activities, particularly the construction of houses in 

District Six, due to the outbreak of the Anglo-Boer war, which increased the city's 

19 Le Grange, L. (1985) Working Class Hous·i.ilg in Cape Town 1890-1947: Segregation and Township 
Formation, p. 1. University of Cape Town. 
20 Le Grange, L. (1985) Working Class Housing in Cape Town 1890-1947: Segregation and Township 
Formation. University of Cape Town. 
21 Report of Housing Committee (Appointed by the Minister of Public Works), 1920. U.G. 4-20. (Hereafter 
RHC) p.lO. Le Grange, L. (1985) Working Class Housing 1890-1947: Segregation and Township 
Formation. 
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population. 22 Very few houses were built by the Cape Town Authorities, except for 

those built in Ndabeni and the 20 labourers cottages built in Raapenberg in 1902 by the 

Mowbray Municipality.23 For some reason the Cape Town Municipality could not deal 

with the housing problem during this period. The reasons for their inability to deal with 

the housing question were as follows: 

• the employers only paid minimum wages to their workers and did not offer any 

housing subsidy; 

• the Cape Town Municipality operated a very small geographical constituency. In 

addition the Cape Peninsula was made up of small but autonomous local authorities, and 

thus the Cape Town Municipality's sphere of influence and power remained limited; 

and, 

• there was no legislative mechanism in place to cope properly with the obstacles 

of urban management.24 

As early as 1917 the Cape Town City Council adopted the Garden City Planning 

approach as a solution to the housing problem in Cape Town. The idea was to provide 

housing and public amenities for the Europeans and separate housing for the non­

European population. Between 1919 and 1929 the Cape Town Municipality embarked 

on its first housing scheme for the 'Coloured' municipal employees on a site known as 

Maitland, which was described in the following terms at the time25
: 

tithe village will consist of 122 cottages, and provision is made for areas surrounding 

each of the villas. and a large open square or space is reserved as a recreation ground 

22 Pinnock. D. The Brotherhoods, Cape Town, 1984, p. 19. Le Grange, L. (1985) Working Class Housing 
in Cape Town 1890-1947; Segregation and Township Formation, p. 2. 
23 Saunder, C. "The Creation of Ndabeni: Urpan Segregation and African Resistance in Cape Town" in 
Saunder C. ed. Studies in tile History a/Cape Town, 1984, vol. 15, p. 173. Shorten, J. The Golden Jubilee 
o/Grearer Cape Town, Cape Town, 1963, p. 272. Le Grange, L. (1985) Working Class Housing in Cape 
Town 1890-1947: Segregation and Township Formation. University of Cape Town. 
~4 Le Grange, L. (1985) Working Class Housing in Cape Town 1890-1847: Segregation and Township 
Formation, p. 2. University of Cape Town 
~5 Le Grange, L. (1985) Working Class Housing in Cape Town 1890-1947: Segregation and Township 
Formation, pp. 8 - 9. University of Cape Town. 
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where children of the village will be able to enjoy their play and sports without danger 

from passing traffic, under hygienic conditions."26 

Between 1920 and 1939 a Central Housing Board (C.H.B.) was established in tenns of 

the 1920 Housing Act in South Africa. The Central Housing Board was established to 

improve health standards by providing housing, particularly in inner city slums where 

the influenza' epidemic was rife at the time. Furthermore the programme of residential 

segregation of the African population gradually unfolded during this period. 27 

The housing problem took on alarming proportions in the 1940's, due to the population 

explosion within South African cities and the increasing numbers of squatters in the 

major cities28
• By 1943 the Cape Town City Council incorporated Windennere with the 

aim of 'clearing up' the squatter settlements. Basically by 1946 it was able to 

expropriate a number of properties, promising that it would re-house people from 

Windennere in the new township scheme of Factreton. The same programme was also 

implemented in Retreat. Although it may have improved sanitary conditions in those 

areas, the quantity of housing provided did not solve the problem of overcrowding29
• 

The initiation of the 'slum clearance' scheme and the building of Municipal locations in 

Cape Town were hampered throughout the period between the two World Wars. This 

was as a result of the continued reluctance - as well as the limited capacity - of the local 

authorities to bear the cost involved in fulfilling their statutory obligations3o• Basically, 

the shortage of housing in Cape Town was far from resolved. In the long run, whatever 

housing programs occurred in the 1950's around the Cape were in many respects 

extensions of existing practices.31 

16 Mayor's minutes, September 1918, p. 12 and Le Grange, L. (1985) Working Class Housing 1890-1947: 
Segregation and Township Formation, p. 9. University of Cape Town. 
27 Wilkinson, P."Housing Policy in South Africa," in: Habitat Internatiollal, 1998, vol. 22, no. 3, pp. 217-
218. 
28 Wilkinson, P."Housing Policy in South Africa, It in: Habitat Internatiollal, 1998, vol. 22, no. 3, pp. 217-
218, and Le Grange, L. (1985) Working Class. Housing in Cape Town 1890-1947: Segregation and 
Township Formation, p 16, University of Cape Town. respectively. 
29 Le Grange, L. (1985) Working Class Housing in Cape Town 1890-1947: Segregation and Township 
Fonnation, p 18. University of Cape Town 
30 Wilkinson, P."Housing Policy in South Africa," in: Habitat International, 1998, vol. 22, no. 3, pp. 217-
218, 
31 Le Grange, L. (1985) Working Class Housing in Cape Town 1890-1947: Segregation and Township. 
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2.2.2 State Housing Policy in Developing Countries in general and in Cape 

Town, South Africa, in particular 

By the 1950's most governments of developing countries began to realise the magnitude 

of the housing problem. Before this period the rich and middle-income groups were 

supposed to rely on market forces to provide them with the required shelter of the right 

size and standard of housing. As for the lower income groups they depended on a 

second-hand trade, euphemistically called the 'trickling down process'. As soon as 

governments realised the existence of insufficient housing to be a serious problem, they 

began looking for solutions. One of the solutions was that of providing subsidised public 

housing in the fonn of housing estates, new towns or extensions to existing cities32.In a 

short while most developing countries discovered that they had neither the funds nor 

administrative and technical manpower to allow them to begin dealing with the problem. 

However, it is important to note that practically none of the low-income earners could 

afford to pay rent for the minimum standard housing provided by the public sector 

agencies at that time. Apart from cities like Singapore and Hong Kong, there was no 

country or city that could provide public housing in sufficient numbers to cope with the 

steadily worsening situation. In addition to funding problems many countries also 

experienced problems in tenns of management skill shortage and a lack of technical 

expertise. For example, as early as 1963, Singapore experienced a sudden set-back due 

to a lack of administration and personnel, when the group of British counterparts left its 

management section with only three trained local officers to carry on with the provision 

ofhousing.JJ 

In South Africa, with particular reference to Cape Town, the situation within the housing 

scenario differs from that of other developing countries although certain similarities did 

exist. From research and studies' in this field, it is apparent that the two areas 

Formation, p 20. University of Cape Town. 
12 It was not surprising because in the post-war decades, public opinion and official policies were strongly 
influenced by the Welfare State idea of Britain, Scandinavia and the Netherlands. Koenigsberger, O. "Third 
World Housing Policies Since the 1950's" in: Habitat International, vol. 101986, P 28. 
33 Abrams, C. (1964). Man's Struggle for Shelter in an Urbanising World Printed in the United States of 
AJnerica. pp. 72-88 
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experienced housing problems34 which were aggravated by limited finance with regards 

to the budget for housing in the government sector. This is highlighted by the fact that 

between the late 1940's and early 1960's the housing problem was so alarming, that it 

demanded urgent attention from the local authorities. This was also the case in Cape 

Town.35 Ultimately, the scale and magnitude of the housing problem compelled 

governments in developing countries and South Africa to adopt a housing policy known 

as 'the welfare state notion'. Under this policy the various governments were involved in 

the responsibility of providing low-income housing for rent at subsidised rates to the 

urban poor. 

The period between the 1940's and the 1960's in South Africa witnessed the 

establishment of a housing policy in most South African cities that allowed for and was 

based on the separation of settlement according to social status and race36
• The main 

idea was to control the influx of unemployed Africans from the proposed settlements 

known as 'Bantustans' into the cities. Secondly, there was a proposed resolution of the 

'Bantu housing problem' involving an effort to eliminate the apparently uncontrolled 

areas 'held in Native ownership'. Thirdly, the housing policy at that time prevented 

Africans from holding freehold land tenure in 'white' areas per se37
• The effort and 

concept as to how to provide adequate shelter in properly planned Native townships was 

addressed as follows: 

• the African housing policy was brought under the full control of the Department 

ofN ative Affairs; 

34 Wilkinson. P. "Housing Policy in South Africa" in Habitat international (1998), vol. 22, no. 3 p. 218 
and. Koenigsberger, O. "Third World Housing Policies Since the 1950's" in: Habitat International. (1986), 
vol. 10, no. 3. p 27. 
35 Wilkinson. P. "Housing Policy in South Africa" in Habitat international (1998), vol. 22, Nos. 3, pp. 
218-219. 
36Willem van Vliet. (1990). South Africa in: International Handbook of Housing Policies and Practices 
Pages 588-589. Printed by Greenwood Press, New York. 
37To control the over~populated Native townships -and the numerolls squatter camps efficiently, would be 
attempting the impossible ...... Only by the provision of adequate shelrel' ill properly planned Native 
township can full control be regained. because only then will it be possible to eliminate the sup plus Natives 
who do not seek or find an honest living in the cities (by removing them ro rhe 'Reserves' or 'Bantustans, ' 
as they were beginning to be offiCially labelled at this time). Bur as will be seen below. the more 
fundamental attack was on the righr of Africans to freehold land tenure ill white areas per se . . Wilkinson, 
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• laws were enacted that made it possible for the use of previously excluded 

African artisans to facilitate the provision of "Native" housing. The employers of 

African labour were then levied as a means of offsetting some of the cost of 

accommodating the African population in urban areas; 

• the establishment of a National Building Research Unit made it possible for 

industrial production techniques to be explored to facilitate the provision of mass 

housing as rapidly and as economically as possible/8
; and, 

• a site and service housing scheme was introduced in properly planned "Native 

Townships". This was done in order to achieve full control over the population of the 

sprawling squatter settlements. This programme was later implemented throughout 

South African cities.39 

Housing policy in South Africa between the middle of 1960's and the middle of 1970's 

was the 'ideal of total apartheid.,40 Later on the African population undermined influx 

control instituted by the government by people coming into the cities. Attacks on the 

right of Africans to freehold land tenure in 'white' urban areas had already resulted in 

the destruction of so-called 'black spots' like Sophia Town (in Johannesburg's western 

suburbs), while the removal of Africans from other freehold areas was already in 

progress throughout the country. During this era 'home ownership' schemes designed to 

encourage Africans with urban residential rights to build their own houses were reduced 

from 99-year periods to a 30-year leasehold tenure. This period also witnessed the 

cessation of the provision of family housing in the urban centres. This was replaced by 

the provision of hostel accommodation for 'frontier commuters' and migrant contract 

workers.41 

P. "Housing Policy in South Africa" in Habitat International (1998), vol. 22, Nos. 3, p. 219. 
38 The development of segregated mass public housing estates (township) on the peripheries of the cities 
became the hallmark of this period. Willem van Vliet. (1990).: South Africa in: International Handbook of 
Housing Policies and Practices, pp. 588-589. Printed by Greenwood Press, New York. 
39. Wi1kinson, P. "Housing Policy in South Africa" in Habitat Internattonal (1998), vol. 22, no. 3. pp. 219-
220. 
40 Willem van Vliet. (1990)South Africa in: International Handbook of Housing Policy and Practises. p 589 
and. Wilkinson, P. "Housing Policy in South Africa" in Habitat International (1998), vol. 22, no. 3. p. 220 
41Willem van Vliet. (1990) South Africa in: International Handbook of Housing Policy and 
Practises.1990.pp. 589 and Wilkinson P. (1998) Housing Policy in: Habitat International, vol. 22, Nos. 3. 
pp.220 
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The housing condition in South African cities plunged further into a serious crisis 

between the years 1976-1977. This was because neither the intensified influx control nor 

the restrictions placed on the provision of family housing during the late 1960's had 

prevented the African population of the major urban centres from continuing to grow. 

This led to illegal squatter settlements on the urban landscape in Cape Town, even 

though the authorities used force to suppress or remove them, due to the apartheid laws 

and regulations that existed in the Western Cape. In summary, the housing policies from 

the 'two areas (Le. South Africa and developing countries) were not effective for 

different reasons. In Cape Town, the housing schemes designed to segregate Africans 

into the Townships was not effective enough to prevent influx control or to prevent the 

population from increasing. In addition and on a more global scale, inefficient and 

corrupt administrative practices as well as limited finance were obstacles that reduced 

the effectiveness of housing policies in developing countries42
• 

2.3 The Employers' Housing Schemes 

Prior to the adoption of employers' housing schemes, in certain instances there was an 

unpopular attempt to resolve the problem of insufficient housing. This programme was 

referred to as "solution by design". Architects all over the world made gallant efforts to 

rescue public housing by making up in quality what was lacking in quantity. This 

programme turned out to be unsuccessful. The reason for this failure was that architects 

of the 1950's and 1960's could not reach out to the many thousands of families who 

were to live in their public buildings. As a result of this, architects read up on sociology, 

anthropology, economics and climatology in the hope that they could make up for the 

lack of personal acquaintance with the people for whom they were designing and 

building homes.43 

42. Wilkinson, P. "Housing Policy in South Africa" in Habitat International (1998), vol. 22, no. 3 p. 218pp. 
221and 229. And for the International housing scene Abrams C. (1964) Man's Struggle for Shelter in an 
Urban World. pp 79 and 142-143. 
43 Koenigsberger, O. "Third World Housing Policy since the 1950's" in: Habitat International (1986), 
voLlO. no. 3. pp 28-29. Printed in Great Britain. 
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As a consequence of this failure, officials developed a policy known as "Employers' 

housing policy". This programme was imported into the developing countries from the 

developed nations. The idea was to involve the employer so that they would provide the 

capital and subsidise the rental expenses which were necessary to make the new homes 

affordable and economically sustainable.44 Although quite a number of subsidised 

homes were bui It in the form of model housing and model cities, the fact remains that 

these programmes according to Koenigsberger (1986) became a hotbed of discontent in 

the developing countries. The end users of the houses were not involved in the design or 

construction stages. However, quite a few of these houses were built because this 

brought about the fear that the financial bond ('tied' cottage) would prevent employers 

from changing their workers45
• 

In South Africa, an early example of the employers housing scheme is in Mowbray, 

Cape Town. It had its own set of problems - described hereunder are factors which 

prevented it from being a successful scheme: 

• employers only paid minimum wages to their workers and were not take into 

consideration all or part of the cost of providing accommodation at subsidised rates 

which workers could afford; and, 

• there was no legislative mechanism in place to cope properly with the obstacles 

of urban management.46 

+Xoenigsberger, O. (1986) Third World Housing Policy since the 1950's in: Habitat International, voLlO. 
no. 3. Pages 28-29. Printed in Great Britain. 
~s In the third world countries, it was not the workers but the employers who objected, particularly as the 
attempts to persuade them to invest in the low-income housing coincided with the issue or strengthening of 
legislation for tenant protection. In fact, quiet a number of subsidy employer's houses were built in spite of 
these fears. While in the 19th-century Britain, worker and trade unions objected to the employers housing, 
which they referred to as "tied cottages" . Koenigsberger, O. "Third world housing policies since the 
1950's" in: Habitat International. (1986), vo1.10 no. 3. p. 29. And Abrams C. (1964) Man's Struggle for 
Shelter in an Urbanising World .pp. 145-149. Printed in the United States of America 
~6 Le Grange. L. (1985) Working Class Housing in Cape Town 1890-1847: Segregation and Township 
formatioIL p 2. University of Cape Town. 
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2.4 Reducing Costs 

After experiencing the failure of the 'employer's housing scheme' within developing 

countries, policy makers returned to the concept of 'reducing costs'. It was reasoned that 

if the price for each unit could be reduced, the number of public housing units could be 

increased accordingly. The first suggestion towards the realisation of this goal was to 

reduce the size of the respective buildings, resulting in a debate over the advisability of 

starting with only one or two rooms per family. The second suggestion was to reduce the 

standard of housing to the minimum affordable, while still acceptable, standard for the 

poor. The shortcomings of such cost-saving measures were soon evident. The same 

applied to the standards of services such as water, sanitation, waste recycling and access 

roads47
, These measures were later adopted in Cape Town with examples of the same in 

Towns six in Delft. 

2.5 Mass Production and Prefabrication 

When the governments of most developing countries realised their inability to meet the 

housing shortage and to build the millions of new houses needed, they looked to 

technology from the more advanced nations.48
• It seems that politicians and housing 

experts were impressed with the dramatic reduction of the cost of motor cars in the 

1920's through mass manufacturing and assembly line production. It seemed an obvious 

solution to model the production of mass housing on similar principles. Nevertheless, 

the methods adopted in developing countries apparently turned out to be less than 

successful. One of the reasons was that in the United Kingdom these processes had been 

designed to save labour, while another reason was that at that time the reduction of costs 

was less important than the reduction in construction time. However, the reverse applies 

to most developing countries where labour was cheap, which meant that reducing the 

47 Koenigsberger, O. "Third world housing policies since the 1950's" in: Habitat International, (1986), 
voLl 0 no. 3. p. 29. 
48Abrams C. (1964) Man's Struggle for Shelter in an Urbanising World p. 165. Printed in the United States 
of America. 
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construction time was not, in itself, enough to justify investment in just mass production 

processes (refer to plate 2.1).49 

A typical example of what happened when these mass production methods were adopted 

can be seen in Ghana. In a bid to run the programme effectively, Ghana entered into an 

agreement with the then Soviet Union (refer to plate 2.2). The agreement involved the 

Soviet Union assisting Ghana to build a factory for producing the components needed 

for prefabricated buildings. It later turned out that the factory was unable to meet the 

high demand for its units, mainly for the following reasons: 

• it was difficult for the factory to obtain sufficient quantities of cement and mild 

steel reinforcement; 

• the factory was producing below capacity because the plants and equipment in 

the factory were obsolete and in need of repair; 

• the local contractors were unfamiliar with the construction technology. 

Furthermore, lifting equipment was scarce in Ghana. This was coupled with the fact that 

the factory was more involved in actual site construction than had originally been 

intended. These factors limited the number of dwelling units that could actually be 

produced within a given period; and 

• the Prefabricated Concrete Panel Factory fell under the jurisdiction of the 

Ministry of Works and Housing and it shared their common problems: inter­

organisational rivalry, lack of corporate freedom owing to excessive bureaucratic 

control, and the inability to attract or retain good personnel. 50 

In summary, the reason for the failure of prefabricated system of housing, in other 

developing countries is very similar to those in Ghana. Very often local contractors were 

unfamiliar with the construction technology it required. Furthermore, the introduction of 

this housing scheme in developing countries seem to be inappropriate, given that the 

"9Koenigsberger O. ''Third World Housing Policy Since the 1950's" in: Habitat International (1986) 
vol. to. no. 3, pp. 28-29. Printed in Great Britain. 
so Ofori. G. "Housing in Ghana: The case for central Executive Agency" in Habitat International (1989). 
vol. 12 no. l,.p. 10 
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conditions that facilitated this scheme in Britain and other developed countries were 

simply not present. For instance, before the construction of building, commenced this 

scheme required a large amount of money to construct and later maintain factories for 

producing important components needed for prefabricated building. The situation was 

further compounded by the fact that it was more expensive to provide dwelling units 

through this scheme given that labour was cheap in developing countries. As a result, 

this scheme failed to address the problem of housing in developing countries. 

2.6 The Nature of Self-Help and Aided Self-Help 

Official self-help programmes were employed in developing countries, having been 

initiated and fashioned to suit a fast expanding urban environment. Moreover, 

specialised labour was available in cities, so this could be hired for the actual 

construction work. This was a better arrangement than either self-help or mutual 

assistance. This approach was used in the cities because the workers (for whom the 

houses were being built in the first place) did not have the time and energy to do the 

building and construction themselves, nor were neighbours, families or the tribe 

available for mutual assistance. Although self-help and mutual self-help schemes 

continue to operate in the rural areas of the world, it is difficult to apply such schemes 

in an industrialised environment and to speed up its processes by mutual assistance. 51 

It is important to note that the nature of public assistance and the degree of self-help 

efforts vary from one area to another. In the villages or small towns where self-help 

traditions have always been strong, the governments of developing countries have 

assisted individuals in several ways: 

• they provided the necessary infrastructure such as roads, sanitation, water, 

markets and schools, and, 

• prospective owners could be suppJied with the particular parts of the house that 

were difficult for the builder to obtain.52 

SIAbrams C. (1964) Man's Struggle for Shelter in an Urbanising World, p. 169. Printed in the United States 
of America. 
s2Abrams C. (1964) Man's Struggle for Shelter in an Urbanising World. pp 169-169. Printed in the United 
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(refer to Plate 2.3).58 

The core-housing scheme was such that a family, with little additional work, could 

immediately move into the core unit and thereafter expand the house as time and funds 

allowed. On the downside, however, the inhabitants might need to find interim 

alternative housing while the process of expansion was in progress, as it is not 

convenient to remain in the core house while building activities are taking place. As a 

result, funds might frequently be spent on putting up a temporary squatter hut or shelter. 

Moreover, the builder (or prospective inhabitant) might himself live miles away from 

the particular construction site. Despite these disadvantages, however, core houses had 

an important advantage in that they could be mass-produced on the site with 

considerable savings of money and raw materials, and this did not entail extensive 

supervision. It merely required a tract of land and the essential utilities, after which the 

core could be erected in one mass-operation. In fact, the main problem with the core 

housing approach was that it faced certain obstacles in areas where the costs of 

purchasing land were extremely high59 but surely such core housing schemes tend to be 

constructed in areas where the land cost is particularly low. 

" 

58Abrams C. (1964): Man's Struggle for Shelter in an Urbanising World. pp. 174-175. Printed in the United 
States of America. 
59 Abrams C. (1964) Man's Struggle for Shelter in an Urbani sing World. Page 175-176. Printed in the 
Uniled Stales of America. 
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Plate 2.3 An example of a core housing unit in Ghana, West Africa. 

Source: Abrams C. (1964) Man's Struggle for Shelter in an Urbanising World. 

2.6.3 Site and Service Housing Schemes in Developing Countries 

The site and service housing scheme is yet another variant developed under the self-help 

and aided self-help housing programme. This approach to housing was quite popular in 

developing countries. Although it ultimately made only a small contribution towards the 

elimination of the vast low-income housing shortage, one can confidently say they 

established the principles of the division of labour and collaboration between the private 

and the public sectors.60 The public sector undertook to provide, amongst others, 

building plots, access roads, water and sewerage while the private sector in charge of 

allocating the plots was responsible for constructing the houses themselves. In monetary 

terms, it was hoped that the public sector contribution would be as low as one tenth of 

the total. Thus, the limited public sector funds, in collaboration with assistance from the 

60 Koenigsberger, O. "Third World Housing Policies Since the 1950's" in Habitat International. (1986), 
vol. 10, no. 3 p. 30. 
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private sector, could thus produce ten times as many housing units as would have been 

the case with unilateral or exclusive public sector housing projects. 61 

The World Bank Organisation championed site and service housing schemes in 

developing countries.62 It closely scrutinised the basic economic theory of such schemes 

and compared them with other self-help housing schemes. As a result' of extensive 

research in this field, the World Bank Organisation recognised I acknowledged that the 

provision of conventional permanent housing for all sectors of the population was not 

possible, given the limited resources available in most developing countries. They thus 

concluded that the only way that governments could provide a substantial quantity of 

housing was to decrease the supply costs. This would make housing and services 

accessible to a large part of the popUlation, which was still presently excluded from the 

formal housing market. 63 

In summary, an efficient and cost-effective housing programme should be designed from 

the standpoint of effective user demand, rather than from a preconceived notion of what 

might constitute 'adequate housing,.64 Generally, World Bank funding of the urban 

sector was aimed at encouraging reforms in policies and institutions and providing 

technical assistance rather than merely transferring large amounts of money to 

developing countries. In order for the World Bank to evaluate project proposals and 

assist borrowers to develop housing policies and programmes, the following criteria 

were developed: 

• The Government should limit its spending by providing services which families 

and communities cannot afford on their own. Examples of these services include city­

wide planning and the construction of infrastructure. 

61 Abrams, C. (1964) Man's Struggle for Shelter in an Urbanising World. pp. 176-177. Printed in the 
United States of America. 
62 The principal focus will be on the operation 0/ ine World Bank, which is currently the largest lender in 
this field. Payne. G. (1984) Low-Income Housing in the Developing World: The Role of International 
Agencies, p.173. Printed by Pitman Press Ltd, Bath, Avon 
63 Nientied, P. and Linden J. "Approaches to Low-Income Housing in the Third World" in International 
Journal o/Urban and Regional Research: (1985) vol. 9 Nos. 3-4, p. 319. 
64 Payne, G. (1984). Low-Income Housing in the Developing World: The Role oflnternational Agencies, 
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• It is very important to identify the right target group. The group can be defined as 

those who are either in absolute or relative poverty, which is frequently from ~he bottom 

up to the 50th or even 70th percentile of all the city's income earners. 

• It is very important that the programme should plan for cost recovery and 

affordability, particularly considering the fact that the financial resources available to the 

government for housing are limited and that the numbers of people needing assistance 

are extremely large. In order to achieve this, the beneficiary (potential inhabitant) of a 

housing unit must be able to afford the investment costs in the land and the 

infrastructure, so that the government will eventually be able to recover the costs 

incurred. "This applies where assets are transferred to private ownership, or are largely 

recovered from local taxes, such as when public services are provided to which specific 

private benefits cannot be assigned. This implies that site layouts and design standards 

should be extremely efficient and low service standards adopted in order to minimise 

coSt'.65. 

• Although the actual form of security of tenure will of necessity vary between 

countries, it is important to establish the degree and parameters of such tenure in the 

housing policy beforehand, as this would encourage the household and the community 

as a whole to improve their shelter. 

• It is important to avoid running a programme that amounts to a waste of time, 

energy and money. To this end the institutional management and financial aspects of 

new settlements and the upgrading of old settlements oUght to be designed in such a way 

that they can rapidly expand to the required scale in a reasonably short space of time. 

(This has been achieved in Jakarta for the existing residents of that city but it took 12 

years). 

