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Abstract

Cape Town, like other South African cities, experiences phenomenal population growth
as a result of natural increase, rural-urban and intra-urban migration. The population
growth is exceeding the ability of all spheres of government to provide adequate
housing. In an attempt to rapidly respond to this crisis, subsidies are provided to
qualifying beneficiaries to build free-standing dwellings. Simultaneously the Metropolitan
Spatial Development Framework (MSDF) proposes a vision of an integrated functional
city by prosing to increase residential densities in areas with the potential to improve the
quality of life of the populations. The current low-income housing delivery programme is
thus conflicting with the vision of the MSDF.

The aim of this research is to assess the -feasibility, and to identify enabling
mechanisms of building low-rise, Higher-density—low-income residential dwellings in
Philippi East, a developing metropalitan-nede. Philippi-East is the only node in the
metropolitan area that is underdeveloped and located centrally within the poorest
section of Cape Town. There are various concerns relating to housing within this area,
however, the research focuses on three inter-related areas of concern, namely, access

to appropriate urban land, appropriate housing density and access to finance.

Central to the research is the identification of vacant land and the classification of the
identified land in terms of its strategic value. The identification of strategic land
determines the type of density that is appropriate and this in turn will establish the
financial parameters for such a project. The research has found that in Philippi East,
most of the appropriate land for higher-density low-income land is privately owned, and
that current legalisation is focussed on accelerating the release of publicly owned land.
Thus, the legalisation will have little effect on the study area, where land is urgently
needed for housing. Non-legislative measures have been identified as alternative
mechanisms to secure private land for housing. Philippi East as a study area, is
strategic in terms of the MSDF criteria, and therefore its residential densities could be
developed to maximum recommendations. However, the contextual situating does not
allow for high-rise developments, but rather a low-rise higher-density built form with a
net dwelling density of approximately 100 d/ha.
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The research concludes that the short-term benefit of the subsidy is not complimenting
the long term vision of the city, i.e. the subsidy amount by itself allows for the
construction of a small freestanding dwellings that is perpetuating sprawl within Philippi
East. To construct low-rise higher-density dwellings larger than the current 10m?
freestanding dwelling, additional finance is required. The research identifies that all
spheres of government must play a pivotal role in mobilising additional public and
private funding to ensure that the metropolitan node develops as intended by the city

vision.
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1.1 Introduction

South Africa has an acute shortage of formal low-income housing. To address this
problem, the provision of housing for low-income families is a main priority for all
tiers of government. However, the current approach to state assisted housing
delivery is promoting urban sprawl and thus exacerbating the socio-economic
problems of the poor. Increasing residential densities of low-income housing
developments can contribute towards creating sustainable neighbourhoods and
ultimately a functional city.

A critical re-evaluation of the present housing policy and delivery mechanisms is
needed if it is to meet the demand. The present one-house per plot strategy is not
an environmental, social and economic sustainable approach to low-income housing
delivery. A comprehensive paradigm shift_in_defining housing is required. South
African society needs to accept-the spatial limitations-of development. Providing
greater access to social, economic.and recreational services necessitates the
compaction of existing and new urban areas, \while [the spatial form of residential
areas has to be redefined if greater equity is to be achieved.

It is therefore imperative to search for Viable alternatives to assist the current
delivery mechanism. With the scarcity of well-tocated existing land within the current
urban edge, compaction is extremely important. The long-term benefits of higher
density living environments outweigh the short-term cost benefits of the current low-

density urban form.

1.2 Research Problem

The success of South Africa’s national housing policy is measured by the quantity of
dwellings constructed. The urgent need of millions of homeless people is
perpetuating the belief that the construction of a formal freestanding dwelling is the
fundamental solution to the housing problem. Although the delivery of houses is
occurring at a steady pace, the quality of development does not contribute to a
healthy living experience. The healthy living experience would include a safe

environment, access to transport, recreational, employment, health and social



opportunities and a dwelling that meets the requirements as set out by the National
Building Institute (NBI).

Given South Africa’s urban development patterns, it would not be possible to locate
all low-income residential developments close to all the opportunities as listed
above. However, where the opportunity exists, new low-income residential
developments should be developed to afford the maximum number of people the
opportunity to a quality living standard, which could be achieved by creating higher-
density, low-income residential development within nodes and corridors as identified
MSDF (CMC, 1996). The MSDF is a policy framework that aims to redress the
imbalances of apartheid spatial development. It is within these nodes and corridors
that the MSDF proposes to increase public transport thresholds, employment, and
residential and social opportunities.

Private development along corriders-and-within-nodes-always optimises space by
creating higher-density development—However, within-.proposed and emerging
corridors and nodes not located \within/ the mare affluent sectors of our cities, the
state should be proactive in ensuring low-income |higher-density residential
development. South Africa does not have shortage of land, but rather a shortage of
suitable land for living. It is thus the suitable land that must be treated as a finite
resource and optimised for use. The research problem is to identify the constraints
of low-income higher-density residential development and to propose measures of
facilitating such development.

1.3 Rationale for the Study

The need to provide housing to South Africa’s low-income population is one of the
most pertinent challenges facing the state. During the run-up to the 1994 national
elections, housing became highly politicised and voters were emotionally exploited
with promises of formal housing provision. The Reconstruction and Development
Programme, estimated the backlog to have been at 1.3 million in 1990 with an
additional 200 000 units added per year (ANC, 1994). By 2001, the backlog should
approximately be 3 000 000 houses.



The reality today is that the state has not delivered the actual number of houses as
promised. The official figures released by the Department of Housing (DoH) (RSA,
2000a), in February 1998, indicates that 235 709 houses have been built since
1994, which is occurring at a slower pace than the promised 1 million within five
years as promised in 1994 (Electronic Mail & Guardian, 1998).

The major emphasis of the state’s housing policy is to provide a single-housing unit
on an erf, with home ownership as the ultimate goal which has created bleak
matchbox landscapes rapidly turning into slum areas. The search for alternative
forms of shelter, affordable to the poor segment of the population and the declining
welfare state, expressive of society’s needs, is imperative. It is the exploration of
alternative forms of compact shelter close to affordable transport, employment,
recreational and social opportunities that could lead to greater equity within the
CMA.

The peripheral location of the poar has led to-the reproduction of urban poverty and
the alienation from all social and cultural functions associated with the urban areas.
The MSDF attempts to create denser living environments close to or within corridors
of development. In an attempt-to locate as many people as possible within these
corridors, the existing space needs to be lufilized torthe: maximum capacity. The
process of densification would allow miore people per heetare than is commonly the
norm.

The densification of urban areas, as an option of compact shelter provision, has not
received the necessary serious attention in South Africa. It is important to
investigate the residential densification of areas that have economic and social
opportunities for many of the poor people. The investigation into low-income higher-
density residential housing is focused on three distinct but interrelated areas of
access to land, housing density and finance. The identification of suitable land will
inform the appropriate housing density, and this in turn will have an impact on the
required finance for a higher-density housing project.



1.4 Study Area

The study area is Philippi-East. It is in the centre of the metropolitan region and is
the location of a fourth node of development, as identified by the MSDF (Map 1.1).
As an identified node of development, land should be optimally used as a resource
for mainly residential and commercial land-uses. The node is linked with other

nodes via corridors of development with intense public transport infrastructure

running between them.
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Map 1.1 The Metropolitan Spatial Development Framework

Source (CMC, 1996)
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11, Van Riebeeck Road
12. Blue Downs
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unlike the other three nodes of development (Cape Town,

Wynberg/Claremont and Bellville) is the only node, which is underdeveloped and



located in the poorest section of the metropolitan area. The availability of vacant
land provides the opportunity to develop higher-density residential development.
The Cape Town, Wynberg/Claremont and Bellvile nodes have developed as a
result of free market forces. However, the Philippi East node requires strong
government (national, provincial and local) input to drive the development of the
node, and so gain private investment confidence. The current low-density low-
Income residential development is not conducive for private investment. The
upliftment of many of Cape Town'’s poor will be greatly assisted by the development
of the Philippi East node.

1.5 Aim and Objectives:

The aim of this study is to examine the feasibility of promoting the development of
higher-density low-income residential development within a developing metropolitan
node. The following are objectives-of the study;
1. To examine current developmental policies related-to the area,
2. To analyse land-use and demographic aspects of the study area through the
use of GIS,
3. To identify measures to accelerate the release of urban land for low-income
higher-density residential development,
4. To identify appropriate residential'housing desigh'and density,
5. To identify additional financial arrangements, and
6. To make recommendations on low-income housing densification in the study
area.
Through the objectives, the research identifies the constraints of local, provincial
and national government policies impeding densification and highlighting the
elements promoting it.

1.6 Philosophy

The search for a philosophy in the late 20" century is by no means an easy task.
The rise of post-modernism has provided many complications to the stable
philosophies. Thus, the embedding of research within a philosophical stance in the
late 20™ century is not merely a process of selecting a theory, be it Marxist, or
positivistic or neo-liberal. It entails the search for objectivity and truth in a culture

6



that directs its energy towards the accumulation of capital. Post-modernism, being
the expression of late capitalism, has geared every aspect of culture towards profit
(Davis, 1989). It is within this philosophy that there is a need to establish means of
generating knowledge that questions the existing order to provide viable economic
and pragmatic alternatives for the population that would be economically viable and
pragmatically acceptable.

Within the 21% century, a Marxist philosophy cannot be accepted to examine and
criticise the expression of culture, as it exists today. Historical materialism can no
longer be viewed as the only platform from which to criticise and provide alternatives
for change in society. Capitalism is gaining strength, contrary to Marxist belief that a
revolution by the working class will tear the internal operations of capitalism.

Montag (1989), states that Marxist analysis of-history..is a philosophy that does not
allow other philosophies to provide answers to fundamental difficult questions.
Unmitigated Marxism can no longer be accepted as the only explanation for the
unequal distribution of resources (Callinicos, 1989). It provides some understanding
of the historical reasons for today's problems, but within the age of globalisation,
one narrative cannot be accepted.to ‘be the.only explanation. The philosophical
stance of this research has to take cognisance-of the myriad of thoughts applicable
because of the complex nature of society. The adoption of a postmodernist
approach to research must be viewed as crucial, if there is a strong commitment to

be all-inclusive.

It is apparent that South Africa cannot claim to be fully part of the postmodernist
world, however a large portion of the urbanised communities is part of this age.
Public participation and the drive to generate and make information more accessible
are signs that South Africa's urban areas are on a post-modern track. Thus, to
critically evaluate the current housing policy, delivery mechanisms and products, as
well as proposing alternatives within the global capitalist world order, would require
a neo-Marxist perspective. As mentioned earlier, the traditional Marxist analysis
would not suffice. Therefore, what would be important here, is to analyse the
situation using Marxist critique, while acknowledging the importance of cultural logic
of late capitalism. Although Marxism is being used to interpret the situation, it will be



done within the framework of postmodernism, which acknowledges the diversity of
South Africa’s society and propose alternatives, which can contribute to the
sustainable generation of commodity to help strengthen South Africa's place in the
global village.

Accepting a post-modern stance for this research is supported by the assurance
that South Africa is, in fact, changing economically to embrace the process of
globalisation and, to accept the narratives of all people and psychologically moving
from paranoia to schizophrenia in an attempt to understand the complexities. The
paranoia of South African society has had a damaging effect on the acceptance of
difference and slowly giving way to the acknowledgement of cultural and socio-

economic diversity, important for the spatial reorganisation of the spatial economy.

1.7 Research Design

The aim of this research is to assess the sustainability of higher-density low-income
housing delivery within a Philippi-East metropolitan node of development. The
MSDF only proposes the guidelines on densification, and acknowledges that a
coherent policy for the city must be formulated. The research endorses the principal
of densification, but firstly need to establish whether Philippi East is appropriate and
then to identify enabling mechanisms.

To address the research problem, a sequential four phased approached is followed.
The first phase (chapter 3) is an analysis of Philippi East. All major developmental
policies are analysed to provide a contextual base for understanding why Philippi-
East is an important area to develop. Using a GIS, spatial data, obtained from the
City of Cape Town, is analysed. The information derived from the data provides
insight into current settlement trends as well as the developmental potential of the
area to accommodate higher-density housing. The analysis is a prerequisite to
establish whether Philippi East is suitable for higher-density low-income housing.
Through determining the suitability, the analysis also forms the basis upon which to
identify the areas of intervention for facilitating appropriate higher-density low-
income residential development.



After establishing the suitability of Philippi East, the appropriate enabling
mechanisms are identified. These are explored in subsequent phases. The second
phase (chapter 4) is an analysis of legislation to assist with the rapid release of
urban land. The examination of legislative and non-legislative measures provides a
framework for developing an accelerated land release procedure. Phase three
(chapter 5) examines the motivating factors for densifying Philippi East. This phase
concludes with recommendations on the appropriate built form for the study area.
The need for additional finance to build higher-density residential units is the focus
of the next phase in the research process (chapter 6). The cost implications are
examined and a proposed strategy for accessing additional funding is made. The
research culminates with the synthesis and recommendations for densification
(Chapter 7). Figure 1.1 illustrates the conceptualisation of the study.
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1.8 Limitations of the study

Research into housing densification, especially low-income housing, can be divided
into many highly specialised fields of inquiry. This study aims to explore the
necessary national, provincial and local government logistical and institutional
arrangements that can promote and inhibit densification of low-income residential

development and then make recommendations for intervention approaches.

The study is focused on residential development because it is the major land-use in
any given city. The study will not go into detail on dwelling and layout design, as this

requires technical knowledge, which is beyond the scope of this research.

1.9 Contribution to the Field of Knowledge

The existence of geography, as-an-academic-diseipline is warranted by its
contribution to society. In recent years this contribution became questionable, as
geography had to reposition itself within /the restructured South African society
(Hart, 1993; Smith, 1995; Van Der Merwe, 1996). The major task for geographers is
to intensify the investigation to alleviate poverty, while simultaneously addressing all
other human concerns. If poverty remains and grows; the entire living environment
would deteriorate for all. According to [Thrift (1996),' gédgraphy has become the
discipline in which all problems are synthesised to come up with answers on how to
improve human conditions, while simultaneously saving the earth. In essence,
geography should become more developmental in nature and move away from

being merely descriptive.

Housing, being a fundamental cornerstone of any society, provides geographers
with the opportunity to employ the discipline for the attainment of socio-economic
equity. Housing, being vital to human existence and reproduction, constitutes a
basic need in all societies. This research elucidates alternative measures of
producing sustainable living environments for the urban poor and simultaneously
illustrate how geography, as a discipline could be proactive on basic fundamental
needs of society.
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2.1 Introduction

In South Africa, the production of space was guided by capital accumulation, class and
race consciousness, and has thus led to unequal distribution of resources. The spatial
segregation of people has resulted in an urban pattern, which is unique to this country.
In most of the developing world, cities are highly congested, and strategies are sought

to alleviate this congestion. In South Africa, a need exists to compact cities.

