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ABSTRACT

PART 1 Is n broad overview of the context in
which development lakes place. Questions of man/
environment and man/man relations are discussed
in the light of the physical limits of the
natural environment and man's physiological and

psychological limits.

A number of key issues that affect development
in general and housing in particular, are
presented . For example, socio-economic, socio-
cultural and housing transitions are shown to
Introduce dynamics in development over tline in
both 'developed' and 'developing' worlds that
are not always taken sufficient account of in

development programmes.

Attention is drawn to the important distinction
that needs to be made between housing products
and services, on the one hand, and housing
processes on the other. This is related to the
significance of local decision-making control in

satisfying local preferences and priorities.

(D)

PART 2 Includes a critical evaluation of particular
aspects of policy-making affecting housing and
focuses attention on shortcomings in the formulae
currently used by government agencies in
particular. These usually involve aspects of
housing economics in as much as they deal with
household size (minimum space standards! ,
development cost (construition standards and the
cost of particular standards), the cost of
capital (loan finance terms) and Income (what
can be afforded, or rent propensity). These
interconnected parameters are dealt with In terms
of the set of approaches conventionally wused
(here called 1the conventional policy set') and

the implications are examined In some detail.

In PART 3, two case studies are used to illustrate
the need to plan for the dynamics of transition
and change in housing and to take account of
incremental development as a positive process in
this regard. The two cases are at the household
level and from different ends of the scale in
terms of ’developing' and 'developed' worlds
respectively. Features are identified that are

common to the housing processes in both cases.
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PART A comprises descriptions of two development
projects in lite Southern African context that
illustrate development principles, discussed in

the earlier sections, actually put into practice.

The Ngangeli*we Project involves the upgrading
and related development of an existing informal
settlement In Umtata, Transkel. In 1975 when
the project started it had a popul ,tion of about
16 000. The major emphasis of the project is at
the strategic level, Involving community
participation in the decision-making processes,
A range of Issues affecting financial, legal,
technical and administrative matters are also
addressed. The basic strategy involved 1is one
of providing both a physical and non-physical
framework that facilitates development through

local initiatives.

The kaNyainazane Project is primarily concerned
with the role of the private sector in lower
income housing development . It also deals with
detailed planning and design at the household
and group of households levels. It incorporates
both house design and layout planning innovations
to take greater account of changes and additions

over time than the conventional approach. The

(1i)

project has been implemented an a new neighbour-
hood which is an extension of the existing town
of kaNyamazane, near Nelsprult in the Eastern

Transvaal.

It is concluded that, if ttie housing demand in
low income communities is to be effectively
catered for, a much greater role needs to be
played by the private sector at all levels.
This Includes employers a® listing employees and
individuals and groups building on their own
initiative. The role public sector needs
to be expanded to include the facilitating of
private sector initiatives. For example, it
should ensure that land is acquired and provided
with services infrastructure and assistance is
available to local private sector groups to
develop it according to local preferences,
priorities and means through being able to

exercise local control over decision-making.



PREFACE

My ini rest In development planning and housing
originally grew out of a concern for the way In
which man is behaving In relation to the limits
of our natural environment. While still an
undergraduate student ol architecture at the
University of Cape Town, 1 began to notice and
understand striking relationships between
evolution and adaptation in nature and the way
In which people relate and respond to their
environment In general and architecture in
particular. Nowhere was this more apparent to
me than in housing (where 1 found that people
Interact with and respond to their environment

most visibly) .

Aii a student I was mystified by the way that
people uppt-.ned relatively happy in what, [ was
repeali-1ly told, was bad architecture, In
attempting to understand this, I began to
realise how many Issues, other than those purely
architectural, people take into account when
choosing a place to live. This was really
brought home to me In studies we made as
students of squatter communities on the Cape

Flats. These and subsequent experiences over

the following few years led me to start valuing
architecture not so much for what it Is to
architects but what It does for people. This
approach, virtually by definition, demanded a
more holistic view of architecture in relation
to man's activities and the wider natural
environment. In many ways It was a turning
point In my attitude to architecture. 1 felt
that I had begun to grow out of the syndrome
that produces architecture for architects and
found a new understanding of architecture as a
product of a rich and varied range of processes
that stem from man's striving for improved well-
being that manifests Itself in environmental
modification. A growing awareness of these
processes gave further new meaning to my

perceptions of the built environment.

In my final years as a student I worked on
housing projects ranging from proposals for
people who were squatting to upgrading and
rehabilitation of existing housing. This
culminated In my thesis project which I
produced jointly with Glynn Davies. With Paul
Andrew as supervisor, we studied Hanover Park,
an existing Cape Town City Council housing

estate with a population at that stage of about



32 000 people (all of whom occupied rental
housing). Problems Included! frustrations by

resident* not bel.-g allowed to Improve 01

expand their houses, severe overcrowding and

excessively large public open spaces that were
undeveloped, badly maintained and dangerous.

Taking responsibility for particular sections ol

housing and community facilities, respectively,

Glynn Davies and I made proposals for the

expansion and improvement of existing housing

and facilities as well as certain Infill

development of new housing on parts ol the

little-used and 'wasteland' public open spaces

to relieve existing overcrowding. Our proposals

Included the offering of security of tenure to

residents to release local Initiative and

participation in the development.

Some of our Ideas were later Included by Paul

Andrew In a memorandum by the University of (ape

Town Research Group to the Theron Commission of

Enquiry on aspects c¢f housing for coloured people

In the Cape Peninsula entitled: 'People Living

Environments', 1975. We also discussed our
proposals at length with the Cape Town City
Council planners who were responsible for the

area. Whether or not this had any direct affect

Uv)

Is unclear but on a recent visit to Cape Town 1

discovered that the Cape Town City Council are

In fact now working on a project of this kind

for Hanover Park.

After graduating In mid 1975 1 joined the National

Building Research Institute (NBR1) of the Council

for Scientific and Industrial Research in Pretoria.

Housing research at the NBRI had been pretty much

in the doldrums since the very active period of

research and development that reached a peak in

the fifties under Dr. D.M. Calderwood. Early In
1975, however, Ken Ftnlayson (who had

NBS1

joiner the
about a year before) managed to rekindlv

research activity In housing for low-Income

communities. I met Ken in Durban, In July 1975,

at a housing conference where he presented

aspects of the envisaged research programme and

where Glynn and I prese. ted our thesis work. I

subsequently visited the NBRI In Pretoria and

Ken Invited me to join him there. He was working

virtually alone at that stage and had just started

preliminary work on the NgangelUwe Project

(described in this dissertation) as well as an

investigation of Wlnterveldt, an informal

settlement with a population estimated to be

about 200 000 at that stage, located about 2< km



north of Pretoria. He had also managed to arrange
a three-year reuearch and development contract
with the then Department of Ha i Administration
and Development (now known as Jhe Department of
Co-operation and Development) that wso to begin
In the 1976/7 financial year. This contract
included terms of reference for the study of
squatter and informal settlements, private sector
roles in housing, home-ownership in housing,
upgrading of existing housing and an overview of
low-Income housing in South Africa. This frame-
work formed the basis of our work for the period
of my stay at the NBRI and resulted in the
production of a serieo of papers and reports,
many of which we based on the demonstration and
pilot development projects that we set up for

the purpose of research and development.

The first of these studies was that undertaken
in Winterveldt. It highlighted aspects of the
dynamics of urban growth and urbanisation and we
completed it by October 1975. Soon afterwards
we compiled a slide and tape programme on the
study, at the invitation of the Commonwealth
Association of Architects, for screening at the

Habitat Conference in Vancouver, 1976.

We concentrated on the Ngangelizwe Project from
late 1975 to early in 1977. During May and June
1976, however, I was able to pay short visits
to Brazil and Peru wheiv I looked at housing
developments while on my way to attend the
Habitat Conference. On my way back [ visited
Israel and development projects in that country
(during the university vacation at the end of
my fifth year of study I worked on sketch alans
for a large public housing project in Israel;
It was subsequently shelved in the wake of the
1973 war but I believe it has recently been
revived), As a result of my trip to Latin
America and the Habitat Conference, I was
invited to prepare a paper on an International
overview of squatting and informal settlements.
I later used this material for an NBRI slide

and tape programme on the subject.

Early in 1977 we began work cn the kaNyamazane
Project (also described In this dissertation).
By the end of the year implementation was well
underway and by April 19/8 I could afford time
off to take up a British Council Bursary to
attend a three month special programme on

'Housing in Developmentl wunder the direction

of John P.C. Turner (at the Development



Plsnntng Unit, University College, London),
This presented an outstanding opportunity as I
was able to meet, and exchange notes with,
course participants from many different
'developing' countries This, combined with the
course work, played a major role in helping me
to consolidate my Ideas as it was possible to
'"bounce them o ff on a range of people with wide

experience in the field.

Apart from occasional small studies and work on
reports and papers as part of research activities
at the NBKI (most of these are listed in the
bibliography), I was also Involved In the first
stages of a third demonstration project; it

concerns the upgrading and extension of the

existing Black residential area of Graaff-Relnet.

In 1977 we investigated the area and prepared a
preliminary report, after having been asked to
make recommendations as to whether it should be
demolished and rebuilt elsewhere or be retained
and upgraded. We presented a strong case for
upgrading that, by the end of 1978, was accepted
in principle at ministerial level. We then
began work on more detailed studies and strategy
formulation. By the time I left the NBRI in

mid 1979, a number of meetings had already taken

place with the community representatives and

implementation was due to I gin.

In this dissertation, all references to work
done by the NBRI was undertaken Jointly by Ken
Finlayson and myself under the auspices of the
NBRI, unless otherwise stated . When working
together as closely as we did, it Is almost
impossible to clearly draw the line between one
person's contribution and another's, particularly
at the level ot negotiation with communities,
officials, etc. and in overall strategy
formulation. Nevertheless, I have attempted to
define my own contribution to the two NBRI
projects described in this dissertation where

it can be more clearly identified . At the same
time, I must emphasise that the end products
were moulded, to no small degree, by the comments
and other contributions of the communities

concerned, colleagues and local officials.

With regard to the Ngangelizwe Project 1 was
responsible for developing and prepaiing the
bulk of the graphics and other communication
tools used in the community participation
exercises, including the budget planning game

1 also did the sketch plans for the market and

tvl)



is-shelter facilities, the school hostel

Housing 2(H) students and 4

monstr.tlon house, to

teachers) and two

Illu.tr.te very
of .spending the st.nd.rd 51/9 house-type

all of which were built). In addition, 1

irepared the draft of the MWI report on

lettlenient/neighbourhood upgrading that was

,aaed on this project.

in the kaNyamezene Project, 1 w.s responsible

for the physical planning and design work,

including the ...ocl.t.d anelytlc.l studies,

gaaed on these, 1| prepared draft reports

layout planning innovations,

on the

house-types and

co.t-an.ly.ee of the house-type, as well as

general progress reports. I also took
responsibility for the preparation of a slide

and tape programme on the project.

Although of bo.h th«

k,N,«««.,.« P"loot, h.v. b.en d..1t with lo

,..t. In papors and raporf. b, rl.b.r K.n

Kinlay.on or myself (or Jointlyl, tin

descriptions In this di.sert.tlon sr. the most

comprehensive yet prepared 1" ‘he sen., tbs.
they cover, quite fully, »o.t

projects.

ssp.ct. of both
They represent my nun Interprets.!-"

of these project. s"d 1 h.ve Included . t.rt.Iln

amount of yet unpublished m .t.rl.1

fro. -y
,be NBRIL. t therefor,

»m tb.nh. to the
for permitting me to us. 1. I"

To me, thl. di.sert.tlon bs. been opportunity

t0 reflect on e.pe.l.nte. of the p..t

years and to con.olfd.t.

feu

snd sr.lcul.t. =m of
m ides, on bousing and development pl.nnlnB.

Tb. document 1. divided Into four basic p....-

The fits, deal, with gen.r.l o.ervle. of the

contest within which d.v.lopm.nt

the second .ddro.se. I

Isle, pl.ce,
I" bousing P-llcy,

attention to the need to ..be
account Of the dynamic,

the third dr...

of trsn.Ulon snd change

over time snd include, two case studle. -hlle
the fourth snd Vest pert cover, the
Ngang.lIS.e snd k.h,

1 .elected these

th.t,

two project. b.C.u.e I f«l

in many waye, they ..rv. to lllu.tr.te the

application of development principle, di.cus.e

In the first three p.rt.
them in prectlce. The .tudle. 1" P-*

three perform a similar ro'e.

The first three par" *"

and I have noted my own .pecllic contribution

thl. docu”nt.

and therefore de.on.trat.

(VI1)



the two NDR! projects. I must, nevertheless,
acknowledge the 1Inil ounces of Paul Andrew who,
In many respects, first stimulated my Interest

In the field; Ke-t Flnlayson, with whom I worked
so closely while at the NBRlI and with whom 1 also
debated so many Issues, John F.C. Turner, who
originally opened my eyes to the vital differences
between housing products and housing processes

as well as the significance of local decision-
making control; and Pancho Guedes who, as my
supervisor, provided valuable comment. He also
played an Indirect role in making it possible

for me to complete this dissertation by appointing
me as a lecturer it the Depertment of Architecture

of the University of the Wltwarersrand.

I also owe a special word of thanks to Alpheus

Cheune for printing the majority of the photographs.

Des Kaplan Johannesburg, November 197].
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UKU.-BKINt,. LIMITS AND TRANSITIONS

the broalJest sense any assessment
environment, whether physical non-physical,
must be based on Its to facilitate,

promote and sustain human well-being, or happiness.

Well-being Is the biological
the natural environment
the biological,
psychological of man himself.
which fail to recognise
invariably affect well-being.
The history of man Is littered with
resulting from sojourns
Equally well, evolutionary

of species,

The modification of the natural environment by

obviously aimed at optimising and

developing the conditions for well-being and,

like natural the modifications

to ongoing dynamics

change, very often brought about through competing
Interests. Individuals and groups naturally

tend to modify their environments in ways best
suited to their own Interests, very often at the
expense of other Individuals and groups and,
equally often, at the expense of the natural
environment and s' stems upon which their own

survival ultimately depends (or at least that of

future generations).

If one Is to pursue the obje 4ve of facilitating
well-being for all people, it becomes vital to
identify what constitutes healthy environmental
modification. In other words one has to understand
and develop within, or auapt to, the limits of
both natural systems and the wide diversity of

people that exists.

Remaining within limits requires controls of
various kinds. Legal systems, declarations of
rights, cultural taboos and so forth have
emerged In time but are characterised by the
need for constant amendment and evolution.

This Is because limiting and controlling actions
and devices cannot, at any one point in time,
cope with all the possible complexities or

varieties of actions that people pursue in



optlmlsitis thclr own well-being.

T ts'-.erclsing control there are two ends of the

6.;ale .o be considered. The first Is prescriptive

¢ ntrol which involves the laying down In detail

nt what people must do. A building bye-law which

epect ftes that al I wal Is have to be fire-burnt

brickwork is a good “xample of this form of

control. The second form is proscriptive control

which in essence defines the limits of what may

not be done. An example of this would be
performance specification for building walls

that defines the limits in terms of load-bearing

opacity, fire-retardation qualities, thermal

performance, etc. Clearly the latter form of

control is far more flexible and able to allow

for new possibilities over time than the former.

Proscriptive controls are therefore more likely

to facilitate evolution through allowing options

than prescriptive controls.

Various phases of history have been characterised

by dominant economic and cultural developments,

each tempered by local environmental conditions,

with accompanying sets of controls. In modern

history, for example, the onset of the industrial

revolution radically affected modes of production

and settlement patterns. Modern medicine and

changing economic orders combined to produce both

the population explosion and a vicious cycle ol

supply and demand between population size,
standards of living and productive capacity.

This resulted in development patterns that

severely test the limits of the natural systems

upon which the whole cycle depends.

Urban growth on an unprecedented scale and the

resultant poor environmental conditions in cities
of the 19th century led <o a proliferation ol
controls affecting city development,

health. While still at

building and
a relatively small scale

and a slow pace, in what are today referred to as

the developed countries, urban development could

be controlled relatively effectively by the new

regulations. In the face of very rapid urban

growth cirrently being experienced in most

developing countries, however, these devices

(which are largely of a prescriptive nature) are

simply unable to cope with the demands and new

alternatives are emerging;

of

the more success!ul
these being proscriptive and responsive to

specific local demands. Kor example, in certain

site and services schemes people are permitted

to live in structures which do not conform to



ionventionul prescriptive bye-law# (legally,
they are regarded aa temporary structures and
they may build whatever size and shape of
structure they choose so long as they stay

within the setbacks of their sites.

Well-being,limits and controls are recurring
themes in most discussions ol development. In
my experience, they are related to severalkey

1

1
Issues in development planning and housing.

The following pages focus on these.

1. POPULATION GROWIH

The population explosion Itself contributes
towards poverty simply by Increasing the demand
for limited resources. Fertility rates are
higher among the poor and a cycle exists whereby
the poor become poorer through contributing the
most to population growth. While the high
fertility rate among the poor is often connected
with cultural traits such as a man displaying his
'manhood' through producing many off-spring
(children are often also seen as an insurance
policy for old age), a correlation has been
discovered between improved socio-economic
conditions and lower fertility rates ' . From
this, It can be concluded that a major part of
the strategy for controlling population growth
should be socio-economic development, to
supplement family planning and the use of

incentives for people to have smaller families!

There are strong Indications at this stage that
the world population growth rate 1is in fact
dec lining * but, despite this reason for
optimism, It must be accepted that the existing
population will stilt at least double In size

before any levelling off or reduction can be



expected. The reason for this Is simply that
there Is a population Increase momentum to be
expected because of the large proportion of
children and young people alive today who will

still bear children.

In the South African > ntext, the total
population Is expected to reach at least fifty
million by the year 2000. Of even greater
significance, however, Is that current urban
growth trends Indicate that as much as 307. of the
population can be expected tc be living In urban
areas by then. This Implies a staggering
three-fold Increase in the existing urban
population; in other words, an urban population
Increase of more than twenty-five million people

In the next twenty years!

2 EARTH'S LIMITS

Man's well-being is ultimately dependent on the
well-being of car 1'S natural systems. This
dependency, together with a growing awareness of
the fact that the supply of land, water, air and
minerals Is limited, Is essentially a question
of development economics. In other words, while
the earth's resources are regarded as income,
and disposed ot as such, we are heading ior
bankruptcy. The earth's resources are capital
Items and It Is poor economics to spend capital
as if It were Income. This fact Is the strongest
reason for optimism that our current problems
of environmental degradation will be solved.

For example, recycling of 'waste' la becoming

Increasingly common in commerce and industry.

The cries of the environmentalists and preachers
of the earth's doom are nothing compared with
the economic vested Interests In maintaining
stability In the natural systems. Those who
have the greatest economic power are also those
who have the most to lose and therefore have
the strongest vested Interests In earth's
well-being. They are also those who are probably

best equipped to develop the appropriate solutions.



While the -lanet was etill relatively under-
pnpulated it was feasible for economic Interests
to exploit particular localities at enormous
environmental coat and then move on to other
areas. The economl feasibility of this type of
behaviour Is diminishing rapidly and alternatives

must surely be forthcoming.

The development of alternative and 'healthy'

modes of production is dependent on effective
environmental Impact analysis. More often, though,
It takes very real crises to spur on the
development of alternatives and the evolution

of different perspectives on the problems. It
took the reality of reduced oil supplies to bring
home to people an appreciation of the meaning of
limited oil reserves on earth, while many of the

Western inl1'"Tial economies have become

casua' .e process. Equally well,

dlsa the leaks from the Three Mile
Isis power plant had first to become
a rt' -,y tor pmple to really sit up and
question the safety of nuclear plants. Whatever

the process, however, an appreciation of and
working within earth's limits will surely evolve
over time even though there may be casualties

along the way. The challenge Is one of avoiding

casualties as far as possible or, at least, to

kiep them to a minimum.

In the search for alternatives that constitute
healthy development, we need to ensure that we
apply ourselves to continuous monitoring of the
effect# of our actions so that we can benefit from
the feedback as quickly as possible. The more
effective we can be In this process, the smoother
will be the evolutionary transition to what

James Robertson has called a 'sane, humane,

ecological' future.
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3. KVnliin 1ON OF WELL-BEING THROUGH CHOICE

If one recognises that there la a basic drive

Inherent In every person to optimise his, or her,

well-being (In response to the specific context
and time In which they find themselves) and that
every Individual has different preferences and

priorities, then:

access to a wide range of alternative

options for achieving well-being, and

the communication of the Implications

of each alternative

must facilitate each Inolvidual being able to
optimise his, or her, well-being by choosing
that alternative that he, or she, can identify

as offering the best 'deal'.

Choice from among options can be seen to be a
self-regulating process which allows each
individual to respond to his, or her, own
situation, preferences and priorities and the

wider the range of options the better.

This process is akin to that of a market-place

offering n wide range of goods and services,
each having certain advantages and disadvantages

for the individual concerned.

Not everyone can afford, or is even able, to
have everything that they would like but if
they can decide for themselves which sacrifices
to trade off against which advantages or which
priority to satisfy in place of another
(according to their individual circumstances),
they will often tolerate the lesser satisfaction
of other priorities. This is because the

decision to do so is their own.

In all areas of human activity trade-offs are
constantly being made by Individuals and groups.
Housing is no exception in this regard. For
example, a family may decide to live in rather
poor, but inexpensive, accommodation in order
to afford a motor car. They will give the
acquisition of a car a higher priority than
housing and trade ofI quality of housing in
favour of having the car. Their psychological
well-being might therefore be quite high in
that accommodation as a result of it being
their own choice and where they perceive the

cost benefits. Physical discomfort, such as



poor heat 1ok in the house, is then more readily
tolerated than otherwise and even soived by

wearing extra pullovers In cold weather.

The tower tolerance levels, or limits, with
regard to housing conditions are therefore
flexible and open to change over time but will
depend on the individual's perception of the

condition, particularly when it is regarded as

only temporary or exchanged for other benefits.

If housing is second priority to a motor car,
as in this example, once the car has been
purchased, the family can afford to move to
better accommodation and may well do so if no

other priorities emerge in the interim.

The parameters of discomfort or disamenity
tolerances and changing priorities over time
cannot readily be Included in conventional
surveys. Well-meaning planners often fall into
the trap of trying to establish preferences and
priorities by conventional survey techniques.
It is clear, however, that they cannot hope to
satlsfactoilly achieve this. Survey question-
naires are subject not only to time-sped flc
conditions but the relationship between the

interviewer and the person being questioned

This invariably results in a degree of misleading
subjectivity. Furthermore, people's choice
between alternatives, or from a range of options,
is only meaningful when they really consider all
the complexities of theii own circumstances. We
amply demonstrated this factor when working
with the Human Sciences Research Council in
assessing people's responses to a range of
options over an extended petlod (see PART 4 ;
2.3.4 Options, Choice and Decision-making

t-rocedures).

A way of overcoming this difficulty Is to learn
from the 'market-place' where the process is one
of interpreting demand via a range of techniques,
from intuition to market research, offering a
range of options, monitoring responses and
supplying accordingly on an ongoing basis that

forms a reiterative cycle.

The 'market-place' concept is a self-regulating
one. It must be emphasised, however, that it
cannot operate successfully without the people
who are making the choices being in a position
to understand the Implications of the various
options. Even when the implications are

relatively well understood, however, 'mistakes'



are sometimes made.

Nevertheless, the importance of a degree cf

Individual control over decision-making

processes by the people affected Is fundamental

and Is summarised In this quotation from

'Freedom to Buildl*

'When dwellers control the major
decisions and are free to make their
own contribution In the design,
construction or management of their
own housing, both this process and
the environment produced stimulate
individual and social well-being.
When people have no control over,
nor responsibility for key decisions
in the housing process, on the other
hand, dwelling environments may
Instead become « barrier to personal
fulfilment and a burden on the

economy.'

My own experience with housing bears this o

In fact, it Is most often better to allow people

to make so-called 'mistakes' than to Impose

solutions. Choice from among options that

ut.

are

aoaptable (and therefore open to change), however,
provides a means for people to exercise

Indl/idual decision-making control while being
able to cope with 'mistakes' and changing

circumstances.

Architects and planners, however, very often
regard Iw*Illngs and their immediate
environments as wholly completed products, or
commodities which must be provided In full.
Those who think this way have failed to
recognise tha home-making and the vety act of
living Is so much of a dynamic process of
ongoing transit.ons that dwelling places cannot
but be affected Vy being occupied and they fall
to plan I > the necessary adaptability (both

physical and non-physical).

Among the growing we.l h m evidence that
supports this Is the example of the much
publicised Pruitt Igoe project in St. Louis In
the U.S.A. Vandalism and environmental
degradation In the scheme led administrators to
the conclusion that there was no option left
but to destroy the buildings. As a result the
project was described as an architectural

failure even though it received archltec tin al
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project was described as an architectural

failure even though It temelved architectural



awards when first built. Indeed, many fingers
were pointed at the architectural profession for
creating the 'monster'. Less well known, howevei,
is a nearby project not dissimilar to the
demolished scheme in the physi al, architectural
aense but where the problem was Identlfl'd in a
different way. This project was turned into a
success by changing the management system from
one administered by the local authority to one
administered and controlled to a large degree
by the residents them.elves.' In ither words,
although the housing products were similar the
prt .sees by which they were acquired and used
made a difference to the project's success

and it made the difference between healthy and
uidiv.11thy development by virtue of the residents
gaining different perceptions of their
environment in terms of their powers to adapt

it to their own preferences and priorities, in

both the physical and non-physical senses.

This evidence not only reinforces the argument
for dweller/user control but also draws attention
to the need for differentiation between housing
processes on the one hand and housing products

and services on the other.

4. HOUSING: PROCESS. PRODUCTS AND SERVICES

As mentioned already, the act of home-making is
an ongoing one for all families, whether it takes
the form of actual physical changes to the
dwelling fabric, maintenance work, or even Just
the arrangement of furniture and fittings, and
Includes the non-physical aspects of associated
decision-making and management. It is in fact
these actions controlled by the individuals
concerned which one may call the housing process
John F.C. Turner summed it up when he described
housing as a verb and not a noun: 1 ., a verb

that describes people doing things'.