• It is also necessary to structure institutional and management arrangements in 

such a way that over-centralization of operations is avoided. The aim throughout should 

be to maintain flexibility and initiative at the lower levels. Easy and open 

communication should be encouraged between all the relevant Government agencies 

ft 175-176. Printed by Pitman Press Ltd., Bath, A von 
Payne, G. (1984). Low-Income Housing in the Developing World: The Role ofIntemational Agencies, 

pp. 175-176. Printed by Pitman Press Ltd., Bath, Avon 



44 

involved in developing and financing the programme and vertically within the relevant 

hierarchies.66 

The fact that this programme was well monitored and well researched by the World 

Bank only has made it possible for their successes and difficulties to be published. From 

the published results, it can be seen that such site and services projects were not quite as 

successful as their sponsors had hoped. Large as they were, they remained once-ofI 

projects and did not become part of a replicable nation-wide policy. Further, considering 

the fact that such programmes were insufficient and not widespread enough, they did not 

have the desired effect on the housing market. To further complicate the situation, the 

housing shortage was not only limited to the poor, but also included middle-income 

groups. This is because many of the so called subsidised plots of site and service 

projects ultimately failed to reach the poor for whom they had been intended; rather they 

ended up in the financially stronger lower middle-class market. The poor were thus 

driven to create their own 'self-help schemes' in the form of squatting.67 

2.6.4 Self-Help Housing by John Turner 

A major protagonist of the self-help housing model was the British architect John 

Turner. His ideas were based on his observations of autonomous settlements in Latin 

America, where illegal and informal dwellers in fact controlled large parts of the 

housing process. As these settlements were illegal, the government considered their 

inhabitants to be squatters, and thus they often demolished these self-built squatter 

settlements, either with or without attempts to re-house them elsewhere. Turner 

recognised that such threats by the government limited what squatters dared to invest in 

their self-built houses; in other words, they did not make an effort to beautify their 

houses or their surroundings, because it was likely that their houses would be 

demolished Turner proposed that instea~ of threatening the existing housing systems, 

66 Payne, G. (1984). Low-Income Housing in the Developing World: The Role of International Agencies, 
fl" 175 -177. Printed by Pitman Press Ltd., Bath, Avon 

Koenigsberger, O. "Third World Housing Policies Since the 1950's" in: Habitat International. (1986), 
vol. 10. no. 3, p.30. 
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the government should respect and support them. He considered his main task to be to 

convince governments that there were better solutions to the low-income housing 

problem than the ones applied thus far. The solutions he proposes benefit both low­

income earners and governments. His key ideas can be summarised as follows: 

• the concept of 'housing' should be viewed as a verb, rather than a noun: housing 

is not just a shelter, it is a process, an activity68; 

• therefore, the house should not be seen simply in tenns of its physical 

characteristic ('what it is'), but in tenns of its meaning to those who use it (,what it 

does'). By implication, the material value of housing should be substituted with human 

use values, of which the material value is only one amongst many indicators69 and, 

• housing is a commodity that needs change. This may be due to the family cycle 

or stages in the migrant's life in the city. There is an endless variety of individual needs, 

priorities and possibilities among different users. Large organisations, such as the state 

or municipality, can never adequately cater for all these, but always have to standardise 

procedures and products and thus fail to respond adequately to the majority of the 

individual changing needs and priorities. In other words the main components of the 

housing process have to be left to the individual users. This does not necessarily imply 

that dwellers should build their own houses, but merely that they ought to be given the 

right to make certain decisions in relation to housing, either as individuals or via 

decentralised local institutions. 

All these strategies however do not eliminate the role of the government, neither at the 

municipal nor at the national level. Only the government can enable users to become 

involved in housing activities, e.g. planning, organising, building and maintenance. 

Firstly, certain elements such as road or sewage treatment plants obviously cannot and 

should not be planned, built and maintained by the community, let alone individually. 

68 Turner 1. and Fichter R. (1972). Freedom to B~i1d: Housing as a verb, pp 151. and Nientied, P. and 
Linden J. "Approaches to Low-Income Housing in the Third World" in International Journal 0/ Urban and 
Regional Research: (1985) vol. 9 no. 3-4, p. 312 
69Ward, P. (1982).: Self-Help Housing: A Critique in: Self-Help Housing. Page. 58. and Nientied, P. and 
Linden J. "Approaches to Low-Income Housing in the Third World" in International Journal o/Urban and 
Regional Research: (1985) vol. 9 no. 3-4, p. 312. 
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Secondly, the government has to formulate the proscriptive laws that defme the limits of 

what people and local institutions may do (rather than prescriptive laws that tell them 

what they should do). 70 Thirdly, the government has to provide, and actively protect, 

access to the elements of the housing process for the users. These elements include land, 

laws, building materials, tools, credit and technical know-how.71 

The housing scheme advocated by John Turner alongside those proposed by the World 

Bank and the United Nations Missions fall under the common umbrella referred to as the 

Self-Help and Aided-Self Help housing schemes. They seem to have a lot in common, in 

terms of the fundamental concepts these schemes are based upon, even though they have 

different names as well as different approaches. Firstly, the perception that housing is a 

commodity that requires changes (in terms of size and quality) due to certain groups of 

factors is common to all three. A second common factor is the belief that the 

governments of developing countries ought to provide, and actively protect, access to 

the elements of the housing process for users. Some of these elements include land, laws 

and building materials. A third common idea is that the responsibilities involved in the 

provision of housing should be shared between the government and the private sector. 

Fourthly, they all share the belief that the occupant of houses (the users) should of 

necessity participate in the design and construction of their houses. It is thus primarily in 

their implementation that the three approaches differ from one another. 

2.6.5 Critique of Turner's Self-help Housing 

Criticism of these three approaches to the housing shortage comes from various quarters. 

In particular, the work of John Turner was criticised by the academic Rod Burgess. 

Burgess argues that there are considerable problems of confusion and contradiction in 

Turner's presentation. Firstly, Turner's concept of housing falsely equates 'product' and 

'commodity' with each other (Le. comm?~ity status is seen purely in material tenns). 

70 Turner, J. and Fichter, R. (1972). Freedom to build: Housing as a verb, pp 140-150.Printed in UK. See 
also Nienried. P. and Linden J. "Approaches to Low-Income Housing in the Third World" in International 
Journal of Urban and Regional Research: (1985) vol. 9 no. 3-4, p. 312. 
71 Nientied, P. and Linden J. "Approaches to Low-Income Hous~ng in the Third World" in International 
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Secondly, Turner's identification of the housing process or activity with use-value or 

utility is one-sided. Thirdly, confusion seems to exist over the relationship between the 

material quantities of a dwelling and its market value. However, in Burgess' view 

Turner's error can be isolated in two areas; 

• in the misunderstanding of the relationship between utility (use-value) and 

market value (exchange value), and, 

• in the denial of commodity status to 'self help' (or, as it has more recently been 

called, 'dweller-controlled') housing.72 

As Burgess puts it, Turner's error is that he equates use-value with total utility and that 

he identifies market value as the ratio of exchange. In classical economics the concept of 

'need' is identified with the concept of 'demand' through such notions as 'revealed 

preference,.73 From the above, Turner's track is somewhat different, for he has tried to 

show that use-value versus market value is a functional relationship while it is in fact a 

dysfunctional one. Due to the fact that the market value of a house cannot be an 

adequate measure of use-value, it thus follows that self-help construction will produce 

better houses than the market because the users are the best judges. 

Secondly, Burgess says it is not surprising that Turner does not accept that self-help 

housing is a commodity, as appears from the way in which he relates use-value and 

market value of self-help housing. Contrary to Turner's opinion, Burgess believes the 

question, whether or not self-help housing is a commodity can be best answered if 

referred back to Karl Marx's analysis of the relationship between exchange value and 

use-value. 

"The commodity is the direct unity of use and exchange value ... The commodity is a use­

value. but as a commodity it is simultaneously not a use-value. It would not be a 

Journal of Urban and Regional Research: (1985) vol. 9 no. 3-4, pp.312-319. 
72. Ward, M. (1982). Self-Help Housing: Self-help Housing Advocacy: A Curious Fonn of Radicalism, 
g.60. Mansell Publishing Limited 

3 In classical economics the concept of 'need' is identified with the concept of 'demand' through such 
notions as 'revealed preference' which. as Havey has remarked, 'simply allow tllat people behave in the 
way they behave' Havey. 1973: 157}. Ward, M. (1982). Self-Help Housing: Self-help Housing Advocacy: A 



48 

commodity, if it were a use-value for its owner, that is a direct means for the satisfaction 

of his own needs ... The commodity is a use-value for its owner only insofar as it is an 

exchange value. The commodity therefore still has to become a use-value ... a use-value 

for others. ,,74 

In summary, it is asserted that Turner's concept of housing does not consider the 

following: 

• the transformation of the self-help house into the commodity fonn by the 

producer himself; 

• the fact that one man's use-value can be another man's exchange-value and vice 

versa, and, 

• that a self-help house can be a very different commodity to the various interest 

groups operating in the broader urban market. 7S 

2.6.6 The Self-Help Housing Scheme in South Africa 

Despite such criticism, the Self-Help housing approach has continued to be adopted by 

various governments. In South Africa the Urban Foundation (UF) started as a non-profit 

and non-political organisation in the mid-1970's with the intention of promoting the 

improvement of the quality of life primarily in African communities. The UF assisted 

the South African National Party in restructuring its housing policy at the time when 

housing under the apartheid system was experiencing a crisis. The "explicit objective of 

Urban Foundation was to facilitate the emergence, particularly in the African townships, 

of stable communities of home-owing families, which would constitute the nucleus of an 

incipient 'property-owning democracy.,,76 To this end, it aggressively promoted Self­

Help as an effective approach to the provision of housing. specifically to address the 

Curious Form of Radicalism. p.59. Mansell Publishing Limited 
74 Ward, M. (1982). Self-Help Housing: Self-help Housing Advocacy: A Curious Form of Radicalism, 
~.60. Mansell Publishing Limited 
sWard, M. (1982). Self-Help Housing: Self-help Housing Advocacy: A Curious Form of Radicalism. p. 

61 Mansell Publishing Limited 
76 Wilkinson, P. "Housing Policy in South Africa" in: Habitat International (1998) vol., no. 3, p. 222. 
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large and growing backlog in supply associated with the deliberate manipulation of the 

'township system' of mass provision of public rental housing to achieve the objectives 

of total apartheid. The UF further persuaded the government in 1978 to reinstate the 99-

years leasehold rights for 'qualified' urban Africans that it had withdrawn two years ago. 

The UF believed this to be a very important precondition that must be fulfilled for the 

'Self-Help' approach to succeed. 77 

This period also witnessed the withdrawal of the state from its total monopoly on the 

provision of housing for African and Coloured people in the urban areas. There was the 

sale of public rental stock, launched in townships in 1983. However, it was obvious that 

this policy recorded only limited success and it failed to bring the supply of housing in 

line with the level of demand existing in a rapidly growing urban population. This was 

evident in the appearance of middle class suburbs in some Coloured and Indian 

townships, as well as in the larger African townships. It is suggested that the reasons for 

such failure to supply sufficient housing are the following: 

• the failure of policy makers to grasp the dynamics of housing needed within the 

'target' population. Therefore there was a constraints with configuring the 'demand side' 

and, 

• most importantly among the latter was the disjunction between 'real' and 

effective demand for housing. This could have been anticipated in any market economy 

with an extremely high rate of structural unemployment associated with widespread 

poverty. 78 

Attempts by the government to regulate the process of African urbanisation failed, 

which led to an explosive growth of informal settlements. Policy debates began to focus 

on what role the state, the private sector and the recipient popUlations should play in 

77 "As an essential precondition for 'Self-Help' approach to succeed -- in line with the internationally 
accepted conventional wisdom that this was based on establishing some sense of 'Homeownership '- the 
UF further persuaded the government, in 1978, to reinstate the 99-year leasehold rights for 'qualified' 
urban Africans that it had withdrawn two decades before". Wilkinson, P. "Housing Policy in South 
Africa" in: Habitat International (1998). vol., no. 3. p. 222. 
78 Nientied, P. and Linden, J. "Approaches to Low-Income Housing in the Third World" in International 
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addressing the housing shortage. The result was an attempt to solve the housing problem 

through the establishment of parastatal agencies like the South African Housing Trust 

and the Independent Development Trust (IDT) in 1987 and 1990 respectively. The IDT 

approach represented a significant effort to increase access to housing through the rapid 

provision 'at scale' of some 100,000 serviced sites. 

This was in contrast to the assumption made in the 1980's that it would possible for a 

substantial number of potential homeowners to acquire 'proper' or 'formal' houses 

through market-driven processes. The IDT scheme recognised that the large majority of 

African households would only be able to obtain such housing on an incremental basis 

over a fairly extended period oftime. Meanwhile the prospective builder lives in a shack 

OJ:: some other informal accommodation. However, it was understood that the process of 

consolidation (replacement of a shack by a formal structure) would be undertaken by 

households using their own financial resources or 'sweat equity' (direct labour). In order 

to encourage prospective homeowners, the scheme provides for the initial acquisition of 

serviced sites through once-off capital grants of R7,500 per site. The objective of this 

scheme was for each family to have a house of its own, however modest or incomplete a 

'formal' structure, for each household, situated on its own plot in a planned township.79 

2.7 Loans and the Savings Driven Delivery System 

The loans and savings driven delivery system is a recent housing scheme approach in 

Cape Town, having been proposed in 1998 by the Executive Committee of the Cape 

Town Housing Authority. Coincidentally, it happens to be the current housing delivery 

system on the international housing scene as well. 80 This scheme is built upon a 

relationship between the local authority, the private sector and the beneficiary 

community. The relationship is based upon the recognition of a mutual need and support 

of each of the parties. The policy was ado~ted to correct the administrative problems as 

Journal of Urban and Regional Research. (1985), vol. 9, no. 34 p. 312. 
79 Nientied. P. and Linden, 1. (1985). "Approaches to Low-Income Housing in the Third World" in 
International Journal of Urban and Regional Research. vol. 9, no. 34. 
80 South Africa (Cape Town) A Report Proposal (proposed low-income housing delivery model for Cape 
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well as those other problems existing In the previously implemented housing 

programmes. Furthennore, as with self-help housing, it gives the beneficiary the right to 

decision-making in tenns of the provision of housing. Finally, it was proposed to move 

away from the subsidy-only delivery by introducing some new elements, namely: 

• 
• 
• 
• 

a capital subsidy; 

a municipal financial contribution; 

domestic savings; and 

micro-credit8
). 

The operational system of the housing policy was quite simple. In order to access a 

municipal subvention, the potential beneficiaries had to meet certain savings 
• 82 requIrements . 

As this is the most current housing provision scheme, an in-depth discussion is 

necessary. The different elements of this model as well as the roles and the 

responsibility of other parties involved will thus be examined and discussed hereunder. 

2.7.1 Municipal Subvention 

In order for this programme to succeed, the city (in this case Cape Town) must make 

available a capital sum of money to augment the National Housing Subsidy. This should 

take the fonn of a subvention in respect of some cost for land and services, openly 

visible on the budget. In addition it was recommended that this commitment should be 

provided for a minimum of five years at a time, meaning that every year Cape Town 

City should signal its intent for a further five years. This assistance would encourage 

interested beneficiaries, as it would create the necessary co-operative climate in the 

housing environment. It is also consider~~ that this will allow for a positive response 

Town) by the Executive Conunittee to the Cape City Council. Dated 1998-06-25 
81 South Africa (Cape Town) A Report Proposal (proposed low-income housing delivery model for Cape 
Town) by the Executive Conunittee to the Cape City Council. Dated 1998-06-25 
82 South Africa (Cape Town) A Report Proposal (proposed low-income housing delivery rrodel for Cape 
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from the private sector and from those prospective beneficiary communities that are not 

fortunate enough to gain access to the subvention in the first year or two. 

It was suggested that the city should make different amounts available for specific 

housing projects. Historically bad practice, hidden subsidies and separate deals have 

been responsible for great distortions in the pricing of serviced sites on the Cape Flats in 

general. It is considered that this would also help to smooth out these problems and 

achieve an affordable and uniform residual amount for the actual construction of the 

houses. 

Finally, certain steps were proposed for the proper and successful implementation of this 

housing programme. One of these steps is that the city should make the subvention 

available to prospective beneficiaries on a conditional basis. They will qualify by means 

of establishing a specified savings record, and maintain the value of the subvention 

through a hundred percent payment record in respect of the Community Charge 'rates' 

for a specified period of at least four years. It is important that if the qualifying 

beneficiary does not meet the savings or payment criteria, then there will be no 

contribution from the city: this condition is not negotiable. 

2.7.2 Savings 

The generation of a Savings Driven-System is believed to be of key importance to the 

success of low cost housing generally. The prospective beneficiaries would be expected 

by the Cape Town City Council to build up a savings track record with an accredited 

financial institution for a period of twelve months. To set the wheels in motion for the 

delivery of funds, it is suggested that the first projects be accepted on the basis of a six 

months savings record. Accreditation would be limited to those financial institutions that 

are prepared to match a set of criteria th~t will initially be jointly determined by the 

Cape Town City Council and the National Housing Finance Corporation. A Special 

Town) by the Executive Committee to the Cape City Council. Dated 1998w 06-25 
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Purpose Vehicle (SPV) will eventually administer this as soon as it is operative83. 

It is important that the savings be limited for use in conjunction with the institutional 

subsidy, the subvention and, where appropriate, with credit. hnmediately the prospective 

beneficiary has met the savings requirement, he or she would be allocated a site for the 

project where the subvention is available. The beneficiary will be denied access to his or 

her savings until the end of the four-year minimum period. The savings would cover any 

shortfall in payment during that period. At the end of this period, the savings along with 

the interest accrued in the meantime, would be returned with the title deed to the 

beneficiary84. 

The City was advised to create a competitive environment in this field so that the 

prospective beneficiary would attract the best possible rates for their money, irrespective 

of whether they ultimately obtained municipal assistance or not8'. 

2.7.3 Savings and Credit 

The success of this housing scheme will frrstly be directly related to the extent to which 

the City manages to attract financial institutions to provide credit against the savings 

patterns of the beneficiaries. Secondly, it will depend on individual applicants 

employing a savings-based approach that will demonstrate their capacity to afford and 

repay credit86
• 

Under such a savings and credit scheme a savings track record of a specified period 

would enable the applicant to obtain a micro-loan on the condition that the savings 

account is ceded to the City to provide the first layer of risk against the loan. For the 

credit programme to be functional, mortgage-based credit was viewed as inappropriate. 

13 South Africa (Cape Town) A Report Proposal (proposed low-income housing delivery model for Cape 
Town) by the Executive Committee to the Cape City. Council. Dated 1998-06-25 
... South Africa (Cape Town) A Report Proposal (proposed low-income housing delivery model for Cape 
Town) by the Executive Committee to the Cape City Council. Dated 1998-06-25 
IS South Africa (Cape Town) A Report Proposal (proposed low-income housing delivery model for Cape 
Town) by the Executive Committee to the Cape City Council. Dated 1998-06-25 
86 South Africa (Cape Town) A Report Proposal (proposed low-income housing delivery model for Cape 
Town) by the Executive Committee to the Cape City Council. Dated 1998-06-25 
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The programme rather looked at the provision of micro-loans of less than R7, 000, 

repayable over shorter maturity periods of three to four years. The result of this 

approach was a combination of the following: 

• the R17, 250 state subsidy, with 

• the municipal subvention of approximately RS,OOO; 

• the twelve months savings of approximately R450; 

• a micro-loan of about RJ,OOO to create a package or product worth 

approximately R25,000.87 

On completing the first four-year cycle, the beneficiary would be able to use his or her 

four-year track record, plus the under-lying security of the property. Thereafter, the 

purpose is to further improve the property by renewed access to further credit. 

Otherwise, the property could be imprOVed as the new owner's financial condition 

penn its. The advantages are that the city would not only be involved in ensuring a better 

quality of housing for its residents, but would also do so on the basis of the verification 

of hundred percent payment of rates and services88. 

2.7.4 The Institutional Framework 

According to a write-up by the Cape Town City Council to the Executive Committee in 

1998, the 1997 Housing Policy had a chaotic framework. It contained roles that were 

poorly defmed and delineated. if at all. and there existed substantial areas of overlap and 

confusion. These factors can be said to have contributed to the poor housing situation. 

Consequently, the new housing programme attempts to clarify the roles of the different 

parties in this delivery model. This ensured that adequate precautions are taken to 

prevent confusion from arising again. 

" 

87 South Africa (Cape Town) A Report Proposal (proposed low-income housing delivery model for Cape 
Town) by the Executive Committee to the Cape City Council. Dated 1998-06·25 
ss South Africa (Cape Town) A Report Proposal (proposed low-income housing delivery model for Cape 
Town) by the Executive Committee to the Cape City Council. Dated 1998-06-25 
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The Council's role was to deal with all political matters. For example, the Council 

would deal with political issues like "determining a set of criteria for the prioritisation of 

projects, and explaining as well as popularising such criteria."S9 The Special Purpose 

Vehicle (SPV) is incorporated, as a private company while its role would be divided into 

two broad functional groups. Firstly, it would be responsible for the most rapid and cost­

efficient construction of the affordable housing stock, while the second broad functional 

area for the SPV would be to hold the stock mentioned above for 48 months, as stated in 

the rules that govern the institutional subsidy.90 

The Victoria Mxenge Housing Project in Cape Town is an example of the application of 

this housing financial model. This particular project is still under assessment, as it is 

controversial due to the geo-technical problems resulting from unsuitable fill on the site. 

These houses - nearly 300 in number - have been built by members of the Victoria 

Mxenge Housing Development Association, which falls under the umbrella of the South 

African Homeless People's Federation. It was formed in 1992 for the purpose of 

enabling people to pool resources to house themselves.9) 

This scheme operates through funds made available by the government under the 

uTshani Fund. The uTshani Fund Governing Board comprises representatives from the 

nine regions in Western Cape. At present any Housing Saving Scheme is eligible to 

apply for an uTshani Fund loan. Such loans are made available to collective members of 

the Housing Saving Scheme. As soon as the monthly repayment of each member has 

been determined, the staff of uTshani Fund determines the total amount, which can be 

borrowed over a IS-year period at a simple interest rate of 1 % per month.92 

89 The above information as a whole is from (Cape Town) A report proposal on low-income housing 
delivery model for Cape Town by the Executive Co1DDlittee to the Cape Town City Council. Dated 1998-
06-25. 
90 The above information as a whole is from (Cape Town) A report proposal on low-income housing 
delivery model for Cape Town by the Executive committee to the Cape Town City Council. Dated 1998-
06-25. 
91 Http:\\www.dialogue.org.zalpdlindex.htm. [2000, September 21] 
92 Http:\\www.dialogue.org.zalpdlnew_intemational.htm. [2000, September 21] 
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The success of this particular housing scheme and financial model needs to be carefully 

assessed, considering that it has only recently been applied in South Africa. 

2.8 Conclusion 

The historical study of housing policies implemented in South Africa and in other 

developing countries reveal more similarities than disparities. The housing dilemma 

(resulting primarily from rapid urbanisation) appears to be a common phenomenon in 

both contexts. These problems have led to the implementation of similar housing 

policies common to South Africa and developing countries, even though they have 

turned out to be ineffective. Most probably those housing policies practised in 

developing countries could have been influenced by some policies that were adopted in 

South Africa. Examples of these housing policies include inter alia the Employment 

Housing Scheme, Squatter Clearance, and Pre-fabricated Mass Housing in the form of 

walk-up apartments. By and large the shortcomings of these various sets of housing 

policies were not very different, irrespective of wherever they were implemented. 

The most striking disparity between the two contexts in question is evident in the case of 

South Africa where the formulation of housing policies was based on segregationist laws 

during the Apartheid era.93 The reverse was the case in other developing countries where 

the formulation of housing policies was demand-driven. Although the Apartheid housing 

policy in South Africa experienced a crisis and witnessed a gradual collapse after the 

Apartheid era, low-income housing schemes are still segregated on the periphery of the 

city. This is due to the legacy of Apartheid. coupled with the fact that land is cheap and 

therefore affordable for low-income development on the periphery of the city. Recently 

completed examples of such housing projects exist in Delft and Oceanview. This 

practice of housing low-income earners on the periphery has continuously encouraged 

9l Cape Town City Council. (1989). Cape Town City Council involvement in providing housing for it's 
present citizens pages 1-6 and also Wilkinson. P. (1998) Housing Policy in South Africa in: Habitat 
International. VoL22, Nos. 3 pp. 215-219 and Willem van Vliet. (1990). International Handbook of 
Housing Policies and Practices: South Africa, pp. 588-589. Printed by Greenwood Press, New Vorlc. 
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the development of urban sprawl in the city of Cape Town, and would, in addition, be an 

obstacle to compacting and integrating Cape Town City. 

Generally the provision of low-income housing by the State has become so unpopular 

that its existence was ignored. Before the advent of this, the provision of low-income, 

high-rise apartments in Cape Town was wholly the duty and responsibility of the City 

Counci1.94 Some examples of such low-income, high rise residential apartments are 

found in Elsies River, Heideveld, Manenberg, Lavender Hill, Parkwood and Hanover 

Park, to mention a few. 9s However, similar problems were responsible for the 

unpopUlarity of low-income housing provided by the State. These reasons include inter 

alia limited resources persisting within the government sector with regards to the budget 

for housing, lack of personnel and corrupt administrative practices.96 All these 

aforementioned factors still serve as obstacles to the provision of housing by the state. 

Due to the problem of limited resources persisting within the state sector with regards to 

the budget for housing, attempts have been made to reduce the cost of providing housing 

and in turn increase the number of units produced. When this new concept was finalised 

into a working policy, it was manifested in various forms of Self-Help housing schemes 

with houses that are very small and cannot be furnished. The various Self-Help housing 

programmes include approaches such as "site and service", "core housing", "instalment 

construction" and "aided self-help". Throughout, the exclusion of the processes of 

consolidation and densification has continued to reinforce a sprawling development. 

94 Mayor's minutes on housing Cape Town City Council and the Cape Town City Council involvement in 
providing housing for it's poorest citizens: (1993) A history of the various branches of the City Engineer's 
and City Planner's departments that have been involved, pp. 5-9. 
9' MA&E (1981) The Journal of the Local Government of South Africa Municipal Area. Redeveloping 
Elsies River, page 24 and the Cape Town City Coutlcil Involvement in Providing Housing for it's Poorest 
Citizens: (1993) A History of the various Branches of the City Engineer's and City Planner's Departments 
that have been involved, p. 4. 
96 Finance for Housing Community Facilities in Developing Countries. United Nations, New York 1968. 
pp. 9-15 and Wilkinson, P. (1998). Housing Policy in South Africa in: Habitat International Vol. 22, Nos. 
3, p. 221. and for the international housing scenario Abrams C. (1964) Man's Struggle for Shelter in an 
Urban World, pp. 79, 142-143. Printed in the United States of America. 
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The Self-Help, Aided Self-Help and the loans and savings schemes are limited in tenns 

of providing low-income medium-density housing. They can only be implemented as 

single dwelling units for one family because of the limited experience of the builders. 

Secondly, these schemes have facilitated the conversion of governments of developing 

countries and in South African from being a provider to a facilitator in the provision of 

low-income housing. Invariably, housing is no longer used as a tool for city-making; 

rather it is increasingly viewed as the provision of single storey dwelling units alone, a 

process which is facilitated by the sub-division of land into small sized plots. Thirdly, 

the slow process of construction dependent on the availability of funds and labour versus 

the keenness of beneficiaries to begin dwelling in these units further limits the option of 

vertical expansion. 

The aforementioned factors have entrenched urban sprawl in Cape Town through the 

provision of suburban housing in an essentially urban area. The questions that come to 

mind therefore are: Can the predominant provision of suburban housing in an urban area 

result in effective management of resources? If not, can urban housing be the solution to 

this problem? The next chapter demonstrates the need to review the sprawling 

development with housing as a tool to achieving this goal. 
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CHAPTER THREE 

3.0 THE NEED FOR ALTERNATIVES TO CONVENTIONAL TOWNSHIP 

DEVELOPMENT 

3.1 Introduction 

Over the years, the concept of town planning has gradually shifted its priority from an 

emphasis on aesthetics to a more functional approach, which concerns order, scale and 

generosity.97 This changing trend dates back to before the advent of the Garden City idea 

to modem day planning principles. These planning ideas were initiated and implemented 

in response to the crucial pressures of our time, the purpose of which was to achieve a 

well-designed environment. One of the fundamental pressures of this age is rapid 

urbanisation, and the quest to absorb the increasing population into the urban centres has 

given rise to planning concepts whose implementation has unfortunately resulted in other 

problems. Some of these planning problems are caused by the predominant housing 

patterns provided, coupled with the planning concept applied specifically in fast growing 

urban centres.98 It is as a result of these problems and the need to solve these problems 

that this research will attempt to suggest an alternative to the conventional township 

developmental model. 

However, it is only proper that before there can be an alternative suggestion to any issue, 

there is a need to understand the existing trends or patterns of development of the issue in 

question. Accordingly, this chapter intends to determine the predominant housing type 

applied in Cape Town as well as the structure and form of the City. For the purpose of 

this study, and as will be explained hereunder, the research has been carried out in and 

limited to the Cape Town Metropolitan Area. 