The South African urban dichotomy is characterised by predominantly opulent “white”
suburbs contrasted with the sprawling “black” townships. The wealthier urban sector
has access to all urban services, and where appropriate higher urban densities are
created at points of intense urban services, i.e. within nodes and corridors of
development. The townships generally do not have full access to urban services and
this is coupled with an inefficient public transport system. The townships are
characterised by low-density formal urban-form-and-high=density congested informal
urban form. To combat the problem. of -urban. sprawl, an. increased formal urban
development density is required. This must be coupled with the development of an
efficient public transport system. The predominant/ urban culture of freestanding
dwellings, coupled with current government housing policies is perpetuating urban
sprawl. The potential exists for low-income residential developments in strategic areas

to be developed at increased densities.

The restructuring of South African society required new legislation. To this effect, the
legislative framework around the functions of government were changed. It is therefore
imperative to examine the legislation guiding the provision of low-income housing and
how this relates to government initiatives to create sustainable functional cities. Within
the context of facilitating higher-density low-income housing on strategic land, the
review of literature will contextualise the need for higher-density residential dwellings,
the access to land and the associated problems and the financial concerns facing low-

income communities.

2.2 The Context of Densification

2.2.1 Habitat II Agenda
The Habitat Agenda global call for action provides a framework for cities to promote
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sustainable human settlements with adequate shelter, a healthy and safe environment
(UNCHS, 1996). Reviewing the progress South Africa has made to date, the DoH (RSA,
2000a), has identified a vision for cities in 2020 which include;
* Adequate housing and infrastructure and efficient services to provide households
and business a basis for equitable standards of living, and
e Integrated industrial, commercial, residential, information and health, educational
and recreational facilities which provide easy access to a range of urban
resources.
This will be financed by government subsidies, by the mobilising of additional resources
through partnerships, forceful tapping of capital and by employing innovative off-budget
methods (RSA, 2000a).

It is recognised that this is an aspiring vision, and that the reality of urban sprawl and
the consequent disparate urban structure, where the-poor is separated from the urban
core, is the main obstacle for this vision. To address this obstacle, the debate of land is
raised and in particular, a debate on access to appropriate strategic land for intense
development. The DoH recognises that attached to accessing land, is the problem of

land invasion and its impact on sustainable development.

Within the context of the current market economy, the viability of creating sustainable
compact cities is questioned because the measure and extent of poverty is a major
concern for developing sustainable urban initiatives (RSA, 2000a). Policy makers must
thus find new alternatives that would make a compact city affordable to the state and

citizens and attractive to the private market.

2.2.2 Legislative Framework

Legislation was enacted to ensure that spatial reorganization of urban areas occur
through the integration of the disparate urban form. The Municipal Structures Act (RSA
2000b) provided the context for the spatial re-form of local government. This Act
ensured that each parcel of land falls within a municipality. Prior to this Act, tribal
leaders, without interference of local government, could govern land. The Municipal
Systems Act (RSA, 2000c) focuses on the internal operations of a municipality. The
intention of this Act is to give effect to the vision of developmental governance by
providing “... core principles, mechanisms and processes that are necessary to enable
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municipalities to move progressively towards the social and economic upliftment of
communities ..." (RSA, 2000c: 7). The Act describes six core elements that are
important in achieving developmental governance. The elements include participatory
governance, municipal powers and duties, integrated development planning,

performance management, human resource allocation and organisational arrangement.

Although all the elements of the Act are crucial for an effective and efficient
municipality, it is the integrated development planning (IDP) element that provides the
long-term vision for development.

(a) Integrated Development Planning (IDP)

IDP is the process whereby all departments, within a municipality, coordinate their
strategic planning to achieve common goals. The Act stipulates that it must focus on
the “... municipality’s most critical development-and internal transformation needs”
(RSA, 2000c: 21). The municipality=must-alse—assess—the critical needs of the
communities and then compile a plan-foi the term-of office.- The Act further states that
the IDP must be aligned with national or provingial initiatives, This approach will ensure
coordination of planning activities across boundaries and between different spheres of

government.

The Act also provides guidelines to assist in the process of identifying those
development goals. The process must include all communities and business. The
participative process will ensure that the developmental needs of role-players will be
addressed, as well as to allow the municipality to build links with all sectors that it
serves. An IDP for metropolitan Cape Town will have to focus on improving education,
health services, access to housing, basic services and public transport.

Once the vision and objectives of the IDP are established, a City Development Strategy
(CDS) will have to be compiled. The aim of the CDS will be to give substance to the
IDP. The IDP will identify broad goals, but it is the CDS that will bring the community,
the business sector and the municipality together.

(b)  City Development Strategy (CDS)
A CDS is a new approach to managing cities. It is based on participatory governance.



The CDS is an attempt to make cities more competitive to become part of the global
economy and reduce poverty. These two objectives are overarching of greater
objectives that include issues such as evolving economies, job-creation, education and
housing. A CDS consists of four broad themes, they are; good governance, fiscal
balance, livability and competitiveness (Cities Alliance, 2000). The four broad themes

can be applied to a specific context.

Within the context of metropolitan Cape Town, the CDS can focus on information
technology and tourism as economic stimuli to make the city competitive. Public-private
partnerships and increasing the level of service payment can contribute to the
balancing of the budget. Reduction of poverty and crime, improved primary health care,
access to housing and environmental conservation can contribute to a livable city.
Good governance will rely on political and official transparency, responsibility and
accountability. Achieving good governance will-rely on the extent to which the

community and the business sector‘actively-participate-in-managing the city.

The CDS is focused on implementation. Compiling a CDS$ |that is recognised by the
United Nations would then have to prove that it is being implemented. Communities
would benefit from a CDS because it would address concerns specifically aimed at the
particular community. Within the context of South African cities, a CDS cannot be
uniformly applied across the developing and developed components of the city. The
level of services in the well-serviced areas needs to be maintained. The residents in the
better-serviced communities are legally entitled to the service that they are paying for.
This is also an income base that the municipality must maintain. The more needy
communities would receive the level of services that are being paid for. However, the
municipality would strive to improve living conditions by addressing current concerns.

Housing delivery is a crucial and important aspect of service delivery. An action plan for
housing the homeless, should investigate the possibility of creating compact residential
neighbourhoods in areas of social, recreation, employment and opportunity. The broad
international initiative of the Habitat Agenda provides a framework for establishing
functional cities, and this is then followed through with local developmental initiative.
The local plan of action should thus relate back to the Habitat Agenda.
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2.3 Sprawl

Sprawl is the undesirable urban growth pattern resulting from low-density single
dwelling development. Low-cost agricultural land, which can be easily rezoned for
residential development, is usually the attraction for developers. Apart from the private
market development, it is also the development of state subsidized housing that usually
occurs on inexpensive state-owned land. Due to the relatively high land prices in more
desirable locations, low-income housing developments occur further away from urban
centres and thus perpetuate the problem of urban sprawl. This phenomenon creates
environmental, social and financial problems on different levels of city management.
While South Africa does not have megalopolises, as in the case of the United States of
America (USA), the expansion of the urban edge is putting pressure on existing
infrastructure (Tyler Miller, 1992).

In Cape Town, urban sprawl started to_gain-momentum during the late 1970's and
1980’s, with the creation of areas such as Mit¢hells Plain, as part of the apartheid state
policy of desegregation. Later, valuable agricultural land to the east of Cape Town, was
used for low-density development, giving rise to areas such as Blue Downs and
Blackheath. According to Daniels (1996}, the one house one plot programme by
government and private enterprises; has ted to;the joss of valuable agricultural land of
approximately 77 000 ha between 1980 and, 1990,

Daniels (1996), notes that not only has urban sprawl consumed agricultural land, but it
also damaged environmentally sensitive areas. Utility services have to be extended at
high cost to the new developments, and in many cases, costly bulk infrastructure is
required. As a result of sprawl, commuting times increases. This leads to the loss of
time on all levels of social interaction. As a result, the poor spends a relatively huge
amount of their salary on transport costs, as they need to travel to and from places of
employment and social and recreational centres (Daniels, 1996). International
standards suggest that commuting costs should not consume more than between 2.5%
and 5% of a person’s salary, but the reality is that in Cape Town, commuters use up to
11% of their salaries on transportation (Daniels, 1996). The option of densification has
the potential to combat sprawl and provide the poor with shelter, close to socio-

economic opportunities.



2.4 Land-Use Planning Co-ordination

The MSDF identified the delineation of an urban edge as a major structuring element in
combating urban sprawl. However, the identification and delineation of an urban edge
or growth boundary can also lead to deterioration of the quality of urban life, should
there be a lack of co-ordination between land-use and transportation planning. With the
increase in residential densities, especially within nodes and corridors, the reliance on
public transportation increases. Priority should be given to improve public transportation
along these mobility routes to discourage the private transport. Failure to achieve the
desired public transport infrastructure could lead to the increase in the number of motor
cars, greater congestion, increase in pollution, deterioration of health, especially among
the young and elderly population.

This lack of co-ordination between land-use and transportation planning can best be
illustrated by the example of Zoetmeester, a.new-town.in the Netherlands (Rojas, 2000)
For the town to qualify for a railway station it-had-to have a minimum population of 50
000 people. By the time it qualified, the popuiation had, become car dependent, with

travel patterns entrenched and road infrastructure already in place.

A counter argument for densification.is emerging.from,the neo-liberal perspective, which
reasons that sprawl is inevitable (McMahon, 1997). With increased economic activity,
market forces tend to dictate urban growth. Therefore, planning policies will buckle
under the pressure of market forces. Land will be bought and developed, where it is
needed to act as a stimulus for economic growth. Also, agricultural land is not
diminishing because of urban pressures, but because technology is allowing for greater
yields on smaller plots. Thus, the argument is that instead of creating policies for
densification and an urban edge, create policies to manage sprawl in a more orderly
fashion. The orderly management of sprawl would entail the drafting of developing
frameworks for large areas, way beyond the current extent of development.

This particular argument highlights the deficiencies of the present compaction ideas;
that the focus is on creating policies for the urban environment only, and ignoring the
rural areas. The value of agricultural land can be increased four-fold with a rezoning
from agriculture to residential land-use. This is a definite incentive for a struggling
farmer to sell land. Legislation, that makes such a rezoning financially expensive to
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areas of high agricultural potential, should be formulated. Also, adding a high
development tax to the land, will discourage urban development. The cost to rezone
and the tax to develop high potential agricultural land, should outweigh the profit margin
of development. Such a policy would force developers to seek vacant urban land for
development, and thus lead to compacting the city.

2.5 International Trends in Densification

The numerous measures describing densities often lead to a misunderstanding of this
planning concept. The MSDF reference to gross residential density is accepted to be
too optimistic (Hoffa, 1999). It is thus important to define the measure of density within
the context of this study. Densification can occur through development of new areas,

infill of existing areas or consolidation of informal settlements (Arrigone, 1995).

Densification strategies can thus aise-be-used to improve-the living conditions in
existing informal residential areas. In these areas, where unplanned high-density living
is the norm, socio-economic and environmental conditions are appalling. Du Plooy
(1993:1165), notes that planning processes in the townships since the 1940’s have
moulded it into “... inflexible, archaic, low-density, monotonous and boring dormitories”
and he argues that densification can revert these negative qualities of the townships by

adding more diversity to the composition of the urban form:.

Various densification strategies have been employed globally, but not all are applicable
in the South African context. In the Czech Republic, the focus for low-income families is
on state owned high-rise flats, due to the high financial costs of individual home
ownership (Markvart and Stejskal, 1997). The more developed countries, such as
France (Union Nationale Des Fédération S D’organismes Him, 1997), Denmark
(Dstergard, 1997), Germany (Wiese, 1997), Sweden (Anon, 1997a) and the United
Kingdom (Anon, 1997b) are looking at ways to create more sustainable living
environments. The primary focus for these countries is not on the provision of housing,
but on how to regenerate existing housing estates or how to incorporate it into the urban
fabric.

Densification programmes have worked well in many countries, of which Hong Kong



and Singapore are two examples (Erickson, 1999). These countries, like Manhattan in
the USA, have spatial restrictions and are therefore forced to expand upwards. It would
be impractical to try and copy their policies. However, it would be worth looking at all
relevant international experiences to improve local strategies and circumvent problems

encountered.

The need for higher-density urban residential areas is not only limited to the developing
world but also include developed countries, such as the United States of America
(O'Toole, 1999), Ireland (Fethard Council, date unknown), The United Kingdom
(Breheny & Archer, 1996) (Carmona, 1997) (Broers, 1997), Australia (Duncan, 1999)
and Portugal (Dentinho & Meneses, 1996) which also consider sustainable ways to
increasing urban densities. In the USA, the need was highlighted by a speech delivered
by the then Vice President Al Gore in his “Livable Communities Initiative” speech in
1999 (O'Toole, 1999). He highlighted the need.fer-high urban population densities, the
demarcation of urban growth boundafies. inereasing rail usage and redeveloping

neighbourhoods, which are close to corfiders-into-high-density; mixed development.

According to O'Toole (1999), the metropolitan city of Portland, adopted an approach to
increase its population density by two thirds, and also limiting development outside its
growth boundary. To achieve the desired density targets, existing neighbourhoods are
being rezoned to allow for high densities. Furthermore, it is building more railway lines
than roads to encourage public transport usage. Existing neighbourhoods are also
being identified for redevelopment into high-density neighbourhoods that will be
connected by corridors of high-density mixed land-use.

In many parts of Europe, the debate to increase urban densities, are motivated by the
desire to protect the natural environment through the containment of sprawl, efficient
use of energy resources, and waste management. In Helsinki, Finland (Piavanen,
1998), the motivation, unlike in the developing world, is not based on providing homes
to exploding urban populations, but on the sustainability of the various land-uses,
especially the natural environment. According to Carmona (1997), 4.4 million homes
will be needed by 2016 in the UK and it is thus imperative to reuse urban land and
protect the countryside, to prevent sprawl. Simultaneously, the debate is continuing on
whether increasing densities does not lead to “town cramming” (Jones, 1998). Town
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cramming was coined to describe the overcrowded working class areas. The debate is
whether high population or residential densities will create overcrowded slum areas.

Cities in the developing world are faced with providing homes to millions of homeless
people. Within this context, the concern for the natural environment is not always the
guiding principle in deciding on new locations for housing developments. Housing the
urban homeless is the main driving force for these cities to promote urban densification.
In Graph 2.1, metropolitan Cape Town is compared to some cities in the developing
world, which falls into the twenty-five most populous global mega-cities. It becomes
evident that on a global scale, metropolitan Cape Town has a very low population to
urban area (km?) ratio. Expressed as a percentage of the cities combined, Cape Town
has 4% of the total population and 11% of the surface area, while Cairo have 12% of
the total population and occupies 1% of the total surface area.