Housing products, on the other hand, are the
components and elements whiih people acquire, or
make, and assemble as part the housing process.
Where they control the pr< but do not
actually doit themselves, r / make use of
housing services. Housing p ilucts and housing
services can therefore be idenc d as existing

in the market place' or as noun

In wealthier communities a range of products and

services are usually already combined and assembled



aa dwellings when people acquire them, being by
then products In themselves. Nevertheless the
occupants add other products and services over
time such as furniture, carpets, etc and often
make structural changes as part of their housing
activity and contrlbutloni to their own well-
being. With changes and development, as a
result of their occupation, the product they
originally acquired will no longer be the same.
The housing process ..~il have made It a diflerent
product In the 'market-place' by the time they
sell It. The additive (and sometimes subtractive)
process by which occupants affect dwellings
usually occurs In Increments of various sizes
over time. Tor example, in one year the
occupants might buy paint and hire a contractor
to paint the house. The following year they
might b -ar-port In kit form and erect It

them'

In this way dwellings mature and evolve over time,
the degree of change being determined by Its
ability to absorb change, and respond to It,

and the availability and access to products and
services. In addition a major role Is played

by the occupants In terms of both their ability

and willingness to affect the changes. In this

regard, there aie two non-physical aspects which

play a major role. They are tenure and finance.

Before people will actively Invest In their
physical environment they require security of
tenure that protects their Investment by allowing
It to be transferred, bequeathed or enjoyed lor
an extended period. This does not Imply that
there should be no rental accommodation on the
market. Even In rental accommodation the housing
process takes place although Its physical

manifestation may be less noticeable In the form

of e -ironmental modification; It often goes little

beyond furnishing and perhaps minor decoration. There
Is always a demand for rental accommodation by
those people who prefer the mobility It allows

them.

Insecure areas where tenure Is either illegal
(such as In squatter settlements) or otherwise
unstable are usually characterised by high
investment by residents In movable items such
as furniture, motor cars and so forth while the
physical environment reflects minimal care and
Investment. It goes without saying, therefore,
that if one Is to expect people to have a

positive and healthy attitude to their environment



they should enjoy access to conditions of secure

tenure.

Security of tenure has In fact been Identified as
one of the most effective means of closing the
gap between people's ability and their willingness
to Invest In their housing In situations where
they have the ability to Invest but are unwilling
to do so because of the Insecurity of the Invest-

ment. (see PART 4 : 1.4.1 Security of Tenure).

The size of Increment or product that can be
acquired by a family will be determined by their
ability and willingness to pay for It while the
amount that can be spent will, In turn, be
determined by either available savings or access
to loan finance. Quite simply, therefore,
access (or lack of It) to funds, and In
particular loan finance, is a direct determinant

of the speed wl 1 which development can take place.

While wealthy and relatively stable communities
can afford a commitment to long-term mortgage
financing and can therefore acquire large, highly
developed produces or increments of development,
poorer communities who are transitional and

relatively unstable are often unwilling to make

a commitment to long-term financing. Having
limited access to funds, therefore, they resort
to only modest increments of development. For
example, In a developing country, a poor family
(who have acquired a site) will first erect a
temporary dwelling. They will then gradually
acquire materials and components to slowly

assemble a permanent dwelling.

It is interesting to speculate that long-term
mortgage financing may well in time become an
Impossibility because our current economic
systems, which are growth-based and rely so
heavily on credit financing, may well collapse
or simply grind to a halt as inflation takes It
toll. At that stage, development by small
increments with small short-term credit may wel

become the norm In most cases.

The relationship between rich and poor has its
direct parallel In the concept of so-called
'developed' and 'developing' countries. Both
conditions demand attention, partlculaily
because of the misleading nature ul the

definitions often employed.
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5. IDEVELOPED1 AND 'OEVEIMPING’ UORIJ>S

The conventional

is an economic one; It Is related to the

i"r
capita gross domestic product. In the mid-

seventies, for example, all those countries witlI

a per capita gross domestic product of less than

j!500 were defined as developing countries.

Economic development Is seen to be the solution

to the problems facing developing countries

because of the vole that it plays In at fectlng

population growth and because of the Improved

opportunities for achieving material well-being

that It can facilitate. These reasons are indeed

convincing and there Is probably little question
regarding the goals of economic development.
However, there are serious questions about the

means for achieving It.

The current definitions of a developed country

do not describe the cost at which the development

has taken place In terms of Its negative

environmental impact nor does it address the

questions of cost to social and psychological

well-being that are part of the so-called

developed state (in the way It Is achieved at

present) . While questions In this regard were

definition of developing countries

first being asked by people such as Patrick Ceddes
towards the end of the last century, It is only
now that the Impact of the growth economics (at
any cost) paradigm, with accompanying life styles,
Is being felt and identified as unhealthy
development. This developed state paradigm has
already penetrated, to varying degrees, the so-
called developing countries (at least in terms

of aspirations If only partly In reality). South

Africa is a good example of the juxtaposition of

developed country modes of production (and lifestyles)

and developing country circumstances In the same

country. It is therefore more appropriate to

talk of these differing conditions as the

edeveloped’ and 'developing' worlds respectively.

While the developing world is at present fighting

the economic development/population growth battle
with means supplied largely by the developed
world, the developed world is questioning those
self-same means because of the unhealthy
development that they have contributed towards in
the 'developed' state. The overall picture that
presents itself Is therefore one of ongoing

transitions taking place in both developed and

developing worlds.

15.



6. ECONOMIC TRANSITIONS

The Industrial revolution and accompanying changes
in technology, modes of production and economic
structures resulted in radical changes in
settlement patterns, most notably In urban growth.
Subsistence and semi-subsistence economies and
associated cultures changed (and are still changing)
to urban industrialised cash/credit economies and
cultures. These changes have been so radical in
the developed world that it resulted in the
population balance between rural and urban
dwellers shifting from 807 to 90% rural to 80%

to 907. urban.

These changes in settlement patterns aid modes ot
uroduction have produced unprecedented
environmental impact, as already discussed, and
there are serious questions es to the extent of
our ability to adjust to a more sane way of
relating to the natural environment in particular
without fundamental changes in the built
environment of the 'developed' world. For example,
it is doubtful whether massive urban concentrations
will survive in their present form. The energy
crisis alone is likely to lead to a whole new

generation of settlement patterns and modes of

16.

production. The transition to these is Just

beginning to be felt.

Whereas the 'developed' world is now moving from
an economic state that has been relatively stable
for some time towards something new, the
developing world has still to reach this transition
stage. Aspirations have been firmly established
by what is seen in the 'developed' condition,
particularly with regard to the imagery and
apparent success of the developed world. There
is, therefore, a momentum in the developing world
that emulates the developed world in terms of
modes of production and economic structures that
is unlikely to be diverted before the developed

world has completed the lianalllons to a new order.

In the context of existing modes of production and
conventional economic development practice, urhan
concentrations have shown themselves capable of
economic expansion at a far greater rate than in
other forms of development. It is therefore not
surprising that the developing world is
experiencing massive urban growth as a result of
rural-urban migration to the opportunities

offered there in the form of employment, health-

care, education and a wide variety of goods and
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bervices.

A cycle of poverty and high birth rates and the
inability of the rural aieas to create enough
employment opportunities to keep pace with
population growth is further compounded by the
economic necessity to develop the agricultural
sector on a basis other than subsistence.l'
These factors combine to produce the classic
"push effect' from the rural areas. On the
other hand, urban concentrations attract people
('pull effect') with the range of opportunities
that they offer for Improved well-being. Very
often the better educated and skilled rural
dwellers are lost to the rural areas because
the urban areas offer a better market for their
skills which, In turn, contributes to the

problem of development in rural areas.

In the developing world these effects have been

so marked that urban growth rates far exceed the
ability of the formal sector of urban economics

to absorb it. This has led to a tremendous

growth in 'informal sector' economic activity

that takes forms such as petty commodity (2)
production, casual labour, vending and so forth;

essentially it is a sector that provides a wide

17

variety of low order goods and services and
operates outside of ttie formal institutions that
register business enterprises, control their
activities and collect taxes. In a sense they
are therefore often illegal enterprises. Because
of their low overheads, however, informal sector
activities provide low threshold economic viability
that is readily accessible to even the poorest
and least skilled individuals thereby providing
a very low rung in the ladder of upward economic
mobility that is desperately sought by urban
newcomers, in particular, who are trying to

establish a foothold in the urban economy.

Urban growth hes often been accompanied by an
Increase in the number of urban poor and urban
areas have therefore been thought to contribute
to poverty. On the contrary, however, urban
areas have merely made poverty more visible
through its concentration'. In fact, one can
be relatively sure that, in the eyes of many of
the poor, the urban areas offer much greater
opportunity for improved economic well-being
than rural areas. This is borne out by the fact
that there is virtually no evidence to indicate
any voluntary reverse migration from urban to

rural areas in the developing world despite a



variety of attempts to attract people to rural

arca# .

Many attempts have been made to control urban
growth through rural developrent programmes, legal
limits on migration to urban areas and
decentralisation programmes but none have to
date been really effective. In fact a new
direction is emerging that seeks to plan for
urban growth rather than fighting only to control
it. This approach is based on the recognition
that urban areas arc apable of creating employment
opportunities at a far greater rate than rural
areas simply because urban areas concentrat* on
enormous variety of economic multipliei effects
that, in turn, facilitate rapid economic
development. Furthermore, an Increased urban
population can be viewed as a concentrated
resource made up of individuals and groups with
Initiative and resourcefulness directed at
improving their own economic well-being and
therefore willing to contribute to economic
development in general. It can also be argued
that the sooner people can be absorbed into the
economy the sooner they will be contributing not
only to the market of goods and services but also

as consumers and tax-payers. Economists are

therefore taking a new lock at the informal sector
as a valuable route for rapid absorption into the
economy and attention is being focused on ways of

1 h encouraging and legitimatizing it.

While economic transitions vary from region to
region and while they exist at various stages from
subsistence to urban-Industrialised (which in turn
is starting on a transition to something new that
has less negative environmental Impact) the
transitions at a global scale are of little
consequence to the individual whose primary concern
is his or her immediate opportunities for improved
economic well-being. A person in such a position
perceives the solution to be in upward economic
mobility for which he ot she is willing to work
(unless led to believe otherwise by politicians).
The opportunities for directing this initiative
must therefore exist if it is to be released.

The alternative is frustration.

Whereas an unskilled newcomer to an urban area
might start his path of upward economic mobility
by way of odd jobs and casual labour in the
informal sector, a newcomer to the labour market
in a more developed situation might start as a

Junior clerk or an apprentice. Both are



essentia'ly on the same path, merely differing
In the starting point of the transition to
Improved economic well-being. The starting
point does, nevertheless, determine both the
realities and their perceptions of their
respective ability and willingness to acquire
housing products and participate In housing
processes. If these are to be adequately
catered for then each Individual must be In a
position to decide according to his Individual
priorities and preferences while the flexibility
must exist for adaptation according to changing
priorities and preferences (that will accompany
changes brought about through < onomlc

transitions).

If the economic gap between the average
Individual in the developing world and the
developed world is to be catered for In terms
of affordable housing, a variety of lower order
housing options that are accessible to the
poor but are capable of adaptation and change
over time need to be available. The existence
of a range of adaptable housing options
nevertheless remains as Important In the
developed world, though of a higher order, so

that an Individual can respond by choosing
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that option which he can Identify as suiting
his own particular socio-economic circumstances
while being open to change over time f"
economic transitions an* just as real In the
developed world. For example, a family should
be able to obtain a small basic house at a
cost which suits their circumstances at the time
but can be expanded and improved when their
financial situation allows for additional

investment (see PART 3 : 1.3 and 2.3 FINANCIAL).



'a Lima,

nciivlly In

Peru:
the

Informal
form of a

sector

economic

shoe hine service

2b.

Rio de Janeiro,

o a city side-walk.

2c.

Cusco, Peru:

Brazil:

Stde-walk vending ol

Cooking-pot

repairs

cur U>s.

20 .



d. Berkeley, California Side-walk market 2f. Vila Kennedy,b Brass!1 Fruit. 8la-+l at a
on a Saturday morning. bve-atop.

2e. Rio de Janeiro, Brazil: Fruit and vegetable 2j£. Lima, Peru: Side-walk venuora
vending. (N6RI 1



r/v Vv 'ev. -
2j, Cusco, Peru: Sale of handlers! ts (NBIU)
2b. Jakarta, Indonesia: Transport contraMm
2k. Wlnterveldt: Barber. Open at peak hours
21. Winterveldt: Water delivery contractor.

only.
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7 . SQCIO-CULTUHAL TRANSITIONS

Economic transitions are paralleled by socio-
cultural transitions In both developed and

developing worlds, Soclo-cultural patterns In

the developed world have been relatively stable

for some time. They have a profound effect on

the developing world while In themselves under-

going slow transitions. For example, the Western

Industrial ethic and culture has spread to many

parts of the world. It has been embraced v th

an almost missionary zeal by its exponen I who

have held It to be the promise of the 'good lire'.

Others see It as simple Western Imperialism.

Rather than debating the world political

scene
in this regard, it is sufficient to note the
er.ample of those countries in the developing

world who have embraced the Western-Industrial

ethic. They aspire to the accompanying imagery

and socio-cultuial development and are on a

transitional path from rural subsistence and

traditional cultures and ways of life to that ol

the 'good-life' as expressed in Western-industrial

cultures. On the other hand, there Is a newly

emerging transition within the Western developed

world that indicates the start of a shift o1

values away from the Western-Industrial ethic.

2<«.

For example, the late sixties and early seventies

saw the emergence of the 'counter-culture'

movements. A new search for satisfaction and

well-being became evident with the rejection of

the 'plastic' world in favour of something

wholesome and 'convivial' This is largely

based on a new recognition of the variety ol

negative soclo-cultural effects of the Western-

Industrial way of life on health (both physical

and psychological), man to man and man/environment

relationships and the limits of material

satisfaction or well-being. To an Increasing

degree oeople of the developed world, who to all

intents and purposes are at the peak of the

apparent 'good-life', are moving to smaller

communities (often In rural areas) where they

enjoy a lower material standard of living hut”*live

a healthier physical and psychological lite.

Advances in telecommunications technology does

make this more feasible but It could nevertheless

represent a trend which, combined with the

pressures on settlement patterns brought about

by the energy crisis, might lead to new forms of

development that Include various forms of rural

resettlement and changed soclo-cultural patterns.

These emergent forces and soclo-cultural



transitions In the developed world are, however,
uni. ely to %aln any large scale momentum In the
short-cene so that the developing world will
probably continue on Its current path of socio-
cultural transitions for some time. In fact It
can he argued that only real experience of the
negative effects of the currently predominant
developed cultures makes the next transition
attractive. This Is reinforced by a demand for

economic and technological development to make

a new ordar feasible for the developing world.

The economic forces which produce rural-urban
migration and urban growth In themselves Induce
severe pressures for soclo-cul oral transitions
to accommodate the changed life-styles and It
is this adaptation which one needs to refer to
as urbanisation as opposed to confusing It with

urban growth (as often happens).

The developing world, usually having strong
traditional cultural and economic bases,
displays symptoms of urbanisation, or
acculturation, not t.iking place at the same
pace as urban growth. For example, a newcomer
to an urban area, though an urban dweller, does

not necessarily see himself as a permanent

25.

urban resident but very often regards t:, are?

from which he came as 'home His perceptions
of his situation In the urban area are therefore
coloured by strong linkages with the homt area.
These In turn affect his decisions, priorities
and preferences In housing He might well send
money 'home' and regard housing conditions In the
urban area as a low priority. When he goes home
on visits he could feel that he must be seen to
have become successful and will express this in
his dress and with the possessions he brings
back. In order to retain his new 'status', In
the face of limited employment opportunities at lume,
he will probably return to the city before long.
These economic 'realities' and the possibility
of a growing attachment to the material and
experiential benefit of urban living will Often
ensure that he spends most of his time in the
urban area. He might well decide to bring In his
family to share these benefits or even start a
new family there, gradually consolidating his
position. In time the ties with the home
community become Increasingly tenuous, particularly
In the second an* '""d generations of his urban
family until even. ty rural and traditional

ties are virtually lost end urban-Industrial

values and mores absorbed and adopted 'and very



often adapted to hia cultural ba< Unround) . future.

All clilea of the developing world have
populations displaying a wide cross-section of
transition characteristics with the carry-over
effect from the traditional cultures being
quite strongly telt for many generations of
urban dwellers. Hence the need to differentiate

between urbanisation and urban growth.

Evidence of the soclo-cultural transitions is
most apparent in dress hut also extends to eating
habits and housing preferences not to mention
sport, social activities, music, religion and
aspirations related to the imagery of the 'good-
lifel as represented by films and other media

forms. (3)

It appears unlikely that the new wave of
transitions emerging in the developed world will
have any short-term affect on the developing
world although It Is more likely in the longer
term., Even ethnic consciousness and nationalism,
for example, are unlikely to radically divert the
currently operative socio-calturol transitions to
an essentially Western-Induttrial ethic and life

style in Western-orientated countries in the near

26 .
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“In South Africa my
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>n*: f 1 , T %
3d. Ngange lizwe, Transkel: Bill-buard

extolling the virtues ol a Western-type drink.
It is implied that foreign is better.
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Je. Hammanskraal: Scenes from a wedding,
Faster 1978. Traditional fertility symbols and
dances.

4.<Su

If. Partaking of traditional beer. The men sit
apart from the women.

3~. Bride and groom with male friends.

Imagery is Western.
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8. HOUSING TMNSITIONS

The ongoing transitions which take place in

housing are usually connected directly with socio-

economic and sociocultural transitions. One

finds a continuous interaction taking place

between such factors as the psychological demand

for Identity and historical continuity, images of

the 'good-lifel, spatial demands and economic

realities such as travelling costs, housing costs,

etce

One can identify the conflicts between these

factors by simply observing the trade-offs that

people make between them in relation to what they

have access to. Individual priorities determine

which of the factors play a dominant role while

all of them are nevertheless evident to a

greater or lesser extent in every case

Furthermore, it can be seen that changing

circumstances through ongoing socio-economic
a..d »ocio-cul tural transitions result in a
continual flux in relation to various priorities.
The net result is one of continuous change In

housing that takes two basic forms, being actual

physical changes to houses themselves on the one

hand and housing mobility (moving house) on the

29.

other, with pressures for either varying in

intensity over time

In the developed world where incomes are higher

and there exists a relatively large housing stock

and variegated housing markets, the transitions aie

usually quite well catered for. In a responsive
housing market the housing filtration process,
that is so necessary to cater tor housing

transitions, can operate relatively el feelively

but where the housing market la not responsive

frustrations very quickly emerge. This Is usually

most visible in a comparison of housing solutions
provided by the public sector at- opposed to that

offered by the private sector; die private sector

is usually more responsive to demand simply because

it is accountable to shareholders and investors

in a fairly direct way and therefore wusually

performs better through learning very quickly

from mistakes. The lack ot responsiveness to

effective demand by the public sector is usually

more visible because this sector builds

on a
massive scale compared with the private sectoi
and is less accountable to the market. in The

developing as well as the developed worlds a
failure to meet the effective demand is evident” n

in the existence of projects not fully occupied.
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in a fairly direct way and therefore usually

performs better through learning very quickly
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This failure fo meet effective demand is very
often connected with either a lack of appreciation
of housing transitions or a mistaken interpret-
ation of them. For example, the Mitchell's

plain development, in Cape Town, is aimed at
inducing a filtration process ft om existing low-
IncotM housing estates to free these for
occupation by people currently squatting

without providin the option for people to stay
where they are and improve their existing homes.
When I visited Mitchell's Plain, I discovered
that many of the houses were standing vacant, an
indication of a slow response to the strategy (no

doubt there are also other reasons).

In the developing world, housing transitions are
particularly important because of the extent of
the soclo-econ ic and socto-cultural transitions
that are taking place. In this context large-
scale and rapid urban growth leaves little room
for effective housing transitions in the formal
sector. It therefore usually happens in tne
informal sector and is moet visible in informal

1

and illegal developments where housing
transitions start at ihe lowest level of socio-
economic and socio-cultural development (in terms

ol'modern'development).

As discussed under socio-cultural transitions, a
newcomer to an urban area will very often not
regard himself as being a permanent res' dent
there, at least initially. This, of course,
creates a tremendous demand for low-cost rentul
accommodation close to work opportunities and an
indiviJual will very often trade off a priority
for high standard accommodation in favour of low
cost or even good location. As his permanency
becomes more apparent he will continue to stay
there but starts to look around for alternat es.

In time he might be able to acquire imp.o. d

rental accommodation or perhaps a sit ~ch
to build. Having made a commitment t . jite,
for example, he will start a gradua ocvss of

capital accumulation by making incremental
developments on the site and, through controlling
the decisions, will be able to do it at a pace
and in a manner which he can affotd thereby
responding to his own changing priorities. He
will eventually either carry on investing In the
same house or might decide at a particular point
in time to sell it and move elsewhere. Someone
else would then acquire his house as a housing
product and make Investments in it whi’e he
might acquire a house or another site and, in turn,

make further investments in that, usually having
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benefi ted by the capital acv emulation from the

first hcuue,

These trenaltlone and proceaees are In principle
no different between the developed and developing
worlds but are essentially an expression of a
universal process of housing transitions ano a
demand for responsive housing, housing mob!lity
and the housing filtration process. The major
difference lies in the level at which it takes
place. In the developed world it Is pretty well
Institutionalised and at higher physical standards
because of the level of economic development
whereas the application oi fhere same standards
and use of the same Institutions In cue developing
world forces the process Into the informal sector.
This is the major reason for the current

interest In lower order forms of development

and Institutions for the developing world; forms
which, like informal sector economic activity,
allow for a lower rung In the ladder of
development than exists in the developed world
but which allow for Incremental and gradual
improvement over time while catering more
effectively for the processes of housing

transitions

(4)

Housing tran. 11llons are also equally significant
in terms of an individual's life cycle, aside
from the soclo-cultural and socio-economic
transitions that apply to the transitions from
developing to developed worlds. For example, a
young couple may move from rented acommodat Ion
to a house which they purchase, improve and
expand to accommodate a growing family.
When their dependants leave home they should be
able to choose whether to move to smallei
accommodation or whether to subdivide and
sublet part of the dwelling to provide Income
In their old age. There are, therefore, a wide

range of parameters to housing transitions,

e”ch having Its own demands over time.
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4a. .larman Towanship, Port Elizabeth: Standard
h.iuse as originally provided for rental.

Urn? /* QK

4b. Jarman Township: iental housing was sold.
Owners then adapted the houses and altered them
beyond recognition.

4c.

4d .
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larman Township
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4m. hltchell'a Plain, Cape: Fences and Cape Flats: Small basic houses designed

. . lor adaptation and additions.
decorations soon after occupation.

. . . 42 Capt: rlets: Additions to the small basic
4n. Devil's Peak, Cape Town: Victorian terrace
. house.
housing adapted by occupants.



’AKT 2 : HOUSING. POLICY

Regardless ot the context, housing policy revolves
around ends, ways and means. Asalready discussed
the ejnls are self-evident In the sense that they
are primarily focused on well-being of all people.
Most housing policies therefore vary only In terms
of ways and means. In reality however, the means
are very often seen as ends In themselves and it
Is suggested that a good deal of our policy
problems arise out of a confusion between ends

and means.

A classic example of this 1is the debate on
standards . Standards are set Inan attempt and
as a Hie.ms to ensure physical health and safety

In housing. Policy- and decision-makers, however,
often point to particular strategy proposals as
being unsuitable when they require a 'lowering'

of standards. They make the mistake of regarding
the standards as ends in themselves without due
consideration of the real ends and without
remembering that standards are only one of a

number of means for achieving the desired ends.

If one is to come to grips with problems, It is

essential to constantly reappraise the chosen

36.

ways and means for achieving well-being and be
quite certain that one clearly differentiates
between them and the agreed ends otherwise the

'tall wags the dog'.

At any point In time housing policy 1j developed
to a relative degree for each contex' and It is
Important to understand what exists for
proposals and alternatives to be developed that
can he implemented in an evolutionary and
peaceful manner . The importance of this w,iy ot
approaching housing policy Issues can be readily
appreciated if one considers the nature of the
decision-making processes which policy-makers
use . It consists primarily of a system of
evaluating a new idea in terms of the comparative
difference between it and the existing policy.

In other words, If a new strategy, lor example,
can be related to an existing strategy and can
be shown to offer a better performance, the chances
of It being accepted are very good. On the other
hand, if the Idea cannot be readily compared oi
is not demonstrated as an Improvement it is
unlikely to be employed in the policy. This way
of policy change or development is usually further
complicated by the fact that different people are

responsible for different policy aspects so that



comprehensive policy e endmenta are seldom made in

Existing housing policy probably
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suffers most

one uo ' t rather by small Increments of change from the fact that it is essentially static 1in
In different sections at different times The the sense that it lakes little account of the
significant point about this process la that It dynamics of a society in transition. urthemore
can be identified nol so much as an Insurmount- it relies on a series of assumptions that include
able problem but rather an opportunity because the following:

once the process Is understood, it can be usefully

exploited for achieving the evolution of policy. a)

The basic point is that proposals for changes or

alternatives have

to be both comparable and

compared with policy precedent and shown or

demonstrated to be better. This approach, or b)

way, is illustrated in the description of the

kahyamazane project i» particular (see VART 4:2)

where particular

areas of concern were focused <)

upon in terms of the a tivities and policies for

which respective decision-makers were concerned.

for example, the section dealing with layout

planning was aimed at the planners, the section

on house-types and technology at the architects

and the one on choices, etc. at the administrators.

The success of this way of tackling housing

policy is evident In the success of the project

and the

interest that it has attracted from a d)

range of policy-makers.

Efficiency of production and control of

housing development

can be best achieved

by centralizing decision-making through

the public sector.

nance gathered to the centre and then
redistributed will be more equitably spent.
The way in which the funds are spent should

be determined by the holder of the funds.