97 Uytenbogaardt, R. and Dewar, D. (1995). Creating Urban Places to Live: A Primer. 
98 Mills G. "Housing in South Africa: Linking Form to Delivery Process" in: Urban Forum, (1993), vol. 4: 
no. 2, pp. 55-57. 
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3.2 The Study Area 

The Greater Cape Metropolitan Area, located within the territory of the Western Cape 

Province, is a region bounded by the Atlantic Ocean in the west, False Bay in the south, 

the Hottentots HollandlDrakenstein Mountains in the east and the Winelands in the north. 

The area can be divided into two separate planning parts: the inner metropolitan area and 

the outer metropolitan area The outer region is made up of towns such as Paarl, 

Wellington, Stellenbosch, Somerset West, Strand and Gordon's Bay, including Atlantis 

and the Helderberg Basin. The inner metropolitan area houses the bulk of the popUlation 

and generates the most economic activity. This area is made up of the densely populated 

area of central Cape Town, Bellville, the Cape Flats and the Metro Southeast area.99 For' 

the sake of clarity the inner metropolitan area can be divided into the following eight 

distinctive sub-areas: 

• The City Bowl and Atlantic Coast: This area is dominated by Table Mountain and 

Table Bay, (contains the Central Business District of Cape Town and is a highly built­

up I densely populated area); 

• Southern Arm: This developed along transportation routes (the railway line and the 

main road) and comprises diverse functions - housing, commerce, industry, cultural 

and recreational amenities; 

• Tygerberg Arm: This is similar to the Southern Arm, having also developed along 

transportation routes (Voortrekker Road and the railway line) towards Bellville and 

Kuilsriver; 

• Cape Flats: This is predominantly a lower-middle income area with mediwn to low­

density sprawl; 

• Metro Southeast: This area has been recently urbanised with little employment 

opportunities as well as little opportunities for commerce and amenities. Suburbs I 

99 Khan, D. M. (1997) Case Study Cape Town, Planning and Design in the 1990's, p. 7 see also Cape 
Metropolitan Area Interim Metropolitan Framework. (1993) The Way forward; Draft Report for 
Discussion. p. 4-17. Cape Metropolitan Council. (1996) Metropolitan Spatial Development Framework: A 
Guide for Spatial Development in the Cape Metropolitan Functional Region. p. ix 
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settlements which fall under this area are Blue Downs, Khayelitsha and Mitchell's 

Plain; 

• Southern Peninsula: This fairly large area which extends from Hout Bay to 

Constantia to Cape Point, has experienced limited residential development because of 

topographical constraints. The exception is the main road, which extends 

intennittently from Muizenberg all the way to Simon's Town; 

• Northern Arm: This includes residential developments in the areas of Table View, 

Bothasig and Milnerton, being suburbs which have developed along Koeberg Road 

and the Atlantis rail link; and, 

• Northeast Sector: The prominent settlements within this region are Durbanville, 

Kraaifontein and Brackenfell (refer to Diagram 3.1)100. 

3.3 The Structure and Form of Metropolitan Cape Town 

Obviously, certain factors such as population increases, finance, the need for agricultural 

land and general town planning ideas must have influenced the structure and fonn of 

Cape Town. tOt This chapter will however, look only at the related issues of housing 

patterns and how these affect our built environment and society, both economically and 

socially. 

The structural pattern of the city has been influenced by two planning ideas in addition to 

the dominant influence of the motor car on town planning. 102 These are the 

Neighbourhood Unit and the Garden City Models imported from America and Britain 

respectively. These ideas emerged in both countries as a result of rapid population growth 

in the cities, which resulted in equally rapid urbanisation. The implementation of these 

planning ideas in Europe and America resulted in problems, which were not too different 

from the planning problems they caused in South Africa wherever they were applied. 

However, these ideas were not borro~~d as a result of their popUlarity, but because they 

100 Khan, D. M. (1997) Case Study: Cape Town PlalUling and Design in the 1990's, p.7 
101 Dewar, D. (1990).The Structure and Fonn of Metropolitan Cape Town: It's Origins, Influences and 
Performance. The Urban Problem Research Unit. The University of Cape Town. 
102 Dewar, D. (1990).The Structure and Fonn of Metropolitan Cape Town: It's Origins, Influences and 
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offered potential solutions to the local environmental problems and the housing crisis 

experienced at this time in South African cities in general, and in Cape Town more 

'fi 11 103 specllca y, 

E 

A City Bowl and 
Atlantic Coast 

B Southern Arm 
C Tygerberg Arm 
o Cape Flats 
E Metro South East 
F Southern Pemnsula 
G Northern Arm 
H North East Sector 

Diagram 3.1 Sub areas of the inner Cape Metropolitan Region, 

Source: Metropolitan spatial development framework. Fig, 2,3 

These planning models were portr~yed as a device for creating a new regionalist 

consciousness, which would maintain and foster a particularly rich human culture as well 

Perfonnance, p. 73. 
103 Dewar, D. (1990). The Structure and Form of Metropolitan Cape Town: It's Origins, Influences and 
Perfonnance. The Urban Problem Research Unit. The University of Cape Town, p. 33. 
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as offering a home to every type of character. The Neighbourhood Unit Model was 

proposed for the spatial organisation of residential environments. Later, regionalism and 

the Neighbourhood Unit Model were paired up, this offered very specific possibilities for 

physically reinforcing the South African pattern of apartheid-based urban segregation of 

racial and ethnic areas. On the level of the individual housing unit, to emphasise these 

differences even further, different minimum standards were stipulated for different races 

and ethnic groupS.l04 

The Garden City concept and Neighbourhood Unit Model have certain common 

characteristics. They are both low-density developments with large expanses of open 

space and localised public facilities. The road network in the Neighbourhood Unit Model 

is fairly open with curvilinear street patterns and enclosing arterial routes. These road 

layouts are designed to protect neighbourhood schools and parks from heavy traffic. This 

is achieved by confining through-traffic to arterial routes on the periphery of the unit, by 

increasing the width and capacity of the bordering arterial routes, as well as reducing the 

width of the internal roads. Furthennore, the width of the internal roads is decreased and 

is characterised by a curvilinear road alignment. 10S Unlike other inward-orientated 

amenities such as schools and parks, other facilities like shops and services are located at 

traffic intersections adjacent to other neighbourhood units and thus tend to be supported 

by residents of more than one neighbourhood unit (refer to Diagram 3.2).106 

104 Japha, D. (1993). The Social Programme oftbe South African Modem Movement in Blank.­
Architecture Apartheid and after. Nai Publishers. 
lOS Behrens. R. and Watson, V. (1996). Making Urban Places. Urban Problem Research Unit. The 
University of Cape Town, Cape Town. 
106 Behrens, R. and Watson, V. (1996). Making Urban Places, Urban Problem Research Unit, The 
University of Cape Town, Cape Town. 
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"or~ ,,:.1(("'; ;;uch.t.~ fkcori,:s 'I~r(" ~~I'·,r.,teJ hom Jl'~:J<:"uJI ~:,:"s ." 

Il~"' :" t1:~ ;",Io;wor. of Ill.: t"o :llor<'I1:(11I(oooo g\!n~'r.1i i'l.!I1"ir~ ",nlk~. C.ip': TOI\I: I~ 

cl:;:r.L~lcn..:u Iw", ':1~;Ic"f<;:'.t r.II::;r:[ ~ml ~'ll'nu"J slrl;c:Llr~1 u.","I<lp:n.:n,. Alll:ou~h II 11 

110,)1 'he 111Ct1110n olthc fC5':.Ir.:lI0 ':.1"1 nt,: ~'ud._·, Oil Ihe cft'"," of' ~ufl·~! Inl1:I ' ..... JI ... J 



:0 luifil 11l~ plannm!; Ia"s dunn:::; tile ~p.mh~id ~r.t. Ih~ ~x islcncc of Ihcs~ bulfcr LOnes 

c~nr.ol be :!:r.orcd."~ \'\"1:11111 III, ~:t: ... pcopk:lT~ ~~id~IHI~II:. ~l>~galcd ~ccord:nj!: (0 

ml1u"I,.;J by II;c Ne:gllholllbxu.l Uml COI1C~r-1 .. lr plarlnmg These rock~ts (IT 

d~\'dupm'l;t opc:ratll';'; :11 1 '" l at"'~ .,~, I~tl on an: I,nk~,! or ~~,-.. ic~'d h)- free"ay~ '"hich 

d,,'ld, '-.Ilh,[ lh~I' H't,!;~.It, 111, ~tlj()lf\tn!> an::a, Th, I1J;, 111.ldc ;KCeJ;<; hy rool lind pllblic 

lr .. mror: 10 ~r<:J.!i u f sh .... pp: n,; ..tnd "orl.: vcry <Ii flicu ~ I ' 

Tn cC'''It~aSI 10 th~ suhurbs dISC~5S<:C ahCl\"~. tll~ I'I~III'''I!! cOllcepl JfJ;)llcd :n to\\"n~hlps 

~lIch as :\yar\gJ IS ~1.I11~ ~irf<.:rcnl. "SyangJ is ~JtJ to h,,·.c~:\ ulld,:~r Integraling i'lanntng 

cnr.(Cpl. ap.IM Irom thc ii!rt th;!1 it is nrglll'lsc,1 JwunJ ;\\(1 11l;'.I0r cms.~ <;I~~IS. \"I~. 

SllhJn~atli /\V~nu~ ~:\~ \"I:.mg,m ..... RoalL Ong;n.11,. II:~ 1.1:-0111 l1t"'\yang.:t was based Iln ~ 

[~tICln~h,cJ gnd systcm. Th, level ur tnrr.1m"J~II1'-C .i \'~ry 1;)\\ In I1·.esc Jr~:l.'i, lar!:!cl,' dut' 

10 ~ bel.: or r>.lndin:;; I ret"er to DL~<!r~m JA), I I I 

I'n ,' "",') ~ r(",i": I 'niT .. Cap-:: ]'""n 
"[}::"M.:) ond W~'''m V 11')0;1. ~h '''',1. "I lilt 1= .. o;d ~10"'b uflh. C~p. --;',,"n, :'h( l,b,n 

p, cl.'br: Rooe.,., h t_ ,,". J h, l. "''''',''y "I C Jr<: I ~~ n. 1'1' I ';·lU ~",I DCII" [) '. I '.'K', Th Slrucna< .nd 
F,n rrr nl ~I<~ upuJn;l.n ':~O'< I ~w'" It'$ o,,~,,~. Irrllu<n,c, _~tl YC"">l"TTWC.lC, r- Xl 
.. KIl-'n. n M. \ 1917:. C,.. Sludv C.I>! T ,,"'rr ?~.J..~n\c~ >r,(1 I I. "s" '" , ..... , 'i"-~:. r .C, ~c •• 1", J)c,..., 
]) II ""II) Th< ~lf""'WO ~lUl Fu,,,, ,,( ~Im()pol i "" C'r' 1 ,'~n I,', Un;,n" Inll",,,::,,, lr.d I'm=noe, r 

" ," Io;h..Jn LJ \1 (I'I':I~' " I',,, Snwly Cor<' t"'''An PI>,"",m, "d Dc,",;,'" ,J Ihe \99':",. p. to. D' ..... ,.. D ",.1 
, I '"-9C , I)>:: S:ru.lu!', 'n,.' iout'" '" \101"'",,'" J<, Cup< r"·. ,, 1 [", O"~m", Inll .. <I1l<, JIld Po, fu, nunc<. The 
t ':1>..0" P,~Hom R,<:.roi, ~"n, J 'r." I, ''''.,S,lv "I CJp< [u'" I'P ~-" ,,~J .. , "".!"." """,. ... cl,.1 ~ I 'Wll 
rm, mh,p lO. CJr<: I U"" C~\l' Stud, .\, OJ r'''(lt"", W,"'."'! Pop", ::"."! Pi' I·'· .nd 5·; 
", ·\w.ornc" <I ,I • t 'i'l~:, 7u'~"sltl~ III CeO'< 1.,1<,,' (',,,. ~lurt:i .\,.eJ P,,,,:k, W",Lo. 1' ,1""' M , ". i' 1·1 S 
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By :omp.lnson the 1~:>O'Jt of New ("ros~ro:ds I'; dtiiercn: li"'ll II:c c longcLre-i ~r:d used In 

:-'Y~Il!",' The SlrcC:, ~r~ ~ur.~d . while ihc ro"d srn~c I~ r~l:onJII$,:J U) mC"I1 ~ .. )f~ul.de­

S,IC$ rh,:; layDul ;1 :'a.,ect Oil ,I ly~ICI :l ,)i IlICH1.!I 1m:.; r .... ~(b SOCIJI ~nd (i)mmcl-cI~1 

f~, II J l in ;II"\; I :licm" I "cd, 'l1o\L~il so:n~ ,1,C Jh .... luc~Ii."iI oro th~ ~{)rr; ~rs (I r Ih. uruadn :,;n~. 

Th~ h;\d ()(,,If,JSlrtIGllIrl' Issnllll~1 I.., IJut ",: ;...r :"~Il:y1 nOI wcllllcl'clopcd l~ 

Tr. ';[I:llm~m~ th~ ~b<$l·. It hJ~ OC~:1ll1uslratd th~tth,~ pbronlng i,jc"s within C,!'~ T0\\n 

we~~ lnll!.lcro~c,j 10 ~ ~lgfl l iicJnt d~~r~c h" ,he GJldcn ("J(1 pLIIIr111\~ \:Om;cpl and the 

''''c:~I: l!a 'Jmcod L'111'. pl~I1!\II1'; concepl. TIle r~;jd~ntl;l l ;)~lk:T~1 or th,><.; r.\"o plannlr.!<: 

,dc ~.1 ~rc ohnou,]\" c-f J 'prJ·.\ li:1~ natur~. "~Ih~y :;II .lIll;HO[l 'Ii~ Ii0woHlg pattcn> or single 

G,,~l.ing ll:lit jX!r plct .-\s it ~csllit. high I~'.~jo; nf car 0'.\ 'I<Tslllp an.- J S"'I! 'I"" nOli ior 3n 

d(iI;J~'l( 0 , iundiolLd lc\ 'd f):'mohilit} Tc' t:1d~~~!~Il\J Il:~ IrnpJd .... r(hi, pl<llllling mode: 

Or! the' ,)1"0\ .~IDn O(hou5,ng, it willlJc \JS"hJi \0 (QmpJr~ d~tmn;J[[t il"!I~m, or hOLj~fng in 

lit,' ~r~~ter C::p.:: T,.,wn ar~.1 
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-' .... ---~. 

n",,'I..Lm , ~ S"L -~,.v '~. th ")~""" ~r.ol KTC 

S.".,,," ,\""lm".:1 ,I : 19'!~1 T~~'", I"p '" C.pt T u"" (" ... ". ,,",J, ,,'u l~nr,I., W",ll~: r.p<:, .... ~ pp 

.'- .''1 



3.3.1 r I "ml~ or Ilr~iMnib I O~\ tin 11 mrn r in ("1M' T ,n, n 

JJl.1.'.)(" -h" s;;:ne m rcl.llwn 10 lhe \;'\rI(lU~ n:l'l'fll<: ~fOllpS. r;1U:,:mS !'r,,;]] IH~h·lIl1:ull:t 

'lvu~:n!-! ~uul1S do" II I" 'lJb~I;I.:n,<.'" UlC .... lII(" hUU51 ]]~ gl"Dup5. 

• lI i!! h _r ,, ~omt lI .... uing 

,h .:Ilir:~,~ JJld _Ol~c plO! ~ Jc' eloped 0:1 'hc IIrl';l!\ C'dg<.'" \\ hL'le n~lur ,,: "melli' ... :~ ;ill' hIgh. 

I:' .l<.:,·aslt>k: The pm\ lSIon of Ihe51.' 3n'CIllIl:~ o.;CU11> Ihr"ul>h 1"(' pr;\ .ne ;("uur. often ~~ 

.1 rc.lll r ,11 n:!:!;, ,JU.1i dCl"cl"pn,cnl JI"! f-n • .n;,' E\;1Jllpk" (.Ill b,: f.:rUllJ 1I1 ,.rt'J~ lI).e 

(\':Isunua. CiOln::mont. IJppcr·\\~r.oer!!. ~! "ul ~3\'. BI~hop~ ("our.. C.'!l!r~ R.II ~I·d 

II " , tlurn_ml C . 

• . ' I id dl ,,- ln ,·om~ Jlo lIsin )! 

111 (h.j ""l("J;Cf' rtler"::' IS" 11\·n..I'o".uds I"" ,kl1~:l}·. sHlgk d\'<.:Um!;. ~uburb~n huu~:n:~ 

c,I"I..:) i I:.:st' .. (".15 are IIKJIc..\ n.~· bJI-:U' .\ruuud II .. : p"nmcl~r u: ~h,' <.: .Ij)" ! .. I~ ..... here 

1.11:<.1 " 'l"!IJI"rly ehe;,p [:,(Jrl(l le,\ Jrc _,re;,s 5U;;'1 J; Slr.:mlfunll',Il se.-! .. ,"~ "f RII.~ 

[).)\\-:1~. \ '\ fulcnl. p,," t.. an r Jr~ .. ~\hlunc. R<lr\dcbo~ch·Easl. I-Jl('\' :.1)' ~,," (jras.H' P arIc: ". 

TI:e rrCdJml:I~lIt ionns ... 1 hUU511l'; In thIS c:l:eco<y Jr~ ~inr.1c d\\"lhn~s. Oelachcd 

";~Ilk:ntl,,1 bw l,t.nJ;~ .IUJ. <,0;1 l r :'lu~"t y. ol" .. :h of I1Jl~ ThIS rJ(c;;ory 01 h"I.I~II~::: c.m br 

(.HI'l.! <n are.l~ hk~ KhJycl.ls!ll. \1;Jrmb~r:!. lJclH Bvn:"hl'uwcI. H.UI,h-::- 1'.10. .ulll 

' ,' no"", n ,I ,I : 1'1'l(11 rhe Slru.,u,,· u:.d r~"" M \km,!",I"," C'r'" T."_,, ,, ', !''In,.m lc_,·""".", :~,I 
I·orr"'m" ..... 1 ',h .. " J"ub.~'" R."",,h! , .• 1 I' ::~ ",.,1.«> L~ SlI<'u:,: :.\1,11 ,uno" IW~- !n .. "J.-\ 
l ;r,\I' ,~:". "k' r "I"'"'"' r ,~ ,,", ., ~,~ I", \ I .. ",p" .an ('Jr" r~"T1 \ I ~ .. n PI",~'"~ 1I';"Ah 1"'~rn,1 
',I ~:,'h~p r I' "",I \.;,.".,. n \1 I'~)~! r". ~,,"j) 'Jp" lo~,. .. 1'1."n,,,s JI>.i p'''''~" ." .. ",' B~("'. ~.I~ 
,. 1(1.,: .. l) \~ ( ,'JY 'j( " .... ' ~luJ' \·.1r,· I~"n P.~"",,,~,c.J ::>0. ... "" '" II" 19'111' 



" I.mga. -

• Sllh si_l1Cn~l~["l'(Jlne [lolI,ing 

-nle 0:15",:. li<Jusjl'~ r"rm, on the$e l , C.'; au: ":1glc J":Udld UrIlt, on sc:p<rr:lte idols. 

Althougil \h~ IIL"·~ IIOU:;C, dc: , ·.cr~d b ~ tit..: st~k Jr~ In :11~ li'fT.l ,If $ue and 5c['\"ice, the 

rr'~ \'lo Il S IleusL' ()( R'F~S~n t al"c' s h()u~ l ng schemes ',INC 1n ,1:(' inml Oleore hou~e; or 

~lah pany w~ll ><.)iu\l()n" ; ~ 

Fllr1h~r in Ih,s re~~rJ. (ilnl is .! tn:nd IO\IJrd.' sqll~lIlro: in are:~1 close to rl:J.ce~ of 

cmploymenl. TIm h~ ~JPl1l'lLcd. lur ~.\alllpk. ir. \-l()u, i~ .,y Jnd "loordhoek. but il is not 

'KCLlmn~ al J large >COl:,' du" tu Ih~ .ub '::qu~n\ Ih~;]1 ,I'" (~ n,.)\'a1 However, there is a 

Irend to crC:lt~ new miimnJi so.:Ukm~nls c()n5is[l1'g m.lll-,I:. ,II.-;'l:.d::s. in are:!.'; such as 

Kh;Jye!iBh .. and KTC. ". 

To',,;'I, I.C. [:\Jm s ub~: s (tn.;,,·;.,;: om,' k. ·: I lu hig): - n",'me I~I ~ I. us~ prcdOlJ'.l n anti y singh: 

(l· ... c ll in~ Uni t; In Ih~lr ~~,,,jc'ltl.!l JI~;;.s . -. As J re.~LJ::, .1I~ .:\wall Hruc tural pattern ItM 

emcrgd In the elt y u r c Jp" r ,, "., n th<l\ 15 i.lUI11 111.11C,; hy lll: I d rcclicnal low-dcnsl ty sprawl 

(~fcr te Oiagram J 5).' :' ll l:."~ .In' l hrc~ ll11C\ 0 f"pra',I: n.I1:1::I:, 

• ~j1~" 1I iJ1L \"c spra',\ [ b.\ hl!"hc' tn<:um~ groJ'-!r~ Dc" ~,,)pcr~ pm\ Ide ]aw·i.lensl1y suhurbs 

w hich P'OntOIC pn\ ~1~ s i" :,;k-, t<.![cy o.!w~ll:n~., nil .1 I.",=-,: ,,:,,1. ",ilh access for onc or 

mur~ ~~rs i.lwelhng, fh lS IS facl ill,.:eJ 1>". a :'r~c Ik .\ 011ralTic '-lI1d hIgh space 

st.mJ JrJs for :::lntmur. IIY faci I ill~' (CXJ:JW! .-; of ,l id', d~·. ~ \'pmc'It exisl in COnstalll1 a 

and HOUI Ray) : 

• C,,6,s·dlncn s~;.r,h for i!l:"ld by J~lh(lr:1 J "S ",.nl''l~ I.) J~·.dQP low-mcome housing. 

II' ))c"ar D 01 ,II !Q<,(J\ ' !'~,c "","<lure "Tl J Form ~f ~.!",JU1~,I"", 'p.' r~ '".,, · If, Onll'n.. Iml"""""".oo 
r"·<'I""T .. ",<~ Tho lJ, W:l P,cl!lc'" R, .. ,,, elL Cu", L'Ci ;. 12-
" ~ o::., l'I \1 J 1';9-1 C .... < Stud, J~.pcT,," n. Pbn~"'; ",,,; n.·,",n _" ;h,' '~"O' , 
· KI"'I. n \1 11~~cI ('~ <~ ~!lLJ)'l·lp~T~'.\ 'c . Pllnm", "'~ n,·":,,,,~ ,I,,' i '/ " (r. 
,,' I.e SUO"J J. \ IDF T ,,,m (I ~"1) T Q'A .',-J, ,\ D"t'! SpJ. k.l 1 n,:, <I"F''':'' ~r.rr. 'w~rl: ior \l."~p"l ,tm 
I',f'" T ""'T_ .\ T u .. " p l a " I\'::~ Br me!: lill~",,,j W '" l,hc'~ ? .'0. I'· I " 



-, 

.lL;~hOrlll<:' (C~Jmpi~S 1[1 Vt:ln Jnd plrt orKhayd ilSh.ll. and, 

• !l1e,~JI S<lu:tlHng -~ n IOCJllens .. , bie n a"Old h~ra5'lllclll The ,qll~l(~r ~~Hkllh::ms occur 

111 ullin cd.,\c of e'l~bi'$h~J s<:Hi<:mcnts Tin, dc\~ lopm~nt occur.; In arCJ~ of 

:<lll'ldl~~ha _ I ~~ 

n:e crux d :1-.<: ;m .. bknl .;houle nm 11(' m:'undcrsk'vj a> bClilb r~p,d urb~n j sJ(;Qn. 

n~c~lIs~ Ihls :~ ~II Ill';', Itahk result of rap"! p..1pulallon I nHC~S<: R~lhn lll~ IC<: uS iil\Oul': 

h~ on the p~<: .. k)lnlll~1I1 app l lc~li~n of ?.lJ1lcI!lar bUild'll"; lyp<:~ ~nC Ill, pIJnnln!: ideJs 

<ll'plLro for subllrb:m ho.lu>mg purpcse<; )n Capc TO\\Il. 111 ol (k, tv cxp,or~ p('l>-~ i h 'e 

;C!lllwns ,r,c nc~t S<'1.:11CIl r~l'icw,.l c(,n1pan;on h<:l"<:~on planned 5prawlmg OlIllI pl:<rII1<:d 

"Qn' p~,t cn\' " cr.mcnl". 

J '" Crit k j ~ nl of the Spr~" 1 C (llIrliti u ll (I f Ci(k~ 

The to!lrlwmg cntlClsm ~rchc "[lr.1\\.1 ctlniill.:'m wdl bc flY \\ay ofa ,(lmp:m.irl:l hel'.\~cn 

lhe Ilwlt'lI)ol'c sinSlc dwclling pl.1nnd cnmTmmillCi a, ag~nl;l hlgh·densiTy pl:m:,wd 

d<:\,iol':'t1Cnl The comp:m~cn wil l he O;ISej on ~O,{ 'lIlal,s<:, un~<:1 \'3nOIl~ head:ng., . 

namcly ,lpcral:n-; <:G"~I. capl:>!1 ~OS!S. ~<1ci.!I CO<;(". cn\"lrOIUI'cnlal ,cstS, funCllrl:lal ,OSB 

.1.4.1 Oper at ing ('(I'IS 

Ttl<; o;Jcr,!;ing ':Ol{<; ("If ~lllily "cr,I'~~; io,-llrTcd in a !o,,·dcnSlly dc', ~!op:ll~m are ",'TCJICr 

lhao IhrlsC of ,I hi;hcr d~ns'ty dcve lnpmem The Teason IOf 1101, IS 1~lal 111 " 'gr..,jen.,il)! 

del e; cp;ncn: lIT, disl ~'KC '<:I'"."Co cni IS jllo!> I~ sooner unc I hus ricn,' nes of CQrlSCmCfI 

p~r kLlomc:rc o f Inmk :;C,,'ICCS arc hl~hcr Logj~alb. thcli. wr.cn dllT~rcnl lUUS ar~ 

Sl~(.!-.:cd ~:-'r.\"e each mhcr. (he~~ are cwn gn:alCr ~C()ilOml<:~ or Si.·} lc.;: This ,~ 

"KiwI. D ~·I I ~'I'!\l', ('0<" ,no~, ;:"UOTO"" Plat,,.,,,,g l.-.J D'''Rn ,,, ,110 ""k" Pogo I'.) 
i-:h.J'L D ~I I: "'!Il', L ',1-' ,noJy ("]~. r "WII Pb'"I",g "'~ [)""~n '" :ho I -:'~ ')" r 'II 

:I :),' .... ,11"~. P ,nJ (;",,,1\\ R i 1 q~71 ':!l< FU~"~ >Of"""" "<»~ uf ,11011'.:"< , lc"'lo~~·.t'"" I "'-"'cw .,; 
,bo "'I,:C""C' " ,~ [)""'L\."~, P 'LU<.'l l >c,·,' LC" rflcm~ l">iL",C' "...! 111011 ofl"o,-, on L"""C. ,po,,, I <m LCII.-, 



'! 

r~r1:c'~lally O'''' ,)lI$ III 10Jd·b~sc<.l >n"'C~~ 11k~ .Io:i..: ·" ·~.~1 ~ coli~ction. ,(ann water 

r~n1CJ\"al. p'JI >cc' ~U[\ ~'11I."'~~ ~n,j P"',(<I[ Ikl: "~r}" ;-nr ~x Jmp '''. it IVa lIld requm: more fuel. 

