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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's, 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 situation, 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.' 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;

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

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

commercial enterprises, particularly small business.’

! Adelaja, A.(2000) Urban Futures 2000 Conference at the Witwatersrand University, Johannesburg.
10™-14" July, 2000.
? Watson, B (1992). Spread city! Evaluation of Cost of Urban Growth in Metropolitan Cape Town.



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 of low-income medium-density
housing (in the form 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 formulate the prospects for the provision of low-income medium-density
housing as a tool to facilitate the new form of urban development. An examination of
Springfield Terrace housing was thus conducted with the aim, firstly, of identifying the
factors that hindered this form 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 Germiston, Gauteng and Red Location, Port Elizabeth)
were briefly employed to determine 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 OF THE 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 préblem 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
housing”. However, the issue of limited resources has compelled most developing
countries to adopt self-help housing strategies as the principal solution to this problem.’
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.

! Koenigsberger, O. “Third World Housing Pol{cy since 1950” in: Habitat International, 1986, vol. 10, no.
3, p. 28.

% «X, Finance For Housing Community Facilities in Developing Countries”. United Nations, New York,
1968, pp. 9-15.

? Koenigsberger, O. “Third World Housing Policy since 1950” in: Habitat International, 1986, vol. 10, no.
3, p. 30.



This strategy has been successful in Colombia, South America where starter houses have
been consolidated and densified. 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.’ The factors responsible for this include

inter alia the following:

o 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,® and,

e 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 of low-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.

* 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,
vo0l.10. no.3, pp. 30-31.



The problematic application of the former in the form 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
former homeland development, resulting in a continuing circular migration patterns
within South Africa’. 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 Delft® 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 form of

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

! Spiegel, et al. “Article on National Housing Policy and African Household Dynamics” in: Urban Forum,
vol. 7, 1996, pp.3, 4 and 15.
8 Prinsloo, L. et al (1994) Presidential Project-Delft Housing Investigation, p. 13.



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.” 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 Town'®. 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

® 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. 4 Town Planning Branch Internal Workshop. pp.
15-19.

' Khan, D. M. (1997) Case Study Cape Town, Planning and Design in the 1990’s, pp. 9-10



urban and sustainable. Furthermore, 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:

e 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 spraw! in Cape Town;

o 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 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



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 area'’. 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''

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 edge'2.

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'’ where

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

' 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.

3 White Paper on Housing Subsidy Scheme, Government Gazette, 1995, p. Page 16.
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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'*.

Low-income Medium-density Housing
Before the term “low-income medium-density housing”, which is of particular
importance in the current thésis, can be defined, the components of the term must be

defined, for the sake of clanty / 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 area'”.

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

** Cape Metropolitan Council. (1995) Metro Southeast Plan: Goal Objective Policies and Strategies. CMC
Engineering Services Regional Planning .SN p. viii.

'* 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, p 3.



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'®. 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.

' 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:

e what are the limitations of recent housing strategies (site and service and core
housing, etc.) adopted in South Africa?

o what frameworks need to be considered for the development of low-income medium-
density housing?

o what factors serve as obstacles to the provision of low-income medium-density
housing?, and,

e 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 housing project. This is in the Delf/Blue 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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éxample 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.

NORTHERN
PROVINCE

BOTSWANA

NAMIBIA

NORTHERN CAPE

WESTERN
CAPE

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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City Bowl! and
Atlantic Coast
Southern Arm
Tygerberg Arm
Cape Flats

Metro South East
Southern Peninsula
Northern Arm

North East Sector

T OMMOOwW »

key
@ Metropolitan Southeast where Delft is situated.

@ 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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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
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Diagram 1.4 Position of Woodstock (Nos. 2) in relation to Cape Metropolitan Region (Nos. 1).
Source: Dewar, D. et al. (1998) Public/Private Partnership in the Provision of Land for Housing: Report
submitted to the Department for International Development, p.166
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Plate 12 Exampics of dwelling amils i Sprnelicld Termace housing project
sources Pewa, D oeval 29950 Public Erivate Partnership in the Provesion ef Land fer Houwsing: Repon

aphrieted o Depanment for Inlernational Des elopient, p 194,



.7 Previous rescarch

| ow-income developmiemts such as Delft and Spronuficld Terruce housmyg projects are
areas that has ¢ been stiudied and well documented by professwnals and individuals, The
miest viluable peces of work on the Delfl housing project are The “Structural plan Blue
Downs Dellt™ (19871 The “Delft Sonth: An amendmem 1o the Blye Downs local
structural plan™ (1992) ML Archireets and Plannersy The “Delft Multi-Purpose Node
Contextual Framework™ (1999 MLH (Architect and Planners) and the “‘Presidential

prasect-Del il Housing immvestigation™ (1994) Frinsloo, 1. er al

In the case of Springfield Terrace and other examples of low-mEome medium-density
housing projects referred 10 herein, the following sonrees wersconsidered valuable and
assisted the research. The “High density Medium:-Rise Housing: perceptions and
opinions of tenams™ (1993) Cupe Town Mcatropolitan Council. The “Proposal on the
Developmient of Instiiunonal Housing in South Afsca {1989) Sithembe Developmenl
Fucilitauon. The “High Residential Density i new lLow-income Developments
Missionvale, Pon Elizabeth™ {19771 An tmitiative of the Delia Foundation, The “Housing
i Red | ocation, Port Elizabeth™ (1999) Joumal of SA Architeet. The “Settlement chanze
and planning in South Alned” an-Blank Arclutecture Apurthed und After, The “Publie |
Povale Partnership in the, Provision of Land for Housing hoth by Dewar, D, Others
inciide the tollowing. the White Paper o Reconstruction and Development (1994)

Ciovernment Gazette and the White Paper vn Housing (1994 ) Government Gazette.

1.8 Research Methods, Delimitation and Assamptions

I.8.1 Research Methods

The kev quesnons raised in the course of the research, the nature of the inlermation to be

cadecied, as well as the as and objectives of the rescarch have been the major

deterpnming factors 45 10 whar research methads were ultimately emploved. In relavion to
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the key guestions, the research predominantly depended on archival, library researel of

primary and secondary sonrces

The first research method involved an investigation of some theoretical issues. The
purpase ol tns was wodevelop a proper understanding of the scope and scale of the
“housirg probicm.” [Hinvolved the review of locul and intemational hierawre conceming
the provision ol low-income housing This research method has provided answers to
some ol the key guestions wnding the resewrch. The reading hus concentrated on
questions involving policies. design, planring tlenlogies and the implementation of low-
inceme housing policies. Example ol key guestions include the ‘ollowing: What are the
lirmitations of recent housing strategies (such as site and senase and core housing)
adupled i South Alnca” Secomdly. what changes need logecurn the ares ol housing
policy sa as to fawilitate the provision of low-income wedimn-density housing? The
tesearch firther pained useful information rom lectures and seminars on housing and
planning which were presented at the School of Architzcrture and Planning, University of
Cape Town A lurther useiul source of wnformation was a conlterence enhitled "Urbun
Futures 200" at Wirwatersrand University in Jobunnesburg. which the researcher also

attended.

In order to ascertain thosz ‘factors that preveni the provision of low-income medium
densiey housing, this rescarch included un examinatior: of the provision of low-icome
housing i Delft, whigh is the first case-study area, The investgation focused on those
faciors that almost exclusively facilitate the provision of low-mcome low-density sprawl,
To tlus end. the research has depended on information from the Inllowing sources:
svadable literature of primary sources, tone of which is the Presidenual project-Deifl
heusing mvestiganon by Prnsleo, L er al . secondly the structarad plan Bine Downs/Delft
anil An amendment to the Blue Downs local structural plan by MLH wrchitects and
planners). The avalamlity of these sources of lormalion certamnly imuenced the

decision 1o use Delft as a case study.
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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 information 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 formulate 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 Germiston housing project in Gauteng. To this end, information
was gathered from available literature of primary source (refer to section 7.1). These
sources of information dealt elaborately with the topic of the research. Furthermore, the
research conducted informal 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 information was collected from various sources and categorised into various sets.
One set of information, for instance, helped to determine, arﬁongst 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 information 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
e architectural drawings;
e photographic material,

¢ planning diagrams, and,
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e 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:

e It is assumed that an inversion of the 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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e 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 above, 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 form 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

Cape Town.

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
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 includec{ 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 S: 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 form 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:

e legislative policies of certain central local departments that are very important to the
provision of housing in Cape Town;

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

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

e 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 Harbour'”. 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'®. 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

'" Le Grange, L. (1985) Working Class Housing in Cape Town 1890-1947: Segregation and Township
Formation 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.

'8 Roenigsberger, O. "Third World Housing Policies Since the 1950’s" in: Habirat International, vol. lO
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 eamers. 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 itself'® 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,” and the vote by the city’s ratepayers against the Cape Town

Municipal proposal to finance artisans’ dwellings®'.

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

' Le Grange, L. (1985) Working Class Housing 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.

*! Report of Housing Committee (Appointed by the Minister of Public Works), 1920. U.G. 4-20. (Hereafter
RHC) p.10. Le Grange, L. (1985) Working Class Housing 1890-1947: Segregation and Township
Formation. -
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pcpulation.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.”> 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:

o 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,

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

of urban management.**

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 time®:

"the village will consist of 122 coftages, and provision is made for areas surrounding

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

2 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.

 Saunder, C. "The Creation of Ndabeni: Urban Segregation and African Resistance in Cape Town" in
Saunder C. ed Studies in the History of Cape Town, 1984, vol. 15, p. 173. Shorten, J. The Golden Jubilee
of Greater 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.

* Le Grange, L. (1985) Working Class Housing in Cape Town 1890-1847: Segregation and Township
Formation, p. 2. University of Cape Town

*% Le Grange, L. (1985) Working Class Housing in Cape Town 1890-1947: Segregation and Townslnp
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."*

Between 1920 and 1939 a Central Housing Board (C.H.B.) was established in terms 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.”’

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 cities™. By 1943 the Cape Town City Council incorporated Windermere 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
Windermere 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 overcrowding®.

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 obligations®. 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.”!

2 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.

¥ Wilkinson, P."Housing Policy in South Africa," in: Habitat International, 1998, vol. 22, no. 3, pp. 217-
218,

2 Wilkinson, P."Housing Policy in South Africa," in: Habitat International, 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.

¥ Le Grange, L. (1985) Working Class Housing in Cape Town 1890-1947: Segregation and Township
Formation, p 18. University of Cape Town

% Wilkinson, P."Housing Policy in South Africa," in: Habitat International, 1998, vol. 22, no. 3, pp. 217-
218,

3! 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 form of housing estates, new towns or extensions to existing cities’>. In a
short while most developing countries discovered that they had neither the funds nor
administrativé 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 terms 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

of housing.*’

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.

32 1t 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. 10 1986, p 28.

33 Abrams, C. (1964). Man’s Struggle for Shelter in an Urbanising World. Printed in the United States of
America. pp. 72-88 :
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experienced housing problems® which were aggravated by limited finance with regards
to the budget for housing in the govemment 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.”® 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 race’®. 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 se’’. 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
of Native Affairs;

3 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.