As it is held centrally, it should be

controlled by the centre. Standards and

norms are t>e means for control and are

seen as cornerstone of Igood housing'.

I y are also relat.vely easy to administer

from the centre.

Houses are finished commodities

(or products)

to which everyone should have access.



The Implications of the above cssumptions are
largely apparent from earlier discussion,
particularly with regard to the arguments In
favour of local decision-making, the need to
take account of the dynamics f economic, socio-
cultural and housing transitions as well as the
need to differentiate between housing products
and housing processes . Nevertheless, they are
also expanded upon here in an examination of
conventional policy with regard to housing
economics because this usually comprises a
fixed relationship between set parameters. I
have chosen to call this: 'the conventional

policy set'.

1. EXAMINATION OF THK CON FIONAL POLICY SET

The conventional policy set revolves around four

basic parameters:

1.1 Household Size - this is used as the

determinant of how much accommodation is

required by applying minimum space standards.

1.2 Development Post - this determines the cost
at which the necessary accommodation can be

provided, using minimum building standards .

1.3  Inconif - this determines how much the
household can afford to pay for tlie

accommodation (sometimes called rent

propensity).

1 4 CosL of Capital - this determines the
amount per month required to service the

loan of capital for the ab dwt.llng.

The most common problem encountered in the
conventional approach is one of matching paying
capacity with the development cost because most
low-income families simply cannot afford the

conventional minimum standard accommodation. In



IThe South African context minimum standards
have been established;z”2 parameter one is
therefore fixed. Building costs are pretty well
at a minimum at existing standards so the
second parameter Is a,so fixed. Direct
Improvementa to Incon.u are beyond the normal
scope of housing policy-makers so that the

third parameter is fixed as well. That leaves
only cost of capital as a variable and, Indeed,
tills Is the area most commonly used to 'solve'
the problem. Subsidy of capital requirements

and Interest rates are seen to be the only
solution and the 'problem' is Identified as being
one of finding sufficient funds to both finance
and subsidise those who cannot afford to pay the
economic repayments. By more detailed discussion
of each of the four parameters It can be seen how
misleading this type of problem statement

actually la.

1.
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HOUSEHOLD SIZE

Whlie household size Is used to establish the

amount of accommodation requi.ed through

applying the laid down minimum standards, there

are

a number of problems in Its application.

They Include the following:

a)

As a result of a house being regarded as an
end product, or commodity, which does not
change and ,s not expected to hange,
little account Is taken of the transitional
characteristics of the housing process. Kor
example, a famllv may choose to live in
somewhat lower space standards than the
minimum allows in exchange for economic
benefits and may also tolerate the apparent
discomfort during that period. This is quite
common In public housing projects where
families sublet part of their accommodation
even though they should be using It all to
satisfy minimum space standards. Usually
that accommodation was made accessible to
them through subsidy yet they choose to use
It differently'. It can be appreciated that
enforcement of the legal requirements

regarding space standards becomes quite



b)

hopeless in that kind of situation and

administrators

are virtually forced to turn
a blind eye to the practice.
The standards for space requirements were

derived from an assessment of man's physical

and biological needs . Although a great deal

of research has gone into the assessments

there still remain many open questions about

their real validity simply beca »e nobody has

yet actually proven beyond doubt that they

are a true reflection of man's physiological

limits. For example, aside from the point

that man has not been tested to destruction

as one might test the limits of products, c)

there is ¢ wealth of empirical e idence in

the form of buildings that do not comply with

the minimum standards being occupied for

hunur«.da of years without any ill effects on

the inhabitants. Traditional African housing

is a good example in this regard.

Besides the more readily conceived standards

for dealing with physical health and safety,

little account is taken of the social and
psychological parameters of man's limits.
One might well expect these to play an even

greater role than the physical parameters

fanr a society in transition.

It therefore remains imperative that space

and related standards are constantly

reviewed and not simply accepted because

they were derived from an apparently

scientific basis. In reality the question

of limits of human well-being is still a

relatively new area of study. The current

emphasis is on an attempt to understand it

in terms of what is popularly called 'quality
of life'": ' 1
A further problem area is to be found in

attempting to define a household. In the

developing world, in particular, the

existenc" of large extended families and

related kinship patterns makes the definition

of household size (as a fixed parameter)

very difficult. Attempts to impose Western

notions about nuclear families in such a

context can even lead to social disruption

and adversely affect people's well-being.

Even in the developed world the concept of

the nuclear family is undergoing change where

multi-family households and multl-hous :hold
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tdmilies have emerged In -he process of socio-
cultural transition. The emergence of so-
called 'communal houses' Is more than Just
a question of economic expi *ency; It also
involves new Ideas and benefits from a social
and psychological viewpoint.
These three bread areas of concern merely serve
to highlight the need to reappraise the current
accepted norms and remind us that t'e rather
simple formulae applied In housing policy cannot
be assumed to be valid for all circumstances over

time but require constant questioning.

Also related to the question of household size
is that of high fertility levels among low-
income people. As discussed under population
growth, it has been observed that economic
development appears to play a significant role

in the reduction of family size.

Despite attempts to reduce the demand for housing
space through famlV. planning, there is little
apparent success being achieved with low-Income
communities experiencing major socto-cultural
transitions. It can therefore be expected that

large families will remain a significant demand
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factor until such time as socio-economic devel-

opment starts to have its effect.

The primary consideration with regard to household
size In housing policy must therefore be one of
stilvlng for a greater open-endedness that permits
more flexible controls that take account of local
priorities but are open to and responsive to

changi ng demands.



1.2 DEVELOI»MEOT COST

When, as in conventional housing pilicy, the
assumption is accepted that a household of a
particular alze requires a commodity or product
in the form of a house that must conform to
certain fixed minimvn standards, there is only
one approach possible; one has to develop the
cheapest way of building a minimum standard

house.

This wav of achieving physical well-being for
people ted, in the early fifties, to an
intensive research and development programme by
the National Building Research Inal tule which
rc lulled In a rationalisation of the design and
construction of minimum standard houses. The
esults of this effort are still being applied

today with considerable success in relation to

the terms of reference inheient in the assumption.

In other words the standard house-typee. developed
by the NHRI do still pvovid. the best 'value for
moneyl in terms of the conventional problem
statement. The fact that this way of approaching
housing policy is based on questionable
assumptions is, however, where problems exist

with the conventional policy.

Despite the problems inherent in the assumptions,
the search for cheaper development costs is a
relevant one. It is as well to discuss the main

areas where cost reductions are being attempted:

1.2.1 Cheaper Building Technologies

Although cheaper building technologies are being
continuously researched, the original conclusions
reached by the NHRI more than twenty years ago
appear to remain valid. These findings indicated
that best cost-effectiveness could be achieved
by using relatively conventional technology that
incorporates standard components such as bricks
or blocks, windows, doors and roof sheets that
are produced in factories on an industrialisod
basis but are assembled on site in a relatively
labour-intensive manner. The key to the success
of this approach is that on-site assembly is
handled on an industrial assembly-line basis.

In other words labourers or teams of labourers
are assigned specific tasks in the building
process; tasks which they can be trained to do
in a relatively short time without having first
to complete the conventional apprenticeship
usually required of artisans. This Itask system'

as it is called, represented a significant
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bre*kthrough for the building process and Is still
In use today. While It was pioneered by the
public sector, many private sector building firms
now use it with considerable success. It has
the added advantage of being a system that also
allows tor easy absorption of unskilled labour
into the building sector while at the same time

being an In-service training programme.

Industriallsed syeterns were at one time seen to
be the solution to cheaper building but they have
yet to prove their worth. It was argued that
they would really come Into their own In large
scale building projects. Even then they have
failed to compete with conventional technology.
For example, a number of firms offering
Industrialised systems failed to compete with
firms using conventional technology In tenders
for the construction rf 4 000 houses at M‘LChelt's
Plain In 197V2 Furthermore 1L must be
emembered that Industrialised systems were
originally developed In post-war Eurooe for
housing projects that had to be completed with
great speed In a context where there was a
tremendous shortage of labourers as well as
skilled artisans. Cost comparisons with

conventional techniques were therefore
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Impossible at the time. Industrialised systems
are particularly Inappropriate in a situation
where one has a large pool of unemployed or
underemployed people with minimal skills. lhe
capital-intensive nature of Industrialised
systems therefore makes bad economic sense In

the developing world.

South Africa Is well-advanced In the use of well-
managed , conventional building technology for
low-cost building and It probably unrival led

In its performance with these on large building

programmes .

A major breaktnrough on cost reduction through
chuaper molding technologies is highly unlikely
and the battle is more one of combatting Inflatl n
(an estimated mlnlnvtm ot 157, for 1979) which
effectively cancels out any technological advance
that could be made In that year even if such

advances had be”n possible.
1.2.2 Self-Help
At one time self-help was thought to be a panacea

for reducing building costs. It: was usually

Interpreted as being self-build whereby the labour



, Ofitribuu on bj Lhu people i< be hovied woulil
make eigmficant savings through tcplaclng the
greater patt '"f the normal labour Input This
misconception can bt quickly dispelled by
pointing out that the unskilled labour input in
standard low-cost houses, as built in South
Africa, is probably between 10% and 15% of the
total development cost2'7 If one bears in mind
that the use oe part-time unskilled lab
requires Increases in overheads for su vision
and management, the small savings poar Lble can
be quite easily cancelled out. Furthermore, ii
the development is financed out of a loan over
a long repayment period, the small percentage
saving possible will make an almost negligible
difference to monthly repayments. These factors
combine to prove a less Mian significant

reduction in development: cost if self-help Is

regarded only as a labour-cost saving technique.

On the other hand considerable savings can be
made in larger houses, finished to a higher
vel than conventional low-income standard
houses by a form of se'f-heip where the house-
holder acts as the main contractor, subcont'ac

much of the basM work and does a good den, 1

the expensive finishing himsolf. Grindley has
estimated that about 160 000 houses per year are
built in the United States in this Wayz‘y and
that savings of more than 30% can he achievei.

I know of cases where sin liar savlrgs have been
made in the South African context on houses in
the R20 000 plus cost bracket but they diminish
at lhe lower coat levc’ & where the dwellings
have more basic fir.-t- ¢ b-t similar space
standards. This also goes to explain why there
are so few speculative developments at the lower
cost levels; a contractor's overheads can often
be similar for a RI15 000 house and a R25 000
house so the profits are usual ly sm.il Its. on

the cheaper house.

There Is little statistical evidence in South
Africa to support the claim that few so-called
self-help developments are, in fact, largely
owner-builder rather than self-bu i4 processes.
Nevertheless my own observations in the Southern
African context indicate that the greater
proportion of houses in urban areas, built by
the people occupying them, nave included
substantial inputs from contractors working on

a piece-work, usually Vicour-only, basis.



,1* is of particular importance because It

ir.,e, to Illustrate that self-helpers Identify

hu they are not always equipped to build them-

B Ves and prefer, if possible, to earn carh by

olng other work. They then hire unskilled

nd skilled workers (mostly informal sector

ontractors) to assist them. If iH"PI* 'iav
,0m form of wage employment, their time is

isually more cost-effectively spent at it than

In building work.

x ther than being a direct way of reducing

development costs to an household, self-help can

offur a way for people to invest in housing In

a manner and at a pace that suits their

individual circumstances. In this way indirect

cost savings can be made. For example, a family

may be able to get access to used building

components and materials through their informal

networks of friends and associates, or pick up

bargains here and there. They may also be able

to achieve savings through bartering skills and

services with friends. None of this would be

possible in an organised self-help scheme where

only labour costs are taken into account.

if individuals use a self-help process to control

(6)
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the decisions, p.c and use of phonal

in developing their housing, the question of

standards once again becomes an issue and needs

some elaboration.

While recognising th.t standards of construction

and space requirements play a role in health and

safety, it has also been pointed out that

existing standards are open to question,

particularly in relation to the needs of people

experiencing major and rapid transitions If

one recognises housing as a process, the

achievement of desirable standards becomes more

a question of how the standards are achieved

and even bettered, and at what pace, than how

to pay for them at the outset.

With the unprecedented pressures of urban growvl

and the associated demand for housing, the

resources available to supply and pay tor U

are already stretched beyond the limits ot

conventional policy. The question therefore

arises as to whether it is better to leave many

thousands of people to wait until mlequuit

resources are available to supply housing ai

currant minimum standard, or to dl.trlbute ,he

resources wider by offering interim



standards that take care of basic needs for
health and safety that Is then. Improved through
self-help. This Is, of course, an extremely
sensitive political Issue

unless the decision

rests with those affected by It.

From a technical point of view, i® can be
strongly argued that most areas of the
developing world have mild enough climatic
conditions to allow for fairly rudimentary
shelter to be effective for extended periods
without endangering the health of occupants.
What is of far greater importance to health and
safety is access to potable water and reasonable
sanitation. Therefore, one might argue that the
supply of water and sanitation facilities to
land on which people can erect their own shelter
(of even the most basic kind) can provide a
minimal operative level for interim standards.
If one accepts this as a transitional first
stage, it becomes possible for people to gain a
first foothold In the housing process at
considerably lower cost to both themselves and
the country than if existing minimum standards
were adhered to. Furthermore this type of

operative starting point allows for the full

advantages of indirect cost savings to he made

through self-help processes. This approach is

not an untried one; in fact there exist a number

of quite successful developments in Southern

Africa which have employed it (see, for example,

PAiiT 3 :1. 'DEVELOPING' WORID CASE STUDY and
PART 4 : 1. THE NGANGELIZWE PROJECT).
The approach does not necessarily mean that one

is lowering standards as such but rathei deals

with
and

that

standards In a different way by reaching
surpassing them through a gradual process

starts with a minimal operative level of

health and safety which is then specifically

designed to be gradually improved by moans of

self-help, aided and supported by development

agencies; the form and nature of assistance

being determined in close collaboration with

the community concerned.

For

preferences and priorities

self-regulating processes regarding

to be effective, a

variety of options at various levels needs to

exist and be offered, each with their own cost

implications. This can vary from basic land

subdivision with shared waterpoints and a nlght-

soll

and

removal system to higher Vvels of service

small basic expandable houses.
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In eacli case households should have the

possibility to select from the options according

to their own assessment o*¥ their ub.lity %o pay

and other priorities.

Self-help is a way of distributing development

cost in a way that suits individual demands over

time, creates opportunities for savings through

bargain hunting and relieves Initial capital

outlay costs to the development agency while

allowing for further investment at later stages

by both public and private sectors as and when

resources become available.

1,2." Rtxtaction of Space Standards

This is, of course, the simplest way of reducing

building costs but, while houses continue to be

regarded as finished commodities, the minimum

standards will remain in force and further

reductions in space standards become counter-

productive. Examples exist where the reduction

of space standards have been taken to extremes.

In Delhi. India, for instance there are

development projects where site sizes for n
owner-builders have been reduced

to only 25m

2 .10

in an attempt to keep costs to a minimum!

(8)
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The reduction of space standards with the

concomitant reduction in Initial

only really makes sense when
can be acquired as a cheaper
be readily extended even if
materials in the short-term.

problems of overcrowding can

short-term

self-help in the longer term.

capital outlay
the snu.!let dwelling
product which can
only in temporary

In this way the

be avoided in the

and higher standards achieved through

1.2.4 ked'.u tlon In bevels of Finish

In houses in the R20 000 plus

bracket up to 40%

savings can be made by leaving out most of the

finishes. They can then be gradually upgraded
over time by means of self-help. In the standard
minimum houses that are currently built in South

Africa, however, there is little

further reductions in levels
already are pretty basic.

of finishes is a common form

room left for

of finish as they

In fact the upgrading

of home-improvement

in large public sector housing projects in South (9)

Africa*111

1.2.5 manges in layout rianni s

In South African low-income housing projects the

_an+~ hand Utilization



cost of land, site preparation and services

networks amount to an average of between 35V.

and 507. of total development costs (depending

on topography and soil conditions). Hy

allowing increased densities and with judicious

layout planning this cost can be considerably

reduced. In particular, the percentage of total

land allocation to public uses -an be reduced

thereby increasing the laud available for

housing. In addition, a greater site coverage
allowance of say 50% instead of the standard 30
would greatly improve the cost-effectlveness of

available infrastructure

Apart from investigations in this regard for the

kaNyamazane Project (see PART 4 : -3 1 LAiiul

PLANNING), I did a study for the Graaff-Reinet

Project where it was shown that the exlbt.ng

80 hectare neighbourhood could hold a theoretical

maximum population of 9 000 (at 113 persona/Ha)
if one planned for 45% of the area to be used
for housing, allowed site coverage of 30%,
employed a space standard of 12m per person
and built single storey housing (conventional
norms for South Afilta). On the other hand,
if one planned for 60% of the land area to be

used for housing and allowed 507. coverage per
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site (norms feasible for liyouts similar to the
kaNyamazane Project layout), the theoretical
maximum population could be more than doubled

to 20 000 (250 persons/Ha) In the same land areca.

The cost savings for roads and stormwattt
drainage alone would be enormous with these

changes from the norm.

There remain, therefore, a number of areas In

which development costs can be reduced and these
need to be continuously and rigorously explored.

While Inflation remains with us, however, we will

continue to fight a losing battle against rising
costs. This Is compounded by the Increasing
demands for urban land and building products

thereby forcing up costs further In the face of
limited supply. This is particularly Important
as far as land is concerned and reinforces the
argument for acquiring land for urban development

well in advance of need.



1,3 r.nST OF CAPITAL

The subsidy of Interest rates, coupled with long

repayment periods on capital loans, Is probably

the most consnon technique used to make minimum

standard houses affordable to low-Income house-

holds. One of the reasons for this Is probably

related to the fact that subsidies are relatively

easy to administer centrally and are therefore

attv.v tlve to central government administrators

and policy-makers.

In the South African context it can he seen that

the current subsidy policy has staggering cost

Impllcatlono. Isolations based on data supplied
by Skeen2'1" indl ite that current formulae would
Imply a sol).sidy pproxfmately Rbt*l mUJ 1 on

“ur annum for houat. and seivices and a further
R500 million per annum for community facilities

(where these are assumed to be supplied at no

capital cost to low-Income communities). This
annual cost of approximately Rl 100 million per
annum is based on 1977 prices and takes into
account catching up with backlogs as well as

catering for new demand .

Bearing In mind that subsidies are forms of
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investment which provide no direct financial
returns, one can expect only indirect returns
In the form of stimulation of the building
industry, which in turn plays a role in
employment creation, and the boosting of the
measured gross domestic product. Cost benefits
are also hoped for In terms of improved social

welfare and productivity of workers .

Skeen argues that the subsidy Is therefore
Justified and that It should be provided by a

combination of the public sector and private

sector employers with the private sector
contributing far more than it has done in the
past (see PART 4 : 2.1 NEED FOR INCREASED
PRIVATE SECTOR ROLES).

whether or not the funds -an he made available

every year for this huge subsidy remains an open

question. Even if it were available, the manner

in which it is invested will determine the real

cost benefits to be gained. It can be strongly

argued, for example, that public sector investment,

whether subsidized or not, should he primarily

directed at the development of land, services

infrastructure and essential community facilities

if maximum cost-beneflt Is to be achieved. This



type of inveatroei.t can then form the basis upon
which private sector Initiatives can be mobilised
and directed and where both informal and forma',
economic sectors can operate thereby generating
the maximum economic multiplier effects from the
Initial investment. Groups and individuals who
have access to serviced land with appropriate
security of tenure can aleo use It as the basis
for their own economic development through the
construction of dwellings for sale or to let,
small business enterprises, home-based industries,
etc. Furthermore, because economic activity at
this level is generally small-scale and low order
It can provide a wide variety of opportunities
for small-scale entrepreneurial activities that
can contribute to the supply of goods and services
demanded by development while creating oppor-
tunities for local economic development and

upward economic mobility.

The judicious use of subsidies cannot be over-
emphasized because serious problems and
disincentives can be brought about If tbnV are
badly directed. For example, the existence

of highly subsidized rental accommodation
creates a disincentive for higher Income people

to vacate them and move to unsubsldlzed housing
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(which they can actually afford). Furthermore,
where subsidies are linked to Income, employees
have been known to ask employers not to increase
their wages purely because It would force them

either to move into more expensive accommodation
or to pay more for their existing housing

thereby cancelling out the increased income.

Countries which cannot afford to provide subsidized
housing for all, but Invest the little money they
have In a few higher standard subsidized houses
rather than many serviced sites, Invariably end

up w'th massive overcrowding in the housing that
they do manage to build. Equally common is the
situation where higher Income people acquire the
subsidized housing through 'paying-off the people
living In them. The housing programme then does
not even reach those for whom it is Intended

and they remain no better off than before.

Jorgensen, amongst others, uses arguments such as
these to criticise the use of subsidies and
presents a convincing case for the virtual
removal of all subsidies In favour of making
Investments that facilitate upward economic
mobility at a grass roots level via the promotion

of small-scale entrepreneurial activity, such as



the subletting of rooms, In conjunction with

access

to

loan finance at market

interest

rates.
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1.4 INCOME

The setting of minimum wage levels in an attempt
to ensure that people have sufficient Income for
their basic needs for shelter, food, clothing and
so forth poses severe problems for the developing
world in particular because of difficulties in

implementing such measures .

The economic reality of a large proportion of
people being employed in the Informal sector puts
them beyond the influences of minimum wage measures.
Furthermore, the relationship between productivity
and labour costs determines the economic viability
of enterprises. Therefore, when labour costs are
pegged to poverty datum lines (that ar< set at
relatively high standards), but the productivity
of the labour does not justify the cost, various
implications become apparent. For example, the
high demand for employment opportunities results
In employees being prepared to offer their labour
at lower rates than the set minimum. Ibis acts

as an incentive to Illegal and informal employment
practices While it is precisely this problem
that is the major concern of trade unions, the
realities <. supply and demand cannot be Ignored

entirely. The existence of a high demand for



employment at wages lees than the set minimum

does mean, for example, that the viability

thresholds of many enterprises can be reduced.

More enterprises can therefore exist and In “urn

contribute to economic development In general,

ultimately expanding the job market. When these

enterprises are forced to exist In the Inform

sector as a result of controls, they will also

not be contributing taxes thereby often
compounding the problem. On the other hand,

where employers are unable to by-pass the controls

and are forced to pay wages that they ieel air

not justified by productivity, they will tend to

make their enterprises as capital intensive as

possible. This results in a reduction of Job

opportunities and, concomitantly, the Income

earning possibilities for people. The employment

of domestic servants is a common example. When

they demand wages that are too high, people stop

employing them and Invest In dishwashers, washing

machines, etc.

Unemployment and underemployment cm become a

serious threat not only In terms of ability to

pay for housing but also to political stability

in general. It is therefore Imperative to

recognise the dynamics of income and employment

generation In both the informal and formal

economic sectors. Where a gap exists between

viable wage levels and the poverty datum line

It car. theoretically be bridged through

subsidising Income and unemployment benefits

can theoretically be paid to those who are out

of work. However, it Is clearly not the kind of

action that can be afforded In a poor country.

Ever, the most limited opportunities for Income

generation need, therefore, to be encouraged

even If It sometimes means turning a blind

official eye to the existence of certain intormal

sector activities in terms of conventional

standards governing small-scale commercial

activities.

The commonly used rule that fixes the maximum

that should be paid for housing at 20% or 25/

of the Income of the head of household does not

take sufflcl'nt account of varying household

composition. In fact total household,Incase Is

usually of more relevance to paying capacity.

Even then, however, fixing the limit at say 25%

also does not take account of the transitions

being experienced by households and individuals.

For example, a family newly arrived in an urban

area may be prepared to pay much more for housing
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than the set 257. of In< ime because they may

still have strong sources of supply of food (for
example) from their lhome' area; In other words
they might be able to cater for a number of basic
needs without having to lay out cash. Jorgensen
describes cases of low-lncome households paying
as much as 407. of Income for housing without
suffering unduly. Effective demand may there-
fore be quite different from household to
household. At the other end of the scale, where
people are totally dependent on a cash economy
and the formal sector for their basic needs, they
may suffer real deprivation by paying even 157. of
their household Income for housing. This is
particularly Important In the lowest income
groups who 1i.- V’ng-urbanized . The crucial
factors revolve around the degrse of dependency
on the formal sector and their ability to be
productive enough in their employment to

justify sufficiently high incomes.

Solutions therefore need to be sought through
Increasing people's abilities to take care of
their own basic needs. This could be through
increased access to informal sector or similar
low threshold ecomxnlc activities or via

Increased productivity in the formal sector.

S3.

Thi s economic development approach relates back
to the population growth and family size problems
where it can play a role in reducing fertility

rates .

While Income may be Increased over time or may
even be high enough to afford housing in terms

of 207. or 25% limits, it must be borne in nind
that what people are actually prepared to spend
on housing determines the real effective demand.
Effective demand is essentially a function of
individual household's priorities in relation to
the variety of investments they have access to.
In other words, although a family may, for example,
be theoretically able to afford 25% of income
for housing, they may be unwilling to spend that
much because they might prefer to Invest in a
motor car or other consumer good, It Is therefore
not uncommon to find a gap between ability to pay
for housing and willingness to do so, as discussed
In an earlier section where it is also argued
that security of tenure can be used as a means ot
providing an incentive for people to invest in
their housing thereby contributing not only to
Improved housing environments but also their own
capital accumulation. In this way the housing

process can be an important contributor to



economic development and demands

examlnation.

closer
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2. ECONOH!( DKVELOPMENT IN THE HOUSING j’KOCfjj}

Building work Is one of the variety of activities
with which an unskilled newcomer to the labour
market can easily become involved. My own
experience of Informal settlements and self-help
building operations Is that this form of economic
starting-point plays a significant part In the
absorption of newcomers (whether ttom rural areas
or elsewhere). An example of the process of
upward economic mobility Is the case of a man
who Is taken on by a family to do digging and
similar unskilled manual labour for them In
exchange for food and shelter. He may later
acquire rudimentary skills and be able to offer
hla services for cash as well thereby entering
a ca<h economy. Over time he might upgrade his
skills and therefore his earning capacity while
changing from barter of services for food and
shelter to actually renting accommodation from

a family, until such time as he can acquire

a site or alternative accommodation of his own.
The family who provides him with rental
accommodation benefit from the additional

Income and might well Invest all or part ol It

In Improving their own home. In fact the

subletting of accommodation has been identified



by .loruensen and the NHRI as very often forming

a major source of additional Income for urban
families. This Is a particularly significant
form of Informal sector activity In the context
of rapid urban growth where effective demand for
rental accommodation Is very high and where It
provides a valuable service for newcomers, at
certain stages of the transitions they experience,
while contributing to the economic development

of the more settled people who are offering the

services .