:110['.' pvl:c~ ·.~hid,,~ ~n,j more -"ork,lL,\; IlJ~!",> ta r<ll~ol .• ,prJ".' Img dcvc!op:ner,( Ihan a 
, 

hlgh-(k"~ : l > J",c I OIJl\l'~:11 --

.1.,.\.2 ('~pi l a l C..,sts 

~r~~l~r (r.an Iho"~ pnl~l1lln~ to a lngh ,kns;ry .1"\,,iop')l~111 ]'OJ mstance. the COSI of 

pro.- Ictmg ;ew:;r, ~mi Ih" c"'~l ... r ,;~Wc'r In::Jlm~m :,r~ hI !:'\.» I \l :\ low·dens;] y development 

IhJn in ~ l:l~b·<.!CII,'t\' o.!",~iup'lILn\ Th:s Jiso Ji'rli~5 ~n Ih~ tOH of pm\' lding other 

1~r.1Cc'S 51.1,:11 a, "~ln. d""trWli:> ~mj ~!Unn WJ:~r Jr:.m:t;;.: "Ohviously. there are two 

rT'.JlI1 r~;u[)n~ f,-" \h~ It: ~h~, ~()~I~ 'Jf ~uburt.al\ l llfrJ~lmC T ur~. l:al:1dv: 

\. the rr.cr~~~<:<.1 Ji,la,,[c~ bd"""<:n tb~ smgk ITil'~":ll:JI d~\'elopment generate 

ulm~c~~~;)'>' r~~ll'uiat,cm C"O,!. 

;~p~r~t~ Cltility mam5 (for c'xampk. J S~\\~r '.r~:!lrr,,"\1 r .1 "11 m J tong mfra.o;tru<:lural 

linkJS; to c.\iS'.ln~ ullilly m~11l5. It IS \"'~'r:' irr,pnr1.!:l1 ~., r.O)C thJt [be capll~1 COSI of 

(On~truCling a 1 .... 0 ·~ 10:cy "'J[k up ar:,lrtm~nl wJ" _b!~n~t J. ~h;rd of ~ <.IeLacbed 

dwdlll1g Ihwncr. ,tu .. lI~ . also ~ho \\ IhJ: Jhu'.' (L\~ storeys. Lhe capita! C05t 

II1cr~:J.;;<'" r~pldl\' Jue 10 the need fo, 11ft. "IIJ ul,d<:rc()".': ?Jri.;II'g'l' 

t:GC Pr<>.l. \'on'OH"" 
,,-, \1' 4t>On, B, ( 19'Y2) Sprc,d C,ty' E,., 1,IO .. on 01' 'ho ('on ,'I L"'-. _~ I ;, '"" Ih ," ~! elro~Ji"n C,>", To,"", 
I 'I~'" P: ~;."'m ReI"'''" L'n,: !"'.< l- ",,'01$'1' of (""~" "' " ,~ fl . 

,,, \1'".,,,,, B, 1 1 ?92l, Sp,,'aJ ell' h "I,.J:.<-n "I" 'Io~ em!" "f I . '-0", - I ,10m"!, Ln .\k,mpol,(aLL Cat><" T o"'n 
l','oo P',,'"I<rn R<,,~,d, I '"i: n:t r..:"".",(, uf (" ~t><" .:-,,""'. r I~ '". ",,', 11, f I IQ-;'\ ' Cw;(",nel 
Uc".<ily , o.! E'co.:'"C'" D"ILlb""c" (" y.:' ~, In D""'r"n~' P I ,.,,1 ~, " 'a, p",'n~ I'ot"" .• .,,<1 'hell 
10 Hot: M !J,~," ;;p.l: .• i .~':U," 'L.r: UBI rIO". V",."ou·, ~T 
'.' Sw,,",. \' \ : I ~OX: . DC' del':"!'''':'' ,nJ r'bnr,Ln~ EC0n.,,,,:c r" \ II, ",,,,,~,~ ,,,d R.,cun:" I"" ... · E 1nd 
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3.4.3 Social Costs and Social Opportunities 

This category refers to, for instance, travel costs and time. It has been shown that travel 

costs as well as travel time are very much more reduced in high-density developments 

than in low-density developments. The differences are attributed mainly to the shorter trip 

lengths 125. There are certain critics of the sprawl model who propose that travel costs 

have a significant effect on accessibility. However, a study by Pushkarev and Zupan 

(1977) revealed that in low-density development it was only high-income groups that 

could afford either the cost of private transport or expensive public transport fares as 

against low-income group where the reverse is the case. 126 It was concluded that transport 

access and accessibility for low-income groups only increased at high densities, largely 

due to the fact that patronage of public transport increases with higher population 

concentrations which result from high-density development. 127 

Furthermore, it is suggested by critics of the sprawl that high-density planned 

environments offer a more stimulating environment than do low-density sprawl 

communities. Low-density developments are argued to provide little variation in design 

and housing types, which results in a relatively undistinguished and unifonn 

environment. 128 

3.4.4 Environmental Costs 

Several issues are examined to ascertain environmental costs, namely: land consumption, 

air quality, water pollution and the maintenance of the greater ecological balance. 

I2S Newman, P.W.G. and Kenworthy, J.R. (1989). Cities and Automobile Dependence: A Sourcebook 
Gower Technical, Aldershot. . . 
126 Pushkarev, B. S. and Zupan. 1. M. (1977) 'Public Transport and Land Policy' Indian University press, 
London. 
127 Pushkarev, B. S. and Zupan, J. M. (1977) 'Public Transport and Land Policy' Indian University press, 
London. 
128 Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
UPRU The University of Cape Town, p.16 and 17. 
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density environments. As a result it can be said that high-density planned communities 

will actually conserve habitats and maintain a greater ecological balance. In low-density 

communities, on the other hand, no land is left undisturbed. 132 

3.4.5 Functional Costs 

This category pertains to the level of transportation within the context of high-density 

development on the one hand, and low-density sprawl on the other. Various effects on 

developed environments are analysed. 

Travel conditions tend to deteriorate in low-density planned environments. This can be 

traced back to the huge demand for private mobility, which thus generates a low level of 

public transport patronage, thereby reducing the viability of services. Another reason is 

that a high demand for movement is generated as a result of excessive distances. In 

addition, private mobility is preferred due to increased incidence of crime and violence 

occurring on public transport routes / nodes. As a result of these two factors mentioned 

above road utilisation increases and congestion is aggravated during peak periods 133. 

Although different opinions exist, there is a strong need to address suburban congestion. 

This can be achieved by redesigning and relocated workplaces closer to residential areas 

and integrating them into nodes of higher density and mixed land uses. It is argued that 

this would reduce both radial and non-radial trip lengths and thus reduce suburban 

congestion. 134 

The aforementioned problem of congestion in low-density sprawl conditions has 

contributed to several other problems. One of the problems can be seen in the area of 

economic production. There is a negative impact on labour productivity as a result of 

132 Watson. V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
UPRU. The University of Cape Town, p 18 and. 19. 
133 Pushkarev, B. S. and Zupan. 1. M. (1977) 'Public Transport and Land Policy' Indian University Press, 
London and Newman, P. W. G. and Kenworthy, 1. R. 'Gasoline Consumption and Cities: A Comparison of 
US Cities with a Global Survey' inJAPA, (1989) vol. 55, no. 1, Winter respectively. 
134 Cervero, R. (1986) "Unlocking Suburban Gridlock" JAPA, Vol. 52, No.4 Autumn. Watson, V. (1992). 
Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. UPRU. The University 
of Cape Town, p. 18. 
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tiredness and lateness to work, resulting from excessive travel time from dispersed 

environments. Secondly, the excessive distances that must be covered for transportation 

of finished goods, materials and labour in sprawl environments, also increase production 

costs and thus inflate commodity prices. Finally, the low concentration of consumers in 

low-density environment limits the market thresholds required by commercial 

enterprises, particularly in the case of smaller businesses. 135 

In terms of land utilisation, suburban sprawl is argued to represent an inefficient use of 

non-renewable resources. This is as a result of the predominant single dwelling pattern of 

suburban growth that creates an environment with low residential densities and excessive 

largely privatised, open spaces. The very high reliance on privately owned cars in such a 

suburban environment also dictates the need for large parcels of land to be dedicated for 

parking, storage and the movement of private vehicles. 136 

In terms of energy consumption, this is obviously lower in high-density developments 

than in low-density developments. This difference can be attributed to a decrease in need 

for residential heating and shorter trip lengths. In a study of petrol consumption in the 

world it was discovered that there was an obvious increase in the consumption of petrol 

when population density falls below 30 persons per hectare gross. The reasons for this are 

as follows: 

• the increased lengths of trips created by low-density cities, and, 

• the large number of trips necessary in suburban areas to satisfy daily household 

needs. 137 

Finally, in terms of water consumption, high-density planned development consumes less 

quantities of water as against low-density planned community. This results from a 

135 Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
UPRU. The University of Cape Town, p. 16 and 19. 
136 Newman, P. W. G. and Kenworthy, J. R.(1989) 'Gasoline Consumption and Cities: A Comparison of 
US Cities with a Global Survey' in JAPA, vol. 55, no. 1, Winter 
137 Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
UPRU. The University of Cape Town, p. 19-20. 
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decrease in the need for irrigation requirements due to the existence of fewer private 

gardens and smaller expanses of open spaces 138. 

3.4.6 Opportunity Costs 

With regard to opportunity costs, a more beneficial alternative use of resources is 

proposed by Watson (1992). He argues that the resources used for connecting suburban 

development along the periphery with the centre of the city, plus the resources spent on 

the bulk of the infrastructure in the city, could be better spent on upgrading the existing 

infrastructure and accommodating the urban growth internally. 

3.5 Criticism of Compaction Cities 

The advantages of compacted cities have been highlighted in the above discussion. In 

opposition to this, other critics base their argument on the review of reports undertaken 

by Altshuler (1977) and Windsor (1979).139 They argue that many of the empirical 

studies have come to a different conclusion, and have evolved various arguments in 

favour of suburban sprawl, namely: capital costs, operating costs, social costs, 

environmental costs, functional costs and opportunity costs. 

3.5.1 Capital Costs 

With regard to the provision of infrastructure, they suggest that residents in a bigh­

density environment often require more expensive services and facilities than low-density 

sprawl. They suggest that inhabitants of low-density sprawl areas are generally satisfied 

without the benefits of expensive services like tarred pavements, public parks, sub­

surface utilities and numerous streetlights. They justify low-density sprawl by saying that 

the capital cost is lower than bigh-d~nsity development because of its lower level of 

138 Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
UPRU. The University of Cape Town, p. 19-20. 
139 Altshuler, A. 'Review of the costs of sprawl' Journal o/the American Planners Association (JAPA). 
(1977). vol. 43, no.2 April and Windsor, D. A 'critique of the costs of sprawl' in. JAPA, (1979), vol.45, 
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infrastructure provision. 140 

• Acquisition of land 

Critics of the compact environment argue that compaction measures have a negative 

effect on the acquisition cost of land and thus housing affordability. Although compaction 

is said to contain sprawl, on the other hand it restricts the supply of land that could be 

developed in relation to the housing demand. This leads to inflated land acquisition costs. 

High increases in land prices in tum increase housing purchase and renting costs, to the 

disadvantage of low-income households. The result is that developers who provide low­

income housing are either driven from the market or forced to raise their prices. This 

argument by critics of compact cities is said to be supported by the experience of 

compaction measures employed in some Australian and American cities. 141 

3.5.2 The Operating Costs 

The argument that the operating cost of low-density sprawl is lower than high-density 

development is based on the premise that low-density sprawl requires a lower level of 

infrastructural provision. It is only logical that the operating costs of this infrastructure 

are similarly lower. The lower level of services in suburban environments results in lower 

administration and maintenance costs. 142 

3.5.3 The Social Costs 

Typically, social costs are based on the distance travelled. It is argued by critics in favour 

of suburban sprawl that travel costs in suburban environments are in fact not as great as 

commonly reported. This is substantiated by the fact that spread cities such as Houston, 

no.3. July. 
140 Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
UPRU. The University of Cape Town. 
141 Colombo, L. J.and Taylor, P. 'Infill Development' in Urban Land, (1988) vol.47. no.9, September. 
142Altshuler, A.: 'Review of the Costs of Sprawl' Journal of the American Planners Association. (JAPA). 
(1977), vo1.43, no.2 April and Windsor, D. A critique of the costs of sprawl inJAPA, (1979), vo1.4S, no.3. 
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Detroit and Los Angeles, to mention but a few, are reported to have average travel times 

20% to 30% shorter than compact cities such as New York and Chicago. 143 The 

differences in time are partly attributed to the time taken by walking to and waiting at 

transport terminals. Secondly, the decentralisation of commerce and industry towards the 

suburbs has effectively reduced trip lengths. Experience has shown that in terms of travel 

costs in consolidated areas of Australia, for example, increased housing costs in the inner 

and middle suburbs often forces lower income households to live on the city periphery. In 

such a situation, lower-income communities incur the greatest travel costs.l44 

• Household preferences 

In terms of household preferences, it is shown in this argument that the best qualitative 

benefits of the various patterns of urban growth are argued to manifest in residential 

preferences. The benefits of suburban growth are listed as: a single family home, privacy, 

rural ambience, cultural similarity and a safe environment for raising children. A major 

problem that emerged in Sydney and Adelaide, for instance, is the refusal of the public to 

accept the consolidation of residential buildings. This was observed in a public survey 

undertaken in 1982 concerning perceptions of higher residential densities. The result was 

an overwhelmingly negative response to the consolidation of residential buildings.14s 

3.5.4 Environmental Costs 

In relation to noise and air pollution, critics of the compact environment argue that in a 

number of ways suburban sprawl is less environmentally damaging. Their argument is 

based on the premise that suburban environments decongest point sources, which in tum 

helps to protect the environment. As for water pollution, in high-density areas there is an 

increase in the peak flows of storm water with greater concentrations of pollutants. This 

July. " 
143 Gordon, P. and Richardson, H.W. 'Gasoline Consumption and Cities: A reply' JAPA, (1989), vo1.55. no. 
3 Summer. 
144 Bunker, R. (1983): 'Urban Consolidation: The Experience of Sydney Melboure and Adelaide' 
Australian Institute of Urban Studies, Publication no. 111. Camberra. 
145 Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
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is as a result of the increased surface runoff per hectare and the intense urban activity of 

high-density environments. A study conducted in Florida, USA, has shown that 

compaction measures and high-density developments in fact worsen water quality. 146 

3.5.5 Functional Costs 

The critics of compacted cities have identified three points of weakness for their 

argument concerning sprawling cities. In this regard, this thesis will look at congestion, 

land utilisation and level of energy consumption to see how they support the argument in 

favour of suburban sprawl. 

• Congestion 

The critics of consolidation argue that suburban decentralisation disperses trip-ends and 

reduces trip-lengths. As a result, this decreases unidirectional congestion.147 On the other 

hand the solution to suburban gridlock which is often suggested is the promotion of high­

density nodes of mixed land use. It is stated that the above would worsen suburban 

congestion as increased numbers of workers would be forced to use low-capacity cross­

town road infrastructure to move across the city towards these nodes. They suggest that 

the solution lies in movement channels with greater capacity, rather than residential areas 

with high densities. 148 

• Land Utilisation 

Although the critics of consolidation acknowledge that there are expensive infrastructural 

costs incurred in speculative, discontinuous growth, they also argue that this fonn of 

growth is not as inefficient as critics have suggested. Considering rapid urbanisation, 

UPRU. The University of Cape Town. p. 22 
146 Audirac, I et al (1990) "Ideal urban form and vision of the good life' inJAPA, vol. 56, noA Autumn. 
147 Gordon, P. and Wong, H.L. "The cost of urban sprawl: Some new evidence" in Environment and 
Planning A, (1989), vo!.7, no. 5, May. 
148 Gordon, P. and Richardson, H.L. (1985) Gasoline Consumption and Cities: A reply, JAPA, Vo1.55 no. 3 
summer. 
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discontinuous growth that skips relatively central parcels of land is argued to be efficient 

for the following reasons: 

Firstly, the skipping of land parcels facilitates the later development of higher density 

housing types, thereby leaving room for the development of a range of housing options. 

Secondly, if a sufficient population threshold is achieved, discontinuous growth will 

leave parcels ofland undeveloped for the provision of commercial services. 149 

• Energy Consumption 

The argument with regard to energy consumption is based on the premise that, although 

compact environments and investment into public transportation services are important 

factors in promoting energy efficiency in terms of transportation, this is not the case for 

transforming a dispersed metropolitan settlement. This is because it can not be based on 

the performance of the older compact cities. ISO The reasons to support this argument are 

as follows: 

• the capital costs of public transport in the 1990's are not those of the 1890's, and, 

• the existing public transport services in American cities are not energy-efficient under 

prevailing levels of utilisation. 

3.5.6 Opportunity Costs. 

With regard to opportunity costs the critics of compact cities argue that compaction 

measures represent an inefficient use of scarce resources. They suggest that arguments in 

favour of compaction are based upon a utopian vision of city form, which assumes that 

containing the suburban sprawl will lead to a better quality of life. Arguments like this 

are questionable, considering the fact .!hat the pressure for compaction originates from 

149 OhIs, J. C. and Pines, D. "Discontinuous Urban Development and Economic Efficiency" in Land 
Economics, (1975) vol. 1. no. 3. August. 
150 Gordon, P and Richardson. H. W (l989) "Gasoline Consumption and Cities: inJAPA, (1989) vo1.5S, 
no.3 Summer and Newman, P.W.G and Kenworthy J.R. "Gasoline Consumption and Cities: A comparison 
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city centres in de centralised metropolitan areas. 

Secondly, suburban growth is thought to be inevitable in a market economy, as a result of 

providing more residential buildings due to the population explosion. The sprawl scenario 

seems to be a natural process of urban growth. Attempts to prevent urban sprawl will 

therefore forestall the allocation of resources into more important management 

mechanisms and provide only a temporary protection of peripheral undeveloped land. lSI 

3.6 Criticism of the Argument 

As stated at the beginning of this chapter, the concept of costs is important for both 

arguments, and this includes qualitative and quantitative considerations. Evaluating the 

qualitative costs of urban growth has generated some further arguments due to personal 

interpretations. 

The argument against the sprawling environment has exposed some limitations. For 

example the critics of the sprawling development acknowledged that their housing 

comparison involved a reduction of floor space in high-density dwellings. It is argued 

that the omission is as a result of the fact that studies have shown that it is cheaper to 

build smal~ units. The advantage of this is that it accommodates fewer people and this 

reduces infrastructural requirements. It is concluded that these limitations are related to 

methodology rather than content. 152 

On the other hand, the critics of compaction highlight two limitations of urban sprawl. 

The argument in favour of suburban growth tends to be biased towards the cities of the 

developed world. A number of assumptions exist in this biased interpretation, such as, the 

existence of fiscal resources, economic growth and household income - factors that have 

failed to materialise in the cities of the ~eveloping world. Secondly, the argument that the 

of US cities with a global survey" JAPA, (1989) vol. 55, no.l, Winter. 
lSI Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
UPRU. The University of Cape Town, p 24-25 
IS2 Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
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nodes of increased urban activities would aggravate suburban congestion is based upon 

the assumption that suburban congestion occurs as a result of the absence of non-radial or 

circumferential high-capacity movement of infrastructure. This assumption pertains only 

to a particular situation however. IS3
• 

The critics of compaction have raised some issues that are of utmost concern in ensuring 

the efficiency of compact urban growth, even though they are based on a number of 

assumptions. Some of the important issues of concern are the following: 

• the problem of compaction as it affects affordability of housing; 

• compact development seems to be a utopian idea; 

• suburban sprawl reduces the level of infrastructure; and, 

• the argument with regard to the housing preferences. 

These assumptions need to be carefully reviewed and considered in the development of 

medium-density environments in the developing world. 

3.6.1 The problem of compaction as it affects affordability of housing. 

To say that 'compaction' measures increase housing costs by restricting the availability 

of developable land, is based on a false assumption. There are three reasons why this 

assumption is invalid. Firstly, the compact measures ease the pressure on supplying new 

land by providing additional dwellings within existing communities. Some measures can 

induce higher densities, for example, the provision of second dwellings and public 

housing programmes. Secondly, while it is not a necessity that these measures ought to be 

implemented along the city edges, doing so does not restrict the supply of developable 

land. Thirdly, the various categories of housing in the market are segmented (low-income 

and high-income). Due to this an incre~e in one sector does not necessarily constitute an 

UPRU. The University of Cape Town. 
IS3 Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
UPRU. The University of Cape Town 
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increase in the other sectors. 154 

The notion that greater housing affordability is achieved in suburban growth, by the 

realisation of cheaper peripheral land prices and the facilitation of economies of scale in 

housing is also problematic. This is because it fails to acknowledge the impact that 

peripheral low-density growth has on the use of valuable agricultural land and upon 

public subsidies and private disposable incomes. If the low-income communities are 

located on the edge of the city due to the market economy, they will be some distance 

away from the employment centres. This will create a burden on their fiscal resources as 

well as those of the city as it becomes necessary for public transport services to move 

people from their places of residence to places of work. 155 

3.6.2 Is Compact Development Utopian? 

It seems that the critics in support of suburban sprawl do not realise that there is a 

fundamental utopian assumption underlying suburban development itself. Suburban 

growth is based upon the assumption that every household owns, or will own a private 

vehicle. Considering that the level of car ownership is relatively low, it is a rational and 

realistic response to the conditions and needs in developing countries to encourage a 

compact city growth for persons on foot. Proponents of suburban growth further assume 

that all communities will have the resources to develop and maintain leafy landscaped 

environments. Although this assumption might have limited validity in developed 

countries such as America, its applicability in the cities of developing countries is highly 

. bl 156 questlOna e. 

154 Watson. V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
UPRU. The University of Cape Town. 
ISS Watson. V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
UPRU. The University of Cape Town, p 26-27. 
156 Watson. V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
UPRU. The University of Cape Town. 
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3.6.3 Suburban sprawl reduces the level of infrastructure 

The statement that suburban environments require less infrastructural investment because 

they are believed to be generally content with a less expensive infrastructure is not valid. 

This is because if expensive infrastructure was provided it would be accepted, 

considering that human wants are insatiable. Most effectively, suburban residents tend to 

constitute the wealthiest segment of the city's population, often with the greatest lobbying 

power in local municipalities. So, in reality, suburban residents demand a high level of 

infrastructure, which tends to be provided at great social and economic cost. 157 

3.6.4 Housing Preferences 

The point that compaction measures disregard suburban preferences is true to an extent. 

The changing household composition in the cities of some developed countries has 

increased differentiation in housing demand. However, enough evidence exists to 

illustrate that suburban growth destroys the very qualities and amenities that motivated its 

preference. For instance, it is not possible to obtain the rural surroundings in suburban 

environments, considering that each wave of speculative development tends to destroy 

the semi-rural atmosphere of the previous one and the landscape that surrounds it.158 

The issue that there is an increase in disease and crime with high-density does not 

conform to empirical testing. The compact cities of Hong Kong and Singapore have very 

good health rates while the spread cities of Los Angeles and Detroit have higher rates of 

violent crimes than New York. Another important area is the suitability of the suburban 

environment for child rearing. According to studies American children were found to 

value neighbourhood features like accessible meeting points, recreational opportunities 

and characteristics generally associated more with compact environments than with 

IS7 Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
UPRU. The University of Cape Town, p 29. 
ISS Bourne, L. S. (1991) Recycling Urban System and Metropolitan Areas: A Geographical Agenda for 
1990's and Beyond Economic Geography. vol. 7, no. 3 and Watson, V. (1992). Spread City! Evaluation of 
the Costs of Urban Growth in Metropolitan Cape Town. UPRU. The University of Cape Town, p 28. 
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suburban environments. I S9 

It is obvious that the direct relationship of the residential density to environmental quality 

is a misconception. The determinant of user-satisfaction is shown to extend beyond 

density type; instead it includes location and access. In fact the key to a better 

environment is proven to be a better design and not the density of dwellings or people per 

se. 160 

Having demonstrated the advantages of a high-density planned development over a 

prototype single dwelling planned community, it is important to explore the planning 

ideologies that could be combined with a high-density development to bring about 

sustainable compact cities. 

3.7 The Need for Sustainable Development in Cape Town (with emphasis towards 

Low-Income Medium-density Development) 

For the first time in history architects and planners are faced with the challenge of how to 

absorb half the world's population in the various cities that spread across the globe. This 

occurrence results from natural increase in population and migration from rural areas. 

The latter has always been very common, as people are usually attracted to cities in 

search of better opportunities. Cities have continued to spread outward in size and in such 

a sprawling manner that conventional patterns of accommodating urban growth have 

become obsolete. In developed countries migration of people and activities from city 

centres to peripheral suburbia has led to massive suburban development, wide-spread 

road building (which is very expensive to provide and maintain), increase car use, 

congestion and pollution. The better examples of such development are commonly found 

in the Western part of the United States of America, in areas such as Phoenix and Las 

IS9Newman, P.W.G and Kenworthy l.R. (1989) Cities and Automobile Dependence: A Sourcebook. Gower 
Technical Aldershot. Van Vliet W. "Neighbourhood Evaluation by City and Suburban Children" in JAPA, 
(1981), vol. 47. no. 4, October. Finally Watson, V. (1992). Spread City! Evaluation of the Costs of Urban 
Growth in Metropolitan Cape Town. UPRU. The University of Cape Town, p 28. 
160 Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. 
UPRU. The University of Cape Town, p 28-29. 
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Vegas. Meanwhile, the poor in most developed countries are abandoned and isolated in 

inner city ghettos. However, in developing countries the urban poor are relegated to the 

squalor of the swelling shantytowns, where illegal residential buildings outnumber 

officialonesl61
• 

The case is not too different in South African cities in general and in Cape Town 

specifically, where city growth is predominantly suburban, extending outwards in low­

density sprawl and fragmented areas typically characterised by land use separation. This 

whole concept of dividing everyday activities into compartments, segregating 

workplaces, shops and homes, has been made viable by private mobility. Furthermore, 

the car has made it possible for people to live far away from city centres. However, it 

appears that not enough attention is paid to the fact that the wider the city spread out, the 

more uneconomical it becomes to expand the public transport system, and the more 

people become dependent on the car. 162 Apart from the fact that this increases pollution 

levels, the urban poor who are relegated to the periphery of the city where the necessary 

infrastructural facilities are lacking suffer many discomforts. For instance, the urban poor 

who should benefit most from proximity to work places and bulk infrastructural services 

are very often far removed from these services. This condition is further compounded for 

them by the fact that travel time and cost to these places for daily activities are quite high. 

Again, public transportation in such areas is often inefficient due to low patronage 

resulting from low-density sprawl (refer to section 3.4.5 of Chapter Three). This has 

resulted in unequal access to facilities in Cape Town, with the urban poor being the most 

affected. 

Obviously, the typical urban growth discussed with regard to developed countries as well 

as that of developing countries in general, and in South Africa with special reference to 

Cape Town, appears to be uneconomical and unsustainable. Thus the need for sustainable 

development in our urban centres is dictated by the quest for solutions to these 

161 Rogers, R. and Gumuchdjian, P. (1997) Cities for a Small Planet. Printed in England by Butler and 
Tanner Ltd. Frome, p. 7. 
162 Rogers, R. and Gumuchdjian, P. (1997) Cities for a Small Planet. Printed in England by Butler and 
Tanner L.T.D. Frome. 
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aforementioned problems and several others that have been created by conventional city 

growth. 

However, the creation of sustainable compact cities is a complex issue. It demands a 

concerted political will, a planning ideology that favours mixed use development, an 

increase in densities and a development approach that incorporates all forms of public 

transport systems without allowing the car to undermine communal life. 163 Furthermore, 

this includes how to design our streets so that they favour the pedestrian, the cyclist and 

the greater community. 