South Africa’s urban environment is ‘slowly-tending to-become very similar to that of the
bigger cities in the developing world. . These large cities-are characterised by vast slum
areas, due to the lack of providing dwellings at pace with the demand.
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Graph 2.1 Mega-Cities in the developing world compared to Metropolitan Cape Town
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2.6 National Research

Locally, publications and papers have recently been written on creating

dwellings for the South African context. Chittenden Nicks Partnership (1vou,,
different density options. The MSDF Handbook (CMC, 1998a) looks at spatial strategies
and guidelines to facilitate high-density dwellings, which forms part of a range of other
spatial developments. Behrens and Watson (1996), discusses the technical aspects of
layout planning to create high-density development. Arrigone (1995), provides a
perspective from the Development Bank of Southern Africa, in which low-rise high
density housing is seen as a feasible alternative for South Africa’s present low-income
housing situation. Arrigone, (1995), also draws parallels to Latin America as a source of
information due to commonalties with South Africa. These documents have the
common thread that densification is important, and provides for a framework for
developing higher-density residential areas. However, the recommendations are still
general and specific investigations for a-paiticular site-are-still required.

The Department of Housing, in collaboration With|the Urban Research Problems Unit
(UPRU) of the University of Cape Town (UCT), released a report in 1996 discussing key
issues of housing densification (RSA, 1986a). The report indicates that the government
recognises that change in the current housing paticy is required if the goals of providing
shelter for all are to be achieved. This signifiesi-a 'shift from the provision of houses to
the provision of shelter, one that is urgently needed if the backlog is to be reduced.
This paradigm shift would be in line with the thinking of the United Nations Centre for
Human Settlement (Habitat), which aims at creating sustainable strategies for shelter .

instead of housing (Chasek et al, 1995).

The various publications and policies outline the challenge for reorganising urban
space, however, the major factor influencing the execution of these policies is access to
land and finance. The state does not own enough land to distribute to needy people as
it also does not have the financial resources to acquire more.

2.7 Access to land

The identification and release of suitable land for housing development have become
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resulted in unplanned and uncontrolled urbanisation (Philippine Council for Sustainable
Development (PCSD), 1997). In Mozambique, the Land Bill recognises land rights
through occupancy. With a population of which 65% of the adults are illiterate, verbal
evidence of occupancy is accepted. This would signify a victory for many communities,
as a title deed is not essential (Mail and Guardian, 1997). The Land Redistribution
Programme in South Africa, has already transferred more than 175 000ha of land to 17
000 families, in 78 projects since 1994 (Eveleth, 1997). Although the processes of
restitution and redistribution are gaining momentum, conflict and invasion still do occur

due to the slow implementation of the policies.

2.7.2 Land invasion

The slow rate of land identification and release is the root of land invasions. Land
invasion and encroachment are very common in the urban areas, however, large-scale
land invasion has not yet occurred in South Africa:--Any form of land invasion does have
a negative impact on planning and the économy.-tand-invasion can be an individual, or
an organised action supported by an eiganisation taking up-the plight of the poor. The
reasons are usually the unavailability of land, and housing for the poor.

During the 1980'’s, the Inkhatha Freedom Party encouraged the occupation of land in
Durban, as an attempt to build an urban support base when the United Democratic
Front (UDF), was expanding rapidly. After the initiation of political change in 1990, the
UDF also encouraged their supporters to occupy land as a means of claiming their
‘right’ (Heymans & Totemeyer, 1998). Land invasions increased dramatically after 1991,
with the abolition of the Influx Control laws. Political change has thus resulted in land

invasions.

In Zimbabwe, after independence in 1980, the scale of land invasions escalated. The
establishment of the new government was unable to address the influx of people to
Harare, which resulted in settlements such as Chitungwiza, with a population of
approximately 30 000 by 1979 (Urban Foundation Research, 1994). In Nicaragua, after
the Sandinista administration took over the government from President Samoza in
1979, land invasions dramatically increased because the government encouraged it
through the recognition of the informal settlements that were established during the
previous government’s rule. However, their approach started to change during the
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1980's, with the realisation that this form of urbanisation is hampering effective planning
(Urban Foundation Research, 1994). As discussed, the motivation of land invasion may
differ, depending on the local circumstances. It is generally perceived that land invasion
is a destructive phenomenon. However, the impact of land invasion can also have
positive spin-offs for the occupiers.

2.7.3 The impact of land invasion

In the past, the response to land invasion was one of bulldozing, but with the political
change, the authorities became more tolerant and sought ways to integrate the informal
areas, into formal urban environments. Unfortunately, this approach has encouraged
more invasions to take place. The Urban Foundation (1994), through its research, has
found identified benefits as well as drawbacks for the invaders and state when invading

land.

The biggest benefits for the invaders are the-cheap-access 1o usually publicly owned
land. This normally occurs close torareas :most-advantageous to the invaders. Land
invasion provides an alternative to |existing overcrowded areas (Urban Foundation,
1994).

The disadvantages of land invasion prove to outweigh the advantages. Land invasion
reinforces a disparate growth pattern by separating the poor from the formal city.
Upgrading of invaded land is difficult, as it soon becomes overcrowded and then poses
health and environmental hazards. Land invasion, being political by its very nature, can
be exploited by politicians for party political gain (Urban Foundation, 1994).

Land invasion is an indicator of the lack of affordable, well-located housing for the
urban poor. Various national and provincial reports on land for low-income housing,
have been compiled to identify, release and develop such land. Van Zyl (1990),
compiled a detailed report on specific locations which included socio-economic and
geotechnical information. However, the report still separates the poor from the urban
core. In 1994, the Council for Scientific and Industrial Research (CSIR), undertook a
study in which they tried to identify areas where site and services and core housing
schemes could be undertaken. The study relegated the poor to distant locations from
the core urban area. The City of Cape Town is at present undertaking The Wetton-
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Lansdowne-Philippi Corridor development initiative, which aims to create a corridor of,
mixed activities between Cape Town and Philippi-East and would include low-income
housing. These studies have proved that there is land available, but that it is the
mechanisms to release such land, combined with financial and socio-political
constraints, that hamper the delivery.

To avoid land invasion, identified land must be rapidly released for development. To
achieve rapid land release, the Land Act (RSA, 1994), the Housing Act (RSA, 1997a),
Less Formal Township Establishment Act of 1991, the Development Facilitation Act
(RSA, 1995) and the Western Cape Planning and Development Act (PAWC, 1999),
make provision for enabling legislation or rapid land release.

2.8 Access to Finance

The current housing subsidy provides-thé poor with-up-to-R18400 in securing a home,
be it an individual, or collective attempt, with.the-emphasis.of-the policy on free-standing
dwellings. The response to the current policy is very appropriate, however, many role
players realise that within the national policy, structures need to be created to speed up
the process (Anon, 1996). Although the current policy is viewed as favourable to the
poor, it is also recognised that major rethinking is needed to maximise its use to the
benefit of the poor. A means of benefiting the poor, would be to'look at alternative forms
of shelter, of which densification is just one. The Department of Housing, in a report on
densification, acknowledges that if densification projects are to be made accessible to
the poor, the housing policy needs to be re-examined (RSA, 1996b).

2.8.1 Formal Banking Institutions

State subsidy beneficiaries find it difficult to participate in any formal financial
arrangements with South African banks, to gain access to credit. The economically
active people earning less than R1 000 per month, do not qualify for credit by the
banking sector because many do not own any fixed assets to be used as collateral. It is
argued, that this income-group may not be able to sustain regular monthly payments
because their income is too low. Also, the beneficiaries falling within this category, can
be highly job-mobile. People move around where they may find work, and thus, do not

want to participate in a fixed financial arrangement.
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People earning incomes between R1 501 — R3 500 per month generally find the
subsidy adequate, because they can afford regular repayments and are in a more
stable working arrangement. However, this particular group is also finding it difficult to
gain access to credit within the formal banking fraternity. Business Day (2000a),
reported on the credit gap for mortgage bonds between R16 000 and R60 000. These
are the loan amounts which people in the R1 500 — R3 500 need and qualify for.
Again, it is the lack of collateral that prevents many people access to credit. The bond
rate may also rise very high, depending on local and international markets, and thus
resulting in owners not being able to repay the loans. This problem faces any home-
owner, irrespective of the price of the dwelling. However, it is argued that more people

in higher income groups can accommodate the fluctuations.

According to the South African Banking Council-{2000) past experience has revealed
that the traditional mortgage bonds"aré-inappropriate-for-the-low-income market. The
Banking Council reported that during the period-1980 =-2000, the banking sector
issued 300 000 mortgage bonds to finance township homes. This investment is worth
more than R12 billion. Fifty thousand properties have already been reposed by the bank
or is not performing. Financial institutions cannot sustain such huge losses. The non-
performing properties resulted in the residential areas being redlined.

2.8.2 Redlining

Redlining is a contentious practice that is performed by all banks in South Africa. This
practise revolves around highlighting residential areas of high financial risks. These are
usually working class areas. This practise is contentious for two reasons. Firstly, the
financial risk of an area is based on past performance. The past performances of
almost all the working class residential areas were influenced by political instability
before 1994. Secondly, it is not assessing the true potential of the individual, separated
from the residential area.

The combined factors are making it very difficult for beneficiaries of the state subsidies
to participate in the banking sector. The banking institutions are protecting themselves
from suffering major loses, and within a capitalist economy it is understandable.
However, the banking institutions’ position should not be one of total disregard for this
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particular market. A mechanism to include the low-income sector into the fo.
financial market is needed and the banking institutions must participate to find an

amicable solution.

2.8.3 Micro-Finance

Micro-finance has exploded onto the South African market since the middle 1990’s.
Entrepreneurs identified the gap in the money lending market left by formal institutions
that regarded certain income groups as too high risk. The industry was recently (2000)
formalised when the Department of Trade and Industry provided operation parameters
by means of an Act. With the few years of operation, the micro-lending industry is worth
R25 billion (Sunday Times, 2000c).

Before the Micro-finance Regulatory Council was established and the industry
regulated, loans with up to 100% interest were-issued to needy people. This placed
many of the poor in a debt trap, with ramifications-on their ability to participate in the
state assisted housing programme:-The Micro-finance Regulatory Council provides
guidelines on micro-lending and hopés to identify the unscrupulous operators from the
credible ones (Sunday Times, 2000b).

The formalisation of the industry has resulted in the establishment of finance
companies with a specific emphasis on home loans. Surety is provided by the
deduction of the installments directly from the payroll. The banking institutions are
recognising the profitability of the lower end of the income market, but are still trying to
find ways to protect their interest. Public-private partnerships between local, provincial,
national government and the private sector can result in strategies to improve the
current housing delivery process.

2.8.4 Community Banks

South Africa’s banking regulations do not allow for more that one tier of banking, and
therefore cannot establish community banks (Business Day, 2000b). The legislation
governing banking in the USA is more flexible and allows for more than one tier of
banking. BankBoston, in Boston USA, adopted an approach to establish Community
Banks. Community Banks opened in areas not deemed profitable. Extensive
campaigning and education backed this approach. By targeting the low-income group,
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the bank repackaged its portfolios to suit the needs of the community. It delivered a

needed service and also recoded profits (Johnson, 1998).

2.9 Geographic Information Systems & Urban Planning

The use of a Geographic Information System (GIS), to aid the planning process, is of
crucial importance to the creation of suitable living environments. The capturing of data,
through the use of a GIS, is essential for reasons ranging from information exchange, to
management. Using a GIS provides the opportunity to capture information from various
sources for effective planning purposes. The captured information can be verified,
updated, stored, queried and retrieved very easily. Healey (1991), Openshaw (1991),
Muller (1991) and Maguire and Dangermond (1991), discuss the importance of GIS in
various application fields by addressing issues relating to database design, methods of
spatial analysis and the functionality of such systems. Dale (1991) and Parrott and Stutz
(1991) specifically address issues of-importance-to-urban-environments for improved
planning and management . The .available information clearly illustrates that the
successful creation of a housing database for analysis, is the result of collating various
data sources, as well the capturing of data and the effective. management of such data.
One such exercise was undertaken by PADCO, the Planning and Development
Collaborative International, Inc., which conducted research on housing in Montego Bay
using a GIS for monitoring the performance of a shelter programme (USIAD & PADCO,
1993).

The use of GIS has become vital in an environment where there is a spatial component.
GIS forms part of the greater environment of Information Technology (IT), which
contributes to the creation of sustainable development projects. The RPD (1994),
acknowledges the importance of information technology for the development of South
Africa’s infrastructure to stimulate the economy. According to Muller (1997:436),
“‘information technology... would revolutionise the way organisations and individuals
operate, empowering people, increasing productivity and making a dramatic
contribution to the solution of development problems”. The global capacity to synthesise
and make information available has become evident with the creation of the World Wide
Web (www). The challenge that lies ahead is to create conditions conducive for the
wider use of such technology.
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2.10 Conclusion

The delivery of low-income housing is one of the most challenging functior

tiers of government. Informal housing will not be eradicated, as this is the .., ... -
for the poorest of society. However, a housing policy for the Cape Metropolitan Area
should acknowledge this and also be proactive in identifying appropriate land for
residential densification as a counter measure to low-income unsustainable sprawling
suburbs.  The identification of appropriate land for low-income higher-density
residential development, within a specific area, must be contextually appropriate. To
ensure that Philippi-East is an appropriate location for such development, a contextual
analysis is important. In the next chapter an analysis of Philippi-East examines current
development initiatives and policies, land-use activity, building activity, vacant land,
demography, income and density.
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3.1 Introduction
The aim of this chapter is to provide an analysis of Philippi East to assess the viability of

developing higher-density low-income housing. It is important to analyse the area in
order to gain an understanding of the existing situation and development proposals, to

appropriately conceptualise higher-density low-income residential dwellings.

The process of analysis, would firstly be to asses the structure and policy plans for the
area. This would provide insight into future development scenarios. Thereafter, a land-
use analysis would reveal formal and informal development patterns, current land-uses
and vacant land. Building statistics is a powerful indicator of residential and non-
residential building activities. A review of building statistics provides an overview of the
location and nature of current formal development, within the metropolitan area.
Further, an analysis of the population and income is crucial, as these factors determine
densification. This information is then_synthesized to-highlight the need to prove that
mechanisms for the intervention in the delivery of low-income housing are needed if the

area is to develop as a metropolitan node of development.