These Informal sector activities, be they barter
or simply unregistered cash transactions, are
peldom recognised for the role that they play
simply because they do not get Included In the
normal gross domestic product statistics.
Nevertheless, they should not be underestimated

as to the contribution that they make at a grass-

roots level . The lessons from informal settlements

are clear in this regard. When people In various
stages of transition come together In large
numbers they learn from one another, employ one
another, purchase from one another, barter and
trade and set up a wide range of low viability
threshold economic activities and cycles which

constitute a variety of lew level starting-

points for upward economic mobility that are

accessible to even the poorest and least skilled.

Aside from the continuous high demand for
building work (because most building takes place
on an Incremental, or progressive, basis In
informal and self-help settlements) and rental
accommodation, other forms of domestically based
economic activity include small shops and offices
(for family use or sub-letting), repair services
and home Industries such as knitting, weaving and
so forth, all of which form an Intrinsic part

,f the housing process while at the same, time
contributing to social policing and general
liveliness of residential areas which, in turn,
contribute to the development of the kind of
environments so admired In traditional vernacular
and other older urban contexts wheic there exist
rich mixtures of commercial and residential

actlvlitles ,

>1.
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s str-iAror OF ISAIOR ISSUES

When a home Is seen as a Lompleted consumer
commodity rather like a motor car that is a

basic necessity for every family, there remains

no option but to manipulate the four parameters (5)
independently in order to make the commodity

or product affordable. Indeed, the easiest
solution t i making it affordable is most often
seen lo be one or finding enough money to be
able to build and subsidize It. This might
dpv-nr to bv J reasonable approach, at face
value, for liv.se countries which can afford it.
However, in countries which have a poor
population comprising about 80%, or more of the
total, the situation appears quite hopeless.
The impossibility ot pursuing that approach is
clearly visible in the form of massive over-
crowding in existing housing vnd the rapid
development of large informal settlements in

and around urban areas of the developing world. (12)

Current thinking is therefore being directed at
a somewhat different approach for a society in
transition. Focus is shifting from concern for
the home as a product, or commodity, to a view

of housing as a dynamic process which can in
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fact become the very vuhlcle of development.

This has quite dramac c¢ implications in terms

of the physical planning and architecture of

housing as well

as

the way in which minimum

standards are regarded, bffectlvely, therefore,

housing policy has

to be able to take account

of the dynamics of transition and the current

ways and means of achieving well-being need to

be reappraised at evcy level, encompassing

socio-political,

financial, legal, administrative

and technical issues as werl as thote pertaining

to Implements' ion strategies and techniques.

In relation to these basic issues there are a

number of key questions pertaining to each and

which need to Lr

They include;

SOCIO-POLITICAL:

ADMINISTRATIVE.:

FINANCIAL:

-sked in relation to any policy.

Who controls decisions?

What organisational and
administrative means are

employed?

How is development financed?
What economic effects will
result?

What economic opportunities



n-X-HNICAI

IMPLEMKHIFAT t Pt

arts offered?

WiitiL aru the ilntitst controls

and regulation.0 employed s

How is It designed and luiltf
What are the features of the
design and technology?

How does it relate to its
environment and what effect

does It have on it?

Who develops it?

Who does what, where and when.
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1 HOUSEHOLD SI7F
Question:

How many people
are there in the
household?

Formula:

7,7m2 gross
required per
person

<s !

L]
2  DEVELOPMENT COST
Question:

How much will Tt
coat to build a
minimum standard
house?

Formula:

Apply minimum coat

construction
lechnl (Jue 4.

S5a. The conventional

parameters.

Each parameter revolves

information given in

policy

response

set

to

INCOME
Questton:

What Is the Income
of the household
head?

Formula:

257. of household
head's Income may
be spent on housing.

COST OF CAPITAL
Question:

What loan finance
can be made
available?

Formula:

Repayment, over 25
years at 107.
Interest rate.

comprises four basic

around a basic question. The

the questions Is then

applied In formulae devised for each parameter.
Commonly used formulae are Illustrated above.

5b. Example of
the circumstances

HOUSEHOLD SIZE

Family of seven
requiring a house
of 54n, minimum.

DEVELOPMENT COST

Cheapest minimum
standard house
costs R4 000 to
but Id.

The obvious mismatch between
to pay and the payments

the conventional
of a typical

58

INCOME

Household head
earns R100 per
month therefore
R25 per month
can be afforded
for housing.

COST OF CAPITAL

R37 per month
required to
service loan ol
R4 000. R25 per
month can service
loan of only

R 2 600.

policy set applied to
low-Income household

the household's ability
required for a minimum standard

Is most commonly 'solved by policy-makers through

providing a subsidy on the
extending the repayment period.

rate and by



Winterveldt: Member of the household
aeslstlny a contractor with building a
rammed-earth wall.

\

6b. Winterveldt: Labour-only building
contractor.

6¢c. Winterveldt,

6d. Winterveldt:
sand-cement bricks

Contractor hired to make

next

to

the bulldlng-slte.
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/a. Mlsulu, Eastern Transvaal: Successful
site ai\d services project. House being
expanded.

7b. Mtsulu

Tc.

Kllpgat, Bophuthatswana:

services scheme.

7d.

kaNyamazRiie, Eastern Transvaal:

Site

bullders In the site and services

township.

and

part

Owner-

of the

60.
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at various levels for both 9b. kz.aN.yamazane: BiRRer V&.fll'ldOWS .have replaced
the originals. Benches built against the walls
either side of the front door.

8. Matrix of options

and services Infrastructure.

mRouse size



9c.
wall

kaNyamazane: A member of
of a standard house-type.

the household assists a contractor to build a bench against the front

The windows were changed from

those originally provided with

the house.
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Percentage

of total Perm!ssable

land area coverage on

OPTIONS used for residential
residential sites

sites

1 45Xb 307,,b
2 457.° 407.
3 457,10 507.c
4 507. 307.
5 507. 40%
b 507. 507.C
7 607.C 30%
8 607.c 40%
607.C 50%c

10. Table

Standard 11/I house-typa 1/

of Housing Density Variables

Total

Floor

arca

pos

108

144

180

120

160

200

144

192

240

sible

2
000m
000m"
000m

2
000m

2
000m
000m

2
000m
000m2

2
000m

(Population,

) occupied by a household of seven

MAXIMUM POPULATION POSSIBLE
WITH SINGLE-STOREY CONSTRUCTION

@ 7,7m2 pgr CROSS 3 ]211‘12 per
person DENSITY person
(gross) (gross)

14 026 people 175 pers/Ha 9 000 people

18 701 people 234 pers/Ha 12 000 people

23 377 people 292 pers/Ha 15 000 people

15 584 people 195 pers/Ha 10 000 people

20 7/9 people 260 pers/Ha 13 333 people

25 974 people 325 pers/Ha 16 666 people

18 701 people 234 pers/Ha 12 OX) people

24 935 people 312 pers/Ha 116 000 people

31 169 people 390 pers/Ha 120 000 people

Land Utilization and Density for 80Ha)d.

In touaaon use by the Departt-ente of Coeeceunlly Development and Co-operation and Development.

See PART 4 :
This t.

2.3.1 Uyout Planning

free, a study that I undertook, while

approximately » 1)00 people et the time

at the NBRI,

to check on the capacity of an aclatln,

residential area (In Graaff-Relnet) to sheorb population irovth

The exlatlns population was

CROSS
DENSITY

113 pers/Ha

150 pers/lla

188 pers/Ha

125 pers/Ha

Ib7 pers/Ha

2()8 pers/Ha

150 pers/Ha

200 pers/lla

250 pers/Ha
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11,,.

11b.

winterveldt:

Home-based weaving Industry

Observatory, Cape: Small shop built onto

a house.

1lc. Bras de Ptna, Brazil: Shop attached to

a house.

lid. Vila Kennedy, Brazil: Houses but It on an
upper level . Space below used for expanding

wodar i

P

iy t1 nnnm 1 Ifrivicy .



. 1,%. M : 'BulldIn* pl ' fferi
lie . Wlnterveldt: Back-yard mechanics. (NBRI) b abopane ulldIn® planner’ offering

services from home .

ITh. Wlnterveldt: Backyard lurnl!tare
I1f. Wlnterveldt: Home-based welding and steel (NBRI)
K . . manutacturer.
window manufacturing business .



111

s

11j .

Lima,

Lima,

Peru:

Peru:

Garage converted

Garage used as

a

into a cafe.

shop.

I1lk. Rio de Janeiro:
be)ow.

Housing above, shops

111. Brighton, England: Mixed residential

and commercial uses

time.

Houses being adapted ovei

66.



12a. Wtnterveldt: An inform,.). sett
with n population estimated to exceed 300 000.

K

12b. Cape Flats: People 'squatting' for lack
of better housing opportunities.

12c. Nelsprult: Family

seTtlement adjacent

to

th

in an informal

Industrial

arca

67.



the central

city.

12e. Buenos Alres,

settlement

scheme.

adjacent

Argentina: Informal

to a government housing

'squatter’

(NBRI)

12t.  Lima, Peru: Squatter 'barrlada'.
"thousand people orgauised an 'invasion
settled the area in just one night.

Several
They

r  msifliXjp

'twpetsi b/ias

" AWWI# lueea*
*T* om <m v¥*»/A*

o *rozrni
S ri wnei wmm sww

12g. Lima, Peru: Government assisted
programme to upgrade services infrastructure
in a 'barrladal. 1 11

68.



part_) i p'ANNrm; FOR THE DYNAMICS OP TRANSITION

AM) CilAtt".K

Whereas the conventional policy set discussed In
the previous section is based on a logical frame-
work, the primary difficulties with its application
are a result of shortcomings in dealings with the
changes and transitions that people experience

in their lives over time. Recognition of the neel
to ;ake fuller cognisance of the dynamics of
change is reflected in what may he regarded as

two key recommendations of the 1Vancouver Action

Plan'?1

Recommendation 16 in section B under the

heading: 'SETTLEMENT PLANNING' reads:

'Planning at all scales must he a
continuing process requiring co-
ordination, monitoring, evaluation

and review, both for different levels
and functions as well as feedback from

the people affected.'

Recommendation 4 in se.tion C under the
heading: 'SHELTER, INFRASTRUCTURE AND
SERVICES' reads:

'The choice of designs and technologies for

shelter, Infrastructure and services should
reflect, present demands white being able to
adapt to future needs and make the best use
of local resources and skills and be capable

of Incremental Improvement.'

For any development programme to be effective in
this regard it needs to comprise an overall frame-
work within which a variety of approaches and
solutions can be tested and adjusted . This la of
particular Importance to physical planning because
experience has proven the shortcomings of detailed
masterplans that attempt to predetermine all the
finer points of development. In the United Kingdom,
for example, the concept of structure planning has
now replaced master-planning in order to facilitate
changing demands over time! The structure plan
provides an overall physical framework within
which a variety of different options can be devel-
oped while allowing for easy adaptation and change.
It can then be supported by a wide range of devel-
opment briefs dealing with detailed development
possibilities within the overall plan. The briefs
need to be per formance orientated and deal with
broad objectives while also proscribing what may

not be done, thereby setting out limits without



prescribing the o"development:. fn this
way < good degree of flexibility can be achieved so
as to mote readily take account of changing

clrc umstonceti.

The move away from masterpians to structure plans
has its equivalent in architecture, more partic-
ularly in ho ising architecture, which requires
more flexibility and open-endedness to be able to
respond to (and be adapted by) individual house-
holds if the ongoing tra itlons that have been
discussed are -o be adequately catered for. One
needs to view housing architecture in terms of
the housing process. Various types of develop-
ment should be made possible within a form of
structure plan that operates at various levels.
The equivalent of development briefs are of
equal importance in housing architecture to

take care of the non-physical aspects, In
particular, and provide as wide a variety of
options as possible with regard to financing,
tenure, supporting institutions and so forth;
each option having built-in potential for
adaptation and change An example would be

that of offering housing for rental with an

option to bin

This range if options, In both physical and

non-physical terms as discussed earlier, needs

to be « wide 1is possible to cater for the wide

dive* , turn rid that can be expected In
low- immunities, in particular. and even
more - .n communities experiencing quite major

socio-economic and socio-i ultural transitions.
People need to be placed in a position where they
can cnoose from the range of options with as full
a knowledge as possible of the implications of
each choice . If demand is carefully monitored
then the more popular options ran be identified
and responded to in much the «f t as occurs

In the 'market-placel.

The two case studies that follow are at different
poles In terms of developing and developed worlds,
respectively, yet both enjoy the benefits of
developing In an Incremental, adaptive way that

is not only sensitive to changing circumstances
but also allows for errors of judgement that

so often occur in development to be readily

responded to.



piescribing the details of development. In this
way a good degree of flexibility can be achieved
as to more readily take account of changing

cl rcutr,stances.

The move away from masterplans to structure plans
has Its equivalent In architecture, more partic-
ularly in housing architecture, which requires
more flexibility and open-endedness to be able to
respond to (and be adapted by) Individual house-
holds Ir the. ongoing transitions that have been
discus* ad are to be adequately catered for. One
trieds to view housing architecture In terms of
the housing process. Various types of develop-
ment iliould be mode possible within a form of
structure pl,,n that operates at various levels.
The equivalent of development briefs are of
equal importance In housing archllecture to

take care of the non-physical aspects, in
particular, and provide as wide a variety of
options as possible with regard to financing,
tenure, supporting institutions and so forth;
each option having built-in potential for
adaptation and change . An example would be

that of offering housing for rental with '

option to buy.

Tills range of options, In both physical and

non-physical terms as discussed earlier, needs
to be as wide as possible to cater for the wide
diversity of demand that can be expected In
low-Income communities, in particular, and even
more so In communities experiencing quite mrlor
socio-economic and socto-cultural transitions.
People need to be placed In a position where they
can choose from the range of options with as full
a knowledge as possible of the implications of
each choice. If demand Is carefully monitored
then the more popular options can be identified
and responded to In much the same way as occurs

In ihe 'market-placel.

The two case studies that follow are at different
poles in terms of developing aill developed worlds,
respectively, yet both enjoy I enefits of
developing in an incremental, I five way that

Is not only sensitive to chang circumstances
but also allows for errors of ju» ¢ it that

so often occur In development to be eadlly

responded to.
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INCREMENTAL DEVELOPMENT
(Housing as a process
combining products and services)

A range ot products as starting points for
development. These are at no less than an
operative level In other words, products that
are able to offer a tolerable point of departure

while being able to be readily adapted and

improved .

An operative level starting point allows for
participation in the housing process without
requiring a major capital outlay from the
beginning. Fjrther investment can take place
according to occupants preferences, priorities

and means .

Leaves development options that can respond

to ch ng circumstances and 'mistakes'.

Promotes development and use of local resources

and recycling.

u. Comparison of INCREMENTAL and FINITE, or 'Instant', development

FINITE DEVELOPMENT
(Housing as the production
of finished commodities)

Finished products at set levels that cannot be

readily adapted or changed.

Requires relatively high initial capital outlay,
Only possiui’ mty for change is through housing
mobility (usually restricted in a context of high

demand) .

Decisions made from the outset find cannot readily

be amended.
If local resources are unavailable at the time of

construction, they have to be imported. Investment

therefore has fewer local multiplier-effee ts .

approaches.



1, ' DF.VF1.OPtNC. WOH1J)I CASK STUDY

The Slblyu household comprises Mrs. Slbiya
(household head), aged about 45, a son of 22 and
two daughters (18 and 24 respectively). Mrs.
Slbiya has a common-law husband but Is only one
of three wives and effectively gets little support
from him, although he shares her accommodation at
her place of work. Between her two daughteis,
neither of whom is married, there are three small
children. In addition they often support several
young cousins, nephews and nieces. Effectively,
therefore, the household varies between 6 and 11

persons.

Mrs. Slbiya is at present the major breadwinner
as she is the only one with regular employment

(earning R65-00 per month plus board and lodging
as a domestic servant). The rest of the house,

hold contribute on «i irregular ba

They have acquired a site in a site and services
development about two hours travelling time from
Pretoria (where Mrs. Slbiya works). They have

chosen to locate there for several reasons:

It is within reasonable travelling distance

72.

of Pretoria for weekly commuting. Sleeping
accommodation during the week can usually

be obtained from employers or relatives.

The settlement they have chosen is considered
to be a 'mice' place compared with Pretoria
townships. Although they had the opportunity
to rent a house in a Pretoria township they
thought it would be too insecure anu even
dangerous whereas the settlement that tiny
have chosen to live in has a strong community
policing organisation. This organisation
operates a patrolling system that checks on
the carrying of dangerous weapons, drunk and
disorderly behaviour and even provides escorts
for unaccompanied women from bus-stops to their
homes (at night). Having been born and brought
up in the Pretoria urban area, all members of
the household are particularly sensitive to

the question of personal and family security.

The settlement offers ai 'operative' starting
point that can be afforded. There are minimum
controls over development and they can build
in a manne- and at a pace that suits their
circumstances. It therefore offers a 'stake'

In something of value and a secure long-term



investment opportunity.

2
The household's starting point is a 600m lot
in a scheme laid out by the public sector. It
has a ptt-latrine at the hack of the site,
communal water points and a refuse removal
service. They spent, a weekend erecting a
temporary building out of timber poles and
second-hand corrugated-iron sheets that they
had accumulated over time. These were then
transported to the site toget her with their

other household effects.

Having quickly and relatively cheaply obtained

an 'operative' level of health, safety and shelter
they are now In a position to undertake further
development on their site at a gradual pace
without having to rush Into high additional
expenditure and can take their lime evali ting

various development option

One can consider In more detail the overall
framework within which they are developing as

follows:

1.1  SOCIO-POWITICAL

Decision-making control Is essentially at the
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household level . The household decides what,
how and when to develop although they will
certainly be affected by social pressures exerted
by neighbours and the community at large; this

can be expected to vary from time to time.

1.2 ADMINISTRATIVE

A small local office represent ublic sector.
Its main function Is to supervise the management
and maintenance of services and to collect service
charges for these. This office also ensures that
people keep to the minimum side spaces and set-

backs (see 1.4 LEGAL).

.3 FINANCIAL

The capital cost of the site, the pit-latrlne,
water supply and roads was suhsidi ted by the
public sector to the extent that the household
was able to obtain secure tenure for a total
payment of only R40-00, payable in small instal-
ments; the capital subsidy by the government

Is estimated to be about R350 per site. Aside
from the capital subsidy, there is also a subsidy
on the services so that the only other contrib-

utions required by the household are R1,00 per

annum towards water and refuse removal and RA.75



per annum per child for wchoollng. In addition
small, ad hoc payments are expected for using
the clinic facilities while small contributions
are also made to the church fund. The costs of
occupying and securing the site are therefore
almost nominal. This makes it possible for the

household to have larger cash surpluses every

month for actual site development. The most
costly part of occupying the site was in fact

the R100-00 paid to the cartage ntractor for

transporting household effects and materials

for the temporary building to their site

The pace at which they can develop the site is,
of course, a direct function of the amount of

ready cash which they can afford to invest at

any point in time as they do not, at this stage,
have access to loan finance other than very
small short-term loans fran employers, friends
and relatives. Although there are informal
sector money-lenders who might provide lar;;et
loans, they are reluctant to use them because
they fear exploitation (probably with Justific-
ation) On the other hand, they have Identified
the r site an having potential as a basis for
economic activity to supplement their income.

The son, for example, is In the process of
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setting up a small poultry business on the site

and Mrs. Siblya, an accomplished seamstress, sees

potential for running a full-time tailoring

business from home. At present she does this

kind of work on a part-time basis to supplement

her wages.

They have discussed and are further investigating

the possibility of the son, who has had difficulty
finding regular employment, setting himself up as
a building contractor by first gaining skills

through assisting the contractor who will be hired

to do the first-stage building work on their

permanent house Because everyone in the neigh-

bourhood is building on an incremental basis,

there is a considerable ongoing demand for building

contractors. They have also noticed that many

neighbours have opened small shops on ..heir sites
and will stay on the lookout for the possibilily

of opening one themsclve- if the potential

lor
competing effectively w th other shops becomes
apparent. As the settlement is located some
distance from the major employment centres they

do not anticipate any demand for rental accomm-

odation as a supplementary source of income.

They are, therefore, constantly seeking entre-



preneurial opportunittcs to bring in extra cash
while Having whatever they can to be able to hire
a contractor, on a labour only basis, to do the
first stage of work on their permanent house. In
addition they are saving in the form of naterlals
and components purchases, gradually building up
the required inventory for the first stage of
building. In this regard they have already
stockpiled a number of bricks, some door and window
frames and a number of second-hand corrugated-
iron sheets. Because they are in no special
hurry to proceed with building the permanent
house they can afford the time to look around for
bargains and usually have enough ready cash, or
can take a small short-term loan, to acquire a
bargain when it presents itself. For example,
they were able to acquire a number of corrugated-
iron sheets at very low cost when a friend of
Mrs. Sibiya's employer demolished an old shed at

his horn

1.4 hECAL

The legal controls are essentially proscriptive
and consist only of building lines and setbacks
within which the household can develop pretty

well as they please.

Informal controls exist in the form of social and
cultural norms and pressures which are exercised
by neighbours and traditional leaders; these
affect such aspects as the cleanliness of the site,
noise and other obnoxious activities , In time,
however, It can be expected that the community will
themselves formalise controls into bye-laws or
their equivalent. Essentially, though, these
developments are under the control of the local
community and are therefore sensitive to local

demands and capabilities.

i.5 TECHNICAL

This can be loi sely divided into technology and
dealgn, or form-making, because of the range ot
technologies that can be used to build basically

similar forms.

1 .1 Technology

As already mentioned, they are at present living
in an loperativel level temporary dwelling and
are in no immediate hurry to build their permanent
home. They have therefore decided to build It to
a relatively high technical standard even though

it will cost more and <consequently take longer



to complete. Their choice of technology Is
affected by the availability of materials and
components, on the one hand, and access to local
building skills on the other. Precedent In the
area has already provided most of the clues that
will inform their decision-making so that they
already have a fairly clear idea about what they
will use. The following elemental breakdown Is

a summary ot their preliminary conclusions:

- Foundations: Stones, broken bricks and
rubble cemented wit* a weak mix of mud and
Portland cement in a shallow trench; the
work is to be carried out by members of the
household with occasional assistance from

friends and hired labour.

- Walls: To be built with locally manufactured
sand-cement bricks which are readily available
from local entrepreneurs. If they choose,
they can also hire a local person to make
bricks for them. They could then supply the
cement and sand themselves. There are
therefore a number of ways of acquiring
nrtcks and they will be stockpiled for use in
small quantities by a hired artisan, the

volume of work being determined by available

(14)

7b.

funds. The son will assist the hired man and
hopefully be able to eventually phase him out

by being able to do it hlmseli.

Floors: Rammed earth will be used Initially
but they hope to be able to cover it with a
thin cement screed soon after occupation because
that would make the floors both easier to clean

and less exposed to vermin.

Windows and Doors: These will be acquired
from a variety of sources, being the subject
of bargain hunting. There are several local
merchants and manufacturers who can supply
these components although bargains are usually
found In the established urban areas where

the-a Is a greater supply of cheap used items.

Roof; They have access to a cheap local source
of wattle poles for use as roof members and

will probably use these although they are also
collecting wrot pieces of timber when they can
acquire them at the right price. They are not
In the least bit interested In a thatched root
and favour corrugated-lron the most because

it is universally available, both new and used,

is easy to transport without damage and can be



readily twisted /uid bent for fixing to uneven
roof members like poles, Although asbestos-
cement root sheets are cheaper than metal,

they have the dlaadvantmge of being heavy to
transport while also being quite brittle and
subject to fracture. If they were offered a
quantity at a low price they might be tempted

to use It, though, despUe the disadvantages.

Flnlshea; They would like to have high order
finishes throughout the house at some stage
but will decide on an ad hoc basis which walls
to plaster and paint, where to put in ceilings,

hot' to finish floors In various spaces, etc.

M umblng Fittings and Fixtures: The building
of a fully fitted bathroom and the installation
of plumbing in the kitchen area is regarded

as a particularly low priority by the Siblya
household at this stage as they are satisfied
with the performance of the existing arrange-
ments for the short and medium term. They
like to know, however, that it will be possible
at a later stage to Install plumbing arrange-
ments to full Western standards if they so

desire .

The technology described above is all readily

accesslble to them and already in wide use in the

area. They are therefore in a position to draw

from the experience of friends and neighbours.

1.5.2 Design

At this stage, before making final decisions,

they have thought about

a preliminary brief for

the development of the permanent house and the

site as a whole. They

objectives as follows:

Site Development:

House:

summarised their basic

Small front garden and
the presentation of a
good 'face* to the
street which they can
easily decorate and
maintain.

On site vehicle parking.
Large back-yard.
Vegetable garden.

Chicken run.

Four bedrooms
Large kitchen and

informal living room



- Dining/work room
Formal living room
Small wash-room that can
later become a bathioom
_ Front verandah.
Imanery: They would like to have s
flat or almost flat roof as
they find It presents an
attractive image. They would
also like simple rectalinear
forms that are cheap and
easy to make while also
being Inexpensive and easy to
decorate. In any event they
will spend some time think-
ing about It. will observe
what neighbours are doing
and evaluate the costs of

various options.

They appreciate that they cannot have everything

that they would like at once and the form of the

house should therefore facilitate additions and

changes .

Tht accompanying Illustrations give an idea of (15)

one way In which they can respond to their brief.
I have also used them successfully as a basis for
discussion with the Siblya household. They were
enthusiastic about the principles and eve using

the site-diagram for setting out the house.