3 Wilkinson, P. “Housing Policy in South Africa” in Habitat Internarional (1998), vol. 22, Nos. 3, pp.
218-219.

¥Willem van Vliet. (1990). South Africa in: International Handbook of Housing Policies and Practices
Pages 588-589. Printed by Greenwood Press, New York.

3To control the over-populated Native townships and the numerous squatter camps efficiently, would be
attempting the impossible...... Only by the provision of adequate shelter in properly planned Native
township can full control be regained, because only then will it be possible to eliminate the supplus Natives
who do not seek or find an honest living in the cities (by removing them 1o the ‘Reserves’ or 'Bantustans,’
as they were beginning to be officially labelled at this time). But as will be seen below, the more
fundamential attack was on the right of Africans to freehold land tenure in white areas per se. . Wilkinson,
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o 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,*; 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.>®

Housing policy in South Africa between the middle of 1960’s and the middle of 1970’s
was the ‘ideal of total apartheid.’* 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.*!

P. “Housing Policy in South Africa” in Habirat 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.

¥ Wilkinson, P. “Housing Policy in South Africa” in Habitat International (1998), vol. 22, no. 3. pp. 219-
220.

4 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

“'willem 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 c
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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 (i.e. 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 countries®.
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.*?

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.

4 Koenigsberger, O. “Third World Housing Policy since the 1950°s” in: Habitat International (1986)
vol.10. 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.** Although quite a number of subsidised
homes were built 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 workers®.

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.*®

*Koenigsberger, O. (1986) Third World Housing Policy since the 1950°s in: Habitat International, vol.10.
no. 3. Pages 28-29. Printed in Great Britain.

* 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 emplover'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), vol 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

% Le Grange, L. (1985) Working Class Housing in Cape Town 1890-1847: Segregation and Townsl'up
formation. 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
roads*’. 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.*®. 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),
vol.10 no. 3. p. 29.

48 Abrams 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).%

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

o 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.*

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

**Koenigsberger O. “Third World Housing Policy Since the 1950’s” in: Habitat International (1986)
vol.10. no. 3, pp. 28-29. Printed in Great Britain.

%% Ofori. G. “Housing in Ghana: The case for central Executive Agency” in. Habitat International (1989),
vol. 12 no. 1,.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.”!

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 supplied with the particular parts of the house that

were difficult for the builder to obtain.>?

5! Abrams C. (1964) Man’s Struggle for Shelter in an Urbanising World, p. 169. Printed in the United States
of America.
52 Abrams C. (1964) Man’s Struggle for Shelter in an Urbanising World. pp 169-169. Printed in the United



The pamcular orms of assistance offered w ondividuals in the zhies were differem 1o
those olfered in the smuller wwns For mstavee. loans were made available 1o aszist
mdividuals i the Sity o purchase buildiog matenals and sites. Sccondly, the workers
(builders) were traned and supervased. and Slock-muking muchines were pravided.
Sometimes forms [or walls or pre-ussembled rools were also supplhied. At imes self-help
was limited 1o a few simple tlasks. with more complex zspecis of home-building such as

plembing, wizine and masenry being assigned 1o skilied workers.”
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accustomed 10 providing their own shelter, usually throueh the combined efforts of lurge

extended families™

Although these programmes were very successtul in the rural communines, they had
their own probizms oo, Some of these have been idertified by the Puerto Rican

Planning Board 10 be the lollowing:

. i took a very long ume to build sell-help houses,

. i1 was difficult to construct the self-help dwelling under a co-operative
arrangement with smail groups of apous fifteen 10 twenty families. This was simply as a
esult of delicate job orieniation:

. a legn of experts, including engineers, inspectors andadministrative personnel,
was required Lo administer the program,

. the cost of dwellings in the rural areas did oo reflect the true cost of
construction. ds it did not taxe o account - censiderawion the following factors: the cost
ol the parcel of land in the rural comununtly. the salanes of the techmicul and
administrative personnel, and the cost of fiture improvements 10 be made in the rural

communities regarding the provisiomofessential ser ices;

. I was sometimes preblematic to acquire and operate costly construction
equipnient;
. the actual desigh and.constnictien of the housing unizs - buildings themselves by

various mndividuals and families involved tended 1e be tnperfect because they ofien
lacked the requisile expenence and skills: and

. sich self-helping housing construction schieines were nol necessanly more
economical or mare etficiently consinicted. because the modem techmques of mass
productiog were not an et used " All these factors, although they wers acwally
wdentified m relavon to Puerto Rico, are also relevant to the South Afriean coniext, even

on & more global scale.

¥ hoemigsherzer. O “Third Waorld Housing Policizs Snce the 195957 i Habiar fmternanonal, (1986),
vial, 10 oo 20, O

“Pazre Rico Plansing Board. A Proposal tor a Low Cost Housiee Provram (Cammonwealth of Puerio
Biss, Samuroe, Puerto Rico wndated but orebably 1955 5 and Abrams © 11604 Man's Smugsle for Shelier
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2.6.1 Instalment Construction

"lostalmen Construction’ evolved as a varnam of the self~help housing orogram in
developing countries 11 was operitive i situations where moneaze financing was
anavailuble. Many people in less descioped areas of South Africa built their houses
sertally, as this wis often the only way that many families withou accumuiated savings
could build therr humes, So, for imstance, afler buying a piece of land, the family would
watt until o could purchase the necessary huilding blocks Graduaily. the family weuld
put up s wall with the help of fam:y members. or they might hire a professional worker
instead The family would then wait until 1t had accumiuluted enoueh money for mafing,
doors and windows. In the Anal stages of bulding such instaiment boilders @ bulding
projects needed financing to help him complete s bulding Oflen o small loan was
sullicient. However, this process has not been sufficiently encouraged. As was the case
with the wded-sell-help schemes, the instuiment construction-housing scheme too
proved (o be u very slow process of providing Kousing - fur oo slow to meet the

current housing shortuge.
2.6.2 Core Housing

Care housing 1s 4 further majof vanant of sell-help strategies. This programme was
mtreduced e developing eountnes by the Umted Nations Missions and it has now
become pan of the “housing vocabulary Hewever. no single wpe of core housing
programme could be unifermly applied e all counines and climates. Each couniry or
region had 12 have 4 parucular design. For instance, 2 poor country such as Indiz had 4
one-roomn core for small familics The two-room core could be expunded honizontally
for the growang famuly. as well as vermcally. There were also row core houses, the front
arid the rear of which were expandable; and the care binlt as pan of a compound. Lastly
there was zise the core house n warmer climates, which was merely composed of a

roof. supports. and a floor. forming 4 space which was then walled i 5y the occupant

wan i rbanseny World pp. 171-172.Pninted e the United Suues of Armesiza
Varrams < 19040 Man's Sirugple for Shelter 1o an Uthamsing World, ppp 173-175. Printed e the United
Siates of Amernoa
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(refer to Plate 2.3).%

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 hig1159 but surely such core housing schemes tend to be

constructed in areas where the land cost is particularly low.

8 Abrams C. (1964): Man’s Struggle for Shelter in an Urbamsmg World. pp. 174-175. Printed in the United

States of America.
% Abrams C. (1964) Man’s Struggle for Shelter in an Urbanising World. Page 175-176. Printed in the

United States of America.



41

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.”” 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

¢ 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.®’

The World Bank Organisation championed site and service housing schemes in
developing countries.”? 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 / 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.®®

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.

! Abrams, C. (1964) Man’s Struggle for Shelter in an Urbanising World. pp. 176-177. Printed in the
United States of America. ‘

2 The principal focus will be on the operation of the 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

% Nientied, P. and Linden J. “Approaches to Low-Income Housing in the Third World” in International
Journal of Urban and Regional Research: (1985) vol. 9 Nos. 3-4, p. 319,

 Payme, G. (1984). Low-Income Housing in the Developing World: The Role of International 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 the bottom
up to the 50th or even 70th percentile of all the city’s income earners.

o 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™®,
o 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

?}’ 175-176. Printed by Pitman Press Ltd., Bath, Avon
Payne, G. (1984). Low-Income Housing in the Developing World: The Role of International Agenc:es
pp. 175-176. Printed by Pitman Press Ltd., Bath, Avon



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

hierarchies.®

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-off
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.®’

2.6.4 Self-Help Housing by John Turner

A major protagonist of the self-help housing model was the British architect John
Tumer. 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 instead of threatening the existing housing systems,

% Payne, G. (1984). Low-Income Housing in the Developing World: The Role of International Agencies,
pp. 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 activity®;

o therefore, the house should not be seen simply in terms of its physical
characteristic (‘what it is’), but in terms 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 indicators® 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.

% Tumner J. and Fichter R. (1972). Freedom to Build: Housing as a verb, pp 151. and Nientied, P. and
Linden J. “Approaches to Low-Income Housing in the Third World” in /nternational Journal of Urban and
Regional Research: (1985) vol. 9 no. 34, p. 312
Ward, P. (1982).: Seif-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 of Urban and
Regional Research: (1985) vol. 9 no. 34, p. 312,
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Secondly, the government has to formulate the proscriptive laws that define the limits of
what people and local institutions may do (rather than prescriptive laws that tell them
what they should do).” 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.”'

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 Tumer 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 (i.e. commodity status is seen purely in material terms).

™ Turner, J. and Fichter, R. (1972). Freedom to build: Housing as a verb, pp 140-150.Printed in UK. See
also Nientied, 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. 34, p. 312.

' Nientied, P. and Linden J. “Approaches to Low-Income Housing in the Third World” in International
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Secondly, Tumer’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,
J in the denial of commodity status to ‘self help’ (or, as it has more recently been

called, ‘dweller-controlled’) housing,”

As Burgess puts it, Tumner’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
pre:ference’.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.
2 Ward, M. (1982). Self-Help Housing: Self-help Housing Advocacy: A Curious Form of Radicalism,
.60. Mansell Publishing Limited
* 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 that people behave in the
way they behave ‘' Havey, 1973:157). Ward, M. (1982). Self-Help Housing: Self-help Housing Advocacy: A
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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

74
for others.”

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 form by the
producer himself;

e 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.”
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.””® 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
™ Ward, M. (1982). Seif-Help Housing: Self-help Housing Advocacy: A Curious Form of Radicalism,
,60. Mansell Publishing Limited
5 Ward, 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.”’

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:

o 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

" “4s 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.

™ 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 of time. Meanwhile the prospective builder lives in a shack
or 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.”
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.*

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 barties. The policy was adopted to correct the administrative problems as

Journal of Urban and Regional Research. (1985), vol. 9, no. 3-4 p. 312.

" Nientied, P. and Linden, J. (1985). “Approaches to Low-Income Housing in the Third World” in
International Journal of Urban and Regional Research. vol. 9, no. 3-4.

8 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. Furthermore, as with self-help housing, it gives the beneficiary the right to
decision-making in terms 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-credit®'.

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

requirementssz.

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 form 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 considered that this will allow for a positive response

Town) by the Executive Committee to the Cape City Council. Dated 1998-06-25

8! 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

82 South Africa (Cape Town) A Report Proposal (proposed low-income housing delivery model 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 that 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 1998-06-25
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Purpose Vehicle (SPV) will eventually administer this as soon as it is operative”.

It is important that the savings be limited for use in conjunction with the institutional
subsidy, the subvention and, where appropriate, with credit. Inmediately 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

beneficiary®.