3.2 Location of Philippi East
The selected area is called Philippi East and is located southeast of Cape Town, within

the sub-region of the Metro South-East (Map 3.1). The area covers approximately 590
hectares of land, boxed in by the N2 freeway to the north-east, the R300 freeway to the
south-east, Lansdowne road to the north, and New Eisleben Road to the west (Map
3.2).

Philippi East is the (fourth) eastern node of development, as identified by the MSDF
(CMC, 1996) (Map 1.1). The area is also identified as a node of development by the
Metro South East Structure Plan (CMC 1997a), the Philippi East Structure Plan (CMC &
PAWC, 1995), the Municipal Spatial Development Framework (City of Cape Town,
1999), the Lansdowne-Wetton-Philippi Corridor Initiative (City of Cape Town, 1998) and
the Philippi East / Airport Area Node Evaluation Study (CMC, 1999a). The above-
mentioned studies identify Philippi East as an area that has the potential for
development with an impact on a region larger than itself.
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Legend
oo City Of Cape Town

= Metro South East
- Study Area

——— Class 1 Roads
— Class 2 & 3 Roads

Cape Point

Map 3.1 Philippi East in relation to the metropolitan area
Source: CMC (1999)
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3.3 Development Policies for Philippi East

3.3.1 Metropolitan Spatial Development Framework

The MSDF is a policy document that aims to guide physical development within the
CMA. It is based on a vision of “ ... well managed, integrated, metropolitan region, in
which development is intensified, integrated and sprawl contained” (CMC, 1996,ix). This
vision would be attained through spatial and non-spatial guidelines. The spatial
guidelines include; containing sprawl, intensifying urban development within existing
areas, redressing imbalances and closing the gap between areas of employment and
residence.

To implement the spatial guidelines, four structuring elements have been identified.
These are nodes, corridors, the urban edge and the metropolitan open space system
(CMC, 1996). The MSDF identifies four nodes-eof development; three nodes (Cape
Town, Bellville and Wynberg/Clarement), are-mature-while the remaining node, Philippi
East, is underdeveloped. Corridors ¢of development join the nodes. The three mature
nodes are joined by the Voortrekker Road and Main Road corridors, have a
concentration of high-density middle, to' high-income residential and mixed use
development, while Philippi East has no mature corridor joining it with any other node.
Philippi East is in the process of development and thus susceptible to alternative
development initiatives that could be of benefit to the population. Given the importance
of its location and the determination to develop the area, Philippi East becomes a

significant case study.

The MSDF recognises that for the metropolitan region to thrive economically, housing

provision for the urban poor must be adequately addressed. Therefore, the MSDF

initiates debate regarding the provision of housing for urban poor and states that the

peripheral location of the disadvantaged urban population cannot continue. The MSDF

acknowledges the following concerns pertaining to the provision of housing;

1) A national and provincial housing policy, which is more flexible in the way capital and
subsidies are applied and used, is needed;

2) The development of public housing rental stock;

3) The location of all new housing in, or close to corridors; and
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4) The release of strategic vacant public land at relatively low cost for affordable

housing.

The MSDF proposes high residential densities within corridors of economic
development, with a gradual reduction in density moving away from the corridor (Figure
3.1). It stipulates that where possible, the corridor should have a density of 40 — 100
units per ha gross, and the spine, 100 units per ha gross. This would allow many people
easy access to all activities, as well as balance the distribution of activities. According to
the MSDF, housing should be viewed as a wider component of socio-economic

development, in order to provide shelter for the poor (CMC,1996).

Cgmmercial & Connerclal &
j‘side?tial Resi :lentiTl

Siihiirhia
— A >
k Activity|Spine

¥

Activity Corridor

Suburbia
-

Figure 3.1 An illustration of an activity spine and corridor

3.3.2 Metro South East Structure Plan (MSEP)

The MSEP is a sub-regional plan which is one level below the MSDF. The MSEP (of
which Philippi East is a part), aims to provide a coherent development framework for the
Cape Flats area facing particular challenges and therefore the planning proposals differ
from structure plan proposals made for other parts of the city (CMC, 1997a).

The main points of this document are (CMC, 1997a);

1. Integrating the different planning initiatives for the area,
Integration with other structure plans,
Ensure that the benefits of the plan are equitably distributed,
Protection of the natural environment, and

o B W

Improved management practices of the area.
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Overall, the document proposes higher-density developments within activity spines and
corridors. The policy does not specify urban density, but does recommend 3 — 4 storey
walk-ups.

3.3.3 The Structure Plan Proposals for Philippi East

This policy document was commissioned both by the then CMC and the Provincial
Administration of the Western Cape. This document, although dated earlier than the
MSEP, focuses specifically on Philippi East. The aim of this document is to provide
guidelines on developing a vast range of land-uses within the area, to benefit the
immediate and surrounding communities (CMC & PAWC, 1995). The policy
recommendation states that residential densities should be a minimum of 30 density
units per hectare (du/ha).

3.3.4 The Lansdowne-Wetton-Philippi Cerridor Hiitiative

The MSDF identified a corridor that connects the Philippi Eastinode with the Claremont /
Wynberg node as an emerging corridor. To stimulate the development of this corridor,
the above-mentioned study was initiated. = This study provides policy guidelines for
development (City of Cape Town, 1898} tnlike other policy documents, this initiative is
constantly being reviewed and actively.implemented ] Various documents for this area
have been drafted, these include a spatial development framework, and transport and
marketing plans. This study also recognises that Philippi East is a node that should be
intensively developed. The initiative also recommends that residential densities be

increased, although no definite recommendation on residential density is made.

3.3.5 The Municipal Spatial Development Framework

This is a spatial development framework for the City of Cape Town Administration of
which Philippi East is a suburb. This document does not place an emphasis on Philippi
East, but rather on adjacent Hanover Park and Mannenberg (City of Cape Town, 1999).
It identifies these two areas as foci for interchanges and thus hubs of activity. The
document does identify activity streets, running through Philippi East, and so support
the need for higher-density residential development for the area. However, no explicit

densification recommendations are made.
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3.3.6 The Philippi East / Airport Node Evaluation

The study was commissioned to investigate the impact of the development at Cape
Town International Airport on Philippi East and visa versa (CMC, 1999a). The results of
the study indicated that development initiatives for the two areas would be mutually
reinforcing. As a result of expansion of the airport, jobs would be created in Philippi
East. This would be mainly in the retail and service sectors. No explicit recommendation
is made on urban densities, however, the document supports the need for increased
residential density to enhance the location of services and thus bring people closer to
employment opportunities.

All the above-mentioned planning frameworks and initiatives for Philippi East identify
and acknowledge that the area has the potential for development. The planning
proposals identify that the area should have higher-residential densities to sustain other
land-use developments. This would also afford-more-people closer access to jobs and
services. However, very few concrete recommendations orn residential densities are
made. It is unanimously agreed that a:§=-10 year sustained public investment strategy
is necessary before any private investment confidence is created (CMC, 1999a). During
this time, infrastructure should be developed-to'facilitate the development potential for
the private investors.

3.4 Land-Use analysis

A land-use analysis of the study area is imperative to understand the context in which
higher-density housing should be developed. An analysis of the urban growth pattern,
land-use, informal settlement growth, building activities and vacant land, combined with
demographic data and density analysis provide a context in which the nature of future

residential development should take place.

3.4.1 Land-use and urban growth

Using digital aerial photography, the rate of urban growth for the period 1988 to 1998
was monitored (CMC, 2000a). The results for the 10 year period reflect a steady
increase in urban growth, which encompasses both the formal and informal urban
fabrics. At 1988, 10% of the total area was developed. By 1993 urban growth has
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increased by 6%. During the period 1993 — 1996 a phenomenal 27% growth occurred,
and by 1998 the growth declined to 6%.

The land-use for the Philippi East is mainly residential (46%), followed by industrial use
(18%). Commercial land-use occupies 0.25% of land, while institutional use occupies
1% of land (Map 3.3). This analysis clearly indicates a strong residential focus with
industrial job opportunities in the immediate area. A field visit corroborated the urban
growth data, to reveal that although 18% of land-use is identified as industrial, the land
is under-utilised.

An informal settlement study was conducted by the Housing Department of the Cape
Metropolitan Council (CMC, 1999b). The exercise resulted in the spatial capturing of
each individual shack onto GIS.

The data was captured from aerial photography for dantuary 1993, May 1996 and May
1998. For the first time, accurate information of the numberof informal dwellings for the

entire metropolitan area exists.

The study showed that the number of informal dwellings at January 1993, was 28 380.
By May 1996, it had increased by 111% and by May 1998, a further increase of 20%
informal dwellings were erected (CMC, 1999b). Table 3.1 represents the results per
Administration.

The total number of informal dwellings for the study area is 8833. This represents 5.4%
of the entire metropolitan area. From the period 1993 to 1996 informal dwellings within
Philippi East have increased by 328%. From 1996 to 1998 its growth declined to 84%
(CMC, 1999b). This informal sector represents 59% of existing urban structures while
the remaining 41% are formal structures. The major land-use for the study area is
mainly informal residential. It is thus evident that the growth is predominantly in the
informal housing sector. The growth of this unregulated land-use is symptomatic of the
shortage of houses for the poor.
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Administration |January 1993 |(May 1996 |May 1998
Blaauwberg 986 2068 2245

City of Cape Town|13676 28015 31652
Helderberg 155 2215 3526
Oostenberg 2121 5678 7546
South Peninsula |672 3247 3205

City of Tygerberg |10770 18696 24141
Total for the

CMA 28 380 59 919 72 315

Table 3.1 Growth of Informal Settlements in the CMA
(Source: CMC, 1999b)

The following section on building activities shows an indication on the nature of formal
buildings erected in the CMA, and thus, provide-partial insight into how the housing
crises are addressed.

3.5 Building Statistics for the CMA
3.5.1 Background

Building statistics are economic indicators of the well-being of a region, or a country as
a whole and this is a clear indication of where development is taking place. Investigation
into the building activities of the CMA would be advantageous in understanding the
extent and the nature of development, which is linked to the greater socio-economic

conditions of any given area.

The CMC Administration collects the building statistics information. Due to the
transformation in local government during the last seven years, the data has been
collected using different methodologies. For the period 1991 — 1994 the data have been
collected along common boundaries, thereafter, the methodology changed from year to
year making it difficult to do time series analysis from 1995 —1999 on a more detailed
level. The result is that the data for the entire period can only be analysed at a

metropolitan level.
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3.5.2 Residential Building Statistics

The data that have been collected for residential activities are divided into dwelling unit,
town houses and flat units (CMC, 1997b; 2001a). The dwelling units are freestanding
housing units. The town houses are the semi-detached units, usually for the middle-
income group, and the flat units are the high-density residential buildings. The building
statistics are further divided into building plans approved, building that commenced and
building activities completed. Only the statistics of the respective years, that indicate
the building activities that were completed, will be used as a source for analysis of the

distribution of formal buildings across the CMA (Graph 3.1).

Single dwelling units comprise the bulk of the residential building units erected in the
CMA (CMC, 1997b & CMC, 2001a). The combined statistics for the period 1991 — 1996,
for the single dwelling units are 41 4113, while the flat units come in second with 7891,
and thirdly the town houses with 6508. The-reason. for the large number of single
dwelling units is the government's low-income housing plan, which focuses on providing
a single house per erf, as well as private residential development, which also

perpetuates urban sprawl.

The single dwelling units constructed for the period 1991 — 1994, significantly indicate
the highest construction activities located in the Blue Downs area, where urban sprawl
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Graph 3.1 Residential building activities in the CMA

(CMC, 1997b, 2001a)
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is currently occurring (CMC, 1997b). The combined number of single dwelling units for
this period in the Blue Downs area is 7151, while the Cape Flats area follows second
with 2093 dwelling units (CMC, 1997b). This type of residential units has strong
emphasis on the northern suburbs due to the availability of inexpensive land.

The second category is town housing, which is gaining wide popularity because it
promotes security. The Cape Flats Area had 131 town housing units completed for the
period (1991 — 1994), while the Blue Downs area had none (CMC, 1997b). The bulk of
such developments took place in East of Berg River with 197 units, (Paarl region)
Parow North, 137 units, Bellville North, 129 units, the West Coast, 124 units and the
South Peninsula with 119 units erected (CMC, 1997b).

The third category of housing, namely, flat units, were mainly erected within, or close to
activity corridors where land is scarce, prices relatively high and the demand for housing
in exists. The highest number of flai-units-erected,-were along the Atlantic Seaboard,
with 241 units completed, second was-Lansdewne; with-126-and third Parow North, with
116 units (CMC, 1997b). The Blue Downs land Cape Flats Areas had no such
development.

3.5.3 Non-Residential Building Activity

Residential development does not occur in isolation from employment opportunities,
and therefore it is imperative that residential building activities are examined in relation
to non-residential activities. The non-residential development for the period 1991-1999,
comprised of offices, industrial and warehousing, and shopping and commercial
buildings (CMC, 1997b; 2001a). For the period 1991 — 1999, a total of 264 office
buildings were constructed. During this period, 346 shopping and commercial buildings
and a staggering 1010 industrial and warehousing buildings were completed (Graph
3.2). The location of the different types of non-residential buildings has a particular
pattern within the CMA. The development of any particular industry is also in response
to the type of labour found in that particular area. An example is the proliferation of
industrial areas in the Metro South-East, due to the surplus of labour supporting it.
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Graph 3.2 Non-residential buildings activities in the CMA

Source: CMC(1997b, 2001a)

The period 1991 — 1994 can be analysed because, as mentioned earlier, the data have
been captured according to the same-gecgraphical-boundaries. The results of this
analysis can be generalised for the other years-as well For the 1991 - 1994 period
office development in Parow South proliferated with a total of 40 units, followed by the
Bellville area with 20 units. Blue Downs and Cape Flats areas had two units each
constructed for the same period (CMC, 1957b)-

The building statistics (CMC, 1997b) indicatéd that for the'period 1991-1994, there was
some industrial and warehousing development in most of the areas surveyed. Most of
the development took place in Parow South, with 29 new such developments, followed
by Parow North with 16 new units and then the Cape Flats and Blue Downs areas with
15 new units erected respectively. Parow North and South combined, had 45 new units
developed for the four-year period, and draws its employment from the Cape Flats and
Blue Downs areas, due to its close proximity. The high concentration of industrial and
warehousing developments can be ascribed to the well developed activity corridor of
Voortrekker Road, with its mixed concentration of activities feeding a large portion of the

metropolitan area.

The third category of non-residential building activities is shopping and commercial
buildings erected (CMC, 1997b). Most of these developments took place in the Blue
Downs area, with 27 shopping and commercial buildings completed. The private sector
is responding to the demand for such services, where a vast number of residential units
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were constructed. Second, was Athlone with 14 buildings erected, followed by
Lansdowne and Newlands with 12 buildings each. Shopping and commercial buildings
completed on the Cape Flats amounted to only seven developments for the same
period (CMC, 1997b).