1.6 IMPLEMENTATION

There are a fairly wide variety of implementation
strategies already in use in the area. They are
almost all based on a temporary structure as a

starting-point combined with one or more of the

following approaches:

Build a large new house in front of a
temporary house.
Build a small permanent house to be added to

later.

Build foundations only then the rest room by

room.

Upgrade a temporary dwelling slowly bit by bit.

Add permanent additions

_ Combinations of the above.

The Slblyas are eager to build a new structure
separate from the existing temporary one but are

not sure which process they will actually follow.

to a temporary dwelling.
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This la not a problem as they can change from one
to another on an ad hoc basts. Mrs. Stbiya was
concerned that if they started with a small basic
structure, that they could then move Into, they
would 'run out of steam' and not build the rest
as they would really like to. For this reason,
they are setting out the full extent of their
edream house' from the beginning to ensure that
they kaep reminding themselves about what they
are aiming for. This will have the added
advantage of helping to plan the garden to take
account of later additions. They will also be
able to show neighbours and friends just how

big the house will be some day In the future.

It will also make It easier for thvm to show a

contractor where they want walls built and so forth

without having to show a plan because contract-
ors in the area are known to charge more If they

have to work to a plan.

With a basic framework set out for the development
of their home, they enjoy the opportunity to build
at a pace and In n manner that can easily change
and adapt over time, In Increments that will suit
their circumstances and priorities. If the
performance of the many hundreds of other house-

holds building In the area is anything to go by,

79.

the feasibility of this approach is already
established. Nevertheless, there are a number
of things which could be done to further facilitate

this already successful approach. These include:
- Technical assistance programmes.

- The introduction of a loans scheme. For
example, materials loans could be made avail-
able in small quantities with the first
materials used on a building becoming security
for a further loan and so on, until enough
security is obtained for quite large and long

term loans, where they are desired.

Encouragement of private sector initiatives to
provide a wider range of goods and services to
this market. For example, companies could be
encouraged to provide various kinds of package
deals that include financing. Such packages
could he for various kinds of assemblies such
as roofs supported on poles that people could
then enclose themselves, small expandable
houses, larger shed-like structures which
could be subdivided and finished off at a later
stage and so forth. The variety of combinations

possible is virtually infinite.
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2. 'DEVELOPED WOKI.D1 CASE STUDY

Mr. and Mrs. Blatcher bought an old farmhouse chat
had become part of a Pretoria suburb when the farm
was subdivided for township development about
fifty years ago. At the time of purchase, earl)
In 1974, they were newly married and as yet with-
Their choice of the house

out any children.

Included the following factors:

A good position in a desirable neighoourhood.
They Identified the house as having a good
potential for improvement.

The price was low enough for them to afford
the mortgage-bond repayments with the Income
available at the time.

It had an established and attractive garden
with several mature oak trees.

It had considerable charm and 'character' for
them (one could ascribe a lot of the 'character'
to the fact that it was an old house which
had been lovingly developed and altered over
several generations by various owners. It had

therefore matured rather well.)

Since occupation they have made a host of small

changes and alterations to Improve the house and

(16)

(17)

one larger Improvement In the form of a studlo-
workshop which is built at the back of the site.
All of these changes have happened on an
Incremental basis ovei the last five years and
have been strongly Influenced by the birth of
two children, on the one hand, and on the other,
by the expansion of the home-based silk-screening

buslues j that Is their major source of income.

2.1 SOCIO-POLITICAL

Their choice of house and decisions about Improve-
ments were all under their own control and were
therefore responsive to their own preferences rd
priorities. Although the house as It was when
they moved In wa not wholly to their liking,
they happily tolerated discomforts and inconven-
iences at the time because they appreciated that,
In time , they would be able to adapt the dwelling
to better suit their own needs. In making
decisions about Improvements they are in a good
position to explore the Implications in their
own time without having to commit themselves to
major changes In a hurry. They also have a wide
circle of friends and contacts to draw on for
advice and assistance in dealing with Improvements.

The media also plays a role in this regard . For



example, Utey have access to home-Improvement
ideas In popular journals. Home improvement is
regularly discussed as an Integral part of normal
ongoing household affairs; new ideas are

therefore constantly debated.

2 .2 ADMINISTRATIVE

They are solely responsible for administering
their own affairs In home Improvement but a> .
subject to the framework of local authorl vy

services and restrictions.

2 .3  FINANCIAL

As mentioned their source of income is a home-
based silk-screening business. At the time of
initial occupation it provided a relatively
modest income although it has subsequently

expanded into a very successful business,

They were able to afford the initial bond
repayments on income at the time of buying the
house but were assisted by family in making the
required deposit. Subsequent small Improvements
were financed entirely out of available cash

surpluses. These became available every so often

86.

when business conditions were good. As the (20)
business expanded and Income Improved they

extendeo their mortgage-bond and built the
studio-workahop as a larger Increment of home-
iimprovement. This coincided with the birth of

their first child when an Increased demand was

made on space in the house itself.

They enjoy a variety of economic benefits s a
result ot working from home. The business over-
heads, for example, are tax-deductible. This
serves to reduce the overheads of the home itself
as it contributes to costs of the mortgage, the
telephone, water, electricity and so forth.
Commuting coats are nil and there are the further
cost advantages in not having to rent premises
for the business. Other benefits of working at
home Include improved family life and better
supervision of the children, particularly when

they are still very young.

Interestingly enough, the previous owner of the
house had also wused it as a basis for economic
activity. She was an elderly, single woman who
supplemented her small income by renting out

rooms to students at the nearby university.



With gird to the Blatchers' s'.tuatton, however,
one can Identity that the key financial factors
affecting the acquisition, adaptation and

improvement of their home were:

- Ability to make regular bond repayments for
the first stage (approximately R140-00 per
month on mortgage-bond of R15 000)

- Availability of family assistance in putting
down the required deposit (R5 000 deposit;
R20 000 purchase price).

Availability of cash surpluses for small-
scale, ad hoc Improvements.

- Ability to get additional loan finance for
further major improvements when they could
afford the additional repayments. They
were able to pay the R8 000 for the studio/
workshop by increasing their RI5 000 bond
to one of R23 000 (total repayments of

approximately R 220-00 per month).
2 .4 LEGAL

While they are subject to the local municipal bye-
laws, the small-scale improvements were not
affected by them directly. They had to get

planning permission only in the cose of the

studio/workshop. The carrying out of a home-
industry from a residential site is permitted
in their neighbourhood but has to comply with
certain regulations such as those relating to

noise and other nuisance controls.

It is a rather old house that has ceiling heights
and wall thicknesses in some rooms that do not
comply with buililng bye-laws but these were
waived when the house became part of a suburb;i

subdivision. However, new structural changes

and additions need to conform to the regulations.

2 .5 TECHNICAL

2.S.1 Technology

While, in most cases, the small-scale changes
involve technology that is easy to use and can
be carried out by the Blatchers themselves with
minimum skills or with the use of unskilled

and semi-skilled Mred labour, the studio/work-
shop was built au age deal by a company
specialising in small-scale additions. It was
built with the use of a modular system especially
suited to quick and easy erection. It has a

minimal disruptive effect on normal household

87



activities and there is little damage to the
garden. The structure itseli la largely a shell
within which later subdivision can take place.
It has also been added to since first built; a
'temporary' store for sllk-screens was built

onto the back of it.

The Rlatchers initially considered building the
studio/workshop with the use of sub-contractors,
acting as main contractors themselves (i.e. the
same kind of process as that contemplated by
Mrs. Stblya), but decided against it after
discovering the package deal possibility. Inis
change was also influenced by their improved
Income by that stage; they would certainly have
been able to make a cost saving of at least 357.
over the package deal by overseeing and
organising the work themselves but would have
suffered other disadvantages such as an

extended and untidy construction period.
2.5.2 Design

The design of improvements has been born out of
lengthy and detailed discussion, often involving
friends and relatives, each small change

receiving a great deal of attention. In the

case of the studio/workshop,

informally (being a family friend) by helping

to prepare a

I assisted

sketch plan during a Sunday

afternoon social visit.

building processes
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Although less explicit at architectural
design change, they have been able to make very
successful changes In space usage within the
house over time. For example, while the business
was still small and before any children were
born a front bedroom was used as the studio/
workshop. Business expanded, the dining room
was taken over as additional space for business
use and the dining table moved to the entrance-
hall. With the birth of the first child, plans
were made to build the studio/workshop. In the
Interim, the small room next to the bathroom
heca.ne the baby's room. With the completion of
tne new building, all business activities moved
out of the house itself, the front bedroom
(formerly the studio) was redecorated and fitted
out as child's room and the dining room reinstated
as such. When the second child arrived he
occupied the small room next to the bathroom.
By this stage, however, the business was still
expanding; the dining room was once more taken
over, this time as an artwork studio and office;

actual production activities were kept in the

outbuilding. The dining table was once more
moved to the entrance-hall. ihis Is how things

19
stand at present. (19)

The building of the studio-workshop had a profound
effect on the way In which outside spaces are used
Before its construction the back-yard was rather
unattractive and outdoor living was concentrated
in the front garden. The new building, however,
formed a backdrop to the back-yard and made a
very attractive space between It and the house.
This has now become a favourite spot for outdoor
living. The children play there very happily
while being easllv aurvellled from the kitchen,

the studio and the workshop.

A point of interest, in terms of design decisions,
developed over a choice between air-conditioning
the studio/workshop and taking some other measure
to control heat bulld-up as a result of It being
north and wesi facing with extensive glazing on
those two sides. While it was originally thought
that the existing trees would provide sufficient
shade in summer, it was found to be less ettective
than anticipated. They were already in the proces
of ordering expensive and high energy-using
air-conditioning equipment when I persuaded them
to rather try shading the building with pergolas
and to supplement this with two low-energy
extractor fans to remove heat given off by ihe
production machinery. This idea proved particul-

arly successful and was implemented at a quarter



of the capital coat of the alr-condltlonlng,
not to mention running costa. The pergolas were

made in such a way as to allow the existing

trees to pass through them In a number of places.

When the trees lose their leaves In winter,
these places become holes through which the
winter sun shines to provide a comfortable
Interior temperature. Curtains on the windows
provide a degree of control over this when it
becomes necessary because even in winter the
Pretoria climate can sometimes cause too great

a heat build-up.

The pergolas have also made a tremendous
contribution to the outside spaces as they are
very pleasant to sit under in both summer and
winter. The Blate hera have also enjoyed hanging
children's swings from them, growing creepers
up them and using the supports for hanging
ferns in baskets. The effect of filtered
sunlight in summer and that of the low angled
direct winter sunlight has influenced visiting
friends to the extent that this approach is

now alst. being used by them on their own homes .
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2.6 IMPLEMENTATION

Aside from major work such as on the studio/
workshop, small increme ts of development and
change are made from time to time, most often
with the use of hired labour on a labour-only
basis, with the Blatchers buying and issuing
materials as and when they are reeded. For
example, an unskilled casual labourer, who

works in the neighbourhoou doing odd jobs for
people, was employed to dig a storm-water

channel on one side of the house. He was shown
how to mix the concrete with which to line the
channel and was then abl" to proceed with the
test of the job by himself. Because the Blatchera
work from home, it is very easy for them to
supervise this kind of work during the week and they
are, therefore, not confined to work only over

weekends.
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Alternative entrance-way from the street

the gtudlo-workshop
S'de court-yard.
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L, Dining-room furniture In the entrance hall.
Entrance-hall. !
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ChildIm room (formerly a work-room for silk,
screening)
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Bathroom
Baby's room




Kitchen entrance.

SIlk-screen

Inside the

store behind

the

8Ludlo-workshop

studio-workshop



Studi o-workshop main entrance.

Gap In the pergola that is closed in summer by
the trees getting their leaves. Open In Winter,
shaded in Summer.

Tin- outdoor sitting area.
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ovei time The layering of pm. ecaaee ovei an
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fa.i IThe butldinge and their eurroundinge are
valivel by vlitue of the cue lant «d Justmeuia

and renewals that take plane, in uhat aim.mua [ ¢

an essentially organ!i pro. ees.

I iwo .ases also Illuel rate how lhe basic
,ases and concerna In the 'developing' and
loped!l worlds are utilie shutlai; Dboth

1 ..lay chavm ter iwilt a id pal lerna and pai ts

, literns that one an mbserve fn a wide
,iruw of hmalng at various leve It Indeed .
o1 Often identity The deglee to whl>li

intis housing solutions sie. 'alive' In teima

of the way in vhlch the inhabitants respond to
titan., fly undei standing the processes, one can
gi. a lon* way towards identifying the differences

between healthy end unhealthy development

Architects have lor sisne time been aware of the
value of 'perNona llzallon' of housing by residents
as m positive aepa. t It has usual If only been
seen as an i/.presslon of identity through applied
imagery though and insufficient attenti m has
been paid to the wider sphere of Issues and proc-
esses that iilie i people's perceptions and
i(ignition ml their environment. Incrementallam,
when recognised and utiually planned for and
ei.ivufljed, in a veiy real means to cater for
Individual priori ties and preferences at a ptee
and in a manner that occupants themselves control
thereby automatically taking into account r range
of complexities that go far beyond ’personalis-
ation' as only m expression of Identity. It
go.a without saying that the better the access
that pei.pl. have to supportive networks and
technology that makes it possible for them to
have control, the better can be their responses
to then environment. Incrementallsm can
therefore be seen to be a process that plays u

very valuable role In the adaptation of the it
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j - WE HODSINO PKOCBSS AND INCREMENTAL PEVEIOPKENT

These two cases Horn 'developing' and 'developed'
worlds re- oectively, are not Intended to be either
models or necessarily typical cases but they

crve rather to illustrate something of the
range ot development dynamics and Issues with
which individuals are faced in the hoi 1 process.
They also illustrate how incremental ’ velopment
can end does take place to produce environments
that are appropriate to diverse individual demends
over time. The layering of processes over an
extended period produces richnesses of character
and meaning that cun be felt and enjoyed In

tact the buildings and their surroundings are
'alive' by virtue of the constant adjustments

and renewals that take place, in what amounts to

an essentially organic process.

The two cases also 1llustrite how the basic
processes and concerns in he 'developing' and
'developed' worlds ar' tjulie similar; both
display characteristics of patterns and parts
of patterns that one can observe in t wide
spectrum of housing at various levels. I I<u,
one can often identify the degree to which

various housing solutions am 'alive' in terms
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of the way In which the Inhabitants respond to
them. By understanding the processes, one can
go a long way towards identifying the differences

between healthy and unhealthy development.

Architects have for some lime been aware of the
value of 'personalizat ,n' of housing by residents
as a positive asp. t. It has usually only been
seen as an expression vf identity through applied
imagery though and insufficient attention has
been paid to the wider sphere of issues and proc-
esses mat affect people's perceptions and
cognition of their environment. Inere”entalism,
when recognised and actually planned for and
encouraged, is t very real means to cater tor
individual priorities and preferences at a pace
and in a manner that occupants themselves control
thereby automatically taking into account a range
of complexities that go far hey ~d 'personalis-
ation' as only sn expression of Identity. It
goes without saying that the better the accoss
that people have to supportive networks and
technology that makes it possible for them to
have control, the better can be their responses
to their environment. Incremental ism can

therefore be seen to be J process that plays a

ver' valuablt role in 'he adaptation of their
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environment by people and concomitantly in the already made for them, They can then concentrate
evolution of their well-being through the various their energies on resolving fine details that are
tranailions that they experience over time. very often too difficult to resolve quite as well
when designing an entirely new building. By
In physic.l as well as non-physical planning one moving into an existing house of their choice,
needs ,.0 be able to facilitate individual and they can live with the situation for some time
group responses to that which is provided and while cogitating over how, where and when to make
ensure that they have the means to do so. changes and improvements, They then often do
Individually controlled changes, by whatever produce a much finer degree of resolution ol
size increment, will surely be more appropriate details than they might otherwise have done.
to the diversity of demand over time than anything For example, one is in a much better position to
that could be totally preplanned in detail from decide about Improvements to a room that one is
the beginning. standing in than one which only exists on paper
or in model form. Whether these architects would
Architects are very fond of moving into existing, admit to it or not is another matter but one
often old, houses which they then convert for needs only to see them in action for their deeds
themselves. They present strong arguments as to to speak louder than any words which they might
their reasons for doing so; these usually use. Were architects to better understand the
revolve around the character of the building housing process they would be able to place
brought about by the many layers ot habitation themselves in a better position to actually design
stamped on it by previous occupants. The for it and facilitate responsiveness in the
houses therefore enjoy a degree of attractive physical environment; responsiveness that opens
maturity. This and other arguments are up a variety of paths and options within which
probably less significant than the fact that Individual wusers can express and enjoy well-being
the complexity of decision-making that is in their own way by being able to participate
involved in the housing process is so great more fully in the housing process.

that they enjoy having had nany of the decisions



If one Is to establish a healthy housing market
within which these processes are to take place

then clear 1; It needs to contain:

Choice from among a variety of diverse
options as starting points (I.e. variety
of housing products)

Possibilities for each option to be adapt-
able to a greater or lesser degree.

The possibility for people who have entered
the market, made a choice and adapted it
as far as they could, to re-enter the market
once again and repeat the process (i.e.
housing mobility).

A wide range of supportive products and

services .



If one Is to establish a healthy housing market
within whl h these processes are to lake place

then clearly It needs to contain:

- Choice from among a variety of diverse
options as starting points (i.e. variety
of housing products)

Possibilities for each option to be adapt-
able to a greater or lesser degree.

The possibility for people who have entered
the market, made a choice and adapted it

as far as they could, to re-enter the market
once again and repeat the process (i.e.
housing mobility).

A wide range of supportive products and

services .
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pAKT 4 : DEVELOPMENT PI-ANNINC IN PRACTICE : TWO

PROJECTS tN_TjtE S/nrrnl'.RN AfRICAN CONTEXT

The *wo projects ileacrIbed in this section are

considered to be of particular interest in terms

of planning for the dynamics of transition and

change that have been discussed thli far. The

two projects are:

1. THE NGANGELIZWK PROJECT: It deals with the

upgrading and related development of an

existing Informal settlement. The major

emphasis is at the neighbourhood level and

deals primarily with strategic issues.

2. THE KAfYAMAZANE PROJECT: While it is mainly

concerned with the role of the private

sector in housing and development, it also
focuses on detailed planning at the
individual house and group of houses levels

in a new neighbourhood that is an extension

of an existing formal settlement.

The development principles in both projects

Incorporate the same basic concern for the

existence of a viable housing market that

operates at a variety of levels and offers

choices from among a range of options which are

both adaptable and clearly understood. Economic

development is seen as an Integral part of the

housing process and it is recognised that no

individual or group can predetermine the full

range of complexities and implicatlcns ol a

particular policy or st m V at any one point in

time. Learning by doin# with continuous

monitoring and feedback within an overall devel-

opment framework, is therefore seen to be

imperative.



THE NCANCEUZMK PROJECT
Ngangeltzue « neighbourhood of Umtata
independence
a residential apccifically
occupation by Blacks
Urban Areas Act of the Republic of South Africa.
In other words to conventional

ordinance.

the population of the neighbourhood had

reached an estimated or about 657.
population of Umtata.

Ngangelizwe functions successfully as
ec.eption area for newcomers
a variety of
housing market that allows
to find a place
priorities; the form of

a wide range

of largely acccumocatlcn of

an extraordinary variety of examples

the ongoing trans.tlon-charac terIsties,

discussed, of both physical

socio-economic socio-culrural conditions.

see buildings ranging from
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huts to 'modern' Western-type houses with

associated technology while the population 21)
itself comprises a wide cross-section of people

ranging from newcomers with strong traditional

ties (who work mostly as unskilled labourers) to

highly urbanized professionals such as doctors

and teachers.

By 1975, when the NBRI first became involved in

the area, more than 907. of the existing buildings

had been built by private sector means, mostly

through small-scale informal sector subcontracting

by site occupants, on sites of various shapes and (37)
sizes (allocated by the local authority in
collaboration with local leaders). At that stage
there were some 1 200 of these sites In an area

of approximately 122 hectares.

Access and services were rudimentary and each
site lowner' had a right of occupation recognised
by the municipality. Site charges of R2-00 p.m.
were collected to over the costs of water and
sanitation services; some sixteen standpipes
provided the source of water for the neighbour-
hood, a night-soil and refuse service took

care of sanitation and main roads were

occasionally graded. The roads and accessways,



however, were very poor and became virtually
impassable in wet weather, making sanitation

services difficult to maintain.

Whereas tie services Infrastructure was relatively
poor, th* rctixaunlty had Invested a considerable
amount In housing nnd facilities. If the area were
to be demolished end redeveloped by the government,
It would requite considerable capital outlay not
only for teplacoment of existing accommodation
but also to compensate people for what would be
demolished. This economic factor, combined with
the social cost of demolition and clearance
(strongly resisted by the community and their
representatives) , played a major role In
persuading the government to accept recommend-
ations that the area be retained and upgrau”d
Consequently, the government body responsible for
development In the area (The South African
Development Trust - SADT, known at that stage

as the South African Bantu Trust - SABT) agreed

to finance, in the form of a grant, the capital
cost of upgrading the services Infrastructure to
a more effective 'operative' level so as to take
care of the immediate demand for Improved health
and safety. In addition, they agreed to provide

additional serviced sites and housing In a new
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extension adjacent to Ngangetlzwe as well as a
number of additional communal facilities In both
the new and existing areas. The fact that the
government was prepared to make grant finance
available was largely a result of the desire to
boost Vmtata's development as a decentralised
growth point combined with the aim ol assisting
its development as the cipltal of Independent

Transkel.

The research and development role played by the
NBRI was one of collaborating with and advising
the Umtata Municipality and the agents of the SADT
(and their consultants) In problem Identification,
strategy formulation, technical matters and
implementation. This role was financed by the
Department of Co-opera ion and Development (known
at that stage as the Department of Bantu
Administration and Development) of the South
African Government as part of its research and

development contract with the NBRi.

The primary decision-making forum which controlled
the grant finance to Transkel was a special
committee set up for this purpose. It was called
the Transkel Townships Co-ordinating Committee

(TTCC) and represented the interests of the South



African Government, the Tranaket Government, the
Umtata Town Council and the Ti .skel Townships

Board. An the name Implies, its sphere of

interest went beyond Ngangelizwe Itself and dealt

with all of South African Government assisted

urban development aid to Transkel.

It was In this forum, therefore, that agreement
to upgrade Ngangelizwe was first reached and a
basic physical planning framework accepted in
principle. The first stage of services infra-
structure development was agreed upon and

implemented as follows:

- KOAfiS AND STORMWATER DRAINAGE: The road
connecting the centre of Umtata with
Ngangelizwe was tarred and provided with
stormwater drainage, as was the major
road leading into the neighbourhood and
back (forming a major road loop through the
area). It was decided to develop these
roads to a high standard because they are
used by the buses and heavy vehicles that
serve Ngangelizwe as well as the fact
that they are nearly all roads that run up
and down relatively steep slopes. A high

level of development therefore minimises

(22)

stormwater damage and maintenance to these
essential routes. Most other roads in
Ngangelizwe run along the contours and were
graded, gravel-surfaced and provided with

stormwater channels.

This upgrading of roads was essential to the
satisfactory operation of the sanitation
services (night-soil and refuse removal). It
also improved private access while reducing

damage to buses and other vehicles.

WATER SUPPLY: The entire neighbourhood was
reticulated with a water-supply network that
provided a stand-pipe to every site. A
communal tap to every ten or twenty houses
might have been adequate but, as the SADT
were prepared to pay for this relatively
high level of service as a grant, it came as

a bonus.

ADDITIONAL SERVICED 1AND: Eight hundred
additional serviced sites for housing and
facilities were developed in and adjacent to
the existing area to create options for
housing mobility and cater for population

growth.
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(23)



These three primary actions took care of the moat
immediate demands for Improved health and safety
while creating the physical framework within which

incremental development could take place.

From the more detailed descriptions which follow
It can be seen that In almost all cases the
development approach employed did not try to
replace outright the policies, procedures,
processes and activities that were already
operating in the area but sought rather to
identify positive features which could then be
built upon and developed. This approach played
a major role in determining the feasibility and
viability of development work in that context.
This also meant that existing institutions

could see that they had something to gain by
collaboration rather than feeling that they were

threatened by outside influences.
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22a. Main bus-route through Ngangeltzwe tarred 23. Foreground: ~ Housing in new development
and provided with stormwater drainage area. Centre: The school hostel Background:
’ Tix ciaV

2b. Water stand-pipe to each house Servica

22bm Mi d ded, f d ith 1 . .
" THOT Teads gracde surtaced wi grave lane between houses for night-soil removal.

and provided with open, lined stormwater
channels .



1.1 SOCK)- POLITICAL

An elected representative body, with five
members plus a secretary, existed in Ngangellzwe
for some time prior to the start of the upgrading
programme and it was through this group of
representatives that the NBRI first made contact
with the community. The body's credibility in
the eyes of the residents was found to be very
good and, on this basis, they became the key

people in decision-making.

Although the representative body was a duly
constituted subcommittee of the Umtata City
Council, they had no de jure executive powers
and could only make recommendatlons and act in
an advisory capacity to the City Council. In
fact, at that stage, the body was called the
'Advisory Board'. However, it was unusual for
the City Council to reject their recommendations,
therefore, de facto, they actually did have an
effective say in decision-making. This was
borne out by the credibility the representatives
enjoyed In the eyes of their electorate. This
was due In no small way to the sensitivity of
the municipal officials and City Councillors

responsible for Ngangellzwe.
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In carrying out their duties, the representatives
were influenced not only by Individual members
of their electorate but also by interest groups
in the community such as those representing
religious groups, businessmen, sports bodies,
welfare groups and so forth, all of whom exposed
them to a considerable degree of lobbying.
Furthermore, it is interesting to note that their
election 'platforms' ranged from the conventional
party-political lines to those related to tribal
and traditional affiliations. The Advisory Board
forum was, therefore, an existing and operating
basis with effective communication networks
already established. It was also well-evolved as
a vehicle for problem identification, priority
determination and decision-making ci matters
affecting the residents of Ngangellzwe, n > least

of all the upgrading programme.