In practical terms, the compact city should grow around centres of social and commercial 

activities located at public transport nodes. These could provide focal points around 

which neighbourhoods could develop. In the bigger picture, the compact city is a network 

of neighbourhoods, each with its own facilities, while accommodating a diversity of 

overlapping private and public activities (refer to Diagram 3.6). In this way, members of 

each neighbourhood are in fairly close proximity to places of work or job opportunities 

and social facilities. This proximity means less driving for everyday needs, which in tum 

will reduce congestion and pollution in the city. Further, through the adoption of this 

concept, different neighbourhoods can acquire different urban qualities and identities. 

The above opportunities should consist of mixed land use, but also different housing 

densities and types can also be included. 

However. in the case of a big city, mass transit systems can also provide high speed 

cross-town travel by linking one neighbourhood to the other, whereas local distributors 

are left to commute people around local areas (refer to Diagram 3.7). This planning 

concept was applied in Lu Zia Sui, a new district in Shanghai, China. Lu Zia Sui covers 

an area of one-and-a-half square kilometres. Diverse commercial and residential quarters 

163 Haughton, G. and Hunter, C. (1994) Sustainable Cities. Printed by Jessica Kingsley Publication Ltd. and 
Rogers., R. and Gumuchdjian, P. (1997) Cities for Small Planets. Printed in England by Butler and Tanner 
Ltd. Frome, p. 38 
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were created in the district enhanced by a network of parks and public spaces and 

accessed primarily by public transport. 164 

In this particular study ofLu Zia Sui, the transport engineers (Ove Arup and Partners) in 

charge of the project calculated that the broader mix of activities and greater emphasis on 

public transport would reduce the need for car journey and thus roads by as much as 60 

percent. Emphases were also placed on a network of public spaces (market places, civic 

nodes, avenues and substantial parks) so as to create a vibrant urban environment. 16S 

Another important area that must be examined carefully before the idea of sustainable 

development can be applied in Cape Town, is the issue of increasing densities from the 

inner city areas outwardly in such a manner that medium density can be achieved. 

Ordinarily, medium density can be achieved with any type of building from single storey 

to multi-storey housing (refer to Diagram 3.8). If only single storey developments were to 

be applied, this would require clustering these units together very closely in order to 

attain the required density. This option is very likely to compromise the quality of urban 

life. There is bound to be an invasion of privacy between dwelling units or adjoining 

plots. Another problem is over-crowding, which may further give rise to various anti­

social problems. 

164 Haughton. G. and Hunter, C. (1994) Sustain~ble Cities. Printed by Jessica Kingsley Publication. Ltd. 
and Rogers, R. and Gumuchdjian. P. (1997). Cities for a Small Planet. Printed in England by Butler and 
Tanner L.T.D. Frome, p. 44 
165 Haughton. G. and Hunter, C. (1994) Sustainable Cities. Printed by Jessica Kingsley Publication Ltd and 
Rogers, R. and Gumuchdjian. P. (1997) Cities for a Small Planet. Printed in England by Butler and Tanner 
Ltd Frome, p. 44 
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Diagram 3.6 Compact mixed-use nodes reduce journey requirements and create lively sustainable 

neighbourhoods. 

Source: Rogers, R. and Gurnuchdjian, P. (1997) Cities for a Small Planet. Printed in England by Butler and 

Tanner Ltd. Frome. 

Closea t.aop 
System 

Diagram 3.7 Compact nodes linked by mass-transit systems can be arranged in response to local constraints 

Source: Rogers, R. and Gurnuchdjian, P. (1997) Cities for a Small Planet. Printed in England by Butler and 

Tanner Ltd Frome. 

Consequently the current research proposes the application of multi-storey buildings 

which may not create these problems which were discussed above, if properly handled. In 

additiont it is believed that if this new fonn of urban development were skilfully applied 

in the city it would contain the sprawl and lead to better management of scarce resources. 

The aforementioned goal can be achieved through the advantages of a more compact 

developmentt which are as follows: 
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• by reducing the cost of providing services as well as the cost of maintaining such 

infrastructural services such as water supply, electricity supply, telephone and roads; 

• by resulting in a maximum patronage of utility facilities, thus improving the range 

and quality of services and the provision of such services; 

• by reducing the level of energy consumption to a considerable minimum; 

• once the above points have been achieved, a more sustainable urban development 

would be attained in the city, and, 

• inclusion of this housing type and mixed-use developments this in itself would 

considerably off-set the cost ofland as well as the cost ofinfrastructure. 

The promotion of medium-density housing is required because it would bring about 

socio-economic development. The following points demonstrate how this is possible: 

• through restructuring the segregated nature of the city by integrating residential areas 

of different social status standings; 

• by maintaining the use of historical infrastructural investment and consolidating its 

use; 

• by housing large amounts of people and thus providing the required level of 

patronage for the effective functioning of public transport system, and, 

• for the same reason as above, by providing the required levels of support for the 

success ofa small-scale business enterprise. 

Last but not the least, that medium-density development can bring about improved 

environmental management in the following ways: 

• through the optimal use of a considerable amount of land, the countryside itself is 

protected from the encroachment of urban development. Therefore more land is made 

available for agriculture, and for other purposes. 

• through improving the ecological balance, and, 

• through decreasing levels of air arid water pollution. This occurs because trip lengths 

are shorter and as a result there is a reduction of dependence on the motor car as well 

as a reduction in the quantity of tarred road surfaces respectively (refer to section 

3.4.4 above). 
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Three Storey flat 

Diagram 3.8 Different options of housing. 

Source: Development Action Group, (March) Housing options for the Western Cape 
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3.8 Conclusion 

The above discussion has demonstrated that the current township development in cities 

such as Cape Town has been informed by the predominant application of the single 

dwelling unit, the strong influence the car had on city planning and two specific planning 

models, namely the Garden City and Neighbourhood Unit Models. These ideas were 

employed in various attempts to reduce the housing backlog in Cape Town. They were 

widely applied in Cape Town and the city continued to absOJ:b new housing development 

in a low-density manner, which increased and magnified the problems associated with 

urban sprawl. 

However, it is necessary to understand the housing problem in the context of current 

township and city development. This problem is not just one of providing dwelling units 

or large low-income suburban dormitories on the outskirts of Cape Town. It is more 

about creating cities through the creative and innovative provision of housing. In 

addition, housing professionals from the private and public sectors need to carefully 

implement the concept of mixed-uses, compact, integrated and sustainable urban 

development in the city. Since this development includes the incorporation of mixed-use 

developments, a working relationship between the private and public sectors is required 

so as to develop an in-depth understanding of how to provide a mix of different functions. 

Obviously, this will also require a greater integration and input from local government 

and planning departments such as transport, water and the environment. 

In conclusion, then, this chapter has advocated the need for urban housing with emphasis 

on achieving a compact and sustainable development rather than the suburban sprawl 

development currently employed. Presently, the former is yet to be a common occurrence 

in South ~can cities, including Cape Town, despite the tremendous advantages it offers 

to city growth (refer to the latter part ~f section 3.7 above). For the above reason, the next 

Chapter discusses in detail by way of two case studies in Cape Town (looking at spread 

and compaction respectively), to illustrate why medium-density housing is seldom 

applied to low-income housing to promote a new form of urban development. 
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CHAPTER FOUR 

4.0 CASE STUDIES: ILLUSTRATING WHY MEDIUM DENSITY HOUSING IS 

SELDOM APPLIED IN LOW-INCOME HOUSING IN SOUTH AFRICAN 

CIITIES. 

4.1 Introduction 

The Development Facilitation Act of 1995 was enacted to place a humanistic and 

environmentally sound set of nonnative principles at the heart of the planning system. 

The purpose of this Act was to develop settlements that are environmentally sustainable, 

integrated and compact in addition to promoting mixed-use development. This legislation 

together with the Local Government Transition Act of 1996 required all local authorities 

to come up with integrated development plans that deal with spatial, environmental, 

economic, social and institutional issues holistically. 

Despite such a clear proposal for the creation of better settlements, a number of planners 

and housing professionals still maintain the predominant application of low-income low­

density housing which has continued to facilitate urban sprawl. Such developments are 

nonnally characterised by massive donnitories with associated facilities. Very often they 

are disjointed or isolated On the periphery of the city where social and commercial 

facilities and other vibrant urban activities are either entirely lacking or grossly 

inadequate. This fonn of city growth demands urgent attention. However, before this 

issue can be properly addressed, it is necessary to firstly understand the conditions 

promoting this problematic development. Therefore, the two questions that come to mind 

are as follows: Which conditions facilitate the provision of low-income, low-density 

sprawl that is currently predominant in South African cities with special reference to 

Cape Town? Secondly, what are the o.?stacles militating against the provision of low­

income medium-density housing and its appropriate location to promote compaction, 

mixed land uses and integrate urban development in Cape Town? 
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In order to answer these questions effectively, this chapter examines two case studies. 

The first is a housing scheme in Delft, which represents low-income, low-density sprawl. 

It is hoped that the investigation into this housing scheme will unveil those factors that 

facilitate the provision of only this housing type (suburban development instead of 

medium-density housing). The second case study is Springfield Terrace in Woodstock, 

Cape Town. It is a low-income medium-density housing scheme aimed at demonstrating 

how to promote compact and integrated urban development. Investigation into the 

execution of this project is expected to reveal those obstacles that militate against 

utilising this housing type to achieve new urban development. Furthermore, 

investigations would be conducted into the legislative framework of important 

components of spatial planning (such as housing and land). It is expected that such 

(investigation) would throw more light on the issues raised in both case studies. 

4.2 Case Study 1: Delft Housing Project 

4.2.1 The Site Location 

The Delft housing project is situated within the Metro Southeast region, which is one of 

the eight regions in the Western Cape Province. The Delft area forms the western portion 

of the Benede Kuils River Urban Structure Plan. The Kuils River bounds the site in the 

east, and in the south-east it is bounded by the Kuils River freeway and the adjoining 

Drift Sand Nature Reserve. The N2 freeway forms the southern boundary while the new 

airport site forms the western boundary and the M12 Stellenbosch arterial forms the 

northern boundaryl66. Sarepta is the nearest railway station while the railway stations of 

Unibell and Werkgenot are approximately two kilometres away from the northern 

boundary of Delft. This suggests that public transport was expected to be the main mode 

of transportation, even more so because the suburb is a low-income one with a low level 

of car ownership. 167 (Refer to Diagram 4.1) 

166 MLH (Architects and Planners). Nov. 1987. Structural Plan Blue DownslDelft. 
167 MLH (Architects and Planners). April 1995. Delft South: An amendment to the Blue Downs Local 
structural plan, p. 7 and Prinsloo, I. et al (1994) Presidential Project-Delft Housing Investigation. 
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Diagram 4.1 Map indicating the location of Delft (at no. 4) in relation to the Central Business District (at 

no. 1). 

Source: Dewar, D. et al (1998) Public / Private Partnership in the Department for International 

Development, p 177 

4.2.2 The Historical Background 

Before the commencement of the Delft housing project, the land was used in many 

different ways. The area to the east of Kuils River Freeway was mostly privately owned 
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and a large portion of the land was used for agricultural purposes. A large portion of the 

land to the west of the freeway was underdeveloped and used as a rifle shooting range. To 

the southeast of the site is the Delft Animal Farm. 168 The origin of the Delft plan can be 

traced to the preparation of the Guide plan for the Cape Metropolitan Area in the early 

1980's, even though this large low-income housing project was only initiated by the 

Development Board between 1987 and 1989. 169 The site was mapped out for the future 

residential needs of the "coloured" population, anticipated to be about 80,000 families. 170 

The approved guide plan of 1988 was for an area of some 4,000 hectares referred to as 

Blue Downs. It was capable of accommodating some 40,000 families. Later on, the Delft 

development formed part of Blue Downs and was acquired from the State for housing 

development. At this time, the tricameral parliamentary system was established, and the 

Minister of Housing and House of Representatives initiated the housing project in Blue 

Downs. This was after several attempts to involve the Cape Town City Council had 

failed. It was subsequently decided that the Delft proj ect be executed by means of a 

departmental in-house team. 171 The first four of the planned six local areas, namely 

Voorbrug, Roosendaal, The Hague and Eindhoven (which combined, became known as 

Delft proper) were completed between 1988 and 1994 (refer to Diagram 4.2). A total of 

7,864 new residential units were approved within these four towns, of which some 6,200 

formal housing units have been constructed to date. These sets of units vary in size from 

18msq to 60msq on plots that range from 160msq to a maximum of 35Omsql72 (Refer to 

Diagram 4.3a, 4.3b, 4.3c and Plate 4.1). 

168 MLH(Architects and Planners). Nov. 1987:Structural Plan Blue Downs/Delft, p. 22. 
I69MLH (Architects and Planners). April 1995. Delft south:An amendment to the Blue-Downs Delft Local 
Structural Plan. Prlnsloo, I. et al (1994) Presidential Project-Delft Housing Investigation. MLH (Architects 
and Planners) June 1999. Delft Multi-Purpose Node Contextual FrameWork, p. 1 
170 Prinsloo, I. et al (1994) Presidential Project-Delft Housing Investigation, p. 13 
171 Prlnsloo, I. et al (1994) Presidential Project-Delft Housing Investigation, p. 13. 
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Although Delft had various residential densities included (medium and high-density 

housing) in the initial proposal173 Delft comprised of various residential densities 

(medium- and high-density housing), it was predominantly the low-density suburban unit 

housing type which was adopted. 174 Delft thus represents one of the many low-density 

developments, which give rise to suburban sprawl in the City of Cape Town. The area is 

characterised by low nett and gross densities of 29,31 and 18,67 dwelling units per 

hectare respectively. Basically, it is a large, isolated, low-density dormitory housing 

estate, with associated community facilities (refer to Plate 4.2 and Table 4.1). Even 

though some land is zoned for industries, the overwhelming emphasis is on the provision 

of residential units. This area lacks some very important opportunities and facilities, 

mainly socio-economic and recreational. The few that are available are often too far from 

residents in local areas such as the Hague, Eindhoven and Towns 1 to 6 (refer to Diagram 

4.2). Furthermore, Delft is some distance from places of work and there are minimal 

employment opportunities within the area. Private vehicle ownership is also very low, 

and furthennore, the isolation of Delft is compounded by an inefficient and expensive 

public transport system. 175 

173 MLH (Architect and Planners) November 1987. Structural Plan, p. 14. 
174 Prins1oo, I. et al (1994) Presidential Project-Delft Housing Investigation 
I7S Prinsloo, I. et al (1994) Presidential Project-Delft Housing Investigation, p. 14. 
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Diagram 4.3.c Typical three-bedroom Floor plan in Delft. 

Source: Tygerberg Housing Municipality. 
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11'1 x'";! ;hc dl rrcrcnt tI:lS'5~'~ Qf Ic~:dcnco.:~ l..,d Im-reby ab!e hI promole l mOl r SUSlallla!:llc 

dClelopment. 

.. 1.).1 rh~ I'I!lnninJ: r.nl;ronmcn l as !I f-'a~ 'or I'rOm(l lln1: Lo,, · jncume Lo" "dell~l!y 

S,' ra\\1 

Th~ 'J.T10US (Qlnponell:S oi spnl!JI piaiuling >ueh 3S Ir:mSjHlM, lhe CI1\1r .... runc:lI. waIn. 

hcuslll~ aue bile cath secm 10 ha,," Ihm own pc!,~} fram~"o r ~ .mil pbnnmg 

" ilronJur~ •. ["heM:' poLeles \cf) otiell celllr;1l1ld one .:Inmher For iru;IJIlCC, the V"'h1t ~ 

P~pcr 011 lh~ RxOnStruel,on :md DC\C!..'plIlI::nt Progr .. mmc (RO?), amo!lsst elhel 

propo,al,. sll~gesls Ihal hoe IIse:tn J hOlls,,,!: Ill: g~.:Ir~J 1011':1111$ pn)IJIL'tln~ scl1 lem~ nts 

th~1 al{" remp,lel. !fl1C'gr.:ll~ :IS we:1 "" ot ~u~la.:nJllk devc!opmcnl. ll) In dif~C I 

oontr.KIlCl!illl of ~h's" Ihe ;)cr:u1men: of Huu'i"lc .onlmu~'! 10 make funds av:d~bk for 

~lIlglc tiI\clIi:l!! I:nil.l o n!}', lh!."r~hj e-n:our.lgli1g low and u:lsuSlamnbk den.litic~ (ns is th ~ 

C::LI~ wnh D~!I\ ,. u 

V try Vlte-II Ihe pl:tnnmg c",ph::sis " :IS on srgrcgalmg r~mJ~nll .11 ~rc:l,! "-';CNClIlg to socIal 

~1:tIUS cr cbs!. Th:s I:.1S funher ~I1CCllr .lged ;\lW"IIlC~·IIIC ilL' using on lh{" pCllphery 0 r lhe 

~l1y "her. IOIIIU I~ cl:CJP and "htrc ~ommulmy rJctli\l c~ :lTC ~m.I~ l y inadequJte (a.s IS the 

tOlS~ "11h U~lll) An\llh~: fXIN Ilcn.idlllS Ih. p!:ll"~.,mg lhmklllg which h:1.l cOIl1!l1ut'd to 

,,' f)c"", 0, iltll~n .. '-~ ( ..... r<l: •• oJ Pl;"uur.~ ," Su~lh .'\ r"", "'.c~ I'I'I~ 'n Ill,r,l ,\rc!u«c' .'\prt..,~,,! 
.n~ i\"" r~.l<d b, lhll<Jl'l.: • .w Vi.~,.l .. , ... 1 , S., Y'Jh\,dl<' 
" YO' rt"'l!Tl<nll,u~"< :3" ,","''em"". )I)9J ',~".",'I' P.!'" . ."n ~~ons,ruc"or. 'n~ Rod",.. I"pm<n: 

?'''lO''''''''' 



'" 
eneuurag~ Ih~ ,egregnw:JII of JOW-lilCOIllC' hou~'ng Uc'vcJllpmcnlS. I~ tht 'Jimby ("not in 

my hal:" \'Jrd"i ~<l!lIudc. which IS ore"ak"1 ~;nonlls: the wdl-lo,;...cO. l
!) ThLS atnH.:(j~ 

:-CJ~~b ~ny pro;)Osa! of IntegratlnlS EV<ni:\ ar~3~ of the ;>Ollr with til" rn.1Jor >vs~cm, or 

areas orlh~ <:11\ (,u~h as Ihe (Ctntral busmc~~ liislnct). 

,\ lthollgft50me pbnm rig :.Inu dC>l!.'Tl pro f~5~lOnJls haw cOllle '-'tl wtlh innov.ui\'c p Ianni n g 

.In'! d~~\gn ,dca5 lu u,),cr In ~1.Kh ~1.I'1:'lIn~hl~ uman de\'chWJllcm, th~5C u\e.1S;]'11:' yet to be 

succcs,fui. Vcr\' dkn pi~nll~r~ thelmdvc, h:I\'e h~en 1I1'abic 10 Hlicr.-"ne in a cmica! and 

crCJU',C mJnncr. and I..,u <Jfl~1I Ih<:v h>l\'c resorted 10 employing stanriard methods. 110 

There \5 nc doubt lh~t lhese f~clOr~ ill"~ n:spon.~ihle [or lh<: conlOllUOllS nprlicJIl~n Ll flhis 

hOUSing type wbch h:.co cl1su~cd ~ low·dens lty sprawl Iht~ SLlllu-Tlln ~?r~wl creates 

pn")hlcms :or tW:J diffi:r~nt ~roUr5. Th~ nrst is the px>r who Jrc ;)t1~n e~p~~~d to th~ lack 

::t fJr-d ~t !lmc~ tnJdcqu~tc ,· .. .>nu~unlty Jmcniti~s an In .. , penphery afthe city. The s~cond 

~"TGI.,;? IS the go'·nmncnl. ..... hldl 15 f~etl wnh exorhllant costs of m~lnIJillln£ ~nd 

-1.3.2 :'>Iilllhcl as ~ Fac tor l'rOmOli" !,: LII,, -i o com~ I. o\, ·d ~ n s it ~ Sll ra ,, 1 

O\'n Ih~ yean. the different d~panm('nt, conccmed with Ihe prOl'SIOn of low'lncome 

ll()usll1.~ h~\'c acquired ~umc;cnt experience In addllwn tu tlC·.C!Oplll;; .111 exc~llenl 

rda:ionsh'Jl with each other to C:JnttrlUC the <kllver)' of the strlg'c dwc ll ing '~nll. The 

mvesllgl:mn mto (he Delfl hOUSing project revea led Ihal th~ rr~scnt or~Jnls~tional 

ibmewon.. I~ l'cnsidcxd to be the <no,t dIcctive delivery agent for Ihe pr<J\j;lun of t!ll~ 

h(),~5In~ Iype S~corl(!l v. Ih~ D~;Jarttn~"t Bu:::rd h~d:l ncxihk flOallCIJl rratn,·.'ork Ih~1 

f~c:lll~·.~..j I~C deh'cry J5fI~CI ,)f:he proJ'"C!. F;)nhcrmur~. Ih~rc apptaH:O be In cxcdlenl 

\\orkingr.:latioml:Jp b,·tween Ih~ Dcvelopment ar.d l'iO'.lS I'lg 1:!000r<i, Jnd :he project team 

.... ~~ th~1S able to In~kc qUI~k decis,olls ~!lJ 10 <:~pIUl( oppO:"lUnlllc5. I" Thnc ,'o:ldi(ton, 

'" !'fln,h.,. I 01,1, 19'1!j P,~"d:nl"'( p"!lo,L.DdfL lI"u'm~ InH,"~",,,n, p t 8 
'" tl<\\~r D. ~<"I •. m<n' eh'''l< and PI~nm"<lln ~~"th -'.tri<", "n'< 1<)<1·; , ~lI l,"" AlCk"~,,, ... ..,.rrheid 
,1lJ A :'~: ld,,~d hv 11,II.ln. J ~"_d \'l:Jd,,:~,':" I. -.;" I't,ht ... htr 
,.,. l)oow". D. S.1I1 ~"",", Ch,n~. ,,-.1 Pi.,"nlnr In Soulh "'(rIC, sir.,-~ : 9Q~ 'c. UI""" .'Ir,h,,..,, \P':1I\c,J 
"",I .~~;c, Ed,,,,~ by lI:lrM. J. ,od ~ I>d".,,·:~.: "." Pubi~hor 
,r p, ' ''':,,~.: <1 ol (t 'N.]I l'",,,den<"ll'r~J<" 1),11\ !l QL<! j", In'·c'lI'(:>.~"' L p l~ 
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lia'·c over lhe years, SlI-en ns~ to an insl~tU[ional irJ.mew(lrk thaI IS exp~rience Li and 

'pccml:.<;cd In 111~ ri~ li "~1') olthl!; ~""IlSlllg [jVe 

Thc~" :s thus .1 typIcal mmdS';'I, as well JS an ;lIs!itl.lllonal Iram~w..}rJ.... in \"avour of the 

fr<;~ -~t~ndm.: llnll amongst hO\l.lIll~ prorcs~lonal within the GD' cmmcnt sector. thai has 

d~\dopcd u~"" the yea,s !'ur LII,lance. the p~oJccl learn in ch~ rgc of 1.1yo,,1 planning and 

[he provIsion (I f Irltcmal ~l'r"ICCs In Dell'\. seems to hal'c become ~Il lI11crnalised and 

I~d"", ,,-II y on ~Illnlcd p"'>C.", or pl.mn;,,!; CI f '\lbd, \ j~i~'IL.' ~ nll~" Id V lJa" C I c,ulL~....t Ii uUl 

11\,;, pl~llI!!ng ideas widely applied within th" Cap<: T~·.\n area. These plannmg lIkas 

'r.cl lIdc l~C Ncighhourhnoo l~nil Model. the G.lrdrn Cil! )o..1cdd and the strong mt1u~!1c(: 

of lilc motM car The.<;/' idc.l$ funher ~nco"rJ6e ~cpar.llion of "s~s and limcllon~ , and 

promote low-density development 

Th~rc I~ J gener~1 preference alllong51 member.; or the puhltc Ihal good housing only 

C()IIlC, ill one iorm -Ih~ single d .... cllmg unit un liS 0"" plot Ollar".! , Thi~ i, a mindset 

amongst memhcrs ,-,f Ihe public that may ha"c ce,'clopcd rr~m th~ o.!eslr~ to have direci 

a;;ccss to a garden ,1mund Ihclrd .... clling unit. ns well .IS til..: d":,lrc to havc some degree of 

pn'a, .... ;n alld JT('Iund Ihelr houses. 11' 

Th~ alloca[lon 01 r"mJs for th~ Delli huusin!;: proj~ct tod .. place in su~h a manner that 

each SUb~ld, had J prcdctmllmcd hrc~ko.!owil ..... rho" caell :lmOlint making up the whole 

,';bs,dy ought "., he spent F"r example. n total of about R:' .GOO w~~ allocated as pJ;'1ncnt 

fe r ser·:iccd land. ThiS amount co"~rcd Ihe f .... lk", ing as~cts. such as :ra:lsfcr ~Q~I, bond 

rcgislrJlicn. 1~IId$capilr g. lh~ pm,·hicn of Jll e!eclr.:;iIY meter, fences. s~rYlCCS 

CCn1IL'\:[IOIl fees. huiklmg pi,"l IIlSpC(1101l kcs. la.~ clca;Jnc~ J.nd a . " w;c;lltug line. 

FurthcmlOrc. fu!"td~ '.\~re ~pec""i" a lly made ~\'ar liiblc Illr IKe .tJllomg Ur11lS This i~ a 

proiJ lem. \,hlch does nol ~nabk hou5ing rrn fes.~ln nJI $ 10 tnlllk crCJ!I\'cly ar.Ollt hnw the 

limited ~nl()lJlIt <>f rc,ourtc~ (hoth land and finallcel CJn h~ IIltli~d err~ctivcly to pro'·ld..: 

"" 1',,"_,1('>0. I <lot tl 'rl~ J P,<"do"_" ,J p"'J0<1.[)rtf, H"u'lI\~ tn' ""~l"On. p 1 ~ 
"';0.. . llt~r. [)cn. "y \ l :d '~11\ n>o: - ;>erc'r"M 'na 0r'n"~~' ofun,nr<. ,.~ >. 1 I d p 2~ 
,., Do:W:lf. D el ,It I ~'I~; ['uhlre p~\ ... r'n~."htr In 'he nep,,,mcr.llor hte,,,,t;cJlJ I De\' elo p"'""_l. 
, . P~ 
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helle; h{]uslngl~1 aml which IS. moreQver. gc~roo towards aclll{]vin!,; .m~I.II:laillc urban 

dc\'clor~cnl 

Slinph pll:. th .. \iC lac1C>rs !lave prcJomill~t~d occause of the mmpk.\ll :. of this 1r.J.licr. 