It can be concluded from the building statistics (CMC, 1997b, 2001a), that most of the
high density development is taking place in the more affluent areas of the CMA due to
the need to optimise the available space. On the other hand, the single dwelling
residential units are proliferating at the urban fringe, and in the Metro South East (with
development such as Delft and Browns Farm) falling under the integrated Service Land
Project (iSLP), which is providing low income people with a place of refuge. It is evident
that the industrial and warehousing activities are the major employment opportunities for
the poor in the MSE and surrounding areas. At present, Philippi East (which forms part
of the Cape Flats area) has growing industrial petential. The availability of inexpensive
land makes it possible to locate many people—in-the area. However, the current
information clearly indicates that the fesidential-land.is-being under-utilised, due to the
one-house-per-plot programmes and the construction of informal housing.

3.6 Vacant Land

The CMC Administration conducted a Vacant Land Study for the entire metropolitan
area (CMC, 2000b). Analysis of the data for Philippi East reveals that 78% of the
vacant land has the potential to be developed. 22% of the land is already developed. Of
the 78% potentially developable vacant land, 23% is occupied by informal housing with
no civil or electrical infrastructure, a further 30% of land is under-utilised, i.e. formal
buildings on very large portions of land, and the remaining 25% of land is vacant
(Figure 3.4).
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3.7 Ownership & Zoning

The identification of land ownership is crucial information to assist with rapid release of
land for development because publicly owned land can be developed more easily than
privately owned land (Map 3.5). The City of Cape Town and PAWC own 27% of land
within the study area. The other major landowners are National Portland Cement, and
undisclosed private ownership with 61% ownership each. The Methodist Church owns
12% of land within Philippi East (Graph 3.3) .

The zoning for the study area is mainly industrial (55%), followed by land that has not
been zoned (25%). 12% of land is zoned for informal housing while only 4% of land for
formal residential housing (Map 3.5). 63% of the identified vacant land that has the
potential to be developed, is zoned for industrial purposes, 15% is of land zoned for
rural land use, 13% for informal land-use and only 1% for residential land-use. Of the
potential vacant land, 73% is privately-owned, while-the remaining 27% of land is
owned by the PAWC or the City of Cape Town (Map.3.5).

3.8 Demography and Income

According to the 1996 census data there were 17-703 people'living in Philippi East, and
the average income was less than R1'000 per month'(CMC, 1997c). The then City of
Cape Town (CCT) conducted an intensive study into the existing situation of all the
areas included in the Lansdowne-Wetton-Philippi Corridor (CCT, 1998) initiative. The
findings were analysed and used to derive projected estimates imperative in the
planning process. This information, combined with the census data, is the most
comprehensive data available for the Philippi-East area.

Although the census data are available, the findings of the Lansdown-Wetton-Philippi
Corridor Study are used as this information was collected for a smaller area, and thus
more focussed and has a smaller margin of error. According to this study (CCT, 1998)
there are 16 600 people living in Philippi East and comprises of 1524 households with
an average income of R1 324, 03 per month. 43.1% of the population is economically
active and only 30.2% is employed. The Lansdown-Wetton-Philippi Corridor Study
projects that the population would increase to 78 480 and households to 15 583 by
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Vacant Land Ownership
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Graph 3.3 A breakdown of vacant land ownership in Philippi East

Source: CMC (1997b, 2000b)

2002. This translates into approximately 5.03 people per household. It is estimated that
the number of people employed in the formal and informal sectors would amount to 29
601, and the economically active people would amountto 89 311 in 2002.

3.9 Density analysis and comparison
The residential area mostly consists of low-density, corrugated iron structures to the

east and north of Lansdowne Road. The existing formal housing component in Philippi-
East is very small with 226 formal dwellings and 8036 informal dwellings (CMC, 1998b
& CCT, 1998). The overall residential density for Philippi East is 5.7 du/ha. Overall, this
figure is exceptionally low for a future metropolitan node of mixed land-uses. The formal
dwellings occupy an area of 21 hectares and have a residential density of 10.7 du/ha.
The informal settlements called Vietnam 1,2,3 and 4 occupy an area of 26.3 hectares
and contain 3480 informal dwellings. The informal residential density for this area is
132.3 du/ha. This extremely high informal residential density poses health, social and

environmental risks.
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3.10 Conclusion

The various development frameworks and planning policies for Philippi East are
indicative of its importance as a developing metropolitan node. The MSDF, being an
overarching plan, provides general principals to ensure coordinated metropolitan
development. The intention for these principals is for it to be incorporated into lower
levels of planning. Densification, being a main principal of the MSDF, thus must be
included into area specific planning. The examination of the various area specific
planning initiatives, pertaining to Philippi East, acknowledges the importance of
densification. However, The Structure Plan Proposals for Philippi East is the only
development framework that makes a recommendation to develop residential units at a
density of 30 units per ha (CCT, 1998).

The spatial analysis of Philippi East reveals that the dominant land-use is informal
housing, followed by industrial use. It can be-goncluded that informal housing will
remain a dominant land-use as it has-increased-by-150% 6ver the period 1993 - 1998.
The analysis of the building statistics reveals that the main residential type being built in
the area is single residential housing, and| that the majority of non-residential

developments are industrial and warehousing developments.

An analysis of available land indicates that 78% of the study area has the potential to be
developed. Private land-ownership''can “provelto be an lobstacle to higher-density
residential development as 73% of the developable Iland is privately owned. To keep
costs down and affordable to the beneficiaries, the development of low-income housing
occurs on public land. However, with 73% of the land privately owned, and an average
income of just over a R 1000 per month, measures will have to be sought to acquire this

land for low-income higher-density residential development.

Providing the projected population of Philippi East with subsidy dwellings, within the
current delivery framework, would require approximately 234 hectares of land, and this
excludes land required for roads and other urban services. As stated, the development
in Philippi East is mainly industrial and congested informal housing. The density of the
formal residential areas are far below the recommendation made by the MSDF.

It is concluded from the research that three areas of intervention are required to ensure
that the objectives of the MSDF are achieved. These are access to land, the
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identification of appropriate residential densities, and access to finance. Chapter 4
examines measures for securing land for higher-density low-income residential
development through legislation and proactive land acquisition measures.
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4.1 Introduction

The identification and release of available strategic land for low-income housing, is a
crucial step in implementing a sustainable housing policy geared towards densification.
South African urban areas do not have a shortage of land for housing, but rather limited
strategic land for high-density low-income housing.

In the CMA, vast tracks of land are either un- or underdeveloped and owned by private
and public enterprise. Land parcel situated closely to areas of employment, recreation,
retail and health sectors can be defined as strategic land. In short, strategic land can
enhance the quality of life for the poor citizens, because it offers easy access to
facilities available in close proximity. At present, the poor are situated far away from
these facilities and have to travel relatively long distances, at a high financial cost, to
utilise these facilities.

The task is to create mechanismg _of releasing such land to the poor, without
destabilising the land market. The transformation of South Africa is incomplete without
addressing the allocation and ownership of land. To achieve this, a greater cooperation
between public and private enterprise and a commitment from the state to include the

poor in decision-making, need to exist.

The focus of this chapter is two-fold. The first part is to define strategic vacant land,
suitable for low-income high-density housing as identified by the MSDF. The second
part of the chapter focuses on the release of such land for residential housing for the
poor.

4.2 Strategic Vacant Land: Criteria for Assessment

The MSDF provides a framework for assessing potential strategic vacant land. This
framework is however very broad in scope and only specific to large-scale
developments, thus strengthening the notion of a corridor or node. The strategic site
assessment cannot be used for the viability of locating smaller land-uses, for example a
medical clinic. The MSDF proposes to use vacant, or under-utilised land within the

corridors as an opportunity to distribute activities and resources across the metropolitan
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region. An identification of strategic vacant and under-utilised land, should be based on

the following criteria, (CMC, 1996);

1. public ownership,

2. the scale of opportunity the site presents, i.e. if it is vacant, under-utilised and/or
large,

3. the site's generative capacity, i.e. the extent to which the development of the site is
likely to generate other positive action in the structuring of the Cape Metropolitan
Region (CMR),

4. the degree of accessibility to urban resources,

5. the degree to which the site can contribute significantly, either to metropolitan
restructuring or to consolidation,

6. the degree to which the site can contribute to meeting the basic needs of the
region’s inhabitants,

7. the infrastructure capacity,

8. the potential value of land.

4.3 Assessment of Philippi East as a Strategic Site

The MSDF identifies Philippi East-as—a potential node of ‘development that would
strengthen the idea of lattice of develppment across;the metropolitan area. The study
area has the potential to develop a node due to five propased, corridors of development
(Klipfontein road, Wetton/Lansdowne road, AZ Berman, Bonga Drive and the North-
South Link), converging at Philippi East (map 1.1). However, the geographical extent
of the node and corridors has not been identified. Although it is stated that a corridor
should be a 1 km zone, it is agreed that it will not be applied uniformly. Thus, certain
parts of the corridor would be less than a kilometer in width, and in some cases, it might
be wider. Also, where significant open spaces (nature areas, metropolitan open space,
etc) intersect a corridor or spine, the open space would be preserved, and thus no or
limited development will be permitted.

The extent of a node is therefore just as fuzzy as the corridor, and does not have a
uniform radius of any size. The location of the node also depends on the agglomeration
of land-use activities, which would stimulate further development. In the case of Philippi
East, an informal consensus places the centre of the node at the crossing of Stock and
Sheffield roads. The development of the node could shift the fuzzy centre in due course.
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For the purpose of this study, Philippi East, as identified by the Philippi East Structure
Plan (CMC & PAWC, 1995) serves as the potential area of development.

Assessing the potential of Philippi East in terms of the strategic criteria as identified by
the MSDF, is essential in promoting higher-density residential development. Therefore,
the most important criterion is the total vacant and underdeveloped land in Philippi East.
As stated in Chapter 3, 78% of the study area is developable, however, only 27% of the
total study area is in public ownership. The site also meets the criteria of generative
capacity for development, assisting in metropolitan restructuring and the potential of
meeting the basic needs of the region’s inhabitants as well as developing transport
infrastructure to provide access to urban resources. The advantage of the site being un-
and underdeveloped is that the provision of new infrastructure can be established to

accommodate higher-density residential development.

The vacant land within Philippi East'complies with the MSDF criteria of strategic vacant
land, and if appropriately developed it.could benefit the entire metropolitan area. The
major problem for low-income higher-density residential development is that 73% of
developable land is privately owned. ' The lack 'of adequate publicly owned land could
retard an effective housing delivery strategy. The release of urban land is thus a critical
component of housing delivery. To release urban land for housing requires that various
government departments adopt an integrated approach.

4.4 The Release of Urban Land

The identification of well-located suitable land is the crucial step towards providing
adequate shelter for the poor. Against the current economic backdrop of South Africa,
land provision should be affordable to the state and the citizens as well. Due to the

increasing population, the demand for access to urban land is becoming greater.

At present, the poor are acquiring land for shelter, however the various mechanisms by
which they acquire land do not secure tenure, thus making them very vulnerable to
financial exploitation. This further discourages effective and sustainable use of the land.
Squatting, house/room/shack rentals, land rental, land sub-division projects, public
housing and land and subdivision projects by developers, are the formal and informal
means by which the poor acquire land (Wolfson, 1991). The need for land and the
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income groups to participate in housing projects by private developers. This is due to
the fact that it is difficult for the low-income. sector to'obtain credit from the financial
institutions.

4.4.1 Legislative Context
(@)  The white Papers on housing and land

availability of suitable land. While it acknowledges that land issues fall outside the ambit
of any housing authority, it still makes Proposals on how to address the release and
management of suitable land for housing. In the White Paper on Housing (RSA,
1997b:51), Jand delivery means “ the identification and transformation of
undeveloped land into serviced land for residential resettlement”. In order for land
legislation to meet the demands of the state subsidised housing market, and thus
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of land due to racially based laws, passed since 1913. Land Tenure Reform aims to
provide people with security of tenure. This study focuses on the Land Redistribution as
a means of providing land for the poor. Land allocated within the Restitution process,
can only be reactively incorporated into a housing programme, whereas the Land
Tenure Reform forms part of land registration and tenure options of a housing-delivery
programme.

The Redistribution Programme largely depends on transactions between buyers and
sellers, with the state acting as a facilitator. The price paid for the land depends on its
market value determined by valuation, and endorsed by an independent velour. The
role of the government is that of a “... facilitator, provider of information and guardian of
the principles of valuation and compensation”, (RSA, 1997c:5). The rights of existing
property owners, and the compensation received in the event of their land being
negotiated are protected in the constitution. Under.the Redistribution Programme, the
state provides a capital grant of R18-400 ffom-the-Settlerment/Land Acquisition Grant.
This grant is administered in collaboration with-the DoH.-Each household is eligible to a
maximum of R18 400 for housing and land needs. The reality is that it becomes difficult
for an individual household to secure a parcel of urban'land with R18 400 to build a
basic house. Land release legislation aims to reduce the costs of land to ensure that the

subsidy is not used for land acquisition only.

4.4.2 Land release legislation

The present strategy adopted, by which the poor gains access to urban land, is
primarily through illegal occupation or land invasion, which is most destructive to
proactive planning. Not only land, but also newly built houses for low-income earners
are invaded, as in the case of Philippi and Tafelsig on the Cape Flats (Cavanagh,
1998). To solve this problem, the Western Cape Planning and Development Act
(PAWC, 1999), Development Facilitation Act, (RSA, 1995) and Less Formal Township
Establishment Act, (RSA, 1991) create a possibility for rapid land release.

(a) Less Formal Township Establishment Act (Act 113 of 1991)

Act 113 of 1991, called the “Less Formal Establishment Act”, allows for the acquisition
of land through purchasing, expropriation or other means, for the establishment of a
township. This Act allows the land to be released within sixty days, provided the
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applicant complies with regulations. The Act also makes provision for immediate
occupation of the designated land, even before a general plan is approved and any
compensation for the particular erf is provided.

Although this Act was formulated as part of the apartheid ideology, it makes valuable
contributions to the speedy delivery of land. The DFA and the WPDA have
consequently taken cognisance of the merits of this Act, in formulating the new
legislation. The Provincial Administration of the Western Cape used this Act to make
land available for low-income housing in its iSLP, before the WCPDA was promulgated.

(b)  The Development Facilitation Act (Act 67 of 1995)

The DFA was formulated to integrate planning and development at local, metropolitan,
provincial and national level, until a review of all existing legislation in relation to land
and development is undertaken (RSA, 1995). Specifically, the Act aims to speed up the
implementation of reconstruction and—development programmes and projects, by
providing national norms and standards geverning spatial. development. It also serves to
facilitate the formulation, monitoring and implementation |of criteria by which the
performance of local government badies, in achieving 'land development objectives,
may be measured (PAWC, 1997).