After Transkel's independence in October 1976,
two members of the Advisory Board were elected
to the Umtata City Council but the rest of the
members stayed on to serve the residents of
Ngangellzwe (together with these two councillors)
in an Informal 'ward development committee'.
More recently, a third member of the former
Advisory Board was elected to the Council. It

was also decided to form an Estates Subcommittee



to provide a formally constituted body thn looks
after the development of the neighbourhood; in
effect, this Is an upgraded 'ward development
committee'. This, together with the fact that
one of the former Advisory Board members has
recently been elected deputy-mayor of Umtata,
supports the original observation that the
Ngangelizwe representatives enjoyed high
credibility at the time and that their
performance as representatives during the early
stages of the upgrading programme was appreciated

by their electorate.

While the bulk of the available budget during

the 1975/76 financial year was spent on the
first-stage basic infrastructure, already
discussed , some R2 million was made available

for further development in the 1976/77 financial
year. It was at this stage that more detailed
budget allocation was required. The represent-
atives found themselves having to debate just

how to allocate the available funds. During

this period (involving a long series of meetings),
Ken Finlayson and I, together with officials of
the Umtata Municipality and members of the City (25)

Council, made ourselves available to the Advisory

Board to assist in determining priorities and with
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technical matters. Representations were al,
heard from various Individuals and Interest
groups in the community. The series of meetings
culminated in a set of recommendations. These
were then tabled at the budget meeting of the
Transkel TownshipsCo-ordliidtlng Committee in
April 1976. Except for minor amendments, the
recommendations were accepted and implemented
during that year. This set a precedent in
South Africa as it was the first time that a
community of this kind drew up and hud implemented

its entire annual budget.

1.1,1 Communication Problems and Informed

Decision-Making

During the period of meetings and discussions on
the budget allocation, we developed a number of
communication tools as well as a budget-planning
lgamel that proved particularly successful in
assisting the representatives with their
discussions and decision-making. The need for
these tools had become apparent when discussions
revealed that some of the representatives had
difficulty in grasping the technical and cost
implications of certain decisions. Some also

had problems with reading plans and maps. It was



therefore quite difficult for them to both
understand them and to communicate their
implications to their electorate and other
interested groups. Our response to these

problems Included the following exercises:

1.1.1.1 K]lclting and Recording of Concerns

Discussions with representatives In ,ratings, on
walks through the neighbourhood and luring slide-
shows of parts of Ngangelizwe led to the raising
of a wide range of Issues and concerns by
Individual members of the Advisory Boat*. These
were listed on sheets of paper and stuck on the
walls of the meeting room for easy reference. The
concerns raised by each representative were listed
next to his name and each was free to add to or (26)
subtract from these llstn. This form of minuting
meetings proved very useful to the representatives
because they could refer to them continually an'
also show them to members of their electorate to
Illustrate what issues were receiving attention.
For example, one of the representatives, Mr.
Luwaca, was concerned that playgrounds should be
developed as safe places for children. This was
listed under his name as 'playgrounds'. Anyone

Interested in them or In what Mr. Luwaca had
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been expressing concern about could therefore

see that he h.'d registered It as an Issue.

Once these lists had been finalised they were
summarised to avoid repetition and then divided
into two categories. The first of these listed
those Items vhich could actually be purchased and
therefore bjdgeted for e.g. a school The second
category listed non-purcliasable items e.g. the
concern for people to be allowed to let: out (27)
accommodation to supplement their Incomes. This
second category could ? be budgeted for but
required legal and administrative action that
would have to be recommended to the City Council

and lobbied for.

This process made possible a relatively high
degree of success in problem Identification as

it generated A good deal ot debate and discussion
about what actually constituted problems. An
example of the kind of action that resulted out
of the debates is that relating to the vendors
selling fruit and vegetables along the main
roads; it originally emerged as a concern after
some of the vendors had complained that they
were being harassed by the police for operating

without the necessary hawkers' peri.its (and



therefore In the Informal sector) . The City

Council were eager to house them It a centralised

market place. However, discussion soon revealed

that many of them located along chc roads because

hey were close to bus-stops and therefore passing

trade while others were also very close to theii

homes; they were therefore able to keep an eye

on their children and carry on with household

chores between busy periods. It thus became

quite apparent that a centralised facility would

not suit them all and another strategy had to

be evolved. The solution comprised aspects In

both the budgetahle and non-budgetable categories

and consisted of a budget allocation for vendors'

shelters to be erected at strategic points along

the main roads. These were also to be combined

with bus-shelters (for which there was also a

demand) where appropriate. In most Instances,

therefore, the shelters were to be located either

on the same spot or very close to the places

where vendors usually located anyway. The non-

budgetable category required a recommendation

to the City Council that the vendors be allowed

to register themselves and obtain licences
thereby obviating the problem of police

harassment.
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1.1.1.2 Communication of Cost Implications

Using the list of items to be budgeted for, the

approximate cost of each one was recorded,

Because of the large sums Involved In many of

the Items, however, it became difficult to relate
the different values of c¢; h. It

decided

was therefore

to equate monetary value with a known

item. Ths standard 51/9 house-type, of which a

number existed In Umtata (where they wee. known

as 'Pretoria houses'), was selected for this
purpose, it was a useful choice because the

construction of holses was high on the priority

ratings of most of the representatives.

A clinic costing R30 000, for example, was said to

cost six 'Pretoria houses' (one standard house on

a serviced site cost R5 000). In this way the

relative values of various kinds of Investment

were more readily appreciated.

1.1.1.3 Development of a BHact-Plannlng 'Game'

Because the available funds were not sufficient to

purchase all the desired Items on the list, It

became necessary to decide on priorities tor

budget allocation. To assist this process a
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I.1.1 .2 Communication of Cost Implications

Using the list of items to be budgeted for, the
approximate cost of each one was recorded.

Because of the large sums Involved in many of

the items, however, it became difficult to relate

the different va'ues of each. It was therefore

decided to equate monetary value with a known

item. The standard 51/9 house-type, of whic.i a

number existed in Umtata (where they were known

as 'Pretoria houses'), was selected tor this
purpose; it was a useful choice because the
construction of houses was high on the priority

ratings of most of the representatives.

A clinic costing R30 000, for example, was said to

cost six 'Pretoria houses' (one standard muse on

a serviced site cost R5 000). In this way the

relative values of various kinds of Investment

were more readily appreciated.
1.1.1.) Development of a Budget-Planning 'Came

Because the available funds were not sufficient to

purchase all the desired items on the list, it

became necessary to decide on priorities for

budget allocation. To assist this process a



planning 'game' was developed. It consisted of a
large board divided Into compartments; In each
compartment one of the Items from the Hat (e.g.

a school) was recorded together with Its purchase
price In monetary terms while Its price In terms
of houses was represented by drawing the appropr-
iate number In the compartment. For example, (29)
the co.npiirtmen. representing a school costing

R100 000 had twenty houses drawn In It. This made
It possible to see at a glance how many lhouse-
etjulvalents 1 It would cost. In other words,

If they wanted the school, they would h».e to
sacrifice the provision of twenty houses. The
available funds were represented by cardboard
'chips' of various denominations, each with both
monetary and 'house-equivalent' values marked on
them. A chip of say R50 000 value would, therefore,
have R50 000 noted on 1t as well as a drawing of
ten houses. These chips were placed in a box,

or 'bank', from which funds were drawn for purchases

on the board .

Each representative 'played tie game'according to
his individual priorities and a record was kept
of each distribution. They then, as a group,

'played the game' with each Individual having a

chance to show the others his own budget
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prioril!les. After a series of meetings and gaming
sessions, consensus was reached and the budget

distribution finalised.

The allocation of the budget was accompanied by
considerable discussion and debate during which
members of the community and representatives of
various interest groups were Invited by the
Advisory Board members to attend as observers
and make comment. The time bv waan meetings was

also used for lobbying and canvassing of opinion.

During the period preceding final budget decisions,
a number of Items on the list were reappraised.

For example, some representatives pointed out

that It was not necessary to build an entirely

new clinic as they could manage quite well If

the existing one was slightly expanded and Improved.
In this way, they managed to economise by accept-
ing a lower order solution chan they had originally
thought desirable; this made available additional

funds for other priorities.

The budgeting process also exposed the need for
certain statistical data which the representatives
themselves then researched In order to back up

their arguments for particular purchases. For



example, the case for building additional schools
and lassrooms was backed up by one representative
who had gathered statistics on the existing
shortfalls and was therefore able to present

a strong cade to his colleagues. Similarly, a
motivation was prepared for the constructlor. of
the school hostel for girls who were living as
lodgers In NgangelUwe. This had the positive
effect of ensuring that priorities for facilities
were established at grass-roots levels Instead
of being decided upon by planners and administr-

ators as being 'good' for the community.

1.1.1.A Communication of Technical Implications

An example of communication problems in the
understanding of technical matters was that
rel;ting to the reason for services Irfra-

belng so expensive. A series of

;aa prepared to illustrate how services

operate and the differences between

*a kinds of solutions. For example, some

people did not understand that waterborne
sanitation was not Just a hole in the ground
but required relatively complex networks of
water supply, drainage, pumps and treatment

works. Graphics were used to explain
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this and other Issues; all were prepared with (30)
a silhouette technique of drawing rather than

with three-dimensional drawings so as to

obviate problems that might be encountered with
three-dimensional depth perception In the

4
reading of dmwings.'l

The graphic tools were supplemented by slide-
shows, site visits and discussions. These were
also attended by officials from the Municipality
and members of the City Council when the need
arose. The graphics, pictures, etc were also
stuck up on the walls of the meeting room so
that they could be shown to members of the
community by representatives wishing to explain

particular points.
1.1.1.5 Introduction to Map and Plan Reading

Starting with pictures of Ngangelizwe seen from
surrounding hills and moving to oblique views
seen from a low-flying aircraft, the represent-
atives were grcdually Introduced to aerial
survey photographs on which the basic outline
of the settlement could be readily identified.
This was translated Into graphic form which,

In turn, was subdivided to show the nelghbour-



hooda within the overall shape. Other important
features were then added to the graphics until a
plctogtaphlc map of Ngangellzwe had been built up.
It was then a relatively small step to translate

. . 3D
that into the more conventional form of plan. (

By making comprehensible the abstractions used
in plans of the area, it became possible to
discuss the location of various development
options and so forth. This exercise also helped
to de-mystlty ooi.ie of the activities of
professionals and thereby helped the represent-
atives to better understand, and therefore

evaluate, the performance of consultants.

Having become accustomed to the use of maps and

plans, they were in a much stronger position to
actually participate in and make physical

planning decisions. For example, they were

able to decide about the placing of houses

that they had budgeted for in relation to sites

for owner-bullders by judging between several
drawn-up options. The fact that they were able

to fully understand these drawings facilitated

an evaluation of the pros and cons of each of (32)

the options.

1.1.1.6 Cognitive Mapping and Essay Writing

Pupils from the Junior secondary and senior
secondary schools were Invited to draw maps of
their neighbourhood and/or write essays about it. (33)
This was organised as a class activity by the
teachers as part of environmental studies.

The exercise not only helped to stimulate debate
about the neighbourhood both at school when
they discussed it and at home with their
families but also provided valuable clues to
Issues and concerns felt by the children, lor
example, many of the responses referred to the
noise and drunken behaviour around the beerhall,
identifying it as a dangerous place to walk past
on the way home from school. Others indicated
popular play areas which had not been noticed
before. Their maps drew attention to those
parts of the neighbourhood which had strong
imagery in their eyes and were therefore
significant orientation points; many of these
were later included in tne pictographic maps
that were made of Ngangeilzwe. The maps also
helped to identify the boundaries between

neighbourhoods as perceived by the children.



1.1.2 Community Participation in Decision-Making

Community Involvement and participation In decision
making 1» seen to be a major contributor to

accurate problem Identification and appropriate
solution formulation but It must be emphasised
that participation needs to Involve control of
decision-making for it to have any real

significance in the eyes of '»e community.

The experience in Ngangelizwe highlighted a

number of factors that need to be taken account

of If successful community participation in
decision-making is to be achieved, especially
when it Involves representatives of a community.

They are summarised as follows;

a. The community concerned should have a viable
socio-political structure.

b. This structure should have, at Its various

levels, representatives who have a clear

mandate to make decisions on behalf of the

people they represent

c. All parties involved need to be able to

identify that co-operation and collaboration
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between them will lead to fruitful act)onm

The credibility of all parties cannot be In
question as it relies on mutual trust and
reaped, reinforced by accountability to

one another and the community at large,

The roles and responsibilities of each
party have to be understood und acceptabi1
to all. These need to be clearly stated
in terms of reference

A forum, or forums, should exist where Issues,
concerns and problems (both physical and
non-physical) can be recognised, debated and,
where possible, resolved.
Viable networks and techniques for communic-
ation (both formal and Informal) are
required to ensure that Informed decision-

making Is possible.

Benefds of the Participation Exercises
with the Representatives of the Ngangelizwe

Comnunlty

In assessing the participation exercises and



Involvement of the Ngangellzwe community, financial, legal and administrative aspects

through their representatives, In the upgrading affecting them promoted informed decision-

programme, the following benefits were noted: making and made it possible for them to
become more self-rellart. This also

1. A methodology was developed and implemented promoted their self-esteem and self-

for more accurately identifying and respond- confidence .

ing to a community's needs, preferences

and priorities than the conventional 3. The development agencies concerned were able
approach that involves surveys followed by to enjoy the support and commitment of the

planning work in Isolation of community community in implementing development work;
dynamics the situation became one of development

agencies working 'with' rather than 'for'
2. The use of the methodology proved to be an the community concerned.
educational experience for the community,
its representatives and, not least of all,
the planners and administrators Involved.
At all levels this experience served to
modify various individuals' perceptions of

what was desirable, possible and viable.

3. The community gained a graater degree of
control over matters affecting them than
had previously been possible. This directly
enhanced their ability to promote their

own well-being.

4. A greater understanding of the technical,
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purchasable items by way of house-equivalents .



IKVKIONMENTU
OPTIONS

MMM  allICIHIIY)
m m suncatt

simitfa m iimm

K IK
$=H .nii!
KHtHM
ot i r={111.
K IK
rm mmm
Hitim * mr |As
KIK ! 8
. —" BUCKIT SYSTEM
ML wit* T*w
Hill
ToHI1
m m m 83
5
< SANITArION
]
Sgssssasss MM M 1
St I(‘gr.v>,w WITH PIFt
I
o N I »W«C{ FIPA
blip w
ft.aa. Igg.sig ,, iiiOMims
29. The budget-planning 'game 1 30a. Above: Graphic
levels of decision-making. Below:

of nlght-aoll removal

and waterborne

LEVEL Of
RfsmsifiiiY

MUHStmiilK1
IfUUMN] COUNCR

sue CWMHTTF*. ion TAC*
WARO/miCHIUIWHOOO

10CA1 / ITRCIT
COMMIITIf

Iffstowom

u .
TR im

to explain appropriate

Comparison
S«>

at lon.

132



Il
n 11. ‘i

my  n FHMTINCS
A!L'omm BM J Cl\/ll YU ENisHES

r-t 1t. u.J

i«t omiopwnn COIMAIHOK J

N |

1 . lom mgmiutwi cnimciois
me My»uof«tm WiMimo#*

1 ullliS'NCieoium
*16¥1 SHP siuoms »»ll
»C 101t«@>» ~ONTMCIW ktUM!

30b Graphic to describe alternative development
TITaregles for the building of a meeting room.

art vim '11ADS R12m
i imriMv/ii
DRUNAU

R2 m
HXKfit (MY

R 4X)
Wfp ‘'.imr
WATERbOKNt R 800

SANITATION

Eltr. TRI JTY R 300

$iao 09 J-1 =R5000
FOLSE

-A%J
‘%;lt-ﬁ.]-] 15 J

30c. Graphic describing the cost breakdown of
elements and their trade-off vi'ues.



Ila . Introduction to map and plan reading.

AREA IDENTITY
OF SETTLEMENT

Starting with obi iqiiv. views

from a low-flying aircraft, an aerial survey photograph was introduced.

Ngangellzwe could be identified.

NGANCEUZWE

from surrounding hi IIs
From this the overall

then views
shape ot
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33. Cognitive mapping exercises were undertaken with school children. These are two examples of maps drawn in

response to the request : 'Draw a map of your neighbourhood and the route you take to and trom school



1.2 ADMINISTRATIVE

this

While the Umtata Municipality is responsible for

day to day administration of Ngangsllzwe, the
administration of major development work Is
taken care of by the development agencies

concerned. For example, the Installation of the

water-supply network was carried out by contractors

under the supervision of consultants; both were

responsible to the Transkel Development Corporation

which was, in turn, the local agent

African Development Trust. On completion of the

capital works Involved, it was formally handed over

to the Umtata Municipality for administration,

running and maintenance. The Tranakei

Townships
Co-ordinating Committee ensured that work was
carried out

satisfactorily and that the necessary

co-ordination was effected. b.

The Municipality has a local administration office

in Ngangellitwe from where assistance had for c.
some time been provided to residents on an
Informal basis. We recommended that this

service be formalised and expanded into a fully

fledged 'community aid facility*

assistance on technical, financial, legal and

social matters with the major emphasis being

on home improvement.
activities
and be directly
although the
been expanded and fall wunder
Subcommittee of the City Council.

a valuable

of the South a.

offering d.

We also recommended that
facility operate as

of the

an extension to the
'ward development committee'

responsible to it. At this

stage,

services offered are perhaps not

as comprehensive as one might hope, they have

the Estates
It also plays

role as:

The local base from which the continuing

administration, running and co-ordination

of local development activities tak”

place

while it also monitors the effects of

development implementation and ensures

that feedback is

taken account of.

The meeting place for representatives and

local interest groups,

The centre where information

with respect

to local development Is made available

and communicated.

The mediating institution between residents

and the authorities and agencies responsible

for development.



It goes without saying that the successful
performance of any mediating Institution, or
municipal administration for that matter, Is
heavily dependent on the sensitivity and
commitment of the officials and other people
Involved in running It. In this regard
Ngangellzwe was and still remains very
fortunate to have officials and administrators
of a high calibre. It is due in no small way
to the very good rapport between these officials
and the community that healthy development has
been facilitated. One cannot stress the

significance of this aspect too heavily.



1.3 FINANCIAL
1.3.1 Demand for Funds

Development fund, for N«angell.-« can be regarded

»» falling Into three baelc categories of demand.

i. Major capital works (e.g. services

Infraatructure and facilities) .

11. Minor capital works (e.g. development

of homes and immediate surroundings).

111. Ongoing funding of administration,

services and maintenance.

1.3.1.1 Major Capital Works

As discussed , the South African Development Trust
made substantial grants which covered most of the

short-term demand for major capital works In

both the existing part of Ngangelizwe and the

ad jacent new extension .

We recommended that this Investment be .egarded

as a resource and a form of seed capital for the

establ istment of a revoi1ving development fund

141.

ihat could be used for further ctpltal works.

This could be started through a combination of
selling and letting of serviced lind and houses
In parts of the new extension to people with
relatively high Incrwes. Because of the demand
In this sector of the marker, it would provide a
fairly high return with which to get the revolving
development fund going. By using funds for both
profitable development and, where appropriate,

subsidized development, the profits from the one

can be used to cross-subsldlte the other. In

this way a development budget can be recycled without

having to Inject additional subsidy funds from
another source. An advantage of being able to
recycle the grant finds Is that the Vmtata
Municipality can have an independent source ot
capital without having to rely entirely on outside
sources as these usually have strings attached.
Having their own funds thus allows them to decide
locally, and therefore more sensitively, about
priorities in the spending of money whereas the
providers of outside sources of capital usually

demand a direct say in how it Is spent.

The advantages of an Independent revolving
development fund are demonstrated [/m the Vaal

Triangle Region of the Transvaal'* where the



freedom from eolely external sour es of funds
has proved Its value In allowing greuter freedom

for local decision-making.

The Idea of cross-subsidy In development projects
has been Implemented with considerable success In
both Taiwan and South Korea4'4 where the auction-
ing off of serviced land has provided sufficient

profits to subsidize the capital cost of land

and services Infrastructure for low-Income people.

In Delhi, India, some housing co-operatives use
a similar prtn-lple; the co-operative develops
a housing area for Itself but leaves open a
number of commercial sites. By the time the
housing development Is occupied and a few yeurs
have gone by, these business sites have act/tlred
considerable value. They are then sold at a
handsome profit and the funds are user by the
co-operative for improvements to Its housing

developmenﬁ 3
13.1.2 Minor Capital Works

Whereas major capital works such as services
Infrastructure and facilities are controlled
and developed by the public sector, we

recommended that development and Improvement

work at the domestic level should be carried

out and financed by the private sector wherever
possible so as to promote local entrepreneurship
and economic development. Various ways of
facilitating private sector roles Include

development programmes that involve:

- Employers assisting employees

- Private developers as entrepreneurs

- Welfare and aid organisations

- Financial Institutions

- Co-operative organisations, savings and
loan societies, etc.
individuals' resources e.g. personal labour
and savings plus lo .is and other assistance
from relatives and friends

- Suppliers and contractors (who can also

provide loan finance).

As discussed in the case-study of the Slbiya
household, there Is usually a demand for short-
term, small loans among families who have
Irregular Incomes. Whether It Is made available
by the public or private sector, this form of
loan finance plays an Important role In helping
low.income families with Incremental home-

bnildlng and improvement. The Umtata Municipality



Ip at present Inveatlgating this aspect with a
view to making available loans In the form of

materials purchased In bulk at minimum coat.

1.3.1.3 Ongoing Funding of Administration,

Services and Main!enam t

Prior to tie upgrading of Inf.astructure and
services In Ngangelizwe, the Umtata Municipality
provided the rudimentary sanitation services and
water for an average cost of R2-00 per site per
month. With Inflation and the marked improvement
to the infrastructure, maintenance and running
costs (excluding capital redemption on the SADT
grant) went up to about RIO-o00 pnr site per

month by 1979"'6 This is made up as follows:

Water approx. R 55-00 p.a.
Refuse removal approx. R 20-00 p.a.
Night-soil removal approx. R 20-00 p.a.
Admlnlstration,

street lighting,

road maintenance,

ete . approx. R 25-00 p.a.

Total : approx. R 120-00 per annum

or approx. R 10-00 per month.
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Neither the municipality nor the central government
could afford to subsidize the increased cost
indefinitely so increases were phased in
gradually. By 19.9 the gap had almost been
closed and by 198’ it is expected that ongoing
expenditure will be fully covered by Income. In
the meantime, the Transkei Government la
subsidizing the difference. This sensitive
approach to increasing the costs to households in
Ngangelizwe has contributed to its successful
implementation. The fact that the community is
both involved in the decision-maki .g and experien-
cing real benefits as a result of the increased
payments, also plays a significant role. Further-
more it is estimated that few households are
paying more than 15% of their household Incomes
for these municipal charges and, in any event,
residents experiencing difficulties with payments
are free to apply for special consideration by
the Municipality. An indication of the success
of this aspect of the development is apparent

in the very low incidence of defaults in payments

1.3.2 Funds cemrated by bocal Economic Activity

1.3.2.1 Longer Term Strategy

If the lonner tetm strategy is to be as successful



,IS one might: hope, both national and local
luthoriLiet. need to entourage economic development
programme# that wilt increase people's abilities
to pay for housing and related services, duch

programmes would aim to promote:

i An expansion of the wage-employment sector
of the economy through providing incentives
that attract industry, Investment and

commercial activity to Transkei.

b The development of local small-scale
industries, commerce and other forma of
economic activity by facilitating access
to financial assistance, technical expertise
and entrepreneurial guidance. The Small
Enterprises Development Corporation (SEDCO)
in Swaziland is a good example of an

organisation that provides such services.

1.3.2.2 Short-Term Action and the Rule of the

Informal Sector

In the short term, the major contributor to the
supplementation of peoplel' Incomes iJ the
local informal sector in Ngangelizwe. It has

been able to continue operating and has received

(34)
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assistance in some cases. Informal sector

activities include the following:

Street Vending: as described, the vendors
of rult, vegetables, etc. were permitted
to register themselves and were provided

with shelters. (35)

Letting cf Accommodation: Site 'owners'
have erected a wide range of lettable
accommodation on their sites. Rentals vary
from R3-00 per month to R20-00 per month
and mote for a single room. The price
charged varies according to the quality,

size and position of ttie accommodation.

Ngangelizwe is estimated to have a sub-tenant
population of at least 407. of the total. This
is based on there being a total of 16 ooo0

people on 1 200 sites with an assumed average

household size of nine persons.

A significant number of the lodgers are
newcomers to the Umtata urban area. The
existence of low-cost rental accommodation
provides them with a valuable service that

assists in their absorption into the urban



economy and culture. This conttlbutes to
Ngangelizwe's function as an urban reception

arca .

The Income derived from Letting accommodation
plays a valuable role in supplementing earnings
and In some cases (e.g. elderly widows) It
represents the only source of Income. In ne
case we Investigated in 1975, the site 'owner'
had an income of K50-00 per month at that
stage from the eight rooms she had built for
letting. She was also suspected of running
an illegal liquor outlet (a 'shebeen') but
this could not be confirmed at the time. If
one considers that an unskilled labourer was
often earning lass than R40-00 per month In
1975, an Income of H50-00 per month from
letting rooms was relatively good, especially

If It w a supplementing other Income.

In oi ler for rental accommodation and sub-
letting to be of benefit to a community, and
not a negative form of exploitation by
unscrupulous landlords, It should exist only
as an option for those who want It. The wide
range of the rental accommodation in

Ngangelizwe, together with the development
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of new areas where people can choose to
locate, ensures that there is a sufficiently
broad market to avoid undue exploitation
It can therefore be considered a relatively

healthy rental market.

Home-Industries and Retailing: The wide
variety of hiime-Industries existing in
Ngangelizwe provides not only a source of
Income but a range of goods and services to
the community while contributing to local
economic development. Knitting, weaving,
furniture-making, motor-repairs, etc. are
very much In evidence throughout the neigh-

bourhood .