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 not®>.
2.7.3 Savings and Credit

The success of this housing scheme will firstly 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 credit®.

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.

# 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

8 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

% 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 A
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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 R5,000;

o the twelve months savings of approximately R450;

. a micro-loan of about R3,000 to create a package or product worth
approximately R25,000.%

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
permits. 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 services®.

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 defined 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.

%7 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
8 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.”® 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.”

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.”'

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 availal;lc 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 15-year period at a simple interest rate of 1% per month.*?

% 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.

% 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.

! Hitp:\\www.dialogue.org.za/pd/index.htm. [2000, September 21]

%2 Hitp:\\www.dialogue.org.za/pd/new_international.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.”® 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

% 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. Vol.22, 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 York.
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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

1** Some examples of such low-income, high rise residential apartments are

Counci
found in Elsies River, Heideveld, Manenberg, Lavender Hill, Parkwood and Hanover
Park, to mention a few.% 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 pra:;:tices.g6 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.

% 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.

% MA&E (1981) The Journal of the Local Government of South Africa Municipal Area. Redeveloping
Elsies River, page 24 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, p. 4.

% 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 terms
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 concemns order, scale and
generosity.” This changing trend dates back to before the advent of the Garden City idea
to modern 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.” 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.

%7 Uytenbogaardt, R. and Dewar, D. (1995). Creating Urban Places to Live: A Primer.
% Mills G. “Housing in South Africa: Linking Form to Delivery Process” in: Urban Forum, (1993), vol. 4:
no. 2, pp. 33-37. .
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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 Holland/Drakenstein 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.®® For °
the sake of clarity the inner metropolitan area can be divided into the following eight

distinctive sub-areas:

e 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 / densely populated area);

e 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;

e 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;

e Cape Flats: This is predominantly a lower-middle income area with medium to low-
density sprawl;

e Metro Southeast: This area has been recently urbanised with little employment

opportunities as well as little opportunities for commerce and amenities. Suburbs /

% 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;

e 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
intermittently from Muizenberg all the way to Simon’s Town;

e 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,

e Northeast Sector: The prominent settlements within this region are Durbanville,

Kraaifontein and Brackenfell (refer to Diagram 3.1)'%.
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 form of
Cape Town.'”! 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.'”” 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 borrowed as a result of their popularity, but because they

1% K han, D. M. (1997) Case Study: Cape Town Planning and Design in the 1990's, p.7

11 Dewar, D. (1990).The Structure and Form of Metropolitan Cape Town: It’s Origins, Influences and
Performance. The Urban Problem Research Unit. The University of Cape Town.

12 Dewar, D. (1990).The Structure and Form 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
specifically.'®

3
/ A

City Bowl and
Atiantic Coast
Southern Arm
Tygerberg Arm
Cape Flats

Metro South East
Southern Peninsulz
Northern Arm
North tast Sector

s
IOMMOO®

Diagram 3.1 Sub areas of the inner Cape Metropolitan Region.
Source: Metropolitan spatial development framework. Fig. 2.3

These planning models were portrayed as a device for creating a new regionalist

consciousness, which would maintain and foster a particularly rich human culture as well

Performance, p. 73.

103
Dewar, D. (1990). The Structure and Form of Metropoli iy igi
politan Cape Town: It’s Origins, Infl
Performance. The Urban Problem Research Unit. The University gf Cape Town, p.g3u3. uenoes and
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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.'®

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. Furthermore, the width of the internal roads is decreased and
is characterised by a curvilinear road alignment.'” 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).'%

104 Japha, D. (1993). The Social Programme of fhe South African Modern Movement in Blank-
Architecture Apartheid and after. Nai Publishers.
195 Behrens, R. and Watson, V. (1996). Making Urban Places, Urban Problem Research Unit. The

University of Cape Town, Cape Town.
'% Behrens, R. and Watson, V. (1996). Making Urban Places, Urban Problem Research Unit, The

University of Cape Town, Cape Town.
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Dagram 5 2 Plan ol a Newghbourboos Uni, 1939
Saltee lepie, (19924 The Social Ml smene of the Sowth Afocan Soedern Movemenl m Blank

vrohilecure Apartnerd ona after s Bublisher

The Garden Oy eoncept. wlhich was onemally promoted by Ebenerer Howard,
compnsed o1 core public buldings locared around a cenrally orientated park and schools
with residential wunds, Thes concept was 450 chaructensed by senaration of incompatble

land uses. nam2ly the roming ol carman parts ol wwn. For example, industoial areas or

wors piaces such as 1aciones wers separated lrom residential sreas

| iz o the adoptzor ol e two aroremenuonged ceneral planmine modeis, Cape Town s
by 2 éisparsad patizmoaml extended streciural development. Although it 3

rol the imtennion al the rescarcn o CalfTVv Ol Alld:2s on e ehidst o "huligr SOn2s Created




w0 I the planning laws durning the upartheid era, the existence of these buller zones
cunnol be renored."™ Witlin the ety peaple are residentially segregated according to
race and social status, [urthermoere indusmal and commercial land nses are separated.
Thess residential developments ocour ajione jsalated purkets. ™ The overall nattern of
arcas like Hanover Park trefer to Diagram 3.3a and 2.3b), Heideveld, Munenberg,
Bonteheuwel. Delir-Eindhoven and Gugulety, 1o mention only a fow, were primarily
mflucnced by the Netghbourhood Unit concept of planmng  These pockets af
development operating moelanve sclabon are linked or serviced by freeways, which
divide rather than integrate the adivimng areas This has made access by (ool and publiz

transpors o dreas of shopping and work very difficult '

In contrast o the suburbs discussed ahowve, the plammngconcept applied i wwnships
such as Nvanea is gute different. Nyanga is said 1o have an unclear imegraring planning
concept, apan (rom the lact that it 1s ergamsed arcund o major cross streels, v
Sithandatu Avenue and Ntangano Road. Originally the lavon ol Nyanga was based on
rationalised gnid svstem. The level of infrastructure i3 very 1ow in these areas, largely due

1o a lack of funding (refer ta Diagram 343"

Linjeersis of Cape Towe, Cape T,

M Dawar, D oand Watsan, V(19900 The issue of the sze and giowtl of the Cape Town, The Liban
Briblen: Reseqrch Umn Tha Unpeersdy of Cape Town pp 13220 snd Desvar 1, 19900, The Struenwe and
Formul Metopolitan Cape lownz 195 Ongivs: lnflugneess snd Persarmance, g X1

“ Khan, T2 M. 19871 Case Study Cape Town. Plunmine ard Design imothe 199005, ¢ 26 Soe also Dewar,
12 (1990 The Structues and Fors of SMeropolinan Cape lown: Ir's Urions: Influences apd Performance, p
41

M S han DL AL 1997 Cake Sty Cape Dewn Planning and Dedoznoa the 1990, 3, 10, Desear, D, et al
GO0 the Structure andg Foem of Metropelitan Cape Fow 1975 Qo bl eences and Peformance. The
Lzbun Preblem Reszarsh Umt [he Lnversity ol Cape Towie pp. a-saa0d 75 and Awotona, 1. ctal {1995)
Feownships @ Cape Town Case Study Nea Protiles. Working Fager no¥ pp. 125 and 5-3.

"' Awesons, etal {19950 Towaship m Cope Vawne Cave study Ared Protles Warking Paper naoY, po 2-15F
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By companson the layoul of New Crosseoads s different from the clongared gnd used in
Nvanga The streets are curved, while the mad space s rattonahsed by means of cul-de-
sdes. This luvaur is based on oo svsten of internad ring roads. Social and commercial
fucthihes are internalised, thouely some aze also located on the comers ol the brouder gnd.

s
|-

The leve! of infrastructure 15 simulur to thut of Nyanga - not well developed

To summirise the above, it has been illustrated thar the planning ideas within Capg Town
were influenced o a significant degree by the Garden City plunning concept and the
Neighbourheod Umt planung concepl. The residenual peltemns of these two plinning
.deas are-obvicusly of o sprawling nature. as ihey chumpuen the housiag patter of single
dwelling unit per plet, As a result. high levels of car ewnership are a sine gua nou for an
ellicient or fungtionad Tevel of mebiliny. To tunderstund the impuaet of this planning mode!
on the pravision of housing, 1t will be useful to compare demimant patterns of housing in

the greater Cape Town ar2a.

U Aswototie, 20l (1995 Povenshipn Cape Town Caae Study Atew Profiles. Warking Paper ne % pp 2-19
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3.3.1 I'rends of Residential Development in Cape Town

Iz wrder 1o examine the wends of resudential development thorouzhly, the research will
anulvse the same in relanon 10 the varnous mcome groups, runging rom high-income

aousiig sroups down 10 subsistence-mcome housing groups.
* High-Income Housing

The predominam form of housing n this category 1s low density, comprising single
ducllings and large plots developed on the urban edge where natuzal amemties are high,
it uccessible. The provision of these ameniues oceurs through 1HEprivate sector, often o5
a resuit of individual development and Frunce. Examples van be found in areas like
Constanua. Claremont. Upper-Wnberg, How Bav. Bishops Court, Camps Bay and

Durbansille,"”
«  Middle-Income Housing

[ thes category there 1s o trend fawatds low density. single dwelhng, suburban housing
gstates. These areas are located o 4 “bard’ around the perimeter of the Cape Fluts, where
fand is relatively cheap  Examples are areas such a8 Strandfontein, sections of Blue

Downs, Mruleni, Pelikan Park. Athlone, Rondebosch-East. Fainvays and Grassy Park' ™
e Low-Income Housing

The predominant forms of housing in this category are single dwellings, detached
residential Buildings and. Tess frequently, block of flats. This category ol housing can be

found in arcas like Khayelitsha, Manenperg, Delft. Bontcheuwel. Hanover Park and

U Dewar Doet al (19904 The Sirdcture aed Form of Metrapaluan Cape Town. It's Cnains, Infuences and
Pertformance Virban Problen: Ressarch Uit p 128, See alsa Le Suewr, I MDE ream (19427 Towards A
Liran spanal Development Framework for Metropojian Cape Town A Tawn #lanming |imznch limernal
Warkshop. po | dand Khan, D0 M 1995 Case Swdy Cape Town. Plannimg and Deswenoanibe 139005, p 8
HRham 1) M99 Case Sudy Cape Town, Planming and Desen i the 1890
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[Langa.

s« Subsistence-Income Housing

The hasie, housing forms in these areas we single detached cnits on separate plots,
Although the new houses deliversd by the state arz in the form of site and service, the
previeus Heuse ol Representanve’s housing schemes were o the form: of core houses or

slab party wall selutions.'

Further in this recard. there s a trend lowards squarting in areas. close to places of
employment, This has huppened. lor example. in Hour Bav and Neordhoek, but it is not
occurming al a laree scale doe w the subsequent threm o removal. However, there is a
irend to create new nlormal settlements consisting matks ol shacks, in areas such as

Khavelitsha and KTC.'"