The DFA sets out the following objectives to facilitate a new paradigm in urban planning

and development:

1. to establish a development and planning commission at national and provincial level
in order to formulate policy and advise on spatial development,

2. to establish development tribunals in each of the provinces, comprising members of
the public services as well as land development experts from outside the public
service. The tribunals serve as a decision-making body, and resolve land
development conflicts between different spheres and departments in government.

3. to provide uniform procedures for the speedy subdivision and development of urban
and rural land.

4. to promote security of tenure early in the development process to ensure more rapid
release of subsidies (PAWC, 1997).
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The Western Cape Provincial Government has identified various shortcomings of the
DFA, which would render it less applicable in the province. The following are the
principal objections (PAWC, 1997):

1 it is not fully participative in the drafting of its principles,

2 it is not sensitive to the local circumstances and initiatives,

9 it does not accelerate development within the Western Cape,

4 the costs incurred in implementing this interim measure could be best spent on

developing legislation for the province,

5 it restricts the premier's ability to expedite development, by giving the tribunals
more power, and

6 the autonomy of the province is questionable as the relevant national minister

instead of the premier would have provincial legislative power.

(c) Western Cape Planning and Development-Act (WCPDA) (Act 7 of 1999)

The WCPDA was formulated because-the-Development Facilitation Act does not
comprehensively address the planning-needs of the Western Cape (PAWC, 1999). The
WCPDA (enacted 1 July 1999), does not replace the DFA entirely, but only certain parts
of the legislation that is not applicable to the \Western Cape Province.

The Act replaces the racially based planning and development legislation. It provides a
coherent framework for planning and development, consolidating provincial planning,
regional planning and development of urban and rural areas. The Act addresses the
need for speedy access to land in a complete chapter, entitled; “Accelerated
Development”, which aims at making land “... urgently available with due regard to
provincial or regional interest, for subsidised housing...” (PAWC, 1999:19). This chapter
strongly corresponds to the chapter 6 in the DFA, dealing with Land Development
Procedures. The Act thus leads to the circumvention of the setting up of new tribunals
and commissions, by utilising existing structures of a municipality. The major criticism
against this legislation is the excessive power assigned to the relevant provincial

minister.
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4.5 Accelerated Release of Land

Legislation provides the municipality with the framework, within which to draft a policy
on the rapid release of land. The above-mentioned legislative documents accept that
land should be made available for occupation. The legislation allows for the settlement
of people directly after the surveying of the land, even before a general plan for the area
is approved or payment made. By advancing the release of land for occupation (without
the construction of dwellings) the government accepts that informal housing remains
part of the urban landscape. The WCPDA does not provide a time frame between the
identification of land and approval for occupation. This may result in the process being
delayed, and the land consequently occupied and making legal occupation difficult. This
poses a problem for the development of a higher-density residential development where
completed dwellings are the end product. The legislation does not make provision for
preventing or removing illegal occupation. The WCPDA does not provide the housing
authority with enough power to secure land.fer{ow-income housing.

Given the legislative context, municipalities can still compile an accelerated land
procedure for public land. Based on the WCGPDA, the procedure must include the
following elements;
1. identification of developable public{and;
upfront community involvement,
identify eligible beneficiaries,
drafting of development plan,
application for development and removal of restrictions,
application for subsidies,
surveying of allocation of land parcels, and

N o kN

construction of dwellings, or informal occupation of land.

The identification of developable vacant land should be affordable for the project.
Ideally, this should be land that requires little or no earthworks. An accelerated project
should have the approval and continual communication with the beneficiary community
to ensure that there is a common understanding and expectations. The beneficiary

community can also act as land police by alerting the authorities of land invasion.
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4.6 Proactive Measures of Securing Land for Housing

The above approaches can lead to the rapid release of public land, however, not all-
public land is suitable for low-income housing. There are vast tracks of land belonging
to parastatal and private enterprises that can contribute to the overall development of a
sustainable, low-income higher-density housing strategy for the CMA.

Approaches adopted to secure land for future low-income housing projects are through,
(1) land banking, (2) cross subsidisation and (3) regulation of development rights. The
landowners generally do not favour these approaches, because they have to release
their land against compensation.

4.6.1 Land banking

Land banking (the mechanism for securing land for future low-income housing needs) is
a viable approach where there are large tracks-of fand-within and adjacent to the urban
edge. The mapping exercise is thergfore the crugcial step injidentifying such land. At
present, the only area with large fracks of vacant Jand; mostly farms, is in the
Blaauwberg area. The future growth and development of the metropolitan region is up
the West Coast. According to Wolfsen, {1891}, the purchase of Jand for banking, can be
made affordable, by removing available jland from the property market and therefore
diminishing any chances of speculation;

Wolfson (1991), outlines three methods of land banking; (a) regulation and reservation,
(b) the use of state land holdings and (c) purchase. The regulation and reservation of
land mean the zoning of land for housing, specific for the development of low-income
housing. State land holdings are another means of securing land; however, the state
has to possess large tracks of urban land to put in a trust. In the CMA, there is not
sufficient land for this approach. The third approach is by means of direct purchasing.
Although it is very costly, it can help meet the future requirements for urban land. Land
that is purchased, can be planned very carefully within the framework of the MSDF to
accommodate the future growth of the city. The farmland in the Blaauwberg
Administration may fall outside the urban edge at present, but the reality is that the city
is growing in that particular direction and proactive planning can thus take place. Land
banking can be very expensive, but it is a proactive means of assuring land for
development by limiting speculation. The disadvantages of land banking are that it
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requires time and resources to set up a programme and it can be very costly to

purchase land (Clarion Associates, 1995).

4.6.2 Cross Subsidisation

Wolfson (1991) further discusses cross subsidisation and land readjustment as means
to secure urban land for low-income housing. With this approach the state temporarily
expropriates the land, which cannot be purchased for immediate development or
banking purposes. After it has been developed with services, the owner is given a
portion of the land, to the approximate value of the land expropriated. Incentives are
provided to developers to ensure a mixed use of the land. Tax incentives are the most
lucrative. Major companies can be encouraged to invest in a particular area at lower
taxes. The cross-subsidisation approach encourages companies to assist in the
financing of low-income housing, adjacent to their new location, and thus ensures a
labour pool. In the most recent case of a proposed-eross-subsidisation strategy in Cape
Town, a pristine portion of the Tableé:Mountain siopes, Oudekraal, were proposed to be
developed, and in return, the developerweould commit R2 billion for low-income housing
on the Cape Flats (Gosling, 1998). This particular proposal lis unacceptable, in that it
tends to destroy a spectacular piece. of natural beauty, and also exploits the dire need
of housing for the poor. It contributes to the division of the city by separating the
development from the poor. The intentions of cross-subsidisation are to help ensure an

integrated approach to development, and aiding the poor.

4.6.3 Regulation of development rights

Regulation of development rights is another strategy in which a local authority secures
land for low-income development. The zoning of land provides a framework for
development and thus, effective, proactive planning. Linked to the regulation of
development is the “dedication” approach, adopted by the local government of Colorado
in the United States of America (Clarion Associates, 1995). Under this approach, new
developers are either committed to pay for the bulk infrastructure provided to them, or to
commit funds to the development of housing projects. The “dedication” approach is very
flexible because the developer also contributes to the development of various facilities,
including parks, libraries, schools, roads, etc. This approach ensures that the private
sector is involved in providing much-needed funds for the development of communities,

where state funds are limited or non-existent.



Within Philippi East the vast tracks of developable land (73%) are privately owned. A
rapid land release programme is more easily applied to publicly-owned land as it can be
transferred from the public body, directly to the beneficiary. Privately owned land must
be bought first, or as a last resort expropriated, before it is made available to a
beneficiary. This is a lengthy process and delays housing delivery. A potential
development node such as Philippi East requires strong public intervention for its
success. However, the lack of public land retards public investment, and therefore an

approach to secure privately owned land is crucial.

Cross-subsidisation is a viable option for Philippi East. The state has to provide private
landowners with bulk infrastructure and in return land parcels can be relinquished for
higher-density residential development to facilitate the development of the node. Tax
incentives to investors should be implemented.-This approach could be coupled with
“dedication approach”, mentioned earlier—Private land-developers decide whether to
assist in providing part of the land-for-housing.—oi-to.dévelop part of the urban
infrastructure. This would free necessary funds, to be used iin developing low-income
higher-density residential dwellings. In the case of Philippi East, negotiations to secure
private land for low-income residential development should be a top priority before

private investment develops the 78% developable vacant land.

4.7 Conclusion

Vacant developable urban land is increasingly becoming more of a valuable resource.
Within the context of the CMA, Philippi East is a valuable asset. Within its boundaries
there is strategic vacant land with huge potential for development that could benefit the
entire metropolitan region. The WCPDA provides the necessary tools to develop an
accelerated land release programme but lacks the power to enforce such a programme.

Although an accelerated land release programme can be applied to privately owned
land, the act does not provide clear guidelines to cover all aspects when dealing with
privately owned land. Expropriation is the ultimate last resort. In Philippi East, where
most of the land is in private ownership, cross-subsidisation and the regulation of

development rights appear to provide a framework in which private land is made
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available for low-income higher-density residential development. These two options
ensure public-private cooperation.

The release of private land for higher-density residential development increases the
threshold within the area, and positively contributes to economic development. The
identification of appropriate design of residential units to facilitate higher-density
residential neighbourhoods is thus crucial to ensure that the available land is optimally
used. Philippi East cannot sustain high-rise residential blocks and therefore, the
contextually appropriate design is low-rise, higher-density residential development. The
next chapter outlines the contextualisation of densification and its application to Philippi
East.
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5.1 Introduction

Densification is one of the most misunderstood planning terms. This is mainly the result
of the various ways of defining it. Densification is an effective planning tool to combat

urban sprawl and to create a functional urban form.

Many suburbs in Cape Town are exclusive residential zones located far away from
employment or other urban service centres. The available vacant land within the urban
edge is diminishing, while the prices of raw and serviced land is escalating. Population
numbers and the use of private transport are also increasing and commuting times
becoming longer. Due to escalating building and land costs, people are forced to live in
smaller houses built on smaller plots. Although the house and plot sizes are
decreasing, the residential form does not promote a functional urban form, mainly as a
result of freestanding house designs.

The aim of this chapter is to first define"the-appropriate residential density for Philippi
East, and secondly to assess factors| that facilitate higher-density residential

development in Philippi East.

5.2 Defining Residential Density

The measure of residential land-use intensity is expressed as residential density.
Depending on the purpose of the measure, different types of densities can be
calculated for a specific area. Density can be calculated using both population and
dwelling units and is applied in many different ways. For the purpose of this study,
‘higher-density “ refers to semi-detached and row housing and two storey walk-ups.

Hoffa (1999) argues in favour of the use of net density when calculating housing density
(Table 5.1). This calculation is very effective when working with sample areas in which
field surveys can be done to verify the use of the land parcel as residential. Calculating
net densities provides a more accurate representation of the intensity of the residential
land-use component of an area, but isolates it from the other uses such as educational
or health land-uses. The use of a net calculation produces a skewed representation
when analysing a large residential area and thus indicates a high intensity of residential

land-use.
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Net or Site Density | Dwelling units or population as a function of the area of land
used only for residential purposes, including the garden and
off-street parking, if any.

Residential Area Dwelling units or population as a function of the contiguous
Density area of land used for residential purposes as well as half the

width of perimeter roads.

Residential Dwelling units or population as a function of the residential
Neighbourhood land as well as roads, local shops, schools, service facilities,
Density and parks and open spaces servicing only local needs.

Urban Area Dwelling units or population as a function of residential
Density neighbourhoods plus other urban land uses such as industry,

commerce, tertiary education, transportation facilities, and
formal city parks and recreation areas, but excluding
undeveloped land, agriculiurat-land, nature areas, nature
reserves, and land-incapable-of-deveiopment at affordable

cost levels.
Municipal Area Dwelling units or| population as a funation of the area
Density contained within municipal boundaries
Table 5.1 Definitions of density

Source: Hoffa (1999)

For the purpose of this study, gross residential density,as 'defined in table 5.1, provides
the appropriate calculation because it is inclusive of the service available to the
community, as well as the other land-uses. A residential density calculation must be
contextualised with the other land-uses as the increase in population necessitates a
parallel increase in services. Thus, residential neighbourhood density can be used to
assess the residential density of complete neighbourhoods, whilst net dwelling density
can provide a representative sample for the neighbourhood. For the purpose of this

study, both expressions of density will be used.

5.2.1 Comparison Between Net Dwelling and Residential Neighbourhood Densities
To illustrate the difference between net dwelling density and residential area density,
four residential areas within the CMA were analysed. The areas, Delft, Bonteheuwel,
Hanover Park, and Summer Greens, were chosen as representative areas in which
some form of low-rise higher-density residential development occurred. Developed

street blocks for each area were selected at random as samples for analysis.

69



Bonteheuwel and Hanover Park were built as working class coloured residential areas
during the 1960's and 1970's. The house types included two storey walk-ups, row
houses and semi-detached dwellings. Delft is a residential area started in the early
1990's for low-income groups. The house types are single freestanding dwellings on
erven smaller than found in Bonteheuwel and Hanover Park. Summer Greens is a
middle-income residential area developed in the early 1990’s. The house types vary
from single freestanding dwellings, semi-detached houses, row houses, two- and three

storey walk-ups. The findings are summarised in table 5.2.

e Net Residential

Residential Average

Area | Number | Largest | Smallest . dwelling | neighbourhood
Area (sample 5 - . size of

(m®) oferven | Erf(m?) | Erf(m®) § density density
street block) erven (m”)

(du/ha) (du/ha)
Delft 5870 |25 267 219 234.8 42.3 21
Bonteheuwel 12694 | 65 593.7 80.26 195.2 51.1 19.7
Hanover Park 4079 | 28 278 98 145 70 19.9
Summer Greens 4492 | 40 187 89 ITES 88.8 31.4
Table 5.2 Comparison between net dwelling and residential area densities

Net dwelling and residential area densities were calculated for each area. The former
density was calculated by selecting a street block containing residential dwellings only.
The latter was calculated by using information on the entire residential area. It is evident
that there is a great difference in the actual figures, representing the two different types
of density. The variance is as a result of the factoring in other land-uses than
residential. It is thus important to identify other land-uses to contextualise residential
area density. This is important for Philippi East in which the proposed higher urban
densities should be developed, using both density calculations because the provision of

urban services should be directly related to the density of the area.