Contracting: A wide variety ot small-scale
contracting services are offered and in demand.
Building contractors md subcontractors offer

a range of skills (usually on a labour-only
"asls) for hme-but Idlng and improvement

using a wide range of techrologies. Pot
ex-tuple, some use traditional watt le and

daub while others use more Western brick

and blockwork. (See 1.5.1 Technology)
Transport contractors are also very much in

demand as one would expect in a situation



where continuous incrementdl uevelopment Is
taking place. As mentioned, the greater
part of building work in Ngangelizwe has been

carried out by these small-scale contractors.

Although no detailed measurement was made of the
number of Ngangelizwe residents actively employed
in the local informal sector, am opposed to the
formal wage and entrepreneurial sector, indications
are that at least 50% of households are involved
in some form of income supplementation in the
informal sector, often with gradually Improving

skills that facilitate upward economic mobility.

While at this stage the informal sector rental
market, home-industries and contracting operations
have not been acti/ely encouraged by the
Municipality, they have also not been discouraged
unless complaints have been lodged against them
by neighbours. The Municipality does, however,
try to encourage the Informal sector to enter

the formal sector by becoming registered with

the local office through which they can gain
access to assistance (as in the example of the

street vendors).
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34b. Rooms for hire and a furnt.ure-making Rooms for letting to lodgers

workshop.

34L. Inside a carpenter's shop. 34e. Fruit and vegetable vendors.
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'341 . Knitting pullovers for sale

34j£. Knitting-machines In a home-based 'factory' Steel trunk niauufac Iurers
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routes).
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strategic places along

35d.
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1.4 LEGAL

Whereas Ngangellzwe was proclaimed as a residential
area under the Bantu Urban Areas Act, this act was
repealed when Transkel became Independent In 1976
because it contained legislation which the Transkel
Government found unacceptable (particularly with
regard to racial discrimination). Connected with
the repeal ot this act, was the deproclamation of
NAangellzwe as a township. In many respects, this
proved a blessing in disguise because it has
permitted the development of an Interim legal

t rainewoi k for the neighbourhood that would be more
sensitive t> the transitional characteristics of
the area than the existing Umtata bye-laws and
planning regulations. Therefore, instead of
immediately reproclaiming the area in the
conventional manner used In the rest of Umtata,
Ngangeltzwe has been administered under c(xnmon-
taw principles and the ground on which it is

built is considered municipal commonage.

The decision not to Impose existing bye-laws
ana regulations was largely Influenced by the

tremendous cost and hatdship this would cause
to residents. In fact they could in all

probability only be Implemented with the wuse
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of force, a politically unacceptable action for
the Transkel Government as we,I as the City

Councll.

While the area will in due course be proclaimed
and subject to regulations, the residents are in
the interim being encouraged to build all new
buildings to conform with municipal controls and
to obtain planning permission. Although it is
not being enforced, the response is proving very
good. In fact, thtrt la a certain status attached

to 'higher standard' buildings.

The Interim legal framework facilitates the
sensitive implementation of essential controlling
devices which ensure that reasonable levels of
health and safety can be maintained. Furthermore,
it opens the way to the evolution of a new legal
framework thct will be appropriate to local
conditions, thereby influencing existing bye-laws
and regulations in the longer term. In any
event, these require review in relation to their
appropriateness for the African context, having
been largely imported and transplanted from
Western Europe. An example of action in this
regard is the re, enl approach made by the Umtata

Municipality to the NHRI to evaluate traditional



building techniques <md to make recommendations
on theli appropriateness (and the possibilities

for Improving their performance).
1.4.1 Security of Tenure

Security of tenure, which ensures the protection
and transferability of Individuals' investments In
site improvements? is essential to release people a
initiative in home building and improvement. This
is amply demonstrated in Ngangelizve where people
began bui Idtng much more than before, usually

to significantly higher standards, after the

threat of demolition was removed and security of

tenure made possible

In the early stages of the programme, before much
discussion of the issue had taken place, the
representatives were vary eager that freehold title
should be granted Once they realised the
implications, however, they were happy to accept a
leasehold form of security of tenure as part of an
interim legal framework. In order for freehold title
to have been offered from the outset the neighbour-
hood would have had to be proclaimed a township

with the accompanying, implications of enforced

bye-laws and regulations.

152.

At a later stage, once it is proclaimed with
accompanying more sensitive controls, freehold
title will become possible however. We
recommended that a range of different forms of
tenure be made available once this takes place
and that the types of tenure be linked to building
standards. In other words, people wanting
freehold title would have to conform with the
planning and building regulations. In this way
an Incentive is created for people to build to a
high standard. This principle has been success-
fully employed in Lilongwe, Malawi, in site and
services schemes; residents obtain a short-term
leasehold if they build temporary dwellings, a
longer term lease if they build what are called
'semi-permanent: buildings (i.e. wattle and daub
or sun-dried mud-brick structures) and full
tenure if they build with bricks or blocks. Full
tenure in Malawi is V9 year leasehold as there
is no 'ceehold title (this is an attempt to avoid
land speculation through the government remaining
landowner) . It has advantages for low-income
people as they also do not have to carry the
legal costs associated with freehold tenure (e.g.
survey and transfer costs). In Ngangelizwe, for
example, the legal costs of obtaining freehold

title would be about K250-00 per site.



Because freehold title Is the most common form

of tenure lit South Africa. It Is often regarded

as being synonymous with security of tenure ami
has led to contusion in discussion of the princ-
iple of secure tenure. In fact, secure tenure
can be offered without It having to be freehold
title. A good example of this Is the Ridge at
Clifton, In Cape Town, where people have built

enormously expensive houses on ground which is

on a 99 year lease from the Cape Town City Council.



1.5 TECHNICAL

Whereas Infrastructure works and facilities are
developed In a relatively conventional manner
(I.e. designed to Western notmr by consultants
and built by large contractors), the more
Interesting technical aspects occur at the

domestic level:

1.5.1 Technology

House construction techniques vary considerably; (36)
walls range from traditional wattla and daub

and sun-dried mudbricks to fire-burnt bricks and
cement blocks while roofing materials range from
traditional thatch to sheet materials such as
corrugated-Iron. Windows are often simple framed
openings with timber shutters while steel-
and timber-' wuned and glazed windows are rapidly
becoming the must common form of fenestration.
Similarly, there Is a vide range of doors and
door frames. Floors vary from rammed earth to
cement slabs and screeds, often with 'lino'

ftnlshes.

there are a number of successful 1ntermedIute
technologies In use. For example, the

perfrrmance of sun-dried mudbrick walls is

often greatly improved by plastering them with
cement-based rendering which is then usually
painted. Another common walling technique Is
an upgraded form of wattle and daub whereby
the core of the wattle framework is t1 {hily
packed with broken bricks, stones and rubble
then,instead of the traditional mud-pluster
on the framework, a cement-based plaster is
applied and afterwards painted . Very often

these two walling techniques produce etd-producta
that are indistinguishable from plastered brick
or block walls. Many existing thatched roofs are
upgraded by covering them with galvanised t;heet-
meta1 similar to that used by plumbers for
flashing. Both new and second-hand cortugated-
Iron as well as flattened paraffin tins are also
used for this purpose. There are also ,i taw
examples of thatched roofs being upgraded by
plastering over the thatch with a sand-cement

plaster; this produces a type ot shell-structure

which appears to be quite effective.

At this stage In the upgrading of Ngangelizwe,
there are clear indications that traditional
technology Is rapidly giving way to more Western
techniques as residents replace old buildings.

Intermediate technologies are, however, in common



use for improvement to existing buildings that

do not warrant total replacement

In both new building work and upgrading there

la « sufficiently wide range of technologies
aval table to provide a very healthy market which
itiers well tor the diverse demand for variety
in terms of cost, technique and ability to be
improved by small increments over time. This
market is, as described, supported by an equal lv
wide range of small-scale contractors who offer
their skills and services in carrying out

building and improvement work.
1.5.2 Design

Built form in Ngangelizwe is usually an
independent variable in relation to technology
and many variations of both traditional and
Western forms arc built with a wide range of
technologies. One often finds mixtures of forms
and technologies combined in one building
whereas, in many cases, forms and technologies
also vary for separate structures on the name
site. In fact, most sites have buildings that

demonstrate transitions from the traditional to

the more Western buildtnu forms and technologies.

There is usually more than one bo Idlug per site.

The site 'owner' and his, or her, immediate
family often occupies the whole or p/>rt o the
main building white ttu rest of the structures

are occupied by extended family and lodgers.

A common form of site development is that seen
in many parte of Africa. A row of rooms is

built at the back of the site, some of hich are

occupied by the household, the r' tg let
out to lodgers. The main build then
built in the front, usually t i .ghei standard

ar.d therefore more slowly. T 1loe ?Id parts of
Ngutngellzwe , however , a row of lrondavels'
(traditional circular buildings) is often built
across the front of the site and a row of rooms,
or Iflats', at the back and/or the sides. These
buildings form a kind of courtyard and outdoor
living space in the middle, with access .>om
the street being between the row of 'rondavel#
This results in an attractive privacy gradient
from the street to the courtyard and then into
the buildings. In many cases, however, these
'rondavels' in front are being replaced by
bigger, new structures that take after Western

forms.

Ib5.

(17)

(18)



A common Adaptation of the circular rondivel Is

the hexagonal plan form. This shape Is .ote

readily added to with a lean-to stiuctui than

the circular form and demonstrates a concern

for being able to extend buildings. The

hexagonal plan form Is also easier to roof with

sheet materials. The most (ften used form for

easy addition Is, however, a simple rectangle with

a mono-pitch toof. This permits very simple lean-

to additions on at least three sides. Some people

have even built quite sophisticated core-type

houses for themselves, using this principle.

The extensive range of built fornu In NgangelUwi

Is another Indication of the diversity of demand

and characterises the transitional nature of

the neighbourhood while actually being supportive of

the transitions. On the other hand, where housing

has been built by the public sector with a stereo-

typed house-form repeated over and over again
(without allowing the occupants to make changes)

the richnesses apparent In Ngangellzwe cannot
develop and frustration emerges. This Is
graphically visible In the part of Ngangellzwe
where a few houses were bulli for rental by the
Municipality some time ago. One can read the

difference clearly In a plan of the area which

shows tb" juxtaposition of the municipal

rental
(39)

scheme ' adjacent owner-built houses.
As an input for those people living in standard
51/9 house-types ('Pretoria' houses), it was
agreed that two 'show houses’ would be built
to demonstrate easy ways of expanding them. (40)
A further aspect ot housing that we looked at was
the design and construction of a school hostel.
Instead of the conventional multi-storey hostel,
we successfully used groups of nouses clustered
around courts. This reduced costs and provided
an environment that is less institutional than
conventional school hostelb. “n



36c. Cement-based plaster Improves the
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itxj. A woman assisting a contractor with sCf roTivent' fonfl 1 bivvU cuuatr* ilon.

erecting a wattle framework

\6ii A timb f k is built hatchcU
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36h. Second-hand corrugated-iron sheets 361 m Old corrugated-Iron she"'s laid over a
on a roof structure of wattle poles. thatched roof




361 . Western forms and technology Influenc

}6j. Thatched roof plastered with sand-cement
rural traditions.

p'aster forming a shell-6tructure.

36m. Range of built forms and technology in

Ink. Kural Transkel: Corrugated-iron skirt
present-day rural Ti sket.

under the edges of a thatched roof. Prevents
usual deterioration at the eaves



0

100
J

200
i

300
I

NEW DEVELOPMENT

400m
I

37a.

Lota Clon of five case studies

in Nuangeliewv.



S

N
[ J
4- 22,2m 20.19m
t\2
lilniwl
- 23.3m -30,2m-
t\ 5
J7b. (to.p«r»Uv« .It. pl.n. of th. five .... .tudf... Not. tb. r.np. of .ft. .1.0., .li.p.» «nd

building configurations.



Case
Study
No.

37c.

Site Area

487, bt

277,5m2

805m2

517,6m2

580m2

I of site
area used

vegetables

0,0%

0,0%

29%

0,0%

21%

%of site

area for cov
ered storage
of 'junk

0,4%

0,65%

0,6%

1,3%

0,6%

%of site
area built
on

45%

33%

24%

35,6%

27,5%

Table of data on the five Ngangelizwe Case Studies.

[ of built
irea occupied
by 'owner'

22%

5%

47%

36%

28%

Composition
of 'owner's'
household

widow

1 person

man
wife
boy

3 people

mn

wife
daughter
son-in-law
boy

5 DfillDIiL.
widow

two boys
two girls

5 people

mn

wife

four girls
one boy

7 people

Composition
of 'lodger'
population

four men
six women
two boys
five girls

17 people

one woman
thre" girls

4 people

six men
two women
one boy
one girl

1Q fififlalfi—

nine men
two women
one boy

12 people

five men
two women
one boy
one girl

9 people

167 .

otal income
rom 'lodgers'
(in 1975)

R35.00 pm

domestic
service in
lieu of
rent

R22.00 pm

RSL00 pm

R21,00 pm
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Case study number 2.
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Case study
number 2.
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Case study
number 3.
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Case study
number 3.



Case study
number 3.
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Case study
number 4.



Case study

number 4.
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Case study
number 5.
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Case study
number 5.



Case

study

number 5.



~8a.
lie Is

Row of wattle and daub

in the process of erecting a large

'flats'

which are

let

'modern'

out
home

to provide an

in the front of the

income.

One Is

site

occupied by

the

site

'owner',

182 .



18d. Site on left a 'flats' at the back.

38b. High standard 'flats' at the back of the Site on the rluht !v. an owner-built core-house

site. A new building going up in the front

38e. A traditional mud hut being demolished

38c. Similar to above but of an even higher by- the owner to make way for a 'modern' house

Technical standard .
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41la. Diagrammatic layout of the school
hostel. Each 'cluster' houses fifty
and one teacher .

students

D STUDENTS

£ j TEACHEH
1%~ COMMON-ROOM

j COo0*HOUSE

DCENTRE

41b. Key to the above diagram. The 'centre'
Ts~an open area where a large hall will be
built at a later stage

41c. Covered way linking

ibe common-rooma.

41d . Inside a common -room.

is made up of adapted,

houses.

easy

The whole complex

to build

the cookhouse with

standard



1.6 TMI'I£MENTATION

The* NgannelUwe upgrading programme Is a clear

yp.1 >C"' atir.g example of how project Implement-
ation cai achieve a high degree of sensitivity
In r latlon to the infinite complexities of

trans.tlons and change in development. This Is
be ng achieved through an overall ordering

f: nework that is both physical and non-physical.

It allows finer nuances of development to take
place within it through promoting local
accountability, problem identification, priority
determination and declslor-maktng. In other
words, a form of self-regulating process has

been Instituted that Is supported by continuous

monitoring and feedback. Implementation is seen

as an ongoing dynamic process of response and

counter-response, constantly flexing and adjusting
over time to new Inputs and priorities and not as
u one-off development exercise into which people

are then fitted!

There is little doubt that failure to Implement

this kind of ongoing programme will result in
people being forced to resort to Informal and

illegal action. In Ilmtata's case , for example,

many of the residents of Ngangelrzwe, together

with newcomers to the urban area, would probably

have been inclined to develop illegal squatter

settlements In and around the city If Ngangellzve

had not been retained and Improved in the way

described.



2 . THE KANYAMAZANE PRUJCCT

This 1. a project that focuses attention on the

role of the private sector In low er-Income

houslnh development. In doing so It also

emphasises areas of concern in relation to

existing public sector housing projects.

2.1 MEED FOR INCREASED PRIVATE SECTOR HOI-ES

Worldwide, particularly in countries experiencing

rapid urban growth and where the majority ot

people have low Incomes, it is rare to find a

situation where a government can rely solely on

public sector resources to provide fully and

directly for the housing needs of all its people.

Long waiting 11 ts for housing, overcrowding in

existing housing and the growth of informal

settlements are symptomatic of the situation.

Strategies are therefore having to be developed

whereby private sector (i.e. non-government)

resources can be released and employed in ways
that both

supplement and complement public sector

efforts, in South Africa (and elsewhere) the

involvement of the private sector in government

housing programmes has for many years been

189.

limited to the participation of contractors,
suppliers of materials and components and

professional consultants. Recently, however,

new interest has been generated in the roles
that might be played by private

institutions,

sector financial

voluntary and non-profit organ-

isations, employer bodies assisting employees

and, most importantly, to the personal initiatives

of individuals and groups building for themselves

(e.g. as demonstrated In Ngangelizwe and in the

case study of the Siblya household).
2.2 PROJECT INITIATORS

in recognition of the demand for Increased private

sector roles, the Department of Co-operation and

Development Included this aspect in their research

and development contract with the NBRI. Therefore,

when a large Nelsprult company* " approached the

NBRI to advlae them on matters relating to housing

assistance for their employees, an ideal opportunity

presented itself for a pilot and demonstration
project specifically aimed at facilitating private
sector contributions, while bringing together the

public and private sectors in a collaborative project.



The company's Interest was originally awakened
after workers, through their liaison committee, had
brought to the attention of management that many of
them were experiencing housing problems. These
Included very poor conditions in existing informal
settlements in some cases and doubling up with
relatives in existing formal housing areas in
other cases. In addition, i number of employees
though living in 'reasonable' houses were eager

o expand and Improve them.

The company responded by setting up a housing
committee as a forum for emoloyees to discuss
housing difficulties and strategies for over-
coming them. In order to facilitate action, the
company approached the NBRI for advice and a
project co-ordinating committee was appointed.

It consisted of representatives from the company,
the government (i.e. the Eastern Transvaal
Administration Board, who were its local agents)

and the NBRI.

2.3 RESEARCH AND DEVELOPMENT

In close collaboration with the company (both
management and employees) and the government
(Department of Co-operation and Development

Head Office in Pretoria as well as the local

agents), we adopted an approach based on modifying
the existing public sector way of providing
housing in order to take greater account of
private sector initiatl vs and be more sensitive
to locally perceived problems, opportunities and

prioritles.

The Administration Board made available a piece of
land for the pilot project in kaNyamazane, a

large government sponsored housing development
about 20 km east of Nelspruit. This land hau been
set aside for a new neighbourhood of some 330
houses as an extension to kaNyamazane and had
already been planned, surveyed and pegged for the
purpose although actual development work had

not yet begun.

We conducted a series of investigations into
various aspects of existing development activities
in kaNyamazane. These studies were then used as

a basis for new initiatives which were incorporated
into the pilot project. They fall into the

following five categories:

- Layout planning
- Technology and construction procedures
House-types

Options, choices and decision-making



procedures

Demand for assistance wlrh hum# development

and Improvement,

Using these categories as headings, the studies
and actions which were taken in relation to them

are outlined In the following pages:



2.3.1 Layout PUnnliig

In the conventional layouts all roads carry

through-traffic and are public spaces accessible

to any strangers. This causes a number of

concerns among residents. It affects their

security, the safety of their children and is
responsible for considerable discomfort as a

result of dust raised by fast-moving vehicles.

There Is minimal variation in terms of a range

of environmental conditions in the conventional

layout and it does not facilitate the development

of local group identity. These factors contribute

to residents taking little or no interest in

their environment beyond the boundaries of their

(43)
individual sites.

In addressing these and related issues, we also

investigated land utilisation, land subdivision

and infrastructure planning. This culminated in

the design of a revised layout for the neighbourhood

set aside for the pilot project. In redesigning it.

the basic form was retained. This made the revised

and original layouts readily comparable. The

amount of resurveying and repegging was kept to a

minimum and cost only R3 000. This was paid for

by the company as they were eager to support

experimentation with alternative planning even

though only thirty of their employees would be

living there.

The following layout-planning studies and analyses

describe the approach to the revised layout and

compares it with the original ’ayout:

2.3.1.1 land Utilization

This form of analysis defines the land area oi a

neighbourhood in terms of responsibility for

control, development and maintenance. For the

purposes of this project four basic categories

of land utilization were employed in the

analytical studies411 These are defined in the

following table:

c.tpw iem iiiy lat
lad\%&er ("mevel. Pe.eVpeeM

e*4 lutr.l

Pilveic l«Mel*»U

ades
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tnmeetmlds
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iw.pltele
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rjfell* epee epetee ee« pefcMe eblls Tse
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Thin analysis Is Important to understanding the

boundaries of responsibility for land areas. If
they are not properly defined and understood,

there Is alwcys a danger that the 111-defined

land areas become a form of 'mo-man's land'.

This alec happens In cases where responsibility Is

allocated to a group or Institution which la

unable to exercise adequate control. A common

example of this Is the provision of excessively

large public open spaces or parklands In low-

income neighbourhoods where there are simply not

enough funds available to either develop or

maintain them. They then become dumping grounds

for garbage and are generally unsafe places to

use. When this happens, these large areas (which

look very nice coloured green on planners
drawings) become an actual dl.emenlty for residents

of the area. Another common example of excessive

public space provision is In the planning of

roads and circulation routes where the actual

road carriageway may be only 6,0m whereas the road

reserve is made 15,0m. In cases like this, there

Is a heavy burden on the local authority to

develop and maintain the continuous 4,5m verges

on either side of the carriageway unless

resident- have a clear mandate to look alter the

verge in front of their houses.

193.

In order to study land utilization In the
experimental neighbourhood a 16 Ha sample
measuring 400m by 400m was taken of both the

existing layout and proposed layouts. In

the final analysis, the original layout was

shown to have an allocation of 54,1% of the land

area to public land utilization whereas the

revised layout, as Implemented, had an allocation

of only 34,5% of the area. While the original

layout had no provision for seml-privace areas,

the revised layout had 13,7% of the area allocated

fox this purpose. In terms of calculating open (44)

space allowance per person these seml-prlvate

areas are Included although they actually have

mixed use compared with pure parklands, for example.

The significance of the shift of emphasis from

public to private land utilization lies principally

tn the shift of responsibility for the development,

maintenance and control of shared land areas.

Small groups of people sharing relatively small

open areas are in , good position to contribute

to their development as opposed to relatively

poor local authorities trying to develop and

maintain large tracts of open land. Indeed, the

semi-private spaces, as implemented in the fore-

court concept in the revised layout, oiler



considerable amenity to the groups to which they
belong; small groups around the semi-private
forecourts, which they regard as their ram, can
maintain and develop them according to their own
preferences and priorities (at considerably

lower cost than local authorities can, with their
high overheads) . Furthermore, because semi-
private areas are exclusive in the sense that
there is no tree public access to them, employers
ere more willing to assist with their development
than they would be if it were Just a section of
public road or a park that was accessible to
anybody. This is simply because contributions
->re usually that much more readily forthcoming
for defined and visible areas where the benefits
can be more specifically directed to those people
for whom it is Intended than otherwise. The
reduction of public land was therefore achieved
in a way which facilitated increased private
sector roles in the development and maintenance
of shared spaces thereby reducing the load
on limited public sector resources while at
the same time encouraging local responses
by residents that reinforce local identity

within the neighbourhood.

(45)

2.3.1.2 Land Subdivision

The conventional form of subdivision used In the
original layout is made up of individual sites,
each served by a public road. This makes it
necessary not only to invest a great deal in
the substantial expense of road-making but also
to allocate a high proportion of the land area
for public use as roadways. The original layout
had a total of 26,8% of the land area allocated
for public road reserves whereas the revised

layout reduced this to only 8,6%. (44)

Instead of the conventional single site for a
single family form of subdivision, the revised
layout is made up of larger land parcels with a few
individual sites occurring only along the main
route. The larger land parcels are for multi-
household use. Semi-private access connects the
larger land parcels with the main route. This
main route is a public road which loops through the
neighbourhood and carries bus and services traffic;
it is developed to a high standard by the public
sector, being tarred for heavy traffic use,
readily capable of dealing with stormwater

. . . . L 4.13
drainage requirements and is ecasily maintained



Low car-ownerslitp In low- Income communities such
as this results in a relatively low demand for high
order vehicular access to each Individual site.
Those with cars can either choose sites along the
main route or if on a site in a larger land parcel,
develop and maintain the semi-private space to as
high a standard as they choose for vehicular access,
in doing so they can use their own labour and
resources or apply for assistance. This concept
naturally makes individual sites along the main
route better served and therefore more valuable in
the Initial stages and people need to be charged

proportionately more for them.

While the individual sites in the revised layout
are similar to those in the original layout, the
larger land parcels can be developed in a variety
of different ways (e.g. flats, row housing,
detached houses, etc.) , to a variety of different
densities and with options for types of tenure
(e.g. rental , sectional titles, group housing, etc.).
Where they are made available to the private
sector, they can he developed through a variety
of means e.g. entrepreneurs for speculative
development, employers for employees, housing
co-operatives, etc. In this way opportunities

are created for private sector Investment in

services infrastructure, surveying and so forth. <

195

In the kaNyamazane context, when the experimental
neighbourhood was being developed, it was
considered appropriate to subdivide the larger land
parcels in a way that would provide individual
sites. This made the revised layout directly
comparable with the original layout (rather than
introducing more radical departures from the norm
at that stage). This decision resulted in the use
of the forecourt concept for subdividing the larger
land parcels. The sites in the forecourt

were kept similar in size and shape to those in the
original layout. This form of subdivision, combined
with the increase in private land utilization,
allowed for twenty more sites to be accommodated

in an area which previously had only accommodated
330 sites. This increase in density also helped 47)

to lower overall infrastructure costs.

Although the larger land parcels were subdivided

in this particular way ft tu the outset, they still
retain their boundaries and therefore their

Integrity as larger units for purposes of
administration as well as decision-making control

by residents. This offers several advantages (46)

which include the following:

a. Administration costs and work is reduced

through dealing with coiporate entitles via
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In the kaNyamazane context, when the experimental
neighbourhood was being developed, it was
considered appropriate to subdivide the larger land
parce’ m in a way fh t would provide individual

— nade the revised layout directly
com, ,rth the original layout (rather than
introco-iug more radical departures from the norm
at that stage). This decision resulted in the use
of the forecourt concept for subdividing the larger
land parcels. The sites in the forecourt
were kept similar in size and shape to those in the
original layout. This form of subdivision, combined
with the increase in private land utilization,

allowed for twenty more sites I i

accommodated
in an area which previously hut u ccommodated
330 sites. This Increase in dens- y also helped (47)

to lower overall infrastructure costs.