From the abave. 1t 15 clear that Wl cutesones of income 2roups within the City of Cape
Town, Le. fom subsistence-income leval to high-income leyel. use predominantly single
dwelling uaits i thewr ressdentil aress. * As a resuls. e overall structural pattern has
emereed in the city of Cupe Towr that is donunated by unidireetional low-density sprawl

- . PR pe— - .
{refer to Diagram 3.3).""" Thete are hree tvpes of spraw | namzly:

o specutative sprawl by hgher meome groups. Developers provide fow-density suburbs
which promote private single-storey dwellings on 1 large plot. with access for one ur
more curs ¢ dwelling, This s faciitaed by a free Do of traffic and high space
standards for communuy (acilites (examples of such des clopment exist in Constantia
and Hout Bav)

o Cnzs-dnven search for land by authoriies wanting 1o develop low-income housing.

" Dewar. et al (19607 The Smucture and Form of Meyopolitan © ape Tavwne 1t's Orgins, Influences and

Performance The Urban Problem Ressorch U, UET g 127

VR R, By M 59T Case Studs Cape Town, Planming tnd Tiesvan 0 the TW6is

"R, [ MO UET) Cuse sdy Cape Towsn, Planoinge 2nd Tesien oo the 1950's

"V e Sueun ). MDF Team. (1992) Towards A Bran Spatal Developmen: Sramewark for Metropolitan
Cape Towre A Town plaonmy Branek Internal Wotkslep Papges 1504
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New und more lermal sigle dwelling units are provided in a large scale by the
authorities (exampies in Delltand part of Khavelitsha), and,

o lleval squatting on lecavons which avord harassment The squatter settlements ocecur
m euter edee of estabiished settlements This development occurs in areas of

' | &)
Koayehtshu

The crux cf the problem should not be musunderstood as being rapid wrbanisaton.
hecause this is un inevilable result of rapid populatnon increase. Rather the focus shoulé
he on the predominunt applicativn of particular building types und the planning ideas
applied for suburban housing purpeses in Cape Town. In order o expiore possihie
solutions the next sectien reviews a camparisen hetween planned sprawling und planned

COMpaEct environments.
14 Criticism of the Sprawl Condition of Cities

The follewing cnticism ef the aprawl condit:an will be by way of a comparison hetween
the prototype single dwelling planned communitics as neamst high-density planned
deveiopment. The compansen will e based on cost apalvses under varnous headings,
namely operating costs. capizal e9sts, soc! costs, environmental casts, functignzl costs

and, firally, apportunity costs.
341 Operating Costs

The operating <osts of unlity services incurred In a low-density develapment are greater
than those of a higher density develapment. The reason 1or this is that in high-density
deveiopmeni the distunce between units, plois 15 shorer and thus densities of consurners
per kilometrs of 1runk services are hicher Logically, then. when differemt unis are

. L e . :
stacked above each other, there are even gredter eccnomies of seale This 15

HRhan I M08 Case study Cage Town, Planing and Design i the 1590s Pauc b

FUShan M 02900 Uase study. Cape Tuwa Plamning and Design w the 1590 o

U opwanng, Poand Gustely. B(1977)  The pubiic services vus? ul allernanive developrsent A review of
the evidenee’ as m Dowting. Po "Lucal sesviges pricing policies and thew effee: on urban spatial stmcnire



particularly ebvious (0 road-based services like selid waste collection, storm waier
removal, police supverllance and postal debivery, Tor example, it would require more fuel,
more police velicles and mere workog hours to patrol o spraw ling development than

high-density development. b
3.4.2 Capital Costs

The capital costs of providing services ina low-densiy development are obviously

greater than those pertmmng o a lagh-density develapment For instance., the cost of
. e wers and the cost of sewer Ireatment are Ryelyos g [owe-da 'ad ‘e

previding sewers and the cost of sewer treatment are hishes 1y 4 Iow-density development

than in @ lngh-density developmient This also applics o the cost of providing other
+ . " . | .

senvices such as water, slecinaty and slurm water dramage. © Ghviously. there are two

main reasons for the ligher costs of suburban tfrastruerure. pamely:

I. the increased distances between the single readonnal development  generate

unnecessusy reteulaiion cost.

Fad

peripheral isolated suburban developments crzare 14 need either for the provision of
separate wtility mains (for example, a sewer reatment poaat) or a long infrastructural
linkage to existime ulility puins, Tt is very important 10 role that the capital cost of
constructing a two-slofey walk-up apartment was chvost a third of o detached
dwelling However, studies also show tha! above 1ve storeys, the capital cost

inereases rapidly due to the need for Lifts und undereovor parkinge. '

UBC Press, Vancouver,

= Wasan, B (1992 Spread iy Evaluation of the Costs of Urh oot ijewtly i Metropelitan Cape Town
[rran Problem Research Unie Uhie University of Cape Tovn,

B warson B, (1992), Specad City Evaluason of ths Custs of rpus Crewd in Metropolitan Cape Town
Lirpan Paohlem Research Ulnit The Utiveraity of Cape Tivwm, po 1oanes Wells, F (1977) ° Customer
sersity nnd Electnety Dustnbuticn Cost’ as 1o Dowmne, PoLoeal Seevoees Pricing Policies and their
Lftees on Lrhan Spaiial Stcuciure. UBC Press, Vaneousver,

Plgiane. T AL IDER] *Develupment and Planminge Ecpnomy Frywcmernal and Rescurces Tssues’ E and
FSpon Lamdnnand Stene, P A [1993) The Stoenare, Sze amd Uas o Uthan Senlements. Camonidpe
University Prinong Press, Cambridie
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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'?. 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.'?® 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.'?’

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 uniform

environment.' 2

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.

125 Newman, P.W.G. and Kenworthy, J.R. (1989). Cities and Automobile Dependence: A Sourcebook

Gower Technical, Aldershot.
126 pushkarev, B. S. and Zupan, J. 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 Capc 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. '*?
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'*’.
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.*

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, J. M. (1977) ‘Public Transport and Land Policy’ Indian University Press,
London and Newman, P. W. G. and Kenworthy, J. R. ‘Gasoline Consumption and Cities: A Comparison of
US Cities with a Global Survey’ in JAPA, (1989) vol. 55, no. 1, Winter respectively.

134 Cervero, R. (1986) "Unlocking Suburban Gridlock" JA4PA, Vol. 52, No. 4 Autumn. Watson, V. (1992).
Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town. UPRU. The Umversxty
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.'**

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:

o the increased lengths of trips created by low-density cities, and,
o the large number of trips necessary in suburban areas to satisfy daily household

7
needs. 3

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' .
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).'* 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 high-
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 high-density 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 of 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.'*

e 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 turn 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.!!
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. '

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.

181 Colombo, L. J.and Taylor, P. ‘Infill Development’ in Urban Land, (1988) vol.47. no.9, September.

142 5 Jtshuler, A.: ‘Review of the Costs of Sprawl’ Journal of 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, 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.'*® 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.'*
¢ 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.'*
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), vol.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.



82

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.'*®
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.

e Congestion

The critics of consolidation argue that suburban decentralisation disperses trip-ends and
reduces trip-lengths. As a result, this decreases unidirectional congestion.m 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.'**
e Land Utilisation
Although the critics of consolidation acknowledge that there are expensive infrastructural

costs incurred in speculative, discontinuous growth, they also argue that this form 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’ in JAP4, vol. 56, no.4 Autumn.

147 Gordon, P. and Wong, H.L. “The cost of urban sprawl: Some new evidence” in Environment and
Planning A, (1989), vol.7, no. 5, May.

148 Gordon, P. and Richardson, H.L. (1985) Gasoline Consumption and Cities: A reply, JAPA4, Vol.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 of land undeveloped for the provision of commercial services.'*

e 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.'*® The reasons to support this argument are

as follows:

o the capital costs of public transport in the 1990’s are not those of the 1890’s, and,
e 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 that the pressure for compaction originates from

149 Ohls, J. C. and Pines, D. “Discontinuous Urban Development and Economic Efficiency” in Land
Economics, (1975) vol. 1. no. 3, August.

1% Gordon, P and Richardson, H. W (1989) “Gasoline Consumption and Cities: in JAPA4, (1989) vol.55,
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 decentralised 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.'”!
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 small 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.'*?

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 developing world. Secondly, the argument that the

of US cities with a global survey” JAPA, (1989) vol. 55, no.1, Winter.

! 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

132 Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town.



85

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. 133

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;
e 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 increase in one sector does not necessarily constitute an

UPRU. The University of Cape Town.
133 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.'**

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.'>
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

questiona.ble.156

13 Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town,
UPRU. The University of Cape Town.

135 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.
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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.'*’

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.! %

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

157 Watson, V. (1992). Spread City! Evaluation of the Costs of Urban Growth in Metropolitan Cape Town.
UPRU. The University of Cape Town, p 29.

158 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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. H
suburban environments.'*

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'!bO

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

1% Newman, P.W.G and Kenworthy J.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.

1% 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

official ones'®'.

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.'®? 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

1! Rogers, R. and Gumuchdjian, P. (1997) Cities for a Small Planet. Printed in England by Butler and
Tanner Lid. 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.'®> 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 tumn
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 i
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were created in the district enhanced by a network of parks and public spaces and

accessed primarily by public transport.'®

In this particular study of Lu 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.'%®

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.

184 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 L.T.D. Frome, p. 44

16> 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 Tanne
Ltd. Frome, p. 44 .
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Zoning of actvities leads to rehance Comgpact nodes reduce trave! and
on the private car. Bliow waiking and cycling. -

Diagram 3.6 Compact mixed-use nodes reduce joumey requirements and create lively sustainable
neighbourhoods.
Source: Rogers, R. and Gumuchdjian, P. (1997) Cities for a Small Planet. Printed in England by Butler and

Tanner Ltd. Frome.

Open Linear )
System

Diagram 3.7 Compact nodes linked by mass-transit systems can be arranged in response to local constraints
Source: Rogers, R. and Gumuchdjian, 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
addition, it is believed that if this new form 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

development, 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 of land as well as the cost of infrastructure.

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 of a 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 absorb 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 commeon occurrence
in South African cities, including Cape Town, despite the tremendous advantages it offers
to city growth (refer to the latter part of section 3.7 above). For the above reason, the next
Chapter discusses in detail by way of éwo 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 normative 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
normally characterised by massive dormitories 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 form 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 obstacles militating against the provision of low-
income medium-density housing and its appropriate location to promote compaction,

mixéd 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 boundary'®. 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

167

of car ownership. ™ (Refer to Diagram 4.1)

1% MLH (Architects and Planners). Nov. 1987. Structural Plan Blue Downs/Delft.
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.'®® 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.'° The site was mapped out for the future

residential needs of the “coloured” population, anticipated to be about 80,000 families.'™

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 project be executed by means of a
departmental in-house team.'”' 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 350msq'’? (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.

'MLH (Architects and Planners). April 1995. Delft south: An amendment to the Blue-Downs Delft Local
Structural Plan. Prinsloo, I. et al (1994) Presidential Project-Delft Housing Investigation. MLH (Architects
and Planners) June 1999. Delft Multi-Purpose Node Contextual Frame Work, p. 1

' Prinsloo, I. et al (1994) Presidential Project-Delft Housing Investigation, p. 13

' Prinsloo, 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 proposal'”® Delft comprised of various residential densities
(medium- and high-density housing), it was predominantly the low-density suburban unit

'™ Delft thus represents one of the many low-density

housing type which was adopted.
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 furthermore, the isolation of Delft is compounded by an inefficient and expensive

public transport system.'”