!-h)v,'-"~I. Ihese FJew!', :lTC part "ftho;c llb,l;Jdcs. Whldl militate a~al".,! the pronslon of 

!uw-nlColllc Im;·JllmH!e:1;;lt~· hOU;;II1!: gcar<.:u '.owards a :lew urh.1n ,J.:\'c lopmcni In South 

AJn,;an ':llIes such JS Cape rown . .-\1 thi s .Iunclure, II 11 \'ital to thrill'. more light on this 

IS,liC :r()m the pcrspec\in: or >'fO<'IUI:!g ]OW-IIICOr.1C medium-denSIty hOUSIng Ilse!f Fm 

Illl~ r::J:;.QII. In,; , CCo,);)\l h.t! r or the I:haplcr wlil C~Jmlne I he Spn ngfield -J erracenousi n g 

rrajCCl :n Woodstock. Cape To"n as lIS .~cond c.v;e study 

~A Cale SlIId l- l: Springfield Terracf II flUsi"!: I'l'Oj~'( [ 

..IA. I Si te I.oca tion 

The Spnngfi cld Terrae e 11OU.llnlO project i.l .\; maled withi:1 t! ,e Cape T ()\, n Ci ty 1J0wi. a I~o 

iOCJtcd II;thm on~ of llw elghl regIOns of the Western Cape p'"(l\'i:1~e_ The E~lem 

lJo:JlclarC fn:ewa·. lxiumls tim S ll ~ on Ihe W~.;t and soulh .;ideI, whIle Chapel Streel 

txlU!:<i.l II \!n Ih<: ~Qr1h al1d 'k!wn Str~<.'l ooumh the .iitc on the ea;;!. tr. (Rdcr lo D 'agrJfIl 

~ 4.1 

The' ~'te ',\.1$ h , storic~lly made up of:",o I ~ud parcels tl>lalllllg S.OJ~ ;.qnme r.letle;; The 

otgge~~ land par~d mcasur<.:u 6.~13 >qua~ melres and 11 was donated hy I~e ('ity Caur.cll 

at ~ :lolnJ:1al ~lJst \u th~ xhcm~ ~ th~ ('ou:1Cl 1 w;;;; comrihut lng to t h ~ ?artucr5hlp 

iJtl"ohJtl~ Il~Jdstoll1 >l.lld the Cilpe TOWII C ,t., CUL" L ~ d ). It "d, , ,,,~,L.I ,,~ t I~"d icfl Oye: 

from l;md ~xprornal ed to con,trW:1 the: E:lSt~rn Boulcl'ard fr~cway. Tile ulh~r land 

co"';~J an .1rC:I oi 1,5 15 >quare m~":res . conSISlIng of >cm~ "a~a~1 plot. ~nd.l coup!," of 

JI 11\j,,::iJt('d COllage.>, which heLl.led 2S len~1'I1S hefcre the proJecl stal1ed. ' I"I~ parcel of 

Ian": was purdlJ.S<,'d on th~ op~n [Harke!. With t~~ understanding IhaL Ihe pCClp l ~ 

". De,·"" . [) CT': I : 9~, ', PuhLLc. P,i· ... " bl"tT.<n:"p ,n '", l1'p.1(Im,n l 10' 1"l<m""'Mi [),· .• Io:m,,"! 
,., I,..:! L".l~[m."nn,..", nk .. ",J fr~m ., , "' )'.~ Rn")'~r"" l l~ C~~ r~ .... 'fl ( " ') 1'·,un,,1 .!ur .. '" ~' l 
uu,'''':'''A~'' I·.b".,,)· '. : 00 1 
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pr.::Housl:.' housctl un Ih~ l.l!IJ ",oul<1 Ix r<>hU\.:s~J in the scheme These tWQ sites wcre 

then consohJ~I~o.! Th~~ wn.,; well I\!~JI<:J In ~clatlon In ,!Ublic tf3ll5pon.!lIcn frail. buse. 

Jnct I.L.~I~I .IS ·.H'll JS :~ ~~ISlm!; JrlJ In some cascs umkr-u!\lised socl~1 racilihCS 

Exam~lcs of Ih~3C Induce $1 Ptllilips chur.::h and the RJl!milmych Institute. while J 

\lu,).m cO:TIlTlunlly c"mre il.mkt'1.l the slle.'Ol \Rercr 10 Diagram J 54 ann.! 5b! 

4 . ..I. 21 I b lofle~ 1 n ~ ,tJoprn r nl 

I he sile mcl( i~ in an oJrllIlncr C1!)t area 'ocated wlthlft W.l!~llJg C:stoUlCl.'" Ie the C~;ual 

H\:Slnc~s n'~lncl II I.~ a recent p~ojcci cO:TIpletc!.l nI 1992 JOO COIl5I\t$ of 133 Units, Doth 

sOInplcx anrl (!u[l!e,. In the form oflhr~ 10 four SIO:.;, wJ.I\..-JP~ (Reier to rable J 2 and 

UI~.~ram J /la . ..It, h J.'Hl·.I(>c:) It WJ~ Ihe lintldJ.!!'';;) l.ll"!;'" .!r.u non-racial lIUlet =lly 

Intlll r'O.'C(1 in 'SoUlh Aln(a. aimed Jl rhc 11)"C:·lI1<.'cm,- :nallci wnh Ihe useoflhe Siale 

hVUSin~ ,t,bsrcy (,dcI 10 PIJrc ~ J) "'h:~ proJCCt ".b 1n11:Iw,k..J 10) dcnrollSu'aIC a number 

QfnecCSPIY l nn(l\'~llo)n$ OJ 

'0 of Bcdr(lflms Silt" ~ns:e (:nelre, :;quarc) I 'umber 

J B<"rlm,1ms n;·'; I " 
2 Be..::o.1m, ~'~_hJ , " 
I Bcd:oom JO .. H I 3~ 

91.'d Silk .. ~C/·36 I " 
r>.~k 1 ~ ,h'",n; ,'" ",.,1 1ft" ,,(""''''~ <;r"~g"~:d Tu,...~~ 

s. ... ,,·c De ~ "'. D ot,1 II""" rub:" /""Ulr P Jrtn=hlp 'Q ,he P,m _' '''" ,,( l,nd [v, Ih)\'."'~ 

Rq>n<l ,,,t.wu«i :0 ,h= D<p.tnrn=n, ~<N h~c"""r:n",,1 T><-'·d '>rlft.". I'~ 1 ~, 

" ric"" n !;.cnl=mcQI Clt;m;c ..... J P:'::"'~.rur.¥ ~~ Sourh Af,,<~ 1Ift,( I Q9~ In Rl>.~l A"·~".rL . 11,,".hrul 
>.1<1 _\ .. -~ F~:lc.! b~ 1I,It"D. J Jot! ,·u LI",·,<. l. "'I T>.,hh,,,,", 
.. Ik'.,,,, J) <I ~I ,I<XIS, I'ubhc Pm-:tl.c h",....,.r.,p '"'~ 1'''''-''10'' 'I l,"': fm I I """"~ ~cpo" 
,u~llII~ I.' ,"" Ik""""",", fo:: I",c",,""~" 0. .... <torrn<n:. p 1 SO 
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The d~\'dopIllO:flt is "ny wclllOC;!ICd 1111 underused land wilh:n the exisling urhan fabnc. 

In COnlr.l..ll10 .Il:buman development., nn [h~ urban pc:;phcry which :Ire such a common 

phenomenon In Snul h A fncar. c11l es The IIrst :u;d IIIO~I i IT.;JUrlanl aun of IhlS pilot project 

WJS to Jcmonstr:ltc how C:ipe Town cO'Jh1 b~ ~oJllpaclc[1. II dso demonstratctl a numocr 

uf adV:ullagcs lhnl ~re · .... (Jnl'! mCnLOI!l!I!? So:nc of these Jd\'anl~gcs include the 

fL'lIuw!l1K 

• There are cons ltlcr.lhlc savings 111 lr.lnspon ane e!lergy cu~h_ Fur in~l~!lCl' the housing 

scheme ,5 within walkmg di.ltanr.e from the Cmm:.l Busmess Dlslnct (rL'in 10 

Dlagrnm -! 7) 

• Tlll.1 ~r.surcd thai histoncalmve.llmcr.ls 'n soci~1 J.nd utility infrastructure were pili 10 

gon<l use. 

• This creates \'ibu:11 tocal market lor smail .Cr.-ICC mdu.I[:1c" and, 

• thl~ w _'Jtl'S high poP<.lbUon UCU~lty thr~sholds ~hus ensuring a higher k\'d oi 

PJ!r"!n~gc for socj~ t and commcrcial r~l.ah lle~, ... 

The second anll was to u~!l\umtratc how a sIT'.all PJrc~i ('I: land th~t is well Iucatcu and 

puhhcly Q\\n<;d (whu.:h l~ COilunun III South Afncan c;1Ies) can he acquired for nwd,urn­

density dcvdopl~lcnl. thus rnullll'g il1 a hlghl~ hvc~Dle environment. Funh~nnore. this 

hOUSIng ~cheml' mc~sllrcd ,1 gross dGn,lly or 156 dwdhngs units per hcct~n:. Of ~ nett 

der.~'ty of 157 lhveihn~ umts per heet.m'_ It W;!.S ~bo J.lrrocd at dcmon~If:(ling ~ public­

pnqtc p::Ull1ersh,p in hOlls!!!g and w ,hl'W how cfUss·sub"dintlOn car. lower the entry 

priH' or housing ior low-income ten.1llls ,; "" 

For economIC aml logIstIc;"! rc~un~ assoc l ~!cd with rt1(Ibd i~ l:lg st.11(' subSIdies. Heaustarl 

unlknUl.,1:: thl' scheme as the mJm butldL·r . I-k::uhtart was !\!gi~lered <lS ~ (001 for profit) 

housing :1II 1 ily cmnpJny ! !owev~r, the pro) eC I was u nd{"rt~\..cll by three sets of pnr.ers· -

Hc~[k;m DCVc\UP;llcnt. the elpe Town City ("ouoco! . whICh was Ihe operative loc~ ! 

Ao.;!/turily. ,md the ;!ffectcd cOlllmu,:lty "fht· l~tlo.:r mduded fl\!oplc from thc surroundins 

'" Do ..... ,. D Sctt l.~111 elmn,,, ~nd PI","";" , lU Suu,,, A'TI,-' ' ''''' t yq ,~ Rl,nk Arch".c' "'p,nh"d 
,M An.r. Ed,leJ b)- Hil1GI1. J. ,nd Vt.di.l ,v LC. L "\'"L P<Lb;",h.:r. 
• n ........... D .t.L ; I ~8) Public 1',,,,1<: P .. I.. .. "-,,nip on the P""""'n n( t .<>:1 fot Hnu"n~· R<p-:<11 

. unmLn<u '" cl,. [X~"'tnll:'~ fo! t!~.m.l!"""t [X,·clop",e,,'. r. t ~, 
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nre:u an~ mhabllanu (Including n;sldcnl5 of the pre·.:nillng c,",unges) ;n the scheme a.s 

Ihe~' lOok occupatIOn. The Uillity company was tlnanccd hy 8 ,ombinalion M grants and 

I"", Inlcn:SI IIJ~ns fN!II Ihc corpuratc patll1cr.:; in (hiS ICtltUrC, The initial capital was 

slightly under RS million, '\'kmbers of the Roard of Directors lOr Ihis >(:hcme were drown 

from p.1f1icipaung compam~s.' 11 

In urder to ca~c [he fil1~ndal hurden on JO\HIlCOm~ Icnams ;1m] buyers, It was propo5l:u 

to sell housing units on tile open OlJlkCl rOI the hl,1;hc5I po~lblc pncc. The prufil 

scnl'ralcd from lhl~ sale could Ihen be IISl'd to ,ubsh,lisc the ~'nlry price at the lowes! k"eJ 
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Diagram 4.7 Map showing that Springfield Terrace is a walking distance to the Central Business District of 

CapeTown 

Source: Dewar, D. et aL (1998) PubliciPrivate Partnership in the Provision of Land for Housing: Report 

submitted to the Department for International Development, p.188 
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4.5 Obstacles against the provision of Low-income Medium-density Housing 

This section examines the implementation of Springfield Terrace housing project in tenns 

of those obstacles that made the provision of such medium-density inner-city housing 

almost impossible or at least very difficult. Furthermore, this examination also focuses on 

the legislative framework that regulate important components of spatial planning in order 

to throw more light on the aforementioned issue. However, reference would be made to 

Springfield Terrace only where appropriate. It should be noted that these obstacles are 

quite complex, however simple they might appear on the surface. 

4.5.1 Obstacles as a result of limited Experience I Perception 

Government authorities in charge of housing seem to have limited experiences and 

negative perceptions of medium-density housing. This can be best illustrated with the 

chosen case study in Woodstock (Springfield Terrace). The different nature of this 

scheme challenged many officials in a number of departments within the Cape Town City 

Council and therefore ran into problems because of the fragmentation ofline functions. It 

was agreed within the Planning Department that this project was to be based on different 

principles than those which underlay existing regulations and that new ideas were needed. 

Thus an interdepartmental team was suggested and set-up to fast-track the decision­

making process. Unfortunately, this team could not convince other departments (such as 

those responsible for roads, traffic, fire and cleaning) to participate in the innovation. 

Incidentally, each department viewed the problem from a different perspective, thereby 

working independent! y rather than focusing as a team towards recording maximum 

success on the scheme. For instance, the main public spaces and courts of the Springfield 

Terrace housing scheme had to be enlarged because the department concerned with 

garbage removal strongly requested that a garbage truck must be able to tum around in 

the courts unhindered.199 This whole: event demonstrates that these departments did not 

have sufficient experience in handling a project of this nature. This calls for more 

199 Dewar, D. Settlement Change and Planning in South Africa since 1994 in Blank Architect Apartheid 
and After. Edited by Hilton, J. and Vladislavic, I. Nai Publisher 
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effective handling of the matter, othelWise it will discourage the provision of such 

projects in the future. 

4.5.2 Obstacles to Medium-density Development in terms of Land Development 

Firstly, the fact that land is acquired according to the ability to pay rather than according 

to need, low-income housing projects are more often developed on inappropriately 

located land (which is on the periphery of the city). These obstacles typically prevent 

inner city infill (or the integration of low-income medium-density development with the 

city structure) aimed towards compacting the city?OO 

Secondly, the price of privately owned land in inner city areas is exorbitant and may 

hinder the acquisition of such land for the provision of low-income medium-density 

housing. For instance, in the case of Springfield Terrace the privately owned land was 

acquired for R22,OOO at a unit land price of R147 per square meter before servicing, 

compared to the national rate ofR37 per square meter for serviced land in Delft (which is 

located on the periphery of the city).201 This constitutes a big obstacle to densification of 

inner-city areas, as well as a hindrance to the implementation of a new fonn of urban 

development. 

Thirdly, there is a lack of a coherent land policy towards outlining responsibilities for the 

identification, assembly, planning and release of appropriate land for low-income 

medium-density housing. In addition to this, inconsistencies exist between different 

government departments and the different tiers oflocal government on this issue.202 

4.5.3 The Planning Environment, an obstacle to Medium-density Development 

Presently, the Development Facilitatio:n Act of 1995 in South Africa advocates compact, 

200 Government Gazette, December 1994. White Paper on Housing, p 14 
201 Dewar, D. et al. (1998) PubliclPrivate Partnership in the Provision of Land for Housing: Report 
submitted to the Department for International Development, p. 190. 
202Government Gazette, December 1994. White Paper on Housing, p 14 
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according to social status, thus exposing the poor to the problems associated with living 

on the sprawling edge of the city. Most importantly, this segregation prevents the 

possibility of cross-subsidisation of housing in favour of low-income earners. 

Entrenched planning ideas, biased preferences and planning practices typically resist the 

implementation of new and different concepts of urban development. As previously 

mentioned, these ideas drew a lot from the Garden City and Neighbourhood Unit 

concepts which both support the separation of land uses, low-density development in the 

form of the suburban model of housing and the strict separation of funding strategies 

from the private and public sectors.206 

In addition, bureaucratic procedures and delays have a negative effect on the provision of 

medium-density housing. This can best be illustrated with the aid of the Springfield 

Terrace housing project in Cape Town. After the sketch plans for the construction of this 

housing project had been submitted, it took a staggering period of nineteen and a half 

months before these plans could finally be approved. One of the reasons for the delay was 

that the Council refused to proceed with the rezoning application of the assembled piece 

ofland until the decision about the disposal of public open spaces had been finalised.207 

The aforementioned problems were compounded by the need for the Provincial 

Administration to approve the change of status of the site from public open space to 

subdivided land before the land could be successfully rezoned. This process became even 

more complicated and cumbersome as submissions could only be made to the Provincial 

Administration after the City Council had made a recommendation. The situation further 

degenerated because the Council was very reluctant to present the proposal for 

submission until the House of Representative agreed to provide bridging finance. The 

bridging finance was obtained at an annual rate of 11.25 per cent, as supposed to the 

prevailing commercial rate of approximately 16-18 per cent. It was furthermore for a 

five-year period and applied to those portions of the housing section, which catered for 

and After. Edited by Hilton., J. and VIa dislavic, I. Nai Publisher. 
206 Dewar, D. Settlement Change and Planning in South Africa since 1994 in Blank Architect Apartheid 
and After. Edited by Hilton, J. and Vladislavic, I. Nai Publisher. 
207 Dewar, D. Settlement Change and Planning in South Africa since 1994 in Blank Architect Apartheid 



125 

households that qualified for subsidies. 208 

Obviously, the above issues were - and remain - a hindrance to land infill projects such 

as the case of Springfield Terrace. They had a negative impact on the process, because 

they drastically increased the overall development costs through the holding cost of land, 

rapidly escalating construction cost (probably due to the rate of inflation) and sharply 

increasing interest rates. Consequently, if the cumbersome process of approval from the 

side of the local authorities (which was largely responsible for the aforementioned 

problem) is not resolved, it can discourage the authorities (at the national and provincial 

levels) from the future provision of low-income medium-density housing. Thus officials 

and professionals may decide to continue to provide low-density housing, as this is a far 

more simple process implemented within established and familiar procedures and 

according to already existing guidelines. 

4.5.4 People's Perceptions, an obstacle to the provision of Medium-density Housing 

It would appear that most people around Cape Town prefer low-income suburban 

detached units to low-income medium-density housing units. This is because most people 

associate the latter with certain problems. Based on negative associations with apartheid 

'township flats' these problems include over-crowding, gangsterism, criminal activities 

and intrusion on individual privacy (e.g. in places around staircases and between flats 

refer to Plate 4.3» 209. Although these social problems exist in all societies, in this case it 

appears that they are aggravated by the fact that densities (of population and dwelling 

units per hectare) are increased without commensurate increases in private space and the 

quantity of community facilities within such locality. Examples of such developments 

exist in Lavender Hill and Hanover Park (refer to Diagram 4.8). It is commonly 

acknowledged that these areas become uniform and unproductive. As a result people are 

often idle in environments that are J:?ot vibrant in social, economic, educational and 

and After. Edited by Hilton, J. and Vladislavic, I. Nai Publisher. 
208 Dewar, D. et al. (1998) PubliclPrivate Partnership in the Provision of Land for Housing: Report 
submitted to the Department for International Development, p.199. 
209 X, High-density Rise: Perception and Opinions of Tenants, s.n. s.l. s.d. 
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cultural terms. Amongst other issues this pathology increases the number of people who 

engage in anti-social behaviour,210 confirming the adage that says, "the idle mind is the 

devil's workshop". 

Some of these perceptions are corroborated by the complaints of those residing in 

Springfield Terrace. Firstly, residents wished for an appropriate playground for children 

to play outdoor games such as football and cricket. Although there is a paved open space, 

this is not appropriate due to the risk that either the windowpanes or windscreens of 

vehicles parked outside might get damaged from playing football or cricket. Secondly, 

some of those residing in bigger units on the top floors wished their units were located on 

the ground floor, given that they had more furniture to move upstairs as compared to 

those bed-sitters located on the ground floor. Thirdly, some residents on the top floors 

wished their units had balconies, since they did not have direct access to a natural 

environment as did those on the ground floor. These are design and planning issues that 

ought to be taken care of in order to make this housing type more popular and attractive 

to low-income earners. 

210 Delft Community Submissions, July 1994. Development Action Group (DAG), p. 4 
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4.5.5 Obstacles arising from Security of Tenure: Ownership or Rental 

The Government of South Africa has acknowledged that security of tenure is a 

fundamental issue in providing housing to people in need. To this end, the government 

rejects the elevation of individualised private home ownership above other forms of 

secure tenure. Thus subsidy policy is designed to provide for the fullest range of tenure 

options, on the basis of a state contribution to be geared up by top-up funding from 

sources such as credit I fInance, (individual) investment and, when possible, by sweat 

equity of the owner.211 In reality, the range of tenure options is not as full as expected 

because the quality of those dwelling units do not encourage rentals as a fonn of secure 

tenure. Thus this section investigates reasons for this occurrence. 

At the outset, it is important to state that medium-density development is envisaged to 

promote mixed-use building in the inner areas of our cities. For such schemes to be 

viable, it is essential that various types of tenure are on offer so that there can be greater 

choice and variety. Analysis has shown that considerable demands for rental 

accommodation exist within inner city areas.212 Bearing these two points in mind, this 

section employs the use of Springfield Terrace and Missionvale housing projects in Port 

Elizabeth to illustrate how limited fmance is a problem to the aforementioned housing 

type for rentals. 

The Springfield Terrace housing project faced the challenge of providing affordable 

rental stock to tenants within the low-income bracket. The whole problem began with the 

question of how to make sufficient funds available towards achieving this goal as it was 

unlikely that tenants wanting to rent accommodation would invest large amounts of their 

resources to improve finishes. It is vital and more realistic to have the finishes meet a 

reasonablr high standard from the onset, while also being affordable. Two options were 

explored in a bid to overcome this cpallenge. The first option was to reduce the size of 

the units to increase affordability, but this raised the spectre of over-crowding, which 

211 Government Gazette, December 1994. White Paper on Housing, p. 31 
211 Dewar, D. Settlement Change and Planning in South Africa since 1994 in Blank Architect Apartheid 
and After. Edited by Hilton, J. and Vladislavic, 1.. NAI Publisher. 
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would discourage buyers. Alternatively, the high cost of providing each unit would place 

the units beyond the qualifying limits for subsidies, and rendering them unaffordable to 

low-income households. 213 

A more workable approach proposed that the subsidy should be based on rooms rather 

than units. Thus it was proposed that subsidies should be made available for shared 

accommodation with common facilities such as bathrooms and kitchen. The arrangement 

of rooms within each unit was flexible so that they could be easily organised into one-, 

two- or three-bedroom units. For example, if a household consisted of two female single 

parents and a married couple, each family qualified for the same room subsidy. However, 

this led to two problems. The first was architectural - an intrusion on individual privacy 

around the building and most especially around the shared facilities (such as bathrooms 

and kitchen). The second problem was getting an institution to administer and maintain 

the rental accommodation on an on-going basis. The Cape Town City Council would 

have been the best option, but for a course of action promoted by Government, which 

meant that high administrative costs had to be paid by a small number of units, thus 

leading to excessively high rents. Thus the whole idea of rental accommodation was 

dropped, as there was no institution with the capacity to supply the management services 

in the inner area of Cape Town City.2t4 

In comparison, the cost for completing the prototype one-bedroom unit with toilet and 

shower in Delft is about R22,OOO at current market price, and about Rl,222 per square 

metre. However, these units are poorly finished, very small (about 18 square metres) and 

thus cannot be properly furnished. In contrast, a corresponding unit in Springfield 

Terrace, comprising a kitchen, bath and sitting area cost about R54,OOO in current market 

price and about R2,OOO per square metre. These units are bigger in size (about 27 square 

metres) and are finished to a fairly good standard. The difference in price of about 

R32,OOO and R778 per square metre ~learly indicate that the subsidy from government 

2\3 Dewar, D. et al. (1998) PubliclPrivate Partnership in the Provision of Land for Housing: Report 
submitted to the Department for International Development, p. 200. 
214 Dewar, D. Settlement Change and Planning in South Africa since 1994 in Blank Architect Apartheid 
and After. Edited by Hilton, J. and Vladislavic, I.. Nai Publisher. 
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alone is insufficient to provide good quality low-income medium-density housing to 

attract tenants for rentals.215 The same situation pertains to two- and three-bedroom units, 

where the differences in cost price are R61,OOO and R83,720 respectively (refer to Table 

4.3). 

Nos. of Cost price in Cost price in Difference in Cost price per Cost price per 

bedrooms Springfield Delftffotal cost price. square metre in square meter in 

Terrace 1 Total area. Springfield Delft. 

area. Terrace. 

One bedroom R54,000/27 R22, 000/18 R32,000 R2,OOOI Rl,222 1 

m2
• m2

• square metre square metre 

Two bedroom R94, 000/54.6 R33,000/36 R6I,000 RI,722 I R917 1 square 

m2
• m2

• square metre metre 

Three bedroom RI22, 7201 R39,600/48 R83,720 RI,764 1 R825 I square 
69.56 rrl. m2 square metre metre. 

Table 4.3 Comparison of cost prices between the different residential units in Springfield Terrace and Delft. 
Source: Drawn during the course of the research. 

The Missionvale housing project in Port Elizabeth is employed to throw more light on the 

aforementioned issue within this section. This low-income medium-density housing 

scheme was instituted to demonstrate that a more sustainable environment could be 

achieved through the development of high-density residential units throughout South 

Africa using state funds only.216 

There were three categories of dwelling types in the project (refer to Diagrams 4.9a, 4.9b 

and 4.9c and also Plates 4.4). These included single free-standing units for a family, 

semi-detached double-storey buildings for two families and four semi-detached double­

storey buildings for four families. This project sought remarkable ways of delivering 

quality housing through planning, engineering and housing standards and methods of 

project implementation which - was hoped - would be acceptable to both the beneficiary 

community and the local authority throitgh the use of State capital only (Le. RlS,OOO per 

215 This information was from Evans, Kathy the Quantity Surveyor for the Springfield Terrace Housing 
Project. 
216 An Initiative of the Delta Foundation. (1997) High Residential Densities in New Low-income 



132 

beneficiary). Furthennore, building cost savings were achieved through the collective use 

of financial resources, shared servicing and shared party walls, applied in high residential 

densities. For instance, the subsidy of R15,OOO per dwelling unit was combined for two 

families and later for four families. In the case of combining subsidies for two families an 

amount of RS,OOO was spent on the provision of land and services, while a residual 

amount ofR22,OOO was made available for the provision of the top structure. However, in 

respect of the single free·standing dwelling unit the same subsidy of R15,OOO left 

approximately R9,OOO for the top structure after the cost of land and services which 

amounted to only R6,OOO had been deducted. In the grouping of four subsidies for four 

different beneficiaries, a combined residual amount of R50,OOO was realised after land 

and services cost of RIO,OOO had been deducted. Despite these innovative ideas, it was 

impossible to provide dwelling units with reasonable finishes for rental purposes. For 

instance, these dwelling units were provided without internal walls apart from the 

bathroom (refer to Diagram 4.Sb and 4.Sc). All houses had cold water and were provided 

with a water closet and kitchen sink. The recipient was expected to construct the partition 

walls as well as provide a bathtub and wash hand basin, as and when finance became 

available.217 

Development. Missionvale. Port Elizabeth. 
217 An Initiative of the Delta Foundation. (1997) High Residential Densities in New Low·income 
Development Missionvale. Port Elizabeth. 
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Diagram 4.9a Layout plan for Missionvale housing initiative 

Source: An Initiative of the Delta Foundation. (1997) High Residential in New Low-Income Development 

Missionvale, Port Elizabeth 

living room Living room 

Diagram 4.9b The ground floor plan of a low-income medium density unit in Missionvale, Port Elizabeth. 

Source An Initiative of the Delta Foundation. (1997) High Residential in New Low-Income Development 

Missionvale, Port Elizabeth 



JJ4 

·Pciction wd.i..l 

, 

DI"~I ~III J ~ fl\..' 'if1l 110<11 l'~'" nf , I~w·'n<:.o"" <t>.-dl~'" d • .".,,~, unl1 \~ \hu",~.,.Ir. r,," Flitabtlb 

SJUIC~ ,\n Inll"I1'" of 1M ntha fnund.ollD~ \ h<ll! ril~ Rtl"'~r.~! 10 '<rw to" ·r ... ..,_ O~Hl<lp"'.nl 

M\,,,nn,'''''. 1"111 F.jll..b~\h 

1' [". ~ 4 Oc_. ,,( Ihe low'III<omc "",d,um·drnltlv "'HI ,~ MIII ... m,~I •• Yon L lil.lb<<lt 

S;,urce: hom O.h. Fu""daIlOI)l;. P~n I'h:nb,dl £.011= r,I" 



135 

Investigations into the obstacles hindering the provision of low-income medium-density 

housing for rentals reveal three factors to be at the root of the problem. The first is that if 

the cost of providing a unit with the required quality of finishes is too high, this in itself 

places the units beyond the qualifying limits for subsidies, therefore making them 

unaffordable to low-income households. Secondly, the subsidy that is allocated by the 

government is not sufficient to ensure that these units meet the required building 

standards. Thirdly, even when the aforementioned problems were taken care of, the lack 

of an institution to administer and maintain rental accommodation in inner city areas of 

Cape Town prevented rental accommodation from becoming a reality in Springfield 

Terrace. Fourthly, if the option of shared accommodation (employed in Springfield 

Terrace housing) were to be adopted, the problem of intrusion on individual privacy most 

especially in the areas of shared facilities such as kitchens and bathrooms, would 

discourage tenants from residing in them. The use of medium-density development as a 

measure to compact the already sprawling city may be somewhat difficult to achieve, if 

these problems are not tackled effectively. 