The unsustainable use of public urban land in Delft, where the average erf size is
238.4m?, cannot be applied in Philippi East. Of the four areas analysed, Summer
Greens has the highest residential area and net dwelling densities. This residential
area, which is middle-income and privately developed, is a result of the market
economy. Investors wanted to maximise their profit margin by building more dwellings

on smaller plots.
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5.3 Motivation for Densification

Increasing residential densities is motivated by the vision of creating a sustainable
functional city that can only be realised through compaction to effectively utilise urban
land, protecting valuable agricultural land and preventing sprawl. To achieve a compact
city, urban densities must be increased to levels higher than the present. Ensuring an
effective compact urban environment, inter-sectoral cooperation is crucial to developing
high-density urban environments. Increase in land prices and building costs are also

factors motivating for high urban densities.

There are a number of ways in which high residential densities can be achieved, these
include;

1. infill development or new development on a vacant or under-utilised site,
redevelopment of existing development (can involve the consolidation of erven),
consolidation of informal housing,
conversion of existing buildings;
subdivision of larger erven to accommodate larger densities,

additional dwellings on existing erven,

- U

redesign and redevelopment.of pooriy functioned areas-with strategically located
infill to create improved urban envirgnments (GMC, 2001b).

5.3.1 Sprawl
Sprawl is socially, financially and environmentally undesirable. One of the major
reasons for encouraging higher-density residential development is to contain urban

sprawl in order to create a functional urban environment.

In the last six decades, the growth in private vehicle ownership has increased
dramatically which is an indicator of both economic and urban growth (Graph 5.1). The
Cape Metropolitan Area’s built environment has grown by 20% over the years spanning
1988 to 1996 (CMC, 2000a). The growth pattern is a disparate one, with no indication of
focussed development. This growth is both informal and formal. The two above urban
indicators point to definite urban sprawl characterised by extensive pollution, in the form

of noxious gasses, solid waste and noise.
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Urban sprawl can be contained through the delineation of an urban edge, also called an
urban growth boundary or green belt. The urban edge can be legally proclaimed and
enforced. This strategy, amongst others, can effectively contain urban sprawl and thus
promote medium residential densities, where population thresholds increase thus
leading to improved services at reduced costs, i.e. “economies of scale”. Within the
context of providing social services, whether healthcare, education or public transport,
high population densities will justify the availability of such a service.

1200
1000 OCars -
HmAll Vehicles
=
3 000 OProjections
w 600 ]
@
. e I
£ 400
b
200 1 |
u E
610
Graph 5.1 Increase in private car ownership

Source: CMC ( 1998¢)

By containing sprawl, the urban and rural areas will not be set free of pollution, but the
impact will be minimised to ensure that the remaining natural environment is protected,
and that the quality of urban life is improved. Also, this is a strategy to ensure that
valuable agricultural land, close to the city, is protected, to ensure a close supply of
fresh produce, and minimise high transport costs, which could increase food prices.

Increasing urban residential densities and delineating an urban edge are not to protect
the rural areas only, but also to create an efficient urban form. The notion of an urban
edge is not to create one built-up area, with green areas beyond it. Rather, it attempts
to maximise the use of urban land. Figure 5.1 illustrates the concept of an urban edge.
In the case of Cape Town, an urban edge will promote the sustainable use of land
within its boundary, while an edge around towns such as Stellenbosch and Paarl
prevents sprawl and protects the character of the town and more importantly preserve
valuable agricultural land.

72



™ By

Sl Azt v,

The city (with intense land-
use where appropriate)

The Urban Edge

Green Balt (open space
and agricultural Use)

Qutlying Towns with
their own growth

boundary %
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5.3.2 Building Costs

Building at higher residential densities can.also reduce building and associated costs.
The common foundation, the sharing-of walls, the coniinuation of roofs across
dwellings, the reduced number of ‘cables, water and sewer pipe connections, are
financial savings that can be passed on to the homeowner. The close proximity of the
residential dwellings will save the local authority on the-installation of bulk infrastructure
that eventually passes on to the beneficiary whe does -not repay these services at a
high cost. According to Hoffa (1999), a saving of between 40-400% can be attained with
infrastructure provision alone. These measures assist to maximise the housing subsidy,

and reduce the input costs of the beneficiary.

5.4 Planning and Building Regulatory Frameworks

The White Paper on Housing (RSA, 1997b), acknowledges that urban densities need to
increase. Although this is acknowledged at national government level, it is the planning
and building laws governed by local councils that inhibit such development. The
Western Cape Planning and Development Act uses the general principles of the
Development Facilitating Act, which promote efficient and integrated development by
“discoursing urban sprawl in urban areas and contribute to the development of more
compact town and cities” (RSA 1995, 3(1)(c)(vi)). Philippi East has the advantage that
it is under- and undeveloped. Therefore, it is less problematic to ensure that the land is

made available for higher density development.
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Policy measures that promote and restrict residential densification include, dual
occupancy provision, subdivision provision, density controls, conditional rezoning and
subdivision, incentive zoning, property taxation, planning guidelines, removal or
reduction of the subsidies of sprawled development (Hoffa, 1999; Behrens, 1993, CMC,
2001b). However not all these measures listed above can be applied in Philippi East

except the density controls, incentive zoning and property taxation.

5.4.1 Density controls

This approach allows predefined residential densities within a given area (Hoffa, 1999).
In the case of Philippi East, predefined densities should be part of the zoning
regulations to meet the desired targets. Density targets were implemented in Karachi,
Pakistan, and the result is restricted urban sprawl, reduced land costs and increased

number of serviced erven (Behrens, 1993).

5.4.2 Incentive zoning

Incentive zoning involves a tradeoff between the local council and the developer, in
which the latter is permitted to develop more floor area in return for improved public
facilities or construction of low-income dwellings (Hoffa, 1999; Behrens, 1993). This
policy measure can successfully be_ emplayed in Philippi East where 73% of the
developable land in is private ownership. In Philippi East, the development of low-
income higher-density housing by private enterprise could be owned by the private
enterprise, but secure tenure provided to tenants.

5.4.3 Property taxation

The taxation on land usage could promote densification. Instead of taxing the
development on the land, taxation should be based on the land area developed. In this
way, landowners would seek to maximise floor space (Behrens, 1993). This taxation
can be coupled with incentive zoning for Philippi East.

5.5 Policy Measures Restricting Densification

The policy measures restricting densification include; density controls, zoning scheme
regulations, title deed restriction, and pragmatic space standards (Behrens, 1993). In
the case of Philippi East, the restrictive policy measures can easily be overcome by
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applying the DFA (RSA, 1995) and the Establishment of Less Formal Township Act
(RSA, 1991). These Acts make provision for removing restrictive controls.

5.6 Appropriate Higher-Density Residential Structures in Philippi
East

The format of higher-density residential development is a design that requires serious
consideration. Inappropriate higher-density residential development, such as on the
Cape Flats, can have adverse effects on the community as it does not allow a sense of
privacy and communal private space (Plate 5.1).

To avoid repetitions of such developments, six criteria guiding the location of higher-
density residential development have been developed (CMC, 2001b). These include;
(1) the natural environment, (2) the built envirenment, (3) existing infrastructure, (4)
types of activities and land-use in the surrounding-area, (5) fand-use in the immediate

area, and (6) social and economic context.

The appropriate higher-density residential neighbourhood design for Philippi East differs
dramatically from other three mature metropolitan nodes (Cape Town, Bellville and
Wynberg/Claremont). These nodes have a high-density middle to high-income
residential component. Higher-density low-rise developments are contextually
appropriate for Philippi East given the facts that the immediate residential surrounding
areas are single-storey developments, it is close to an international airport and that the
prospective residents will not be able to afford the maintenance costs associated with
high-rise buildings.
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Plate 5.1 Inappropriate high-density loy-income residential developments on the Cape Flats

Low-rise higher-density residential housing development is not uncommon in South
Africa. This dwelling form has been successfully applied in Cape Town. For example,
the Bo-Kaap and Woodstock development are low-rise higher-density built forms.
These two areas have developed “naturally” over the last 100 years, and therefore, this
type of development does appeal to residents (Plate 5.2). The development of row
houses from the 1950's have focussed more on housing people, than on creating
quality urban environments. These dwellings were typically a row of rectangles and
each rectangle is divided into four rooms.

Appropriately designed low-rise higher-density residential development has significant
benefits if applied correctly. Arrigone (1995), outlines the benefits of low-rise higher-
density residential developments to include:

1. upgrading of the unit through self-help,

2. expanding the requirements and affordability of the owner,

76



Plate 5.2 Row houses in Bo-Kaap

3. shortening the construction _period as_apposed to high-rise high-density
developments,

4. provision of a variations in the design of dwellings

5. it is much cheaper to construct than high-rise buildings,

6. it does not create a congested environment.

To achieve an effective increase in urban densities, plot sizes should not exceed 180
m? (Arrigone, 1995). Evidence from examining the four sample areas supports this
argument (Figure 5.3). With the reduction in erf size, there appears to be a direct
increase in net dwelling density (Figure 5.4). Land-use development policies should
thus reduce the size of erven of new residential development, especially state-assisted
ones. This allows an increase in development that increases the urban density.
However, as stated earlier, the residential unit design is an important aspect in insuring
that the area is acceptable.
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Figure 5.2 Correlation between erf size and net dwelling density

Data Source: CMC

5.7 Facilitating Higher Densities in Phitippi East.

(The images of dwelling designs were created using the software programme Floorplan
3D.)

5.7.1 Erf sizes

Generally, the erf sizes for low-incame’ residential [developments need to be reduced.
The Delft low-income residential development is.expanding-into Philippi East, and can
thus have a negative effect on the development of the node. Appropriate erf sizes
should be linked to the size of the low-income residential developments. The average
erf size of 234.8 m? in Delft can be reduced to approximately 120 m? and 80% built

coverage permitted.

A hypothetical street block in Philippi East can contain 45 erven, with erf size ranging
form 80m? to 120m?. The average size would be 100m2 and the total area 4100m? or
41ha. The net residential density for the area would be 109.7 dwelling units per ha, with
a permissible built coverage of 80%. The design of the dwelling units should allow each
resident the opportunity to increase the dwelling size. Therefore, each unit, whether

single or double storey, has a direct access to a plot.
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5.7.2 Single-storey row dwellings

Single-storey row dwellings have been built since the turn of the century. In Bo-Kaap
the row houses have been built as Malay quarters in the late 1800’s and early 1900's.
Eastern architectural techniques have had a definite influence on the design of the
houses. With the establishment of townships since the 1950’s, row houses have also
been built for low-income families. However, these houses are not similar to the houses

in Bo-Kaap because of differences in the design, location and environmental conditions.

In areas such as Bonteheuwel and Langa, row houses are built on plot sizes of 200m? -
400m? even though the dwelling itself is only approximately 48 m? in size. The inefficient
use of the land results in low residential densities. Applying this single storey row house
design can result in a significant drop in building costs. There is cost saving in the
provision of services (water pipes, sewerage pipes, electricity cables), bricks and mortar
(a continuous foundation, and common walls)-and_roofing (figure 5.3 and 5.4). By
applying different roof sloping designs-as well-as-variations-in-the frontage, the potential

for monotonous design can be overceme:

Figure 5.3 A design of semi-detached housing units

==

EEi

Figure 5.4 A design of singles storey row housing units
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5.7.3 Two-storey row dwellings

Two storey dwellings can be single or detached or as row houses. These types of
dwellings usually have the kitchen, living room and bathroom on the ground floor and
the bedrooms on the first floor. Detached two-storey dwellings were built during the late
1970's and early 1980's in Mitchell's Plain, as housing provision for the displaced
coloured people. This type of dwelling certainly increases residential density
significantly. However, like the single row dwellings, the centre units expand to the front
or back only. Vertical expansion is an expensive alternative. This type of design should
be carefully applied as it can create a claustrophobic feeling. The cost incurred in
constructing a first floor can be recovered by the sharing of walls, foundation, cabling,

pipelines and roofing (Figure 5.5 and Figure 5.6).

Figure 5.5 A design of semi-detached two-storey housing units

Figure 5.6 A design of two-storey row housing units

5.7.4 Courtyard housing
Courtyard housing can be developed as single or two-storey (Figure 5.7). The positive
attribute is that it creates a common courtyard with relatively safe spaces. Caution
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should be taken when designing the position of front doors, as an offset of doors will

provide the necessary privacy.

Figure 5.7 A design of a courtyard development

5.8 Elements of Neighbourheod Design

Neighbourhood design is an important aspect [for facilitating sustainable housing
delivery. The layout of a specific .area refers—to the “spatial configuration of road
networks, block alignments and erf sub-divisions” (RSA; 1996b). The current design of
low-income residential neighbourhoods is more focussed on creating smaller residential
plots, and thus neglects to incorporate other important land-uses within the micro-urban
landscape. It further perpetuates the need to travel to centres of economic, social,
health and recreational facilities. Innovative neighbourhood housing design methods
need to be explored to identify ways of creating functional, liveable communities. The
innovative design techniques need to promote higher urban residential densities by
addressing the following issues:

1 creating a neighbourhood layout that is socially and economically viable,
creating open spaces that contribute to the quality of living,
increase the safety of residents,
promoting entrepreneurial activities,
taking cognisance of the culture of the communities.
creating pedestrian-friendly neighbourhoods,
ensuring access to public transport, and

0 ~N OO O A~ W N

integrate different land-uses.
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Creating an alternative approach does not imply a totally new layout plan, rather it is to

extract the positive aspects from the existing plans.

5.9 Conclusion

The need for higher-density residential neighbourhoods is fast gaining momentum.
Urban sprawl is occurring at a rapid rate, which is costly to the consumer. Old
development standards, which led to generous erf sizes, are now unsustainable. The
compaction of the existing urban areas should be done systematically and contextually
appropriate. The housing design and neighbourhood layout should create a sense of
belonging and community identity, which is often absent in the low-income
neighbourhoods. The need for residential densification appears to be recognised by the
national government, but no concrete implementation strategies have been put in place.
There appears to be a gap between national policies and local planning guidelines.

The building of dwellings is linked to the availabllity of finance from central government
and the private sector. It is argued that the available subsidy dictates the perpetuation
of low-density residential development because higher-density development is relatively
expensive, and thus unaffordable to the state and people. The next chapter examines
the current financial arrangements ' to ‘assess * how ‘higher-density residential

development is financed in Philippi East.
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6.1 Introduction

The process of accessing state finances for housing delivery has received criticism for
its bureaucracy. Once the state subsidy has been released, beneficiaries find it difficult
to access additional private finance to build a decent habitable dwelling. Additionally,
the regulations of the banking institution do not allow low-income earners access to
funding, hence people resort to searching finance from micro-lending institutions and
then finding themselves entrapped in relatively huge debts.