'3 MLH (Architect and Planners) November 1987. Structural Plan, p. 14,
¥4 Prinsloo, L. et al (1994) Presidential Project-Delft Housing Investigation
"5 Prinsloo, I. et al (1994) Presidential Project-Delft Housing Investigation, p. 14.
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Diagram 4.3a Typical one-bedroom plan in Delft
Source: Tygerberg Housing Municipality.

Diagram 4.3b Typical two-bedroom plan in Delft
Source: Tygerberg Housing Municipality.
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Kitchen/Dining

Diagram 4.3.c Typical three-bedroom Floor plan in Delft.

Source: Tygerberg Housing Municipality.
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The Hague 2 1 3
R daal 1 1 2 1
| Voorhrug : 2 Y 1 1 i1 1 111 1
Eindhoven 2 1 1 1 1 1
Town 1 ki 1
Town 2 1 1 111
« |LTown 3 1 1
Town 4 1
Town § 1
Town 6 1 1
TOTAL 185 7 3 13 1 2] 3 2 1 3
CURRENT SHORTFALL
Delft s 13 | L - T 2T 1857 [ (1 ]31]e

Table 4.1 Existing Provision of Community Facilities and Current Shortfall

Source: SSDF, Setplan, 1999&MLH, 1999.
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A proup of boards were set up 1o supervise the processes amd proceduras of realising the
Diellt housinge prajest. The most important of these was the Development Boand, ereated
in terms ¢l Act 3 of 1987, which facihtated the acquisition of [and. The board also
facilitared the sequisition of lunding lor the entire process, including the contract with the
developers to construct the houses. Further, the Housing Board was set up lo Tacilitate the
linancing of individual loans for beneficiaries in terms of Circular 4 of [987. It also
mcluded subsidised repavments over 30 vears The vther Government Departments
involved 1n the processes and procedures were the following:

» the Department of Education and Culture within the House of Representatives for
schonls;

e the Depurtment of Heulth and Wellure within the House of Representatives together
with the Western Cape Region Service Council provided health and welfare services.
and (imally,

e (e Leeal Authority, the Regional Council of the Western Cape and the Regional

Couneil of Stellenhasch plaved various roles af different times."™

According 1o the presidential project report an the Delft housing project, the adopted
arganisational framework hus much 1o be commended: Tt was said “The development
agency approach has long been considered the most effective dzslivery agent for the
provision ef housing and this, with the Development Board und its flexible linancial

framewaork. facilitated the defivery aspeet of the project i

The project nerwork was divided inlo the ollowing three activity groupings:

o the Project Team. together with the Development und Housing Boards acting as
agents for the landeowner and responsihle for the implementation of the project as a
whole;

e the heneficianes, fallowing public participmion. 4s the purchasér, and

e the responsible authorities (Regional Servives Council).' ™

P Prmsloo, T oeral (19941 Presidennal Project Delft Housing Investigation. p 14
Brusloo, Toeral 1949400 Presdennul Preject-Delfs Housing Invesugiiion
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The House of Representatives funded the project through the Development and Housing
Roards The fund was used for land sequisition and infrastructure and subsidy finance lor
the purchase of dwelling umts by cach prospective buyer. The in-house projeet team was
responsible for the implementaticn of the housing scheme, while the input was a
combined zffort of the community and the authorities,””™ Incidentaliv, only very little
commumity participation was allowed in this project. This left the residents of Delft
fecling very dissansiied about the design of dwelling units available for them o chose

- b
trﬂlﬂ.’ !

I'he Department of Educztion and Culture of the House of Represgntative provided siy
prunary  schools through funds acquired from Natonal and. Lecal Governments
Department budgets. The Depanment of Health and Welfare Services and the House or
Representatives with the Local Amheonty previded the necessary heaith und welfare
services. Funthermore, the Seuth Afnican Police cstablished a pelice station in the arsa
Subscquently, community facilines (such as an mfonmauen centre. & library. and 2 largs
community hall} were funded through monies acquired from the community facilities
fund. This fund was made available by the Department Board which allocatad fifiesn per
cent of the price of cach plot 102 Community Facility Fund. Finally, funds were also
made available for the provisionof social services through the purchase of land from the

Departmental Boand by private organisations such as churches and mesques.'™

In summary, the.above section has discussed the roles and duties of the various parics
wmvolved in the provision of housing 11 Delft. It has also demonsirated that Delft 15 an
example of a sprawling low-income development in Cape Town. However. what is not
¢lzar are the conditions that facilitated 1his development. Therefors, the next section

focuses on discussing the aforementioned issue.

T pnnsdoo [ et al (19920 Presidennial Project-Delft Housing Investuganon

" Prinsloo. L ctal (19941 Presidennal Project-Delft Housing Investganon, p 1€

™ Dewar. I etul (1938) Public Private Panmership in the Depanmens tor International Development p
il Dewar. 1 erz' (1995 Public Provare Parmership in the Departmens for Intetnanonal Developmeznt. p
177
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4.3 Conditions Facilitating Low-income Low-density Sprawl

Tins current section focuses on the legislatve framework that regulate :mportant
compunent of spatial planning (such as housing and land) for factors that have continued
to fuciliate low-income low-density spraw| (through the provision of free-standing units).
However, specific reference would be made (e Delft (as a case study for low-income low-
density sprawl) ¢ further claborate on this 1ssue. This trend has made it quite difficult -
gven at imes impossibie - (¢ provide settlements that are compact, integrated in terms of
mix:ng the different classes of residences and 1hereby abic tu promote 3 more sustainable

development.

4.3.1 The Planning Environment as a Factor Promoting Low-income Low-density

Sprawl

The vamous components of spatal plannmg soch as transport, the environment, water,
heusing and land each seem te have ctherr own pelicy framework und planning
pmcfdurts.'“ [hese pol:cies very ofien’contradict one another. For instunce, the White
Paper wn the Reconstruction and Devclopment Programme (RDP), amongst cther
propesals. suggesis that land use-and housing be geared lowards prometing settlements
that arg compact. imtegrated) as weil as of sustanablz dtvclopmuan In direct
contradictron of this, the Depantment of Housime continues to make funds available for
single dwelling units only, thershy encouraging low ané unsustainabic densities (as is the

case with Dely.

Very often the planming emphasis was on scgregating residantial areas aceording 1o secial
status or class. This has further 2nceuraged low-inceme housing on the periphery of the
any where land is cheap and where community facilities are vress|y inadsquate (as is the

casg wilth Delit). Another factor pen ading the planning thinking which has continued to

™ Dewar D. Settlement Changs ond Planning 1o Suuth Aftica singe 1994 in Blank Architeer Aparthesd
ang After Edited by Hilton. [ and Viadislavic. 1. Near Publisher.

" Government Gazette. 23" Novemnber 1994, Winte Paper cn Recanstruction ond Redevelopmen:
Programme
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encourage the segregaton of low-income housing developments. is the Nimby ("not in
ras

my back vard") atnade, woich 15 prevalent wmongs: the wellato-do. ™ This attiude

repeets any proposal of inregrating Living arcas of the poor with the major svsiems or

areas cf the city (such as the central business district).

Although seme plunming und design professionals have come up with innovative planning
and design 1deas Lo usher im such sustainabie urban development, these wdeas are ver to be
successful. Very cfien plunners themselves have been urable 1o inlervene in a eritical and
creative munner, and 1oo often they hayve resorted te emploving srandard methods. '™
There 1s ne doubt thal these fsctors are responsible for the contipuous application of this
housing tvpe which huas ensured a low-densitv sprawl This suhurban sprawl creates
problems far two different groups. The first 1s the poor who are aften exposed to the lack
of and il times inadequate communily amenities on the periphery of the city. The second
group 15 the sovermmenl, which 1s faced with exorbitant costs of mammtumng snd

sustwmning such developiments.
4.3.2 Mindset as a Factor Promoting Low-income Low-density Sprawl

Over the vears, the different departments concerned with the provision of low-income
housing hive acquired sufbigient experience i addition to developing an excellent
relatieniship with cach other 1o continue the deliveny of the single dwelling unit. The
investigation mto the Delll housing project revealed that the present orgamisational
framework 15 censidered to be the most effective delivery agent for the provision of this
heusing type. Sceondly. the Department Bourd had a flexible finaneia] framework that
factlitated rhe delivery aspect of the project. Furthermore, there appears to be an excelient
werking relatienship between the Development and Housing Hoards and the project team

was thus able © make quick decisions and 1o exploil opportunities. © These conditions

Y prinslo 1 ostal (1994 Preswdential Project-Dellt Housing Invesnigation, p 18

"' Dewar 3 Senlement Change wnd Planning in South 4 frica since 1994 n Blank Archiest Apartheid
and Arer Lidwed by Hiltan 1.oand Visdisiavie D Nas Fublisher

¢ Dewar, 1. Senlement Change and Plamming in South Alnca since 1994 in Blank Archuest \pariheid
amd Afier. Edited by Lltlon. ). and Viadisiavie, I Na1 Publisher

N Prsloe, © et al{ 1994 Presidenual Project Dalft Houging lnvestigaton. p 14
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have over the vears, given rise o an institutional framework that is experienced and

specialised in the delivery of this housing type.

There s thus a typieal mundser, as well as an tnstitutional framework, in lavour of the
ree-stunding unit amongst housing protessional within the Gevernment sector, that has
developed over the years. Fur istance, the project (eam in charge of layout planning and
the provision of internal services in Delft seems o have hecome an intemalised and
teclmically onentated process of planning o1 subdivision,'™ This itay have resuited rom
the planming ideas widely applied within the Cape Tewn area. These plunnimg 1deas
include the Neighbourhood Unit Model. the Garden City Medel and the strong influence
of the motar car These ideas funther cncourage separalion of uses and [unctions, and

promaote low-density development.

There 15 a gereral preference amongst members of the public that pood housing only
comes in one form —the single dwelling unit on (1s'own plet of land, This is 4 mindset
amongst members of the public thal may have develeped [rem the desire to have direct
access ta a garden araund their dwelling unit, as well as the desire 1o have some degree of

¥ B i Il |:]
provacy in and around thetr hauses. .

The allocation of lunds for the Delft housing project wock place in such a manner that
each subsidy had a predewrmined breakdown of how each zmount making up the whole
subsidy ought to hespent. For example. a total of about R2.000 was allocared as payment
for serviced land. This amount covered the following aspects. such as transfer cost, bond
registraticn,  landscaping, the provisicn of an eleciricity meler, fences. services
cennection fees. huiiding plan inspecton fees. tux clearance and a washing ling. -
Furthermore, funds were specifically made available for free stunding unmits. This is a
prohlem, which deoes not enable housing professianals 10 think creauvely about how the

limited umoeunt of resources thoth bund and finance) can be wilised sffectively to provide

W prnsloo, |oct ol (1994 Presidentinl Projeet-Detft Housing I esnganan. p 24

X. High Dersity Mediwm nse - gereeption ana opmions of mnens sitos) 5d p 24
" Dlewar. L eral (199%; Public Private Pammerskap in the Department for International Development,

e |74
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belter heusing ~ and which is, morcover. geared towards achieving sustainable urban

development.