4.5.6 Obstacle arising from a weak partnership between the pubUc and the private 

sector 

The last but not the least of these obstacles can be best illustrated by using the partnersbip 

between the local authorities that were in charge of the Springfield Terrace housing 

project and a non-profit organisation. This was the first time the local authority went into 

partnership with a private sector (non-profit organisation) in the area of land and housing. 

Consequently, some of the concerned authorities (in the public sector) could not readily 

trust the private sector because some large corporations funded Headstart. Therefore, 

some felt that the non-profit motive was established for ulterior purposes. The weak 

partnership degenerated as a result of two major problems. The first was a series of 

functional breakdowns. The secom~ was a lack of clarity about the roles and 

responsibilities of both parties involved. For instance, there was confusion as to who 

should finance the public spaces around the housing scheme. The lack of clarity about 
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duties and maintenance also resulted in confusion and delays in the approval process.218 

4.6 Conclusion 

As has been demonstrated above, examination of these two different case studies - viz the 

Delft low-density housing project and the Springfield terrace medium-density housing 

project - reveal those factors that have solely facilitated the free-standing unit and 

associated factors that have militated against the provision of low-income medium­

density housing respectively. Furthennore, it appears that it is almost impossible to 

successfully implement the proposal of the Development Facilitation Act of 1995 without 

encountering major problems. The Act calls for the establishment of a humanistic and 

environmental set of nonnative principles for the realisation of settlements that are 

compact, integrated and that aspire towards sustainable development. 

However, the present situation that seems to favour the provision of low-income low­

density development in Cape Town can be broadly traced to three conditions. The first is 

the absence of a coherent set of policies to implement a change of paradigm for proposed 

township developments through correcting the institutional framework (refer to section 

4.5.3). The second problem refers to institutional frameworks and mindsets that have 

developed over the years in favour of a housing type that has been responsible for urban 

sprawl in South African cities such as Cape Town. The third problem refers to the lack of 

a traditional working partnership between public and private sectors. 

One might argue that the Springfield Terrace housing project was built in the early 

1990's and that, as such, any findings in relation to this project may not be current. This 

is not true, however, because the general operating climate from the time when this 

housing scheme was constructed is still more or less the same todaY19. Low-density 

sprawl, too, is still the predominant fo:m of low-income housing provided around Cape 

218 Dewar. D. Settlement Change and Planning in South Africa since 1994 in Blank Architect Apartheid 
and After. Edited by Hilton, J. and Vladislavic. I. Nai Publisher. 
219 Dewar, D. Settlement Change and Planning in South Africa since 1994 in Blank. Architect Apartheid 
and After. Edited by Hilton, J. and Vladislavic, 1. Nai Publisher. 
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Town. Examples include new dwelling units in Delft (Le. towns 1-7) and some units in 

areas of Ocean view. 

The next chapter thus focuses on the changes that are necessary in order for medium­

density development to become a reality in South African cities such as Cape Town. In 

addition to the above issues, these changes should also facilitate the use of medium­

density housing for compacting, integrating and achieving mixed land uses and a 

sustainable development in Cape Town. 
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CHAPTER FIVE 

5.0 CASE STUDIES: THE PROSPECTS AND OPPORTUNITIES FOR MEDIUM­

DENSITY HOUSING 

5.1 Introduction 

At first glance the prospect for providing low-income medium-density housing in South 

African cities in general and in Cape Town specifically seems extremely limited. The 

prevailing attitudes of local authorities and conservative planners, as well as the current 

state housing and funding policy all seem unable to accommodate any approach that is 

different to the "single house / single plot" paradigm. 

However, the emerging conditions of cities in developing countries, especially in Africa 

and specifically South Africa, require a different form of urban intervention. Structural 

poverty, homelessness and unemployment are conditions that are becoming endemic. As 

poorer members of our society begin to occupy inner city land as well as buildings, and 

as the attempts to contain them in dispersed settlements on the periphery of our cities are 

beginning to fail, the need to revise standard age-old strategies will become apparent. 

Both the state and private (especially not-for-profit organisation) sectors will sooner, 

rather than later, have to intervene in a meaningful manner. 

If the future of our society's survival depends on adopting environmental and urban 

strategies that have to be sustainable, then a paradigm shift will have to take place. This 

shift will require a determined political will on the part of governments at national, 

regional and local levels that would have to critically re-examine existing policies and 

practices. 

This last chapter discussed those factors that militate against the provision oflow-income 

medium-density housing and its use to achieve a compact, integrated and sustainable 

urban development in South African cities with specially reference to Cape Town. These 
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factors are complex and have permeated the entire system and thus the predominant form 

of development remains suburban housing with large sprawling low-income residential 

areas. Furthermore, these low-income residential areas are separated from other 

economic, social and recreational activities. In the end, such development is unlikely to 

kick-start the economy but will certainly lead to urban inefficiency. 220 

However, what is needed is sustainable urban development structured to densify and 

absorb city growth - in a compact, integrated manner and in a way that facilitates mixed 

land uses which will in turn promote greater efficiency and economic growth. 

Furthermore, new low-income housing schemes should be located in such a way that they 

benefit from under-utilised facilities in iIUler-city areas. For these reasons this chapter 

explores the changes that are required to facilitate the aforementioned type of urban 

development. These changes should be realistic and achievable, otherwise the desired 

form of urban development may not take place in the near future. 

5.2 Changes to facilitate the Provision of Low-income Medium-density Housing and 

its use to achieve a new Urban Development 

In order to explore the prospects for a new form of urban housing and a new form and 

structure of urban development, various specific solutions to the obstacles identified in 

the previous chapter will be suggested herein. These suggestions focus on the provision 

of urban housing from the planning to the execution stages as well as on other critical 

issues. 

However, before discussing the various suggestions and issues as these affect the 

provision of more appropriate housing, brief mention needs to be made of their role and 

limitations in the development of sustainable urban environments. Clearly the 

development of sustainable environme.nts encompasses more than just the proviSion of 

housing. It requires the systematic integration of various disciplines and products 

concerned with the built environment. Furthermore, it demands the deliberate and 

220 Prinsloo, 1. et al (1994) Presidential Project-Delft Housing Investigation 
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concerted intervention of government as the protector of what is good for society in 

implementing appropriate strategies. The questions of compaction, consolidation, 

integration and sustainability involve many political, economic and social issues on 

which viable strategies will have to be based. The provision of housing is but one of the 

many elements of city making that need to be considered in developing a sustainable built 

environment. 

The following suggestions are offered as ways to overcome some of the obstacles that 

have until now prevented the implementation of low-income medium-density housing in 

South African cities. 

5.2.1 The Need for Political Will 

The housing question, as it has been understood and discussed thus far, is primarily a 

political question. In the various ways in which housing has been conceived of at 

different times historically and in different contexts, the role of government or the state 

has always been central. The provision of housing for the urban poor, or the lack thereof, 

is fundamentally a political decision in as much as it affects entire cities and regions. 

Currently, the government of South Africa has changed its role from a provider of low­

income housing to being a facilitator.221 Consequently the growth of cities has continued 

to be more or less uncoordinated and expensive to service and maintain, while the urban 

poor are slowly but surely more and more at a disadvantage in tenns of access to better 

housing and a whole range of facilities and amenities. 

With increases in the populations of cities, the likelihood of overcrowding among the 

urban poor becomes very high, especially if urgent attention is not paid to the problem. 

Furthennore, the above situation would make the control of diseases in such overcrowded 

areas very difficult and expensive, s~ould there be an outbreak of any epidemic. The 

provision of appropriate housing is an issue that cannot entirely be left to those seeking 

221 Ade1aja, A. Urban Future 2000 conference at the Witswaterstrand University, Johannesburg. !01h_141h 
July, 2000. 



141 

shelter or to the mechanisms of the (free) market alone. More so, that the private sector is 

discouraged from investing in low-income housing due to the risks involved. 222 At some 

point or other the government will have to intervene. Therefore, in order to overcome 

some of the obstacles preventing medium-density housing, there needs to be political will 

on behalf of those in political power to want to deal with the issue. Communities, people 

organisations and housing professionals need to agitate for this expression of political 

will. 

5.2.2 Innovative ways to acquire funds for the provision of rental accommodation in 

Low-Income Medium-Density Housing 

Section 4.5.5 of Chapter 4 employed the use of two different pilot projects to illustrate 

how impossible it is to provide rental accommodation in low-income medium-density 

housing using only the present subsidy from Government alone. This section employs 

two new case studies to demonstrate the changes or innovation that is required to solve 

this problem. The two different case studies are the housing schemes in Germiston, 

Gauteng and in Red Location, Port Elizabeth. 

• The housing scheme in Germiston, Gauteng 

The institutional housing scheme in Germiston, Gauteng has recently been completed and 

comprises low-income medium-density housing which is proving to be successful. The 

scheme includes a method of delivering various types of conventional housing to low­

income earners who do not have access to mortgage finance. This form of housing 

scheme has been in use for about a hundred and fifty years in Europe. Furthermore, it 

appears to have been successful particularly in the Netherlands where over fifty percent 

of the population has benefited from the project. However, this programme is considered 

to be in its infant stages in South Afripa where the Nationale Wooningraad (N.W.R.) is 

currently assisting several local authorities and other bodies to set up their own housing 

222 Khan. D. M. (1997) Case Study Cape Town, Planning and Design in the 1990's, pp. 17-18. 
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associations.223 

The conceptual framework is that housing associations are eligible for a national subsidy 

of about R15,000 for each of their qualified residents who are basically low-income 

earners (i.e. those who earn less than R3,500 per month ). The housing association is 

further required to raise a minimum of another 66% of the funding to provide a 

residential unit of at least R45,000, although the general trend is to deliver units of 

approximately R90,000 to beneficiaries. Currently, .the only reliable sources of top-up 

funding are Trade Unions, employers and the National Housing Fund Corporation 

(N.H.F.C.). With this process in place, it has enabled the housing authority to deliver a 

high standard unit with an area of 40-75 square metres for rents ranging from RSOO to 

R900 per month. As an alternative, the provision of low-income medium-density housing 

would be easily achieved if funds from international agencies materialised. This option, 

which depends upon the correct mix of funding packages is believed to be a functiOnal 

system that makes houses affordable for the urban poor. In order to facilitate the smooth 

and effective running of the institutional housing scheme, it is recommended that a joint 

venture be structured to make loans available at very low inflation-linked interest rates.224 

(Please refer to Diagrams 5.la, 5.1 b, 5.lc.and Plate 5.1) 

223 Sithembe Development Facilitation (1989) Proposal for the Development of Institutional Housing in 
South Africa, p. 1. 
224 Sithembe Development Facilitation (1989) Proposal for the DeVelopment of Institutional Housing in 
South Africa, pp. 2-4 
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Over the past five years, the government of South Africa has developed priority policies 

and funding mechanisms to make institutional housing an effective vehicle for the 

delivery of this type of housing. To this end, partnerships between the public and private 

sectors were set up. The Local Authority represents the public sector, while the Housing 

Association and the different organisations funding the project represent the private 

sector. The different roles or duties of these two sectors, however, were clearly defined at 

the outset. The Housing Association was in charge of several duties, amongst which 

were: 

• to establish the Board of Directors and constitute itself; 

• to take over the land, the development process and the professional team; 

• to instruct and authorise the professional team to submit applications for subsidies 

and top-up funding; 

• to instruct the professional team on approval, to finalise planning, marketing and 

contracts; 

• to enter into joint venture agreements; 

• to appoint management teams; 

• to place residents in the development, collect rental and services charges, maintain 

completed portions of the development and to seek ways to improve the housing 

environment, using solid business principles; and, 

• to apply to the Housing Institution Fund to a set up grant to refund professionals fees 

expected to date. 225 

The Local Authority was responsible for the following duties: 

• to make available market data as well as a waiting list of suitable beneficiaries; 

• to approve the detailed proposal, feasibility study and business plan; 

• to provide a letter of support for the housing association's subsidy and funding 

applications; 

• to nominate. representatives to s·e.tVe on the Board of Directors of the housing 

association on approval of subsidies and funding; 

225 Sithembe Development Facilitation. (1989) Proposal for the Development of Institutional Housing in 
South Africa, p. 9. 
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• to take over some shares in the Housing Association once land has been transferred. 

The balance of the shares generally go to the funders and other role players; 

• to make alternative existing administrative facilities available to assist the Housing 

Association. It may charge the Housing Association for these services, and, 

• to attend regular board meetings of the Housing Association.226 

As has been stated earlier, the most essential component of a successful housing 

institution is the correct mix of funding packages. This is believed to be what makes the 

homes affordable. For the sake of clarity the various mixes of funding packages and the 

conditions attached to them require further examination and explanation. 

Government subsidy 

Funding from the. government stands at RlS,OOO for all institutional beneficiaries who 

earn less than R3,SOO per month. However, in certain circumstances this amount is 

increased to R17,SOO. It is expected that the above amount may be increased to RI6,OOO 

and R18,000 in the near future. It is important to note that this subsidy is a grant to a 

housing institution that delivers rental or 'rent to buy' housing to qualified beneficiaries. 

If the beneficiary buys this unit (after 4 years minimum) he or she gets the credit benefit 

of the subsidy irrespective of his salary at the date of purchase. However, accessing this 

funding is often very complex and time consuming, if successful it enhances the quality 

oflife in any inner city or suburban environment227
• 

Housing Institution Development Fund (H.I.D.F.> 

The funds from this institution amount to R2 million per project. It attracts an interest of 

2.25% above the Consumer Price Index (c.p.!.) and must be repaid within 10-15 years. 

This loan is usually granted with an interest holiday of one year from the date of 

226 Sithembe Development Facilitation. (1989) Proposal for the Development of Institutional Housing in 
South Africa, p. 8 
227 Sitbembe Development Facilitation. (1989) Proposal for the Development of Institutional Housing in 
South Africa, p. 5 
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completion of the project Currently, the effective rate is 9.1 % while the loan must be 

matched by an equal financial or equity input by the developer on similar tenns. The loan 

is 'aimed at setting up housing institutions.228 

Joint Venture Development Fund 

Unlike the development loan scheme, this is a relatively short-tenn funding structure at 

Customer Price Index (c.p.!.) rate plus 2% to bridge the development process. The 

amount of the loan under this institution is negotiable up to 70% of the development 

value. Considering that this is a relatively new Fund, there is scope for negotiating a 

longer tenn of payment as well as amending rules to suit a particular application.229 

By using a cocktail of the above sources, the Genniston project has achieved first year 

profitability, through charging gross rentals of approximately R100 per month per R1,000 

value of housing delivered for subsidy residents. Unsubsidised units would be required to 

pay slightly more. However, the main problem in this scheme is the growing uncertainty 

about the availability of subsidies, the lack of which will affect rentals adversely, 

particularly in the lower-income categories.230 

• Housing in Red Location, Port Elizabeth 

This project illustrates how funds from the local government and the Swedish 

International Aid Organisation and PELIP (a not-for-profit private organisation) were 

effectively used to provide low-income medium-density housing in Red Location, Port 

Elizabeth. Even where finance is readily available, the fundamental role of architecture in 

contributing towards a better world for people to live in, especially with regards to 

creating good urban living environments in tenns of health, economic growth and 

228 Sithembe Development Facilitation. (1989) Proposal for the Development of Institutional Housing in 
South Africa, p.5. 
229Sithembe Development Facilitation. (1989) Proposal for the Development of Institutional Housing in 
South Africa, p.5. 
230 Sithembe Development Facilitation. (1989) Proposal for the Development of Institutional Housing in 
South Africa, p.5. 
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cultural upliftment cannot be over-emphasised.231 

PELIP, a non-profitable housing development company located in Port Elizabeth 

commissioned this housing scheme, which was sponsored by two different bodies (i.e. 

the Port Elizabeth Transitional Local Council and the Swedish International Development 

Corporation Agency). A bilateral agreement between the governments of South Africa 

and Sweden resulted in the setting up of a non-profitable development company to 

develop and implement initiatives that would assist communities in accessing good 

quality housing. This project was aimed at shifting the values and expectations of both 

institutions and ordinary citizens who have come to believe that good housing comes in 

only one form, namely a single dwelling unit on a plot of land. 232 

The Red Location housing project was deliberately located in a vibrant area of the 

township to promote mixed-use development. The housing project was consciously 

integrated with public and commercial buildings to demonstrate their necessary co­

existence. The architectural design revealed that good attempt to address the issue of 

privacy and place-making had been considered For example, public and semi-private 

zones were created in front of the houses with a private backyard space. This was 

achieved on a small plot of land ranging from 75 to 90 square metres, while the house 

sizes range from 17 to 60 square metres. The basic house size of 32 square metres 

complies with the housing subsidy cost limits (Le. about R15,000 per family). In addition, 

the sharing of common walls (i.e. party walls) reduced costs considerably. In terms of 

housing choice, there was an attempt within a fairly narrow band of opportunity to offer 

freedom of choice. This was achieved in the following ways:233 

Firstly, the housing project was designed to offer more than family accommodation. A 

portion of the ground floor area was to be used as shops and light industrial space as well 

as rental accommodation. This was do~e with the hope that the occupants of the houses 

231 Journal o/SA Architects, Nov.lDee. 1999, p. 28. 
232 Journal o/SA Architects. Nov.lDee. 1999, pp. 28-29. 
233 Journal o/SA Architects. Nov./Dec. 1999, pp. 28-29. 



149 

might use the space in a productive manner to generate some form of income. 234 (Refer to 

Diagrams 5.2a, 5.2b, 5.2c and Plate 5.2) 

Secondly, there was an opportunity for the residential units to expand or contract 

depending upon the lifecycle needs or stages of the respective families. This was made 

possible by positioning a staircase on the outside of the house, which could link the 

different storeys, if necessary. However, the position of the staircase also provided a 

variety of different ways of using the ground, first and second floors. For example, as a 

result of these stairs the different floors could be used independently of each other or 

together, creating one single large house. In this manner the architects were able to design 

a variety of different spaces ranging from apartments with an area of 16 square metres to 

three- or four-bedroom family houses of 60 square metres. Furthermore, opportunities for 

rented accommodation were made available, and these could at the bottom end of the 

spectrum, include single students and, at the top end of the spectrum, large extended 

families. The design also created an opportunity for pensioner's housing to be 

constructed in the form ofbackyard rooms.23S 

Thirdly, the rear space and the materials used for the construction of the back walls of the 

houses allow for easy expansion of the units by the homeowners. Typically, the back wall 

was made of corrugated sheeting which allow for both easy dismantling of the wall and 

the reuse of the walling materiaL Therefore the design and the use of the material both 

acknowledge that the first move the house owner would probably make was to expand his 

or her home by building onto the back of the house.236 

234 Journal of SA Architects, NovJDee. 1999, pp. 28-29. 
235 Journal of SA Architects. Nov.lDee. 1999. 
236 Journal of SA Architects, NovJDec. 1999. 
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'" D<~'&<_ D I! ')'171 The Qu .. 'U>n ,,' lIe ..... 1 H·_"""OS u. Urb,on I usum. \ oJ""", S I. FP $~ ;;0 



'" 
• Ijl1ill~> In tCflllS ,,! admillimnuon the SIJlc would not deal wIth large numbers oi 

individual h..,u.~hold b,,( w,lh limited num~,-,; of h"lIGing """",,iaLiuns (n-:ll\ profit 

organiSa!ions) which an: responsible for relatively Inr~~c number:-; ofunits, Jnd, 

• 5~COlidly. In leml~..,r equity Wi th rcg.u-ili !J r~ntJl and ownership aC~Qmmodation, it 

a Impr.Jrlant thJllhc 510l1~ r~~ogl1ls\: tha i pnvatc ownership and renlal accommodatlon 

are (wu c()mpleldy d,ffcrml h"l.Ising products In the c~c of the former, the property 

belongs to an individual bm 11 is suhsidised b)'lhe ~lalC. In the case of the latter. the 

subSIdy, regardless of the amount, is contributing \0 a ,;rowing public asset I\'hich can 

be 'Jscd 1(1 the benelil of many ge~erano!lS ami", hlCh, In th~ long !I:ml, ~ontribu les to 

The above Icpl'escm one approach lem ard, the prol'im.>n ofrent~1 accommodation m low­

u~come medium-density housing, An ~lternJ11l'c appra~ch suggested b>' Deviar (\994) 

prop,ned that cross-subsldisalion can be a way of ~c'lulnns fund~ to ~Ubsldlse the COSt of 

pronding larger spaces as well as msuring ;he impro\'ed :juJlity ll f fini~hcs required to 

au:;]ct lena,:lIS to n:ntal accolmnod~tl()lI. This proc~ss Ilouid ensure that some d',velling 

Ul1l1S within J housing p:ujcct are sol~ un tb~ op~n marhet 10 lhe middle-incQrnc group. 

Profits frum lhese sales CQuill tben Ix.' used to subsl(ll~~ the ~ntry pnce al the lo .... est 

possible level for I\.m- LIKome C;lm~~ in the n:malnlng lin Its. However. the Springfield 

T:=cc housing scheme h;u, shown :hat thiS a onl) '."olbble in very large housmg 

pl'"Jjects. 

5.2.3 e h a II I!f 5 to cnsli rc a [lla n n in g rl i ma te Ih a t facillta t es Ib c delh"ery of Low­

income Medium-deos ity Developmen t ond the oHoc i;lled l lrhan De\'e lopment 

• II is a recommendation of the clJm:nt thesis that lh~ niSlm!; planum£ and control 

fe~ul;ltior.s .lS well ;lS ;lpp,,-,\"al pfoccLiurcs should h~ suspended 10 rdation to the 

pro'mon of 10\\ -income medll1.11Hjcnsii y de,'eloprn~m.:<l 11l~SC processes should be 

ex.1mmoo and reviewed so that a iaclil;lllng ~nd lllOle ~-11Ilctlonal proposal rna)' be 

•• , !.Jew". 1) t 1 ON]) Toc QIl"","nn nrRcn'1: f""'''n~ ", \..t\:,.n ~O""T\. \'01""", ~ L p. 8J-90 
." Dct\"~'. f) Sonlc",cn' Change , TId rl 'I\.~'ni ,n South Atn~. SI"". t9~~ m m.nk Arch.;tcCl Aputl,.,d 
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drawn up. Furthermore, 11 is neccssal)' to de-fragment and avoid conflicting 

legls!ative l"r.uncwurh thaI ~xist;n .:ach d~arrmcl1l.~" Ideally, Icg's!ativc frame"ork 

should be re\"I<~·.'eLl u~mg a hol:5111: appra~h. For ln~tancc. import:mt components of 

spallal planning: such as water. ~nads. environmental concerns, lr.1[\5))OI1, hou.~ing and 

land should have .I unif}lng policy framewo rk and planning procedures that would 

ra~dilate ;hc proposed urhan Iicvclo;Jlllt."nt !n audition to thc abu.c. tilL' process lor 

.1i'prO\,lng the design of hou.;mg pro)cds ~h()uh.l b~ devoid of ::umbc:wm<: am.! 

dclaym~ procedures. 

• Legis!at ivt' controls un Important comj'KlnCI1lS of urhan development sudl .15 1:100 -me 

should he I"Cvlewed 10 enable thc fOIT!lUiation oi a c"ohercnt land policy towards 

oulilll'ng rcsponslbtlilles fnr the Identification, assembly. planuing and release of 

approprialc iand for low·income medium-density developmcnt. 

• There is mdred a need for dtCr:ren! stale departments. at bolh nJI!onal and p:()\' trK,al 

levcl. to \\or~ together In a more mh:gratcd manner. Different departments nc~d 10 be 

colleclL'.'cly engaged in the des!!;:n am.I development of urban environments from the 

mill al 5tagC~ of prOjl'<.:t IlTlp iementatlOn. 

• 1 here is an urgent need to investigate and create dLfferent forms of funding _ and 

"ombmallons 0 f Lhese - for medium_density developmclll. 

• Pc:tJaps in order to achieve lite above. it is \oItal LO iirsl '.'1('\\ hous'ng as comprising a 

whole :"".l!lgc of clJmmodilic~ rather than the husiness of providing dwelling UnIts 

whICh loml Iil!ge housing ~ ... tales . As was rit;ht ly poioted out by Dewar (198S). 

"h'_".lsl11g docs no: Simply relate 10 the prol'iSI(Hl of she her but In obtalmng a d"ellmg 

place the individual in fact gains J~cess to a numller of d,fferent rroduct~". Th~se 

."j A::",. ~d"ed b\' H,jt<>n. J. ,r.d \·I,d"I,,,c. L :'ia, Publo<h<r. 
, .. IX",.,. D. s,,!!I~m.nL Chongc ,~d l'!ar,rung u, South ,\inc, II"'" 199-1 In lJ!ar.k AfChn.ct Ananh .. ,j 
.nd Ato'. Edll:d by fhh~n. I lnd \'lJdLli",·,c. I .. :'ia, PubhhOf. 
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prodw:l~ includ~ Jccess 10 land. access 10 locanon. access 10 utility servIces, access tu 

shdlcr:ll1d access 10 .:n exlemal social and phy.lieal c,wiranmcm 101 

• HOII.'Hllg prOkSSIOJl31s ncc<l to seck a more mllo,"3!ive :!pproach so that they can more 

cffcclJ\'cI~' m:magc lhe Jvallable sCarce resources in providing the form and function 

oi I.rb.:., hOLCimg :;.cherncs and suslam<lblc urban development. Emphasis ~hould 

therefore not b," placL-d only on the ailocallon of mOI]~i' for predominantly [OJ""­

denSIty housing eSlales lor low-Ulcomc groups, ~s IS currently the case. 

5.2.-1 I rnprQI'cmenl in Ihe !lrea or Panners hip~ 

Springfield Terrace in CJ.Pc Town. Red Lo~aljnn Ifl Port E!llaoelh and the Germi~l(\n 

housing project all dcmol1!ilrat~ the imporuncc af a fll n~;ionlng partnership between the 

puhlic al'll1 private (i.e. a not·for·profit orgam.<;'1honl 'fdO(, Irl the pru\'ision of urban 

oousmg. Therefore. jl is cruCial thM the paJ11~s involvcd m such partnership~ makt 

harmollious effortS to bUlld a strong v.wking rdatu:nslilp ThtS may requm: more ,!Tort 

from till: puohc sector bec3use of the dement of f13k, as pen:c:\'ed by the private sector. 

!n order to avoid a repeat of the kil101 of <.'onius:on that occurred over certam 

rc~pollSlbll.tics and duries wh~n Ihe Spnngfield Tcnw.~ hou,lfl,!; was pruvided. HIS better 

10 clearly state the roles of both the pm ate amI pubh' ~cdors in ~uch developments 

during the nUlial planning Slage.,. 