Without the necessary funding the identification of land, and the design of functional
higher-density dwellings and neighbourhoods can be a futile exercise. The aim of this
chapter is to examine the sustainability of current financial arrangements for housing
delivery. The existing public and private financial institutional arrangements for low-
income earners are examined and alternative-metheds of financing are discussed. This
analysis provides an insight of ‘{he siralegies to finance higher-density residential
development in Philippi East.

6.2 Housing Affordability

Housing affordability relates to the ability of a household to fepay all costs incurred (i.e.
an additional loan, municipal rates, taxes, water and electricity), over and above the
housing subsidy to obtain and maintain a house. Many households qualify for a state
subsidy, but cannot meet the costs of owning a house. Linked to affordability is the
unwillingness to repay the housing costs, which is an outright defiance of responsibility.
Households are also forced to prioritise expenditure: and depending on the importance
of other needs, housing repayments may be a high or low priority.

6.3 State Housing Subsidy Arrangements

6.3.2 Provincial housing board

The Housing Act €empowers provincial governments with the administration of subsidies
for low-income housing (RSA, 1997a). Within the provincial government, a Provincial
Housing Board (PHB), was established to deal with the application for subsidies
provided by the central government through the PHB. Prospective homeowners are
encouraged to form part of a housing project administered by a project manager, and
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According to the 1996 Population Census, 26% of the economically active population in
the CMA, earn less than R1 000 per month; 40% earn between R1 000 and R2 500 per
month, while 18% between R2 501 and R4 500 per month (Table 6.2)

Less than R1 000 per month 26%

Between R1 000 and R2 500 per month 40%

Between R2 501 and R4 500 per month 18%

Between R4 501 and R8 000 per month 10%

More than R8 000 per month 5%
Table 6.2 Monthly incomes for the CMA

Source: CMC (2000)

Most of the qualifying applicants for state housing subsidy receive R11 500. The
beneficiaries require additional funding to build decent dwellings of at least four rooms.
Since 1994, the housing subsidy increased by 6.6%, while inflation eroded the subsidy
by 25%, over the same period (Business-Day, 2000b).

6.5 Building Costs

The research conducted by the Development Action Group in 1993 indicated that the
individual freestanding low-density dwelling develdpment Costs' R46, 715.00 for a 34m?
home, R10 707,46 more than a high-density infifl devélopmeht unit of 38m?2. Table 6.3
compares the costs of two types of development. The main cost saving for the high-
density development is the utilisation of existing services.

Table 6.3 reflects the costs as at 1993, it serves to illustrate that there is a saving in the
construction of a high-density dwelling. The Urban Problems Research Unit, of the
University of Cape Town, conducted a more recent exercise for the DoH (RSA, 1996b).
The results also pointed towards cost-savings when building high-density housing.
Figure 6.1 reflects the reduced cost of dwellings when building at high densities. The 4-
storey dwelling unit is approximately 32% cheaper than the freestanding unit. The cost
savings cannot go beyond five storeys because the elevator and maintenance cost

offset any cost saving.

The research has proven that the building costs are radically reduced when plots are
smaller, thus requiring less infrastructure and building material. Although higher-density
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dwellings guarantee lower dwelling prices, a loan for additional finance is required. A
higher-density dwelling unit, unlike the current freestanding dwelling unit, cannot be
built for the total cost of the subsidy. The provision of privately owned dwellings
appears to be unaffordable to the intended beneficiary, therefore the option of publicly

owned higher-density dwellings need to be explored.

Comparison of lower-density development and high density infill
development (cost in Rands*)

Expenditure ltems Lower-Density |Higher-Density

Raw land 5,290.00 2,970.00
Bulk services 7,500.00 1,300.00
Watermains 1,199.00 457.69
Sewers 1,380.00 513.79
Stormwater drains 1,979.00 615.49
Roads 7.115.00 2,234.55
Electricity 1,500.00 1,500.00
Streetlighting 60,00 38.32
Building 14,000.00 20,200.00
Professional fees 97309 973.00
Local Authority costs 2.142.00 2,142.00
Legal costs 700.00 700.00
Bond cost 681.00 681.00
Marketing costs 2,192.00 1,682.00)
TOTAL 46,715.00] 36,007.84
Table 6.3 Comparison of freestanding with high-density infill development dwelling.

(Source: DAG (1993).
*All costs are calculated as at 1993
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Graph 6.1 Variation in the cost of dwelling types
Source: RSA (1996b)

6.6 Provision of Public Housing

The Housing Act has moved the state’s focus from the provision of public houses to the
provision of individually owned housés (RSA, 1997a). Local government can no longer
carry the financial responsibility of maintaining public housing. Where it is possible,
tenants are encouraged to purchase the public dwellings for occupation. This shift was
largely motivated by the huge arrears accumulated during the apartheid era, and hence
continues to increase due to non-payment for services provided by the local

government.

In the CMA, there are 44 194 rental units and 35 220 freestanding or semi-detached
rental houses with the potential for sale (CMC, 1999c). The rental housing units are not
sold due to increasing major maintenance required. In many cases, the deed
registration complication with the flat units is also rendering it difficult to sell to the
tenants (CMC, 1999c). The freestanding or semi-detached rental houses can be sold,
however many of the occupants do not qualify for a bond, and therefore are not able to
purchase it, or because of the arrears owed to council. Only when the arrears have

been paid can the occupant apply to purchase the dwelling.

The DoH will not be expanding the public housing stock. Rather it is deemed more
desirable to reduce the number of units in public domain. This approach is not
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restricted to South Africa. Since the 1970's there was a drive to reduce the number of
public housing units in the USA, because it consumes much of local governments
budgets (Harloe, 1995). Germany also shifted the emphasis of its housing policy from
social housing to private ownership after its unification (Harloe, 1995).

Globally, the welfare state has ceased to exist. It is accepted that local authorities can
no longer afford to develop public housing. However, the state has a responsibility to
provide its citizens with affordable housing. To achieve this aim, public-private
partnerships should be established as these contribute to sustainable housing delivery.
Thus, for the development of Philippi East, innovative financial arrangements are
needed to assist in the construction of higher-density residential development.
However, the provision of public housing still needs serious consideration. Local
government needs to develop this resource and use it as a last recourse for the sector
of the population that cannot afford to participate in the state housing subsidy

programme.

6.7 Draft Home Loan and Martgage Disclosure Bill

It is not desirable for any government to-intervene in-the-private market, especially the
financial institutions. However, due,io the, banking- sector, persistently ignoring the
government assisted market, legislation is being drafted forcing the banking sector to
service this market. The Draft Home Loan and Mortgage Disclosure Bill are aimed at
enforcing banks to institute fair lending practices, and to disclose this kind of
information (RSA, 2000d). The bill proposes to set up an “Office of Disclosure” to
monitor compliance with the proposed legislation to rate the institutions according to
performance and make the information known to the public. Further, the bill aims to
amend the definition of a home loan in the Usury Act. Through this bill, government
acknowledges that it cannot sustain the provision of dwellings and that the private
sector must take some social responsibility. This proposed Act is causing some
concern within the banking institutions because it prohibits discrimination based on
race, gender or location. Each loan applicant should be evaluated on merit.

Similar legislation is in place in the USA. (Johnson, 1998). The Community
Reinvestment Act was introduced to force banks to provide financial access to low- and
moderate-income groups. According to Johnson (1998), the Act was not adhered to

90






UNIVERSITY of the
WESTERN CAPE

https://etd.uwc.ac.za/




CHAPTER 7

SYNTHESIS & CONCLUSION
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7.1 Introduction
The chapter synthesises the salient points drawn from both the primary and secondary

data to assist in facilitating higher-density low-income residential development in
Philippi East. General proposals for intervention are made to facilitate a speedy
approach to high-density low-income residential developments in strategic areas. The

chapter outlines the recommendations on areas of further research.

7.2 Synthesis

The development of Philippi East is crucial to the upliftment of the entire Metro South
East. However, the study area is developing contrary to the development objectives of
the MSDF. The research indicates that informal, unregulated development was larger
and growing faster than the formal residential area. The development of formal low-
income freestanding residential dwellings-is-perpetuating urban sprawl. The result is
that Philippi East is characterised by both thigh=density informal housing, and low-
density freestanding formal residential dwelling; Furthermore| the study area is home to
the poorest people in the CMA, who have to travel long distances to reach areas of
employment, and urban services. The availability of vacantiand is the liberating factor
for the study area in which a huge jproportion jis undeveloped.. However, as previously
stated, 73% of the land in Philippi East,is privately ewned,

Current and proposed legislation makes provision for rapid release of the public land for
low-income housing development. Through this processes it is hoped to curb land
invasion, which has some damaging effects on the development of low-income housing.
This is aimed at providing serviced erven with no top structure, to beneficiaries.
However, this is not complimenting the 20-year vision (MSDF) of Cape Town. The
legislation attempts to silence many people by providing single erf ownership, and in the
process contributing to unsustainable development. The challenge facing Philippi East,
is to gain access to the privately owned land. The available literature indicates a
relatively strong move towards public-private partnerships, and in particular, the
regulation of development rights. This approach allows the public institutions to use
development control and incentives as bargaining tools to gain the needed access to
private land. This partnership also considers the private sector as not only making land
available, but also assisting in developing the study area. Part of the negotiations is
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that the released land should be developed to maximum capacity, i.e. densified to allow

many more people access to urban resources or services.

The design of appropriate residential dwellings is thus crucial for the achievement of the
goals of the MSDF. The other three mature metropolitan nodes identified by the MSDF
are characterised by high-rise and high-density residential development. This type of
design compliments the other existing land-uses, such the commercial sector. In
addition, there is a demand to optimise space and thus a corresponding market, with
affordable prices. Philippi East is surrounded by fairly low-rise developments. There are
no office towers or residential blocks in the vicinity. Therefore, the appropriate housing
development has to be low-rise with not more than four storeys. This makes it
affordable to the target market, or residents. The research indicates that high densities
can be obtained with low-rise higher-urban dwelling design. Although there are
currently higher-density developments on the-Cape Flats, these structures do not
contribute towards a healthy living experience-because-they-do not create any sense of
privacy in the public space. The Jlow-rise higher. density- developments should be
modelled on the designs of the Bo-Kaap residential area in Cape Town. Although this
area has developed over a long time and has 'a uniqué icharacter that cannot be
emulated; the design of the dwellings provides inspiration for the development of
Philippi East. The ideal higher-density low-income design structures are semi-detached,
single row, double storey semi-detached, double storey row, and courtyard-houses with
a net residential density of approximately 100du/ha. The study area should be
developed with a variety of dwelling designs to avoid a monotonous urban form.

The current size of freestanding dwellings ranges from approximately 10m? to 30m?,
which alone can be built from the state subsidy. The research indicates that higher-
density dwellings of a moderate size (approximately 30 — 40m?) alone cannot be built
with allocated state subsidy. The 1996 census data reveal that the majority (nearly
40%) of the economically active population, based on their incomes, do not qualify for
the full subsidy. Therefore, it is imperative to mobilise other forms of finance. The
financial institutions regard the low-income market as a high-risk and, therefore have
not provided housing finance. With new legislation, it is intended to force banks to

service the low-income market with home loans.
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This research has found that the private sector can also make a considerable
contribution to developing the higher-density residential component of Philippi East.
Securitisation can act as a vehicle to provide part of the solution to mobilise credit for
the development of low-income higher-density housing in Philippi East. This approach
requires a strong commitment from all spheres of government to gain private investor
confidence. Through the process of securitisation, 70% of the projected income on
bonds, for a particular period, is considered as an investment. The money generated
from the sale of investment can be used to construct higher-density dwellings. This
approach, which is gaining momentum in Australia and the USA, has not yet been
applied in South Africa.

The approach to higher-density residential development requires a paradigm shift for
housing administrators in the local government. This can only be achieved through the
drafting of legislation promoting public-private partnerships with clear guidelines on land
acquisition and credit mobilisation." - Afthough-various-appheable legislation promotes
sustainable development practices, the lack of synergy is preventing such practices.

7.3 Broad Recommendations for Policy Intervention

National government needs to assess the various policies for development. The
ministries need to analyse these policies and assess the potential impact they have on
one another. As an example, the WCPDA and the DFA are calling for functional city
development, whilst the housing subsidies do not compliment those requirements.

The identification of suitable land should be a proactive initiative driven by the National
DoH. The DoH should empower the local governments to undertake the exercise and to
ensure that an appropriate definition of strategic land applies, taking into account
location differences. This can be achieved through the successful implementation of a
GIS as a tool to identify and monitor the uptake of land. Furthermore, zoning schemes
must be revised to allow for new building standards. In many cities, zoning schemes are
outdated.

To assist local councils with a rapid response to develop higher-density low-income
housing, pre-packaged plans of development should be drafted. This allows area
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developers in Philippi East to select a packaged plan for housing development, and
tailor it to suit local needs.

Pre-arranged financial agreements should be established for areas of metropolitan
significance. National government should establish guidelines on mobilising credit as
well as lay the foundation for the local councils. This would greatly assist in the
development of higher-density low-income areas and also guide the development of the

city.

Beneficiaries should also receive consumer education on the responsibility of having to
pay a bond as well as own a home. Almost all of the qualifying beneficiaries have not
engaged in this kind of agreement before, and therefore education plays a pivotal role in

the success of such a project.

7.4 Conclusion

Contrary to popular belief, Cape Town is not experiencing large-scale urban sprawl or
leapfrog development. Inner metropolitan lhousing growth is occurring, however it is
informal, and unplanned development. The continuation of this kind of development is

threatening the goals of the MSDF.

The Philippi East node has the ability to transform the Cape Flats into an area with
economic opportunity. The potential vacant land is the key to its development. The
current low-density, low-income urban sprawling development is not facilitating any
private investment confidence in the area. The national DoH must empower local
government in being more proactive to the housing crises. The reactive crisis mode of

housing delivery is compromising sustainable development practices.

The sustainable development of residential land is an indicator for the government that
it is serious about the vision for Cape Town. Failure to commit to Philippi East will result
in the area being developed to serve smaller local interest, without taking advantage of
the benefits of its metropolitan significance. The failure to commit to its development will

have an adverse effect on the development of public transport. This kind of

99



development will “trap” the poor in the MSE, and prevent the rest of the metropolitan
region from accessing the area.

7.5 Areas for Further Research

The following are areas recommended for further research:

1. Research is needed on a process whereby the co-ordination of various national and
local government department's policies are evaluated. This would provide valuable
insight into conflicting policies. This research has shown how the DoH’s approach
limits sustainable development initiatives for both national and local government.

2. A policy approach to pro-actively identify land for higher-density low-income
residential development within areas of opportunity. This would assist with the

sustainable use of land, to the benefit of the communities involved.

3. An important research area is the impact of HNVAAIDS on the delivery of low-income

housing and the spatial economy.
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