Simplv put. these factors have predominated because of the complexity of this matler.
However. (hese factors are pant of those obstacles. which militale against the provision of
low-income medium-density housing veared towards a new urhan development in South
Alrican crues such as Cape Town, Al this junclure, it 15 vital to throw more light on this
1ssue from the paispective of providing low-income medium-density housing niseif. For
this reason, the sceond hall of the chapter will examine the Springfield Terrace housing

project in Woodstock. Cape Town as its second case study.
4.4 Case Study 1: Springfield Terrace Housing Project
4.4.1 Site Location

The Spningfield Terrace housing project 1s situated within the Cape Town Citv Bowl, aiso
located within one of the eighl regions of the Western Cape Province: The Easlern
Boulevard freewasy bounds this gite on the west and south sides, while Chapel Streel
bourds 1t en the north and Nelsor Street bounds the site on the east.’'™ (Reler to Diagram

440

The site was histanically made up of twe land parcels totalling 8,038 sqguare metres The
niggest land parcel measured 6.523 square metres and 1t was donated by the City Council
at a nomunal cest to the scheme as the Council was conminbubing to the purtnership
{(tvolying Headstart and the Cape Town City Council). I3 was residual land ieft over
tfrom land expropnated to censtruct the Eastern Boulevard freewayv. The other land
covered anarea of 1,515 square metres, consisting of seme vacant plots and a couple of
dilapidated cottages, which housed 3',5 tenants before the project started, The parcel of

land was purchuased on the open market. with the understanding that the people

O - 9 B B T 3 4 . 7

Pevear, D oerai (1998} Public Private Parmership in the Department for Intemanonal Develooment.
" Ths itiarmarion was obmined from Sivayle Riitvana ay the Cape Town o7y Caunsil dunse an
ity iew on February o, ZU0 |
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previously housed on the land would be re-housed in the scheme. These two sites were
then consolidated They were well located 1n relation ta public transportaticn (rail. buses
and taxis) as well as te existing and in some cases under-utilised social faciiities
Examples of these include St Phillips church and 1he Rahmaniveh Institute. while 4

Muslim community centre flanked the site."” (Refer 10 Diagram 4.5a and 4.5b )

4.4.2 Historical Development

The site itsell is in an old inner city area located within walking distance te the Central
Busingss Distret 11 1s a recent project completed m 1992 and consists of 132 units, both
simplex and duplex, in the form of three to four storey walk-ups. (Refer to Table 4.2 and
Diagram 4.6a, 4.6 b and 4 6¢). It was the first relatively Jarye ard non-racial inner ity
(il prenect 1n Seuth Alnca, aimed at the lower-inceme market with the use of the state
housine subsidy (refer 1o Plate 4.3), This project was intended to demonstrate a number

i
of necessary innovations

No of Bedrooms. Size range (metres squarc). i Number.
3 Bedrooms 67-73 | 28
2 Bedrooms 30004 [ 43
! Bedroom 30.43 E 34
Bed-sitter 26-36 I 28

Fatle 4.2 chawing the final mix ol umis 3 Springficld Termace
Source Dewar, D et al (1998 Public Prvate Partnership i the Provasion of Land for Housing.
Rrport subiutted o the Depanmezn o Inlernztonal Development Pg 187

* DBewar. N Settlement Claanve and Planmey = South Africa since 1994 1 Rlank Architeel Apartheid
and Afrer. Faned by Hilinn. 1. and Vs dislzvic, | Nai Publisher

* Dewar. [ eral 1998) Public Private Parmersiip i the Provision of Land for Housing, Reporn
subnutzed 13 the Deparment for Intemational Developmen:. p [ 87
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Diagram 4,32 Map showing Springfield Terrace - major land parcels
Sourze: Dewar, D et al. (1998 Publie Private Pattnerstup i the Provision of Land [ir Housing: Report
submumed to the Department for Intemational Developmen
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The development 13 very well located on underused land within the existing urhan fabnc,
in contrast to suburban developments on the urban penphery which are such a common
phenomenon in South African cities. The first and most important win of this pilot project
wus (o demenstrte how Cape Town could be compucled. 0t also demonstrated & number
el advantages that are worth mentioning, Some of these advantages include the
fullowing:

e There are considerable savings in transport and enerey cests. For instance the housing
scheme s within walking distance from the Centrul Business Disinel (refer
Diagram 4.7},

o This ensured that histoncal investments in social and ctility infrastructure were put 1o
good use.

e This creates vibrant local market for smail service industnes, and,

« this creates high pepulation density thresholds thus ensuring a higher level of

patromage for social and cemimercial facilities,"™

The second wm was to demonstrale how a small parce! of land that is well located and
publiclv owned (which s commmnon i South African cities) can he acquired for medium-
density development. thus resulting Ina highly liveable environment. Furthermore, this
housing scheme measured a gross density ef 156 dwellings units per heetare, or a nett
density of 257 dwelling units per heerare. [t was also wmed al demonstrating a public-
privite partnership m housing and to show how cross-subsidization can lowet the eniry

price of housing for low-income tenams,'™

For economic and logistical reaseons ussociated with mob:lising state subsidies, Headstart
underteek the scheme as the main builder. Headstart was registered as a (not for profit)
housing utility company. However, the project was undertaken by three sets of partriers: —
Headsarnm Development, the Cape Town City Counc:l, wlich was the operative Local

Authority. and the affected community The lstier included peeple from the surrounding

"' Dewar, D Settlement Chanee and Planaing m Suuth Africa sinee 1994 i= RBlonk Architect Apartheid
anil Afler. Edited by Hidton, ). and Miadislavi, [ Na Publisher.

" Dewar, D etal {1954 Public/Private Partnership in the Provision nf 1 and far Housing* Repar
submimed (o the Depurtment for International Development, p 187
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areas and inhabitants (including residents of the pre-existing cottages) in the scheme as
they took cccupation. The utility company was financed by a combination of grants and
low interest lvans from the corporate panners in this venture, The initial capital was
slightly under RS million, Members of the Board of Directors tor this scheme were drawn

eow - - Y839
from participating companies. "

[n order 1o easc the financial burden on low-income tenants and buyers, it was proposed
to sell housing units on the open market for the highest possible price. The profit
generated from this sale could then be used (o subsidise the entry price at the lowest level
as much as passible, In line with the above, the project aimed lo provide accommodation
for three categones of the housing market, The first two levels of bayers would be those
who qualified ror the ditferent subsidies. while the third weuld be drawn from the open
market. It was hoped that this would help provide subsidised iccommodation that would
be cheap and affordable to rent. Rental accommodation avithin the mner areas of the city
wus considered vital for two reasons. Furstly, it wis umportunt lo offer various types of
tenure 50 that there would be a sufficient choice. Sceondly, studies have shown that there
15 4 considerable demand for remal accommodation in inner city areas. After crossing
such hurdles in order 10 achieve these goals, it 15 unfortunate that this strategy had to be
aborted due 1o the problem of getting a non-governmental agency with (he ability to
admmimister and maintain reptal accommodation in mner cily areas on an on-going basis at

that time,'™

The provision of this pilot project represents an mnovative attempt to kick-start a new
form and structure of urban development in the city of Cape Town. However, the
provision of this project met with many obstacles, which could discourage the provision

of subsequent projects of this nature in the future. For this reason, the next section

conduc:s an investigation of these obstacles.

" Dewar. D. =t al. (1998) Public Private Parnership in the Provision of Land foc Housing: Repont
subrmutied to the Deparment for Intemational Development. p 157,

'™ Dewar. D. Senlement Change and Planning i South Aftica since 1994 in Blank Architect Apartheid
and After. Edited by Hilton, 1. and Viadislavie, 1. Nai Publishzt
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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 terms
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 resuit of limited Experience / 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 of line 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 independently 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 concemed with
garbage removal strongly requested that a garbage truck must be able to turn around in
the courts unhindered.'®® This whole event demonstrates that these departments did not

have sufficient experience in handling a project of this nature. This calls for more

1 Dewar, D. Settlement Change and Planning in South Africa since 1994 in Blank Architect Aparthend
and After. Edited by Hilton, J. and Vladislavic, I. Nai Publisher
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effective handling of the matter, otherwise 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.2®

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 R22,000 at a unit land price of R147 per square meter before servicing,
compared to the national rate of R37 per square meter for serviced land in Delft (which is
located on the periphery of the city).”! This constitutes a big obstacle to densification of
inner-city areas, as well as a hindrance to the implementation of a new form 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 of local government on this issue.2®

4.5.3 The Planning Environment, an obstacle to Medium-density Development

Presently, the Development Facilitation Act of 1995 in South Africa advocates compact,

2% Government Gazette, December 1994. White Paper on Housing, p 14

! Dewar, D. et al. (1998) Public/Private Partnership in the Provision of Land for Housing: Report
submitted to the Department for International Development, p. 190.

2Government 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.?%

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

of land until the decision about the disposal of public open spaces had been finalised.”’

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 Vla dislavic, I. Nai Publisher,
2% 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,
X7 Dewar, D. Settlement Change and Planning in South Africa since 1994 in Blank Architect Apartheid
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households that qualified for subsidies.?®

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 not vibrant in social, economic, educational and

and After. Edited by Hilton, J. and Vladislavic, I. Nai Publisher.

28 Dewar, D. et al. (1998) Public/Private Parmership in the Provision of Land for Housing: Report
submitted to the Department for International Development, p.199.

20 X High-density Rise: Perception and Opinions of Tenants, s.n. s.1. s.d.
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cultural terms. Amongst other issues this pathology increases the number of people who
engage in anti-social behaviour,”!° 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.

219 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 / finance, (individual) investment and, when possible, by sweat

equity of the owner.”"!

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 form 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.”'> 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 finance 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
reasonably high standard from the onset, while also being affordable. Two options were
explored in a bid to overcome this challenge. The first option was to reduce the size of

the units to increase affordability, but this raised the spectre of over-crowding, which

2! Government Gazette, December 1994. White Paper on Housing, p. 31
212 Dewar, D. Settlement Change and Planning in South Africa since 1994 in Blank Architect Apartheld
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.?'?

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.?!*

In comparison, the cost for completing the prototype one-bedroom unit with toilet and
shower in Delft is about R22,000 at current market price, and about R1,222 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 R54,000 in current market
price and about R2,000 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
R32,000 and R778 per square metre clearly indicate that the subsidy from government

283 Dewar, D. et al. (1998) Public/Private Partmership in the Provision of Land for Housing: Report
submitted to the Department for International Development, p. 200.

24 Dewar, D. Settlement Change and Planning in South Africa since 1994 in Blank Architect Aparthexd
and After. Edited by Hilton, J. and Vladislavic, 1.. Nai Publisher.
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alone is insufficient to provide good quality low-income medium-density housing to
attract tenants for rentals.”!® The same situation pertains to two- and three-bedroom units,

where the differences in cost price are R61,000 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 Delft/Total cost price. square metre in | square meter in
Terrace / Total | area. Springfield Delft.
area. Terrace.
One bedroom. | R54,000/27 | R22,000/18 | R32,000 R2,000/ R1,222/
m’. m’. square metre | square metre
Two bedroom | R94,000/54.6 | R33,000/36 | R61,000 R1,722/ R917 / square
m? m’, square metre | metre
Three bedroom | R122, 720/ R39,600/48 | R83,720 R1,764 / R82S5 / square
69.56 ' m’ 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
Affica using state funds only.*'®

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 through the use of State capital only (i.e. R15,000 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
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beneficiary). Furthermore, 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 R15,000 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 R8,000 was spent on the provision of land and services, while a residual
amount of R22,000 was made available for the provision of the top structure. However, in
respect of the single free-standing dwelling unit the same subsidy of R15,000 left
approximately R9,000 for the top structure after the cost of land and services which
amounted to only R6,000 had been deducted. In the grouping of four subsidies for four
different beneficiaries, a combined residual amount of R50,000 was realised after land
and services cost of R10,000 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 intenal walls apart from the
bathroom (refer to Diagram 4.8b and 4.8c). 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.?"’