5,2.5 Chanl:iD I: the miDdsets of hoth the profe~sion :;Ind m ... mbers of tb e public 

It IS IlCCes.5:l1)' to intlucncc and change Ihe perception held by Juw-incumt i poorer 

c(lmmunities that mcdium-dcn£lly ht:U'iing !s inappropnatc and that low-density housing 

is the bt:ln ~lution . The social 'IIld economic ad, Jntag~s of higher density living should 

be derr1on$r~ated to people through the media 'IIld thrt:ush ·,.,.orkshop progrmuncs. !n 

n<i<iillOn mon: pilot pn:jects need to be hulll Hl ~: ratesic 10(3110n;. HI order for the public 

in gcneral iUlCludins both ~rTcclcd commUnities .md rdc' ant profcsslOnnls in the fidd of 
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10\\ 'TI'lCom~ htHlslng) to PO<;fCCIVC :hc valU~5 of medium-denSlty housing developmcnts. 

Ii IS a ftlflher r~comm~ndation (lflhe currell! thcSIS that there IS a ne~d for workshops and 

a\\ar~l:css programme.~ 10 inform 'lO 'ISlng profc~si\lnal froro both the public and (he 

pn.atc s~c\(!rs of the fact that good ~ouslllg d\l~5 not come only III oo~- fonn· namd}' t~ 

~Illgle dwelllllg Ul1!! on a plol. FwthmnofC, thiS camp:ugn ~hoold include membc~ of (he 

I"uhlic. It I~ bt:1incd that th,s wou:d c:ncourage housing profc$sionals 10 thmk of more 

Innovative I(kas, "hidl rna}' filcliital~' urban housmg in the form of inlegrat~d medium­

dcr,sity mixed-usc dc\cJopm~llts :)1.1,1'1 a campaign is expected to halc a positivc impact 

on two ~oups. The first group "ould he members oflhe ;lUblic. Sio.",ly hU15urely ~uch a 

campa:gT1 would reduce the degree of reSISlnn.ce aSalrtsl mlegrating low-;Ilcom~ 

rcsiderlll~1 mcas with olhcr ,nCl'!mc groups on ..... ell·lucated. vacant land (m mner city 

areas) and fe-ulilising currcntly undcruscd facilities withillthc cXlstins urban fabroc. The 

scC<llld group comprises hou.~ing pmfc$sitmals (ooth In the public and prt,ate sectors). It 

IS believed that a chang~ of mind.~cI ~m()niSl this group would SpUI them to fCvie", 

po:;$lble ~nd more cre311\'C sclutioM tn the urban hoUSIng problem 

In nmer for such an ilwarcnns prov.rnune 10 have a po~itivc and l:lStm~ cncl;t on 

members of Ihe public. it is impol1allL for t1csrgn proi~$Slonals to t:Lkc coglll$lncc of 

ccn:un factors Firstly, the dcns!\;cs ofa!itht: components (hat Cl'!mp!cmenl housin); InU~t 

be irn:ro:;l5.Cd ~ommcilsula:cly to the d~ns(tics of population and dwelling units Within an}' 

.\:I\en selliemcnt. Secnndly, planners ~nuld explore ways of .lSsislln~ the gro",h of the 

City I" a m:mncr that abs.orbs and Il1tegr.IlC5 different mcome-groups and runcllon~ I'tlh 

each other (iLl h:l1ITlomoasly iI.I p!nsiblc:\. 

As far ilS po~sible. architects should desrcn d"elhng untls thai "Ill allo" O«Up::t.rIIS to 

h~,'c direct access to pri\'at: open spaces i g."1fdens Where Ihis IS ImpoSSIble 10 Jchleve_ 

haltorun shol.lld be provided- Furthermore. :1 IS I'ltallo achie\'e J. high degree of pm=y 

on and MOurd each d\\e!iing unit These factofs \\ol.lld hdp change :hc !lOtll.1n that li\lng 

I~ lo .",·income medium-density units '1I.Ilom3tica!iy means e.:po.song peorle to jo"'-Ievcls 

ofpro\acy ",th'n and around ihese umts. [1;5 \'1ul thaI architects should make adequate 
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dfurts to address th~ i5~1I~ of place-makwg: dunng th~ llesl!;ll ~tage. Last but not lea51. 

c!Torl~ should be made 10 hous~ la~8er lannlic$ In blgg~. "Jnils an the ground floor of such 

developm~flts 

5.2.6 Ilow to acquire lIud impro"~ npenl'IlCe for th~ errecliYf provision of Low­

illcnme i\'l<;d ium-dcnsity UOllsing 

The only way that the pubhe and pm'ale seclo!"S CJn acquire suffieien! experience in 

adll eving Ihls n~w goal IS by ji;~t b~~amlng !n\'oh"ecl in the practise of providing more 

plio! projects similar in !latulI; to the Springfield Terrace hOLlSlllg scheme Secondl~', QUite 

a I~w pl'OJ.xLS of tillS On/Ufe have been handled In cilles ·"ilhm South Africa. Ex:unples 

indude other housing proJe..:!, In GtTmlslon (Gautcng) and Missionvale and Red 

LocJhun housing prOjects (hath in Pon Eliubdh). II \~ Imrtrali\'~ 10 sel up a nauonal 

body, which can carefully study slich pilot proJ~cts In order :0 ·demif)' ways ofpro~'idmg 

c,'en bett~r projects in the fUture. Thirdly, IhITe should be ~ II ay thoU lessons learnt from 

such studlt;s can be effectll'ely dlssenllnakd in thuse ~rc:lS parts of the country when: ... 
they are needed: 

Amongst many factors the main factor lhal has facdin:rcl Ihe ddil'ery of the two different 

h()using prnje<:t emplnyed in rhi. ~hapter i. Ih~1 publJC linmc<" was not allocated ,~ith a 

breJkdo"'l1 of how 11 should be spent (for ms!a)'1ce ~ total c[ioou! R3,OOO was allocated 

for the provision infer a,'Ul of electricity meters, fence, ~I:d iandsr,apmg) as was the case 

wi th the Delft hOllsmg proJect 1>' This gave room i-1r CrCJ11l'C and innovative ways of 

huw to llulise stJrce ;J.valbille resources eCCccu'ci :, m crcatlng a new fonn of urban 

del'dopment. 

A~ ha.~ been illustrated tn the (.'JSC studies discl15s:d aool·c. it I~ indeed possible 10 

, .. D."·,,. II or.1 II '198 1 P~bjJ~:Pmao: P,rrn."hJI' In !'.e Oo.;>."..,,,nl :10. t.,!.=I1On.>1 Ue,d:>pmtn!. 
,,, D<w1I. D .,:Ii II 'I9~1 Publi,,:I'm'~rc P,rtntr\rup In t.'. D..""",,,nt to. In!trna1TOMl De,'elopment. p 
17~. 
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,lcvdop mcdlum -<.Icn~lly hou~mg for low·mwme carner> 111 South Afnc:m citle, to 

promote J :l~W form of urban dCYdopmcnl. ',yilhin lhc PI<;scnt financial fram~work!i and 

nlstlng hOllsing po];cy th~rc II the pmspccl, alh~1I Innlted at IhlS ~IJg~, fOf rrm 1,lin~ 

10w_inco"11c m:ciium·dcnsltr hOll.>lng 

HOl'e,·cr. much more work remams:() Ix: done anc lliJeny ,hang';) ,mJ HlIprOICf1\cnt, 10 

;J.([11UJc5. policks and rer~:ptlOns arc ."ill necessary Itl> ImplJr1ani thalth~ illH""$tlgatLOn 

of SUdl necessary chan3~; i.; done In a co·ordwJted manncr and Ihal m~ny 1110rc pliol 

;!lOrCI!; oi lo.,,, -'ncomc mcdium-dcnSIlY bc>uslng an: JC~ i ~CU ami Irnpk"lcntro to 

ue!llon,trJt~ an :lltcmalll·c urban hou~il\g mode·] for poor communities. 

Oh\"jou~l~ . thcse ch,1IIg~5 .lIe ,·ny d ltli,·utt to achicve, gwen the ·:xtcnt II.) whiCh Ih~ 

CUIT':nl ]j\stl!Ull0I1J.1 [rJll1cworks ~nrl rnllldscts ~f oolh profcsslOnals anJ ?lDsp"ch\· ~ 

l:n3111$ \)'·~r t!l~ YC'J.rs have \.Jetn fJsIlLowu :0 >uppon an cl1Iircly dllr"r~ nt Il10Jd of 

housing ~noi a dlfferCll1 typ~ of nly fon"!) :lIld ,tru~·lur~. This UOC3 nollmply. hc>wc,·cr. 

Ih~t \h~sc changcs arc Impossibk 10 r~~!is~. 

II may I~V some time though 1("1 a(hi~I'" th~sc goab. ,Il\U both the pnlat~ (lIol·for proth 

lJrganis,iIlOllS) anoi public 'icCIC>f ~hC> IJld not get dls<:uurag"U An~l ail. the CU;T~nt 

in,llt~tl",la i fra.mc''''·c>rk and mind>CIs M" lh~ end product thai has bc~n d~\clop~d owr a 

[ol)s1Ckr.,hic n\lmb~r of years Incvi tabl ~, lh~rcforc, the change. pmposcd 'n Ihl~ rcsc:ll"ch 

rcqiJlr~ conslant aJIU c()n~cr1ed dTorb from bath ~hc pn \·~te ~nd pubhc s~'tors in order 10 

~~qillrc crlOu!;h c~pentn,e tor n~w lIl~tltullOllal frOlmcworks to he sct up (0 Jchin:: a 

dllTcrclll [,-,;Til ofl.ln):lI1 uncloprn~nt. 

It ,,; ,Ug3CS1Cd Ihat ICJIl\S ofrclatcd professionals couiJ p~rh~?> be: aSSigned 10 ditTcr~nt 

aspecl~ or J.rcas of u.)lic~m wl1h r~prd to thc pro\"lsio;"l ofho"~lng (pJ.l1icularly for low­

lIicomc .';R'lIps) Groups cOlli.! hc delegated to rClt"w policy fr.!lllcwork$.iIlJ pbnmng 

proc,'durcs Team, l·ou ld be In charge ofcondllc ti ng ;"Iauona l $lucic> Oil pi!ol proj~'IS so 

tlla! usd"ut In!iJnnatlon (Jeabc Il\~dc J\Jdabk 10 II" puhlic and pmalc sectors 



Evcn though this currcnt resc~rch h:J.5 recommended a ;;hil'i away from low-density 

hQusillg to thc prOI'Slon of medium-density ho~s'n& It IS not the t!\lentlon to providc 

only mwillm-denslty housing for t~,~ urban poor. In fact. there should be cOHibuJatlQIlS of 

lanvus llou,lllg IH' cS and densltlcs as much .l.S po,~ibie III any glYm are .... Hvwever. 

gn'c!I the mJg:li!ude ,iJlJ nature of'hc llouSUlg shortagc. pJrucul",rly amon~ low-Illcome 

e,:.:ncrs. the emphasl S should he on Ihc plO·. ISl(ln ()f me<.h urn ·densl ty housing. II should he 

arplu:d ()n app:opriatc land (ill innc~ city Me~5i so (hat nell' cit;, grOlnh can result in a 

more compact .md mtegr-atc(.\ manner. 

AS pan of the efIurt tu t:;J.,c Lhe prucc5I of achieving thiS goai. members oi the public 

ought 10 he Illlolved and cduc;)tcd as much as possible! Illl; aWJrCllCSS programmes can 

he arg;miscd 10 educatc the masse~ aooutlhe ad';lIltagcs lhis form of development has to 

offer, In comra,1 to current low·density dCI'elopmcllt which IS uneeO:1omical and 

un;\lst~ir1able. In addition. the gOlernmer11 should put polIcies In place to encourage the 

:ncrc.lse of popuiallon densi des in ,nner city ~rea, ,0 lh~! del c1 OplllCnt can I:x: promoted 

1111he Cil)' Comeque"tly. Ihis would help reduce pr~s~ure 011 uutwar(.\ Cxp~lIslOn beyond 

Ihe cit:> limits: more Imponanl l:, it would also lC<ltiC~ the fiuanclal burden of prOViding 

mfr:lSIT\l::\lJml development. 

It is easy 10 gel discouraged hy .Illch a m.1mmoth lask bUill IS better to try 10 'mplement 

cenain ch;mges .• ather than giving up ·.vilhout llIak"lg an hOliest elTon Thi; IS hecause 

Ihe prcvallmg structurc and farm of cny llC\elopmc!ll rcpresents the I "em~ient use of 

starcc rcsources (m terms of finJuce ami I::.r.d). for th,s re~son. it IS only a:asonabk to 

lmplemcnl ,;]eh changes although they may at fir,t appear difficult to realise What 

should sene as motivatmg f~clOr:s are Ihe trcmendol.!!i aJ· . .mtagcs that the new urban 

development model has Lo oller. i[1 ~dJitiOll 10 the facI tbt these changes are in fJct quite 

re;!Sl;n~bk .md ;;.chlcvabk Abol C all. th~ realisation of such prospects fo r medium­

denSity housing (.\cpenlis on th~ pO]ltL~3i ,..,11 of Ihe n~uonJi and local ~ol'emmenb to 

;ul<iress the prohlcm of unsusIJlllable ~llle;. To lmplole the prospect of silch 

Je,·eIcpmcnts. change; ''" percc;:,tivll. policy Jriministr.ltlOn ;m~ fis.c~1 advantages need to 
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CHAPTER SIX 

6.1 Conclusion 

This fmal chapter considers, amongst other issues, how the aims and objectives of the 

research have been met. The research through its findings has proposed certain changes 

that need to be considered in facilitating the successful provision of low-income medium­

density housing in South African cities in general and in Cape Town specifically. These 

proposals can also be applied and adapted to other developing countries. 

6.2 Achievement of objectives 

The purpose of this research was to explore the prospects and opportunities for the 

provision of low-income medium-density housing in South African cities in general and 

Cape Town in particular as these may impact positively on urban development and in 

tum improve the living conditions of its residents. The reason for this enquiry stems from 

the problems brought about by the concept of large isolated low-income and low-density 

housing suburbs on the periphery of cities such as Cape Town (e.g. the Delft housing 

project, which was discussed in Chapter four. Some of these problems have caused the 

residents of this area a great deal of discomfort (refer to the last paragraph of section 

4.2.2). 

In line with attaining the purpose of the research, certain objectives were stated (refer to 

section 1.4.2). It is therefore imperative to establish whether and to what extent these 

objectives were in fact achieved. The objectives were: 

• developing a perception of the factors responsible for the current low-income low­

density sprawl in South Africa citi~s in general and in Cape Town specifically. This 

was achieved by developing an in-depth understanding of the housing policies, both 

internationally and locally (Le. in developing countries in general and in South 

African cities specifically); 
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• establishing the need for alternative urban development in the city of Cape Town. 

This was achieved by reviewing the general problems associated with prototype 

'single dwelling planned communities by comparing it with higher-density planned 

communities on the bases of cost analyses. Through the above, the advantages of 

higher-density development were established, this served as a basis for discussing 

alternative planning ideas; 

• establishing those factors that hinder the provision of low-income medium-density 

housing and its use to achieve a new fonn and structure of urban development. This 

was achieved by investigating the provision of two different housing projects namely: 

Delft and Springfield Terrace. The investigation of Delft revealed those tactors that 

almost exclusively facilitate low-income low-density sprawl, while the investigation 

of Springfield Terrace revealed those factors that hinder low-income medium-density 

development in Cape Town. Furthennore, investigation of legislative framework of 

important components of spatial planning (such as water, housing and land) 'also 

threw more light on this issue, and, 

• to suggest those changes that are necessary for the provision of low-income medium­

density housing in South African cities in general and in Cape Town specifically. 

Two different examples of low-income medium-density housing projects (Le. in Red 

Location, Port Elizabeth and in Genniston, Gauteng) were employed to demonstrate 

specific changes. Furthennore, the research through its findings in the aforementioned 

investigation of Delft and Springfield Terrace housing projects was able to give other 

effective suggestions. 

6.3 Assessing the Objectives achieved during the research 

An assessment of the objectives achieved during the research is necessary to measure the 

work undertaken above. 

Part 1. Assessment of Objectives in respect of Chapters Two and Three: 

Chapter Two reviewed the present / existing low-income housing policies in Cape Town, 
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South Africa in the context of international policies pertaining to other developing 

countries. The purpose of this study was to highlight the various issues around the 

hou'slng problem. These issues included., inter alia, factors that led to the housing 

problem in the first place, the limitations of various housing policies, the motivation 

behind these policies and the fundamental concepts behind the predominant housing 

models. Most importantly, it also considered the parties involved in the provision of low­

income housing and the factors limiting the ability of such parties from providing 

adequate housing to low-income earners. 

In summary the persisting problem of limited finance with regards to the budget for 

housing within State sectors was common to both South Africa and to developing 

countries in general. These and other factors were identified as obstacles, thereby limiting 

the ability of the State to perform a meaningful role in providing adequate housing to 

low-income earners. As a result, the State has focused more on creating an environment 

which facilitates the delivery of housing, rather than engaging directly in the provisioning 

process in which market involvement was employed. This situation has compelled 

governments to adopt a solution which focuses on reducing the cost of providing each 

dwelling unit, and in this manner facilitating the ability to increase the number of public 

dwelling units provided through the limited funds available. However, the limitations in 

the concept have become self-evident as such schemes have required huge infrastructral 

services, which are very expensive to provide and maintain. 

Typically, the various forms of self-help housing schemes championed by different 

international organisations (i.e. the World Bank and the International Monetary Fund) 

and later by various Governments appeared to have adopted the same concept of building 

smaller dwelling units on a plot of land for each family as starter houses. It was expected 

that the respective families would consolidate and densify the units as fmances allowed. 

To all practical intents and purposes ~ese processes of consolidation and densification 

have seldom been implemented. Very often this has resulted in uneconomic and 

unsustainable development in areas such as Delft. These shortcomings stem from a mode 

of thinking, which has led to policies that have over the years not been based on a holistic 



164 

approach toward fonnulating a more functional housing policy. Instead policies have 

focussed on one aspect alone, namely the quantitative delivery of dwelling units and 

services. 

Chapter Three dealt with a general study of Western Cape in connection with current 

township development. This study revealed the single dwelling unit on a plot as the 

dominant fonn of housing across all income groups. This model of housing was 

influenced by two planning principles: namely the Garden City and Neighbourhood Unit 

planning concepts. In addition, the motor car significantly influenced the planning 

ideology employed within Cape Town and its environs. 

Therefore, the existing general township development necessitated the need to carry out a 

comparison between planned sprawling communities and planned compact communities, 

in tenns of a general cost analysis under various headings. This comparison revealed 

problems associated with the typical sprawling community, which often resulted in a 

wasteful and unsustainable development. It further provided motivation for the next 

chapter (focussing on specific case studies) by proving that a planned compact 

environment appears to be a better example in tenns of achieving economic and 

sustainable development. 

Part 2. Assessment of objectives in Chapters Four and Five 

Chapter Four examined and discussed those factors that militate against the easy 

provision of low-income medium-density housing and its use in compacting, integrating 

and achieving sustainable urban development. In order to investigate these factors, two 

case studies and an additional example of low-income medium-density housing were 

employed The first case study was the Delft housing project in Cape Town. It represents 

a large low-income low-density housin:g development on the periphery of the city and is 

one of many examples of a development that is uneconomical and has led to urban 

sprawl. The second case study was the Springfield Terrace housing project in Woodstock, 

Cape Town. It represents a low-income medium-density housing pilot scheme. It is 
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located on appropriate land near the city centre, and is aimed at promoting a sustainable 

urban development. In addition to these two case studies, the Missionvale housing project 

in Port Elizabeth was employed to further throw light on the issues raised. 

The findings of the research in Chapter Four can be divided into two categories: The first 

group revealed those conditions or factors that have continued to favour the predominant 

application of the low-income single-dwelling unit, which has been responsible for the 

suburban sprawl in Cape Town. 

The second group represents factors that militate against the provision of low-income 

medium-density housing as well as its use to achieve developments that are compact and 

integrated in addition to promoting mixed land uses and sustainable urban developments 

in South African cities in general and in Cape Town specifically. Nevertheless, the 

combination of these complex and closely knitted factors have assisted the research in 

examining the prospects and possibilities of providing low-income medium-density 

housing and a new form of urban development. 

Chapter Five focused on achieving the last objective of the research, namely to propose 

certain changes that need to occur in order to facilitate the provision of desired housing 

types in South African cities, such as Cape Town for example. The aim of the research, 

which is to explore the prospects and opportunities of providing low-income medium­

density housing as a tool to bring about a new form of urban development in cities such 

as Cape Town, was thus established to the extent to which these difficult changes can 

reasonably be achieved. 

These changes focused on areas within the private and public sectors. In the public sector 

changes were recommended within policies and legislative frameworks of some 

departments that are vital to the provi~ion of housing. In addition, these changes focused . 
on the institutional framework and mindset of housing professionals and members of the 

public. Two examples of low-income medium-density housing were employed to 

demonstrate some innovative ways through which certain changes could be realised. 
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These were the Genniston housing project in Gauteng and the housing project in Red 

Location, Port Elizabeth. Although these changes are perhaps quite difficult to execute, 

they are nevertheless possible to achieve and important to implement. 

6.4 Proving the Hypotheses 

This section examines the factors militating against the new fonn and structure of city 

growth, which has been suggested by the research. The purpose of this exercise is to 

demonstrate how these hypotheses were fonnulated They are: 

• there are policies in some department which represent the critical components of 

housing and planning that continue to hinder the easy provision of low-income 

medium-density housing and the new fonn and structure of urban development in 

CapeTown; 

• there are institutional frameworks and mindsets which exist within the public and 

private sectors which do not favour the provision of the aforementioned housing type, 

and, 

• there is no established tradition of a functional partnership between public and private 

sectors in this regard. 

Investigations into the obstacles to low-income medium-density development that in 

effect facilitate low-income low-density sprawl, as well as those that prevent the new 

fonn and structure of urban development in South African cities such as Cape To~ are 

important issues that have assisted with fonnulating these hypotheses. 

The results of the above investigation revealed that there are conflicting policies in some 

govemme~ta1 housing and planning departments, that almost exclusively facilitate the 

provision of low-income low-density ~prawl on the one hand, and prevent the provision 

of low-income medium-density housing on the other hand. Moreover, some of these 

policies are in conflict with the Development Facilitation Act of 1995 (which 

recommended settlements that are integrated and compact, in addition to promoting 
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mixed-use development). This confusion has prompted most housing professionals to 

simply stick to providing the low-density development to which they have become 

acc~stomed (refer to sections 4.3.1, 4.5.2 and 4.5.3). 

Secondly, the results of the investigation into the Delft and Springfield Terrace housing 

projects revealed that the institutional framework and the mindset within the public and 

private sectors are structured to facilitate the delivery of the single dwelling units alone. 

In the case of Delft, the existing institutional framework is experienced and specialised in 

the delivery of this housing type. Therefore, the delivery of this project was quick and 

easy. In the case of Springfield Terrace, because officials were challenged by the 

different nature of this project, an interdepartmental team was set-up to fast-track 

decision-making, but unfortunately the team failed to realise its goal. This was because it 

was difficult to persuade other departments (such as those responsible for roads and 

traffic for instance) to participate in the innovative approach. This is a typical problem 

arising from a particular mindset and institutional framework, which favours the 

provision of the single dwelling unit (refer to sections 4.3.2 and 4.5.4). 

Thirdly, the Springfield Terrace housing project revealed that this was the first time that 

local authorities entered into partnership with the private sector (i.e. a not-for-profit 

organisation). Consequently, the partnership was weak due to the lack of an experienced 

working relationship between these two different sectors. This further gave rise to 

problems such as the lack of clarity about the roles and responsibilities of both parties 

and a series of functional breakdowns which resulted in several delays, thereby impacting 

negatively on the provision of low-income medium-density housing (refer to section 

4.5.6), These factors have assisted this thesis formulate the hypotheses for the research. 

6.5 Observation and Recommendations 

. 
The following observations and recommendations are expected to throw more light on 

certain issues as they relate to this research. 
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6.5.1 Observations 

During the course of the research certain observations were made, which may shed more 

light on the situation and thus give a better understanding of the housing problem in 

developing countries in general (including South African cities) and in Cape Town 

specifically. Based on the current status vis·A·vis of the provision of housing, it would 

appear that government authorities and housing professionals have a misconception that 

low·income housing simply means the provision of copious quantities of dwelling units 

alone. In some instances these units are provided with related community facilities (such 

as schools and clinics) that are grossly inadequate (partly as a result of lack of funds) .. 

The circumstances, which originally gave rise to this misconception, are not simple. Most 

likely it resulted from the persisting problem of limited finance within the budget for 

housing. This may have compelled the Government to adopt a housing schemes that 

concentrates on the provision of dwelling units alone, while reducing the cost of sUch 

units to a minimum liveable standard (refer to Section 2.4). The question of providing a 

quality urban environment under such difficult financial I economic conditions is hardly 

considered. 

In terms of planning ideas which have been widely applied in South African cities such 

as Cape Town, viz. the Neighbourhood Unit and the Garden City Models these have 

often resulted in the isolation of low-income residential areas from facilities and 

functions to which they in fact need access. The result is that such residential areas are 

typically mono-functional. 

Certain factors appear to have improved the affordability of the low-income medium· 

density housing projects in Springfield Terrace (Cape Town) and in Germiston 

(Gauteng). The housing scheme in Germiston, Gauteng, for instance, illustrates how top­

up funding was acquired on very co~venient terms, thereby assisting tenants to repay . 
these loans. For iilstance, an interest holiday of about one year was granted from the date 

of completion of the project In addition, some of these loans were granted at very low­

interest rates, spread over a period of 15 years. 



169 

Among several other factors, one important factor that may have improved the level of 

affordability amongst tenants in Springfield Terrace is the fact that a large portion of the 

land used for this development was sold at a give-away price by Cape Town City Council 

to Headstart, the developer. It is a recommendation of this research that the City Council 

should continue with such involvement if the pressures of rapid urbanisation are to be 

properly managed. This is even more so given that ownership of the most appropriate 

land for such development frequently lies in the hand of various state and parastatal 

institutions.248 Such involvement will have a positive influence by facilitating the 

provision of low-income medium-density housing at a price that is relatively affordable 

to low-income earners. 

6.5.2 Recommendations 

The following recommendations are suggested from the observations made by the 

research. Firstly, it is important to state that the provision of dwelling units is one of only 

several commodities that make up the housing environment. ~ome of these commodities 

include access to stable socio-economic opportunities, access to land, access to 

infrastructure and access to cultural and educational facilities. Therefore the complete 

range of services that make up housing or urban habitat must be present. In fact this 

conditions can be best achieved if housing professionals begin to view housing as a tool 

for making cities rather than the perception that it (housing) simply refers to the provision 

of dwelling units. 

The planning emphasis should be on the integration of different uses and activities so that 

those tenants in low-income areas can have access to socio-economic and human 

development. Thus, the implementation of urban housing in South African cities such as 

Cape Town will impact positively on low-income tenants if housing is considered as a 

range of commodities that complemen~ one another. The different aspects should be well 

integrated with each other to result in mixed-use medium-density development. 

248 Dewar, D. Settlement Change and Planning in South Aftica since 1994 in BJank: Architecture Apartheid 
and after. Edited by Hilton, J. and Vladislavic, I. Nai Publishers. 
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6.6 Recommendations for further research 

In the light of the stated objectives I delimitations of this research, there are a number of 

areas which fall outside the scope of this thesis but which need to be further researched. 

Such areas for further research include: 

• the provision of medium-<iensity housing in the fonn of a study of different feasible 

housing typologies; 

• the refinement and development of a new role of the state (local and national 

government) in providing access and innovative funding mechanisms for the 

provision of low-income medium-<iensity housing, and, 

• the encouragement and integration of mixed land use development, investigating the 

possibilities for providing incentives and investor confidence in housing 

neighbourhoods. 

These areas of specialised research are complex but are very important in further 

developing the argument for the validity and provision of low-income medium-<iensity 

housing in our cities. 
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