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

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
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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 public and the private

sector

The last but not the least of these obstacles can be best illustrated by using the partnership
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 second 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.”'®
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. Furthermore, 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 normative 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 today”'®. Low-density

sprawl, too, is still the predominant form 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, 1. Nai Publisher.
2% Dewar, D. Settlement Change and Planning in South Africa since 1994 in Blank Architect Apartheld
and After. Edited by Hilton, J. and Vladislavic, 1. Nai Publisher.
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Town. Examples include new dwelling units in Delft (i.e. towns 1-7) and some units in

areas of Oceanview.

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

S.1 Introduction

At first glance the prospect for providing low-income medium-density housing in South
Affican 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 of low-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.??

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 inner-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 environments encompasses more than just the provision of
housing. It requires the systematic ihtegration of various disciplines and products

concerned with the built environment. Furthermore, it demands the deliberate and

220 prinsloo, . 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-

221 Consequently the growth of cities has continued

income housing to being a facilitator.
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 terms 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.
Furthermore, the above situation would make the control of diseases in such overcrowded
areas very‘difﬁcult and expensive, should there be an outbreak of any epidemic. The

provision of appropriate housing is an issue that cannot entirely be left to those seeking

221 Adelaja, A. Urban Future 2000 conference at the Witswaterstrand University, Johannesburg, 10®-14®
July, 2000. .
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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.”?? At some
poiﬂt 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 eamers 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 Africa 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.?

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
eamers (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 R500 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.*

(Please refer to Diagrams 5.1a, 5.1 b, 5.1c.and Plate 5.1)

2 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.”

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 serve on the Board of Directors of the housing

association on approval of subsidies and funding;

2 Sithembe Development Facilitation. (1989) Proposal for the Development of Institutional Housing i
South Africa, p. 9. .
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e 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,

e to attend regular board meetings of the Housing Association.??®

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 subsid

Funding from the government stands at R15,000 for all institutional beneficiaries who
eamn less than R3,500 per month. Howevef, in certain circumstances this amount is
increased to R17,500. It is expected that the above amount may be increased to R16,000
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

of life in any inner city or suburban environment??".

Housing Institution Development Fund (H.1D.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.1.) and must be repaid within 10-15 years.
This loan is usually granted with an interest holiday of one year from the date of

26 Sithembe Development Facilitation. (1989) Proposal for the Development of Institutional Housing in
South Africa, p. 8

27 Sithembe Development Facilitation. (1989) Proposal for the Development of Institutional Housing in
South Africa, p. § .
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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 terms. The loan

is aimed at setting up housing institutions.”®

Joint Venture Development Fund

Unlike the development loan scheme, this is a relatively short-term funding structure at
Customer Price Index (C.P.L) 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 term of payment as well as amending rules to suit a particular application.”®

By using a cocktail of the above sources, the Germiston 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.?*®

e 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 terms of health, economic growth and

28 githembe Development Facilitation. (1989) Proposal for the Development of Institutional Housing in
South Africa, p.5.

29g;thembe Development Facilitation. ( 1989) Proposal for the Development of Institutional Housing in

South Africa, p.5.

0 githembe 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.”'

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 géod housing comes in

only one form, namely a single dwelling unit on a plot of land. 2

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 (i.e. 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:**

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 done with the hope that the occupants of the houses

Bl Journal of SA Architects, Nov./Dec. 1999, p. 28.
B2 journal of SA Architects, Nov./Dec. 1999, pp. 28-29.
B3 Journal of SA Architects, Nov./Dec. 1999, pp. 28-29.
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might use the space in a productive manner to generate some form of income.”* (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 of backyard rooms.?**

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.?*

3 Journal of SA Architects, Nov./Dec. 1999, pp. 28-29,
35 Journal of SA Architects, Nov./Dec. 1999.
36 Journal of SA Architects, Nov./Dec. 1999,
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Fourthly, there are structural members in place wizhin the residential umits to facilitate
vertical expansion hy adding of another floor. This [loor was intended to be of timber. It
was believed that dunng the pernod of expansion the homeowners would continue to
reside in the building. Te handle this situantion and 1o reduce discomfort and limit the
length of ume of such changes a prefabricated system of construction, which could be
eastly assembled with the minimum bother to the occuparts on the lower floor, was to be

i
used.”

In summary, the Gemision and the Red Locanon housing schemes are two different
examples of pilol projects that have been chosen 1o demonstrate that there are options
avuilable in terms of density and funding policies. In the Red Location housing project,
wp-up funding was acquired from an international orgamsupon, In the second instance, in
the Germiston housing project top-up funding was scyuired trom unions, employers and
the Nattonal Housing Fund Corporation (N.H F.C.): In urder to cushion the effect of
paying back these loans, some of the funders granted an interest holiday of one year from
the date of completing the project. Afterwards, u repavment peniod of between 10-19
years was allowed with the interest rate set at 2.25% sbove the Cost Pnice Index.™® It is
therefore essential that certain  conditions must remwin present o achieve rental

accommodanon of the proposed housing tvpe, These corcitions are as follows;

e the avalability of long-term low-nlerest loans o non-governmenltal non-profit
organisanons for the provision of low-income housiny. und.
e a non-governmental non-profit orzamisation dedicaec o providing housing, and

operating on a partnership basis with the state =

However, the sbove conditions are not quite suffizient for facilitating the provision of
rental stock. This is because the manner in which governmer: allocates housing subsidies

does not clearly differenniate between subsidies for rentals and subsidies for home

=7 Jewrnal of SA Architecrs, Nov Dree. 1999

=% g thembe Development Fucilitation 11989) Proposal for the Desclozment of Institutional Housing 1o
South Afnza. p 3.

“ Dewar. D (1997 The Vexatious Qussuons of Rental Housing im © zban Forum, Volume B:1, p. 86,
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ownership. ™" During implementation of the subsidies. the thrust of housing policy has
been towards project-based housing with individual title as its main objective. 1L therelore
appeurs that the city 1s built on the notion thal everyone within the low income bracket
should own @ home. This situation is problematic, given that considerable demand for
rental accommodation exists in the city of Cape Town. As a result of this, the government
should make positive efforts to ensure the effective delivery of housing for bath rental

and ownership purposes.

One way the government can differentiate the delivery of rental stock from ownership

accommedation is for the state to formulate policies that may facilnate the emergence of

a network of housing associations in two ways, The first way is by promoting the

mtensive traming of management teams for such housing schemes. The tramng would

prepare and equip such a team 1o effectively carryout the following duties:

o they shall be responsible for the development, administration including rent coliection
and maintenance of housing:

» they shall be capable of delivering both ownership and rental stocks. Therefore they
shall be long-term nstitution rather than short-term in-and out developers, and,

» they shall faciiitate the provision of total living environment (including social
facilities and economic and commercial opportunities) not just housing and this

creates possibilities for cross-subsidisation™'

Furthermore. the state can provide long-lerm low interest loans to non-profit associations
or organisations through the National Housing Finance Corporation. Significuntly, the

benefits of these two different stggestions are as foilows:

** The issue of rentzl housing is 2 vexsd one in the conteat of housing policy in South Africa. [nessence,
the hwusing strategy which emerged Hom the Nalional Housing Forum (NHF) negotiations 15 & market-
hased, state-facilitated housing process. Tt eavisaged o theee-prenged approached 10 tackling the howsmg
pmnlem: to promote an 2ffective and 2ficient {ponmary and secondary) hausing marker without public
sactor financial assistance;

to prameiz an sffecnve and efficient (pimary sad cecondary) housing market which delivers housing on a
basis of state subsidies with or wathout additional finance ffom non-govermment sector or imdiadual;

te promere subsidisad pusin rental housing sock Dewar, D (19975 The Quesnion of Rental Housing :n
Lirthan Forun, Volumse S:1. Page 53

M Dewer, D 11797 The GQuestion of Rental Howsmng m Urban Forum. Volume $:1. pp. 82 50
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» Orstly, 0 terms of administration the state would not deal with large numbers of
individual household but with imited numbers of housing associations (non profit
oreanisations) which are responsibie for relatively large numbers of units, and,

o secondly, in terms of cqty with regards 1o rental and ownership accommodation, it
1s impertant that the state recegmise thal pnvate ownership and rental accommodation
are two completely different housing products. In the case of the former, the propertv
belongs to an individual bur it is subsidised by the state. In the case of the latter, the
subsidy, regardless of the amount, is contributing Lo a growing public asset which can
be used o the henefit of many generations and which, in the long term, contributes to

%
[

4
public mncome™ "

The above represent one approach towards the provision of rental accommodation 1in low-
icome medium-density housing. An alternative approach suggested by Dewar (1994)
proposed that cross-subsidisation can be a way of acquining funds 1o subsidise the cost of
providing larger spaces as well as ensunng the improved guality of fimshes required to
attracl tenants 10 renfal accemmodat:on. This process would ensure that some dwelling
untts within a heusing project are sold on the open marker 10 the middle-income group.
Profits from these sales could then be used to subsidise the entry prnice at the lowest
possible level for low-income eamers in the remaining units. However, the Spnngfield
Terrace heusing scheme hus shown thut this is enly workable in very large housing

projecls.

5.2.3 Changes to ensure a planning climate that facilitates the delivery of Low-

income Medium-density Development and the associsted Urban Development

e [t s a recommendation of the current thesis that the existing planning and control
regulations as well as approval procedures should be suspended in relation to the
provision of low-income medwum-density development.™" These processes should be

examined and reviewed so that a facilitaung and more functional proposal may be

¥ Dewar, D (1997) The Questinn of Rental Housing in Urban Forum Volame B: 1, p. 83-90
" Dewar, I Settlement Change and Planming in South Africa since 1994 17 Blank Architect Apartheid
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drawn up. Furthermore, it is necessary to de-fragment and avoid conflicting
legisiative frameworks that exist in each department.™ Ideaily, legisiative framework
shouid be reviewed usimg a holistic approach. For instance, important components of
spatial planming such as water, roads, environmental concems, transport, housing and
land should have a unifying palicy framework and planning procedures that would
facilitate the proposed urban development. In addibon 0 the above. the process for
approving the design of housing projects should be devoid of cumbersome and

delayme proceduras.

Legislative controls on important components of urban development such as land-use
should be reviewed lo enable the formulation of a coherent land pelicy towards
outlinmg responsibilities for the identification, assembly, plannmng and release of

appropriate land for low-income medium-density development.

There is indecd a need for diffzrent state departments, at both natiwnal and provine:al
level, o work together 1n a more integrated manner. Different departments need 1o be
colizcively engaged in the design and development of urban environments from the

inttial stages of project implemeniation.

There is an urgent need toinvestigate and create different forms of funding - and

combinations of these - for medium-dens:ty development,

Perhaps in order to achieve the above. itis vital to first view housing as comprising a
whole range of commodities rather than the business of providing dwelling units
which form [arge housing cstales. As was rightiv pointed out by Dewar (1958),
"housing does not simply relate 1o the provisien of shelter but 1o ebraiming a dwelling

place the individual in fact zains access to a number of different products”. These

and Aber. Edited by Hiiton, 1. and Viadislavie. [ Nai Pubhsher.
“ Dewar. D. Sertlement Change and Planning in South Afnea since 1994 10 Blank Archutect Apaitherd
and After Edited by Hilion, T, and Yiadisiavie, I Na Publisher.
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products include access 1o land, access o location, access to utility services, aceess to

shelter and access to un external social and physical environment **

e Housing prefessionals nced to scek a more mnovative approach so that they can more
effectively munige the available scarce resources in providing the form and function
af wrbun housing schemes and sustaineble urban development. Emphasis should
therefore nol be placed only on the allecation of mongy for predominantly low-

density housing estates for low-income groups, as is currently the case.
5.2.4 Improvement in the area of Partnerships

Springficld Terrace in Cape Town, Red Location in Port Elizabeth and the Germiston
housing project all demonstrale the impertance of a funciioning parinership berween the
pubhlic and private (1.e. a nol-for-profil organisation) sectors in the provision of urban
housing. Therefore. 1t is crucial that the parues nvolved in such partnerships make
harmonious efforts ta build a strong working twlatienship. This may require more effont
from the pudlic sector becauss of the clement of risk, as perceived by the pnvate seclor.
In order to avoid a repeat of the kind of confusion that occurred over certan
responsibilities and duties when the Springficld Terrace housing was provided. it 1s berter
lo clearly state the roles of ‘borh the pnvate and public sectors in such developments

during the imual planning siages.
5.2.5 Changing the mindsets of both the profession and members of the public

It 15 necessary 1o influence and change the percepuen held by low-income / poorer
communities that medium-density heusing 15 inappropriate and that low-density housing
is the belter solution. The soctal und cconomic advantages of higher density living should
be demonstrated to people through the media and through werkshop programmes, In
addition more pilot prejects need o be built in strategic lacations, in order for the public

in general (including both arfected communities and relevant professionals in the field of

" Dewar, [ 1988), Towards a Housing Framewark UTRU UCT 1938, pp. 7-8
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low-income housing) to pereeive the values of medium-density housing developments.

[t is a further recommendation of the current thesis that there 1s a need for workshops and
uwareness programmes to inform housing professional from both the public and the
private sectors of the fact that good housing does nol come oniy in one form - namely the
single dwelling unit on a plot. Furthermore, this campaign should include members of the
public. It 1s believed that this would encourage housing professionals to think of more
mnovative ideas, which may facilitate urban housing in the form of integrated medium-
density mixed-use developments. Such a campaign is expected 1o have a positive impact
on two groups, The [irst group would be members of the public. Siowly but surely such a
campaign would reduce the degree of resistance against integrating low-income
residential areas with other income groups on well-located, vacant land (in inner city
arcas) and re-utilising currently underused facilities within the existing urban fabric. The
sceand group comprises housing professionals (both in the public and private sectors). It
is beiieved that a change of mindset amongst this group would spur them to review

possible and more creative solutions to the urban housing probiem.

In order for such an awarcness programme to have a positive and lasting effect on
members of the public, it is important for design professionals to lake cognisance of
certain factors. Firstly, the densities of all the components that complement housing must
be increased commensurately to the densitics of population and dwelling units within any
given senlement. Secondly, planners should explore wavs of assisting the growth of the
¢ity in a manner that absorbs and integrates different income-groups and functions with

each other (as harmoniously as possible).

As far as possibie, architects should design dwelling units that will aliow occupants to
have direet access to pnivate open spaces / gardens. Where this is impossibie 1o achieve,
halconies should be provided. Furthermore, 1t 1s vital io achieve a high degree of pnvacy
in and around each dwelling unit. These factors would heip change the notion that living
in low-income medium-density units automatically means exposing people to low-levels

of pnvacy within and around these units. It is vial that architects should make adequate
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efforts to address the issue of place-making during the design stage. Last but not least,
efforts should be made to house larger larmlies in bigger units on the ground floor of such

developments

5.1.6 How (o acquire and improve experience for the effective provision of Low-

income Medium-density Housing

The only way that the public and private sectors can acquire sufficient experience in
achieving this new goal 1s by first becoming involved in the pracuise of providing more
pilot projects simular in nature 1o the Springfield Terrace housing scheme. Secondly, quite
a few projects of this nature have been handled in cities within South Africa. Examples
include other housing projects n Germiston (Gauteng) and Missionvale and Red
Location housing projects (both in Port Elizabeth). It 15 imperative to set up a national
body, which can carefully study such pilot projects inorder o :dentify ways of providing
even belter projects in the future. Thirdly. there should be 2 way that lessons leamt from
such sludies can be effectively dissenunated in those areas | parts of the country where

they are needed ***

Amongs! many factors the main factor that has (acilitazed the delivery of the two different
housing project emploved in thic chapter is that public finince was not allocated with a
breakdown of how it should be spent (for instance 2 total of zbout R3, 000 was allocated
for the provision inrer alia 0f elecineity meters, fences and landscaping) as was the case
with the Dellt housing projcm.w This guve room for creative and innovative ways of
how to utilise scarce available resources effectively in creating a new form of urban

development.
5.1 Conclusion

As has been illustrated n the case studies discussed zhove, it 15 indeed possible to

“* Dewar, [3. et al {1998) Public/Privase Parmership in the Deparrment for International Development.
T Dewar, D eral (1998) PublicPrivate Martnershup n the Deparrment for Intemational Development, p.
174,
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develop medium-density housing for low-income earners in South African citics to
promele a nsw fomm of urban developmient. Within the presemt financial frameworks and
existing housing policy there is the prospect atheit limited ar this stage, for providing

low-income medium-density housing

However, much more work remains o0 be done and many changes and improyements to
aititudes, policies and perceptions are still necessary 1t s impertant that the inyvestization
of such necessary changes s done 10 a co-ordinated manner and that many more pilot
projects of low-income medium-density housing are desiencd and impleniented to

demonstrate an altemative urban housing mede! for poor communities.

Ohviously, these changes are very ditficult te achieve, given the axtent (o which the
current mstitiutional frameworks and mundsets of both professionals and prospeetive
tenants over the years have been fashioned o support an entirely different model of
housing and a differcat type of city form and structure. This does not imply. however,

that thege changes are impossibic w realise,

it may take some time though 1o achieye these goals. and both the pnivate (not-for profit
crganisations) and public sector should not got discouraged. Afler all. the current
institutional framework and mindsets are the end product that has been developed gver a
considerable number of years. Inevitably, therefore, the changes propesed in this rescarch
require constunt and concerted ciforls from bath the private and public sectors in order o
acquire cnough experience for new mshtulional frameworks to he set up to achieve a

different furm of urban development.

[t 35 suggesied that teams of related professionals could perhaps be assigned o different
aspects or arcas of concern with regard o the provision of housing (panticularly for low-
meome groups) Graups could he delegated to review policy frameworks and planming
procedures Teums could be in charge of conducting national studies on pitor projects 5o

that uselul informatien can be made available te the public and privare sectors
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Even though this current research has recommended a shift away from low-density
housing to the provision of medium-density housing, 11 15 not the mtention to provide
only medium-density housing for the urban poor. In fact, there should be combinations of
varioas housing types and densilies as much 45 possible In any given area. However,
wiven the magaitude and nature of *he housing shortage, particularly among low-income
garners, the emphasis should be on the provision of medium-density housing. It should he
apphied cn appropriate land (1n mner city areas) so that new city growth can result in a

more compac! and mtegrated manner.

As part of the effor! o ease the prucess of achieving thus poal. members of the public
ought to be involved and educaled as much as possible. Thus awareness programmes can
ne organised to educale the masses about the advantages this form of development has 10
offer, 1n contrast to current Jow-density development which 1s uneconomical and
wisustainable. In addition, the government should put policies in place to encourage the
merease of population densities 10 inner ity arcas so that development can be promoted
i the city Consequently, this would help reduce pressure on outward expansion bevond
the city limits; more importantly it would also reduce the finunciai burden of providing

infrastructural development.

it 15 easy 1o get discouraged by such a mammoth 1ask but 1t 15 better to try to implement
certain changes, rather than giving up without making an honest effort. This is because
the prevailing struclure and form of city development represents the mnefficient use of
scarce resources (in temms of finance and land), For this reason, it 1s only reasonable to
implement such changes although they may at first appear difficult 1o realise. What
should serve as motivaling factors are the memendoeus adyantaves that the new urban
development model has lo ofler, in addition 1o the fact that these changes are in fact quite
ressenable und achievable. Above all. the realisation of such prospects for medium-
density housing depends on the pohueal will ol the naticnal and local governments to
address the problem of unsustamable cives. Te improve the prospect of such

develepments. changes in percention, policy administration and fiscal advantages need to

he elfecrad.
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CHAPTER SIX
6.1 Conclusion

This final 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
turn 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:

e developing a perception of the factors responsible for the current low-income low-
density sprawl in South Africa cities in general and in Cape Town specifically. This
was achieved by developing an in-‘ciepth understanding of the housing policies, both
internationally and locally (i.e. in developing countries in general and in South

African cities specifically);
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establishing the need for altemative 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 form 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 factors 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. Furthermore, 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 (i.e. in Red
Location, Port Elizabeth and in Germiston, Gauteng) were employed to demonstrate
specific changes. Furthermore, 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 undenaken 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
housing 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 earmners.

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 finances allowed.
To all practical intents and purposes these processes of consolidation and densification
have seldom been implemented. Ver‘y 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
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approach toward formulating 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 form 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 terms 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 terms 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 housing development on the periphery of the city and is
one of many examples of a developnient 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 Affrican 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 provision 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 Germiston 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 form and structure of city
growth, which has been suggested by the research. The purpose of this exercise is to

demonstrate how these hypotheses were formulated. They are:

e 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 form and structure of urban development in
Cape Town;

e 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,

o 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
form and structure of urban development in South African cities such as Cape Town, are

important issues that have assisted with formulating these hypotheses.

The results of the above investigation revealed that there are conflicting policies in some
governmental housing and planning departments, that almost exclusively facilitate the
provision of low-income low-density sprawl on the one hand, and prevent the provision
of low-income medium-density housixig 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

accustomed (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 / 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 fundmg was acquired on very convenient terms, thereby assisting tenants to repay
these loans. For instance, an interest hol.iday 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.
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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.**® 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. Some 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 complement one another. The different aspects should be well

integrated with each other to result in mixed-use medium-density development.

8 Dewar, D. Settlement Change and Planning in South Africa since 1994 in Blank Architecture Apartheld
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 / 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:

e the provision of medium-density housing in the form of a study of different feasible
housing typologies;

e 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-density housing, and,

e 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-density

housing in our cities.
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