Although the larger land parcels were subdivided
in this particular way from the outset, they still
retain their boundaries and therefore their
integrity as larger units for purposes of
administration as well as decision-making control
by residents. This offers several advantages (48)

which Include the following:

a. Administration costs and work is reduced

through dealing with corporate entities via



their representatives instead of with each

individual household.

b. Decision-making and control regarding
development within the larger land parcel
remains with the group Involved thereby
ensuring a more sensitive response to local

priori ties.

c. Local control facilitates social policing

and therefore improves local security.

d The necessity for combined group action nas

a local community-building effect and plays

a role in developing local group responsibility.

:.3.1.3 Infrastructure and Services

The revised layout concentrates infrastructure
and services on a major route (the main loop road)
which serves defined groups of dwellings along it.
Although in this particular development water and
sewer reticulation was provided to each individual
cite from the outset, the larger land parcels
could have been reticulated later by private
sector Initiatives. The principle inherent in

the approach is nevertheless cl*'-'" for the

other services . For example, only the main road
is fully made up whereas access through the
forecourts to Individual sites was only cleared
in the first stage; the rest of the forecourt
development is carried out by the residents.
Similarly, only the main road has street-lighting
and electricity reticulation while distribution
kiosks are provided at the entrance of each
forecourt. Individuals can then decide as and
when they are ready to connect up to the main
electricity supply network. This concept has
the obvious advantage of keeping the main
infrastructure networks minimal in the early
stages of development while providing an
operative level ofservice; this also allows

for Individuals to link up at a level they choose
when they so desire and when they can afford the

outlay. The revised layout permits this kind of

development tar more rea than the original
layout which requires v. ly the whole
neighbourhood to commit i 1f to the higher
level of service before ini -als can connect
up to it.

Despite the fact that relative y minor changes
were made to the original layout so as to avoid

the cost of fully resurveying and repegging the



entire neighbourhood, considerable savings were
made In the Initial capital outlay for Infra-
structure and services, particularly regarding
road lengths (costs of road-making, stormwater
drainage and maintenance can be substantial).
Although these savings have as yet not been
finitely calculated, an Idea can be gained from
the area and length measurements Involved; the
road length per site Is less chan half that of
the original layout main electricity retlculat-
Ion is similarly reduced and water and sewer
mains are reduced by almost 107. per site (an
Important contribution in an area where the
ground is rocky, often requiring blasting and

therefore expensive to excavate).

By designing major infrastructure networks to an
appropriate factor of safety one can cope with
late jases In density (Increases which can
at =tage be readily anticipated because of
the economic demands for it in the longer term).
This applies particularly to pipe-runs which are
difficult and expensive to upgrade at a later
date and where the cost of Increasing capacity
In the early stages Is small compared with the
cost of excavation and laying, Sewage treatment

works, water reservoirs, pump-statlons and so on
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are, on the other hand, relatively easy to

expand and upgrade Incrementally as demand grows,

The demand for Increased densities Is growing
steadily; the land and energy costs of lower
density living are pricing it out of reach for
most people. It therefore makes good economic
sense to plan for density increases in both new
and existing areas. However, in order for
density increases to be acceptable to people,

it must be perceived by them to have advantages.

For example, people should be able to choose
between access to higher density living at lower
cost for land, services, transport and so forth
and more expensive lower density living. This
point is of particular relevance in considering
subsidy policy for Infrastructure for lower
income communities; a typical problem in this
regard exists in kaNyamazane where infrastructui
capital costs are subsidized by almost 100%.
There is, therefore, little economic incentive
for people to choose to live at higher densities.
This was a major factor in the decision not to
offer appreciably higher density living in the
revised layout. Instead it has been planned to

pater fot later increases in density.



Conventional stereotyped layout planning

42a . Hanover Park, Caps F.xcesslve public open
space creates a 'no-manld lard1 between the houses

hiiv*

43b. Buses on the gravel roads cause severe

42b. Hanover Park, Cape: Unkempt public open dust pi 1lullon.

apace.



HHOAD RtSERVES

PUBLIC iH PUBLIC OPEN

] CHURCH
SEMI-PUBLIC
] KINDERGARTI
SEMIPRIVATE [""lI forecourts
PRIVATE 'f [residentiai SITES

TOTALS

REVISED AYOUT

44a.

13 700mz|«i6%
32i6%
38360m2 4%
34,5%
1800m2 1,1%
1,9%
1300 m2 0,8%

21932 m2 13,7% 13,7%
65,5%
51,8% 51,8%

160000 m2 100% 100% 100%

\MP [ TILIZAT,* N ANALYSIS 16 Ho

H i ROAD RESERVES

PUBLIC ripublic" open

L J SPACE

f ] CHURCH
SEMI-PUBLIC

A KINDERGARTI n
SEMI-PRIVATE NONE
PRIVATE ] RESIDENTIAL SITES

TOTALS

199.

4 1
42830 m2 26,8%
52,5%
41095 m2
54,1%
i 550 m2
1,6%
i 300 m2
45,9%

73425m245,9% 45,9%

160000 m2 100% 100% 100%

ORIGINAL LAYOUT I ALY UBLNAWY' bHI

44b.
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«1n . In kaNyamazane much of the public shared
apace is used for vegetable and maize cultivation

I'he group sharing the semi-private space
45b. Kxamplc" of a forecourt. It has a shared

. . maintains and develops it with their own
semi-prlvate space In the middle.
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SUBDIVISION

1HF USt OF A COMBINATION
OF LARGER LAND PARCELS
AND INDIVIDUAL SITES
ENABLES A WIDER RANGE
AND DIVERSITY OF
SECONDARY SUBDIVISION
AND DEVELOPMENT FORMS
THAN THE CONVENTIONAL
LAYOUT ORIGINALLY
PLANNED

ORIGINAL

LAYOUT S Z K HRIENA AN

46Db.

* BY ONLY PROVIDING
INDIVIDUAL RESIDENTIAL
SITES A MUCH GREATER
PROPORTION OF INITIAI
CAPITAL INVESTMENT IS
REQUIRED FOR INERASTRU
CTURE BY THE PUBLIC
SECTOR THAN THE ALTER
NATIVE FORM OF SUB
DIVISION WHERE THE
PRIVATE SECTOR ASSUMES
MORE RESPONSIBILITY
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REVISED LAYOUT M -c¢ ORIGINAL LAYOUT iS«oTLRsEVA LAD
. ISING THic SAMf SITE IZES
. USING A MINIMUM SITt SiZfc
47a. OF 525m2 A TOTAL Of 223 47e. ggl(_:YOl\/lzoogATSErEr)EslN A$|-EIE SAME
SITES AHE ACCOMOOATEC) IN A
THIS 16 Ha SAMPL E ARf A ( a)

THUS ACHIEVING SAVINGS IN
INFRASTRUCTURE COSTS
THROUGH HAVING A HIGHER
DENSITY
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LAND UTILIZATION
COMPONENTS IN
THE FORECOURT
CONCEPT

ROAD AND
| MAIN SERVICES
' (PUBLIC)

7 I ROAD VERGE
AND SERVICES

(PUBLIC)

EDGE OF
LARGER LAND
PARCEL

FORECOUR' BY
PRIVATE GROUP
(SEMI PRIVATE)

EDGES BY
ADJACENT
INDIVIDUALS
(SEMI PRIVATE)

INDIVIDUAL
SITES
(PRIVATE)

48.



Om 50m 100m

REVISED LAYOUT

ROADS

FORECOURTS

NUMBER Of
SIFEStMIN <?5m2)

2 110m
6,0m/SITE
2 140m

6,1m /SITE

ALTERNATIVE As
IMPt FMEN 1TO

4 250m
12,Im/SITE

350 SITES

Om 50m 100m

ORIGINAL LAYOUT

ROADS 4 790m

14,5m/SITF
FORECOURT S NONE
NUMBER OF |,

MTEStMIN 3?5m )

204.

CONVENTIONAL
REVISED RT NBRI

4 790m
14,5m/SITE

330 SITES



A%

0/ 0/ 0/ m .
REVISED LAYOUT % % % . ORIGINAL LAYOUT KKTiim
ROAOS 2 110m ROADS

194 6,0m/SITE 4 250m 14,5m/SnE 4 790m
FORECOURTS 2 140m 12,Im/SITE FORECOURT', NONE 14,5m/SITE
NUMBER OF NUMBER OF

SITESfM'N VSm2) 350 SUES SITESTMIN 325m2) 330 SITES



50a .

4 Om 5()m tQOm

REVISED LAYOUT

SEWERS AND
WATER MAINS

MANHOLES

NUMBER OF
SITES (MIN 325m*)

4 405m

84

AITf RNAUVI a
MI- f MENU

12,6m/SITE

0,24/SITE

350 SITES

r,

Om V)m K)

ORIGINAL

SEWERS AND

-52k1 WATER MAINS

MANHOLES

NUMBER OF

LAYOUT

4 575m

84

SITES (MIN 325m2)

205,

I'N.TAILD  '1AQ
RfV M M

13,9m/SITE

0,25/SITE

330 SITES



2.3.2 Tt'i hiiolugy and Conatruc tlon Procedures

With the development of kaNyairvizane, the Eastern
Transvaal Administration Board trained and used
small-scale local contractors and conventional
technology for building the government sponsored
housing. This approach has proved most successful

and makes a positive contribution to the devel-

opment of the local building Industry. For this (51)
reason, it was decided to incorporate it in the
building of the pilot project and to develop

it further where possible.

Major features of the approach include the

following:

a. Under the management of the Board, sand/
cement bricks are made in kaNyamazane,
uolng local river sand. This constitutes
an important local Industry that provides
jobs for both skilled and unskilled local

residents.

b. Other materials and components are purchased
in bulk and stored in a depot from where

it is supplied to the contractors.
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The transport contracts tor materials and
components are let to local private sector
contractors thereby making available

opportunities for local entreprenecurship.

Actual building won, is carried out by small-
scale local contractors, as mentioned. It is
handled on a labour-only basis where set
rates are paid for specific set tasks.
Therefore, the more that a contractor can
produce, the more he will earn. These rates
are under constant revue by the Board to

ensure that they remain viable.

Aside from actual building work other
contra, tors do plumbing, sewer- and water-
main laying and painting and glazing

respectively.

Each contractor is allocated a fixed quantity
of work at a time. For example, the builders
are usually responsible for the completion of
five houses at a time. The frequency oi
allocation is determined by each individual

contractor's performance.

l ne Board manages the supply of materials,



use of heavier equipment (e.g. concrete
m'xers and large power toola), co-ordinates
the act ivitiea of the contractors and controls

the qualltv of workmanship.

f. The contractors train and manage their own
work teams. Some operate on a Itask systeml
while others pay their teams wages. In all
cases the building programme offers
opportunities for local unskilled worker:
to acquire skills. In fact, most of the
contractor a operating in kaNyamazane today
started out as employees of other contractors
and gradually worked themselves up to full

contractor status.

While it this stage the Hoard does mosi of the
management work, it is envisaged that in future,
is the contractors become more experienced, they
will be able to take over many of the functions
at present handled by the Board thereby reducing
the public, sector loles in favour of private
sector Initiatives. For example, It may he
possible foi the brick-making plant to be eaken
iver by a co-operative of local c- tractors.
Similarly, a co-operative could become responsible

tr-t running the materials bulk-store .
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The basic approach used here is a version of the

Itask system!1 (discussed in PART 3 I 1.2.1 Cheaper
Builoing Technologies). The use and development

of small-scale local enterprise through this

system is more than proving itself in kaNyamazane
where It is demonstrated by the efficiency and economy
with win h work is proceeding (for a breakdown of
materials quantities, costs and labour rates on a
tandard 51/9 house-type built in kaNyamazane in

the 1977/8 financial year, see the Appendix) .

Is approach has the added advantage of boosting
local economic development through more widespread
local multiplier effects than might be expected
if a large contractor from Johannesburg, for
example, were to do the building work; not only
would labour be imported with the result that
their wages would mostly be spent elsewhere
but profits would also be paid elsewhere. This
kind of problem was evident in one ot the large
contracts let for I i construction of houses at
Mitchell's Plain in the Cape; the contractor
who won the tender was not Cape Town based and
imported labour from Natal thereby adversely
affecting the local labour market and the local

spending of wages and profits



It must be stressed, however, that the efficiency
and economy ol the kaNyamazane building programme
relies on the calibre of the officials administering
it. Without the necessary management skills, a
large-scale development programme of this kind

t run into difficulties. For example, the
Lai actors rely on the Board to maintain a smooth
wWW of materials and components. Delays in this
regard can radically affect the contractors'
profit margins If they are not adequately
compensated. This can make a substantial

difference to the cost-effectlvenesa of the system.



51la. Local brlckmaking yard

~

. Irrrrr

lalk..

51b. Transport contractc a.

5lc. Contractor Involved with setting out
houses on the site.

%

5id Some contractors have their families
working with them. This contractor has his
wile digging foundation trenches.
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51It- The Administration Board supplies cuncrei.e 51 . Bagging internal walls. Fxternal walls

for foundations from a mobile concrete mixer, have raked horizontal joints.
S51f. Completing a plinth. Contractors train hHi. While a brick-laying team completes its
their own work teams. work on one house, a roofing team works on the

one next door.
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and water-mains laying
excavation expensive.
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Plumbing contractor
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Painting and glazing contractor



2.3.3 HouHC-Typeti

ifore the pilot project began, there were two

ba.ic forma of housing existing in kaNyamazane,
the most common being the standard 51/9 house-
type (54m’» financed by the government. There
were also a limited number of owner-built

houses on serviced sites . (52)

As the company Involved was ecager to offer
ready-built housing as an employment Incentive,
they opted to build a number of houses as th
major part of their assistance programme wh'

at the same time also offering assistance to
those employees who were either building their
own homes elsewhere or wishe to improve exit
dwellings. This decision was reinforced by ,
attitude of the Eastern Transvaal Administration
Board who preferred ready-built housing to
owner-builder schemes. In both cases the
motivation was doubtless affected by the fact
that housing which Is already built has a higner
IInaugurablllity value'* ~ than owuer-bullder
projects. As it turned out, this was not an
Imposition on the company employees as they still
had the choice as to which type of development

they preferred and, except for those who already

had their own sites and were building on them,

all those who might have chosen an o aer-bullder
solution opted for the built houses once they
realised what was being offered and the value
of the favourable terms available through the

company.

We had not yet become directly involved in the
company assistance scheme when their housing
committee decided to build twenty houses as a
first phase. On behalf of the employees, and
with minima, consultation, the committee decided
that all of these houses should be an improved
standard 51/9 type; lhe Board made available

sites in kaNyamezane for this purpose.

The improvements to the standard 51/9 type
comprise 1 larger front windows, ceilings,
internal plaster, internal doors, an improved
grano floor finish, a small covered verandah
and electricity reticulation. The total cost
of these improvements added 607. to the cost of

the standard type

We became direct!" involved with the company
soon after the. jes were first occupied and
tested the responses of occupants to what they
had acquired. It soon became clear that the

people living in them were concerned that only



Improved finishes had been considered by their
housing committee. They felt that it was un-
fortunate that all the houses were of one stereo-
type and would have preferred to decide for them-
selves on an individual basis what Improvements
they wanted rather than having all the houses
improved in exactly the same way. They were
also worried about the fact that the house-type

did not appear to be very easy to expand. (53)

This led us to initiate a somewhat different
approach for the second phase of the company
scheme, involving a further 30 houses (by then
the revised layout had been prepared and this

part of the programme could be implemented in

the experimental neighbourhood). Using the same
budget limit as that determined for the first
phase, a range of different house-types were
designed. The basic costs of these varied between
27. and 177. more than the standard 51/9 house-type
(without electricity and higher order finishes).'l"'
These types comprise three basic 'seriesl, or
families, ot house-typt , all specifically

designed for easy expansion and improvement. (54)

Because they all cost less than the available

budget, an amount was available for each individual
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to use according to his own preferences and
priorities. This amount, called a 'bonus',

varied according to the house-type chosen. As

all the participants wanted electricity installed,
this cost was first deducted from the 'bonus'
while the rest of it was available for them to
spend at a later date, in most cases only after
occupation. The available 'bonuses' were therefore

as follows:

'Series' Monus' "urchaslng Power
type (Examples)

1 R300 materials for an extra room
or finishes to the same
level as the first 30 houses

2 R200 ceilings and internal
plaster

3 R100 ceilings or internal

plaster

While the basic h”use-types differed to varying
degrees from the standard type in form, they used

the same technology and similar floor areas thereby



keeping costs comparable. Because a standard level .

range was used, economies of scale could still
be achieved, while the existence of the 'bonus'
ensured that Individual adapatatlon of each house
was possible quite soon after occupation. In
the longer term, further adaptation and Improve-
ment was possible as the occupants started to
Invest their own savings, labour and Initiative
In developing their homes. This process Is an
ongoing one that naturally takes place according
to individual preferences and priorities at a
pace that each Individual household decides for
Itself.

Apar*- from Improving finishes the families may
build on extra rooms and flatlets, small shops,
workshops, garages and even offices for their own
use, for their extended ramily or for letting (56)
purposes. Tn the case of accommodation for letting
or commercial purposes, it forms a basis for local
economic development but does require some form

of control. This Is achieved by a combination

of approvals from both neighbours and the local
authority to ensure that neighbours are not
adversely affected b> activities on any particular
site This local control facilitates the satis-

faction of local priorities at the group of houses
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52a. Owner-buildera tn kaNyamazane. Owner-bullders.

ff'/fa<

Owner-bui Iders Owner-bullder



Owner-butlders

52f. Standard 51/9 house-type
append Ix) .

(see

the

Improvenenlgtc

vtan<Ja,d 1]

" Tot*I

Via. Improved standard type. Twenty were

buTIlt In the first

5'Jb. Disi ussions
improved standard
that they were all

extend .

ofase of the company scheme.

with occupants of an
type. They were concerneu
the sttma and difficult to



Jj-'ta.

The range of new types. The bonus

difference between the available budget
construei.ion cost. It is available for
Individually selected improvements.

54b.

designed for easy expansion and

Some of be new types on a model,

BONUS

is the
and the

all are

improvement.

54c.

F.xamples

of series

one house-types
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54d.

Rxamples

of

series

two house-types

54e .

Examples

ol

series

three house-types.
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EXAMPLES OF
BASIC-HOUSE
SITING CRITERIA

1Pl ACt BUII DINGS m

w

(3]

G

CPI ATE A SENS! OF
tNCLOSURt

BUILD ON ONE BOUN-
DARY TO PROVIDE
MORE SIDE SPACE
I OH EXPANSION AND
A BOUNDARY WAIL

FOR THE NEIGHBOUR

HUH DATA DIS AN E
| ROM rut BOUNDARY
>UFFICIENT TO AuOW
I i Ttit K REASONABLE
t XPANSION OR A
MINIMA! PASSAGE

PROTECT EXISTING
TREES

A!LOW FOR ACCESS
BY VEHICI t . AND
AND ON SITE
PARKING

AHRANGI FOR
ADEQUATE SURVEI
I i ANCE OF PUB! 1C
AND SEMI PUbIIC
SPACES
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EXAMP' ES OF
SPACE DEVELOP-
MENT OPTIONS

PRESENTATION (> A
PERSONALISED.
EORMAI FACE TO

THE MORE PUBLIC
DOMAIN

2 PRIVATE OUTSIDE
SPACE

3 SPACE FOR LAUNDRY
DRYING, VEGE TABLE
GROWING AND

OUTSIDE STORAGE

4 OPEN ACCESS TO
REAR FOR STORM
WATER AND MOVE-
MENT OF GARBAGE
CANS etc

5 USE 01 FORECOURT
BOUNDARY AS A
BUILDING LINE

6 HIGH COMMERCIAL
POTENTIAL eg SHOP

? LIMITED PUBLIC
ACCESS eg OFFICE

B SITE COVERAGE OF
UP TO 50%
FEASIBLE



b4i. Examples of basic houses expanded and impi.""

54h. Examples of basic houses as built Also an example of forecourt development
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Vim. Example of expansion and improvement

improvement.
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540 . Examples of basic-house expansion. 1<can
be done in stages.
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EXAMPLES OF
FORECOURT
DEVELOPMENT
OPTIONS

1VEHICULAR ACCESS
TO EACH SITE

2 SURFACED PLAY
AREA FOR
CHILDREN

3 SPACE FOR SHARED
FACILITIES

4 CONTROL AND

DEVELOPMENT OF
THROUGHWAY

55a.



225.

"«166 3

‘m Yy - .

j C | (fer
S5b. Discussion of forecourt development by 55d. Same forecourt In October 1478.
those who share It.

55e. Same forecourt In September 1479.

55¢. Forecourt shared by tem employees of one be<m (,ellvercd ,jor improving the

company shortly after occupation, May 19/8. edges and lining of stormwater channels.
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(EXAMPLES OF
DEVELOPMENT
FOR ECONOMIC
ACTIVITY OPTIONS

1SHOP FOR PERSONAL
USI OR RfNT

2 GARAGE FOR RENT

3 OFFICE FOR
PERSONAL USE OR
RENT

AFLATLET FOR RENt1

5 HOME INDUSTRIES
WORKSHOP

P. PART -TIME MARKET
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1 T

"Y6b. Drlving-school run from a private house 5bd. Tailor operating from a garage

ihi . Barber-shop in a garage 56e. Shop in « garage



2.3.4 Optlona, Choicea and Dec lat on-Maklnn

Procedures 1'*fl

In dealing with this aspect we used an approach
based on ’'market-placel principles, discussed
in earlier sections. The existing market in
the wider kaNyamazane region was Investigated;

it was found to consist oi the following-

a. Plots of land are relatively eas, to come
by in nearby tribal authority administered
areas. They are allocated by local chiefs
in the traditional way at a cost to the
family of only a few rand per year.
Services Infrastructure Is minimal and
comprises rudimentary roads and pathways and
scattered communal water-points. Schools
and other facilities are of a very low
order although they are being constantly
upgraded through the efforts of the
community itself. Transport services,
however, are almost as good as those in
kaNyamazane . Development controls are
largely Informal and people are allowed
to keep livestock whereas in kaNyamazane
proper they may only keep a limited

number of chickens In an enclosure that
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has to conform with local health regulations.

There are a limited number of highly serviced
sites for owner-builders 'n kaNyamazane
itself but there is a long waiting list for
them. Buildings have to conform to fairly
stringent bye-laws and regulations . The
Board Is reluctant to increase the supply

of this type of site because they claim

that very lew people can afford to develop
them to a 'high enough standard' This
attitude is likely to change in iuture as
kaNyamazane Is due to be taken over by a
locally elected council who will undoubted ly
bt more sensitive to demand and less concerned

about the appearance of the houses.

Standard 51/9 house-types, built with
government funds on serviced sites, are
available for rental wito an option to buy.
Both rental and purcha." are subsidized to
the extent of at least 50% of the capital
costs; this varies according to formulae
based m the age of the houses. There is a
high demand for these houses and there are

also long waiting lists for them.



By financing the building of houses for their
employees, the company was able to offer not only
a short-cut to housing opportunities In a high-
detnand serviced housing area but were able to
clfer a variety of house-types and a choice of
sites to their employees. They therefore
increased the local housing market for their

employees by supplementing the existing market.

With regard to t'\e thirty houses but 1l In the
experimental neighbourhood, a series of choices
was made avallable. Employees had first to decide
whether or not they wished to participate In

this aspect of the company assistance scheme.
Those wanting to participate registered them-
selves with the nousing committee wiu then
selected thirty employees for this phase
according to a number of criteria (e.g. length

of employment with the company, special family

or housing circumstances and so on).

The second area of choice for this group
involved deciding whether or not they wished to
be grouped together in one area of the neigh-
bourhood or to be dispersed among other
residents. After lengthy discussion on the

subject the thirty participants split into
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two schools of thought; ten wanted to live
together around one forecourt while the other
twenty wanted to be dispersed. Ten prototype
houses, representing examples of the whole range
of types, were therefore built around one ol

the forecourts and twenty sites, randomly
dispersed, were reserved in other parts of the

neighbourhood.

It was decided to actually build the first ten
houses as prototypes from which people could
choose; also because it was found that plans
and models were not wholly adequate in

communicating the basic options.

Having built the prototypes, “he ten people who
had opted t< live together were invited to view
them and decide on an allocation system. Three
possibilities were raised by the group; the
first was a straight allocation by the housing
committee, the second Involved a ballot system
and the third required a form of negotiated
choice. All three systems included an option
to withdraw from the group if unsatisfied with
the outcome. By a majority vote, the third
system was accepted. It comprised each family

having a chance to view the houses being offered



(this included the site of course) and understand
the bonus implications and expansion possibilities
(models were used tor this) of each type. They
men expressed their preferem , in terms of
first. second and third choices. Where there
were no cases of more than one first choice for
a particular house, t was allocated to that
person who had wanted it as a first choice. This

process was repeated twice again before the

allocations were completed.

Needless to say, this process generated a good
deal of discussion and negotiation between the
ten participant families and resulted in the
majority obtaining their first choice while the
rest managed to get their second. One family
withdrew at that stage tor reasons which were
never clearly established although it was
suspected that the rest of the group had put
pressure on them to pull out because they
belonged to a religious sect of which the group

did not approve.

It had originally been hoped tbar the second
group of participants (l.e. the other twenty)
would be able to choose their house-types

Independently of their choice of site but,

because of a necessary increase in the pace of
the building programme U avoid ising costs

due to inflation (an estimated 1,57 per month

at that stage), it was decided to build the
houses on these twenty sites before having the
chance to complete a first stage choice procedure.
Nevertheless, the house-types selected for .hcse
sites were based on an informed assessment of
demand for certain types. This was based or. the

monitoring of responses to the ten prototypes.

Th- choice and allocation procedure chosen by the
second group was similar to that used with the
first group This was no doubt influenced by

the suc-ess with which it had already been employed

Interestingly enough, n.an> of the second group
(who had chosen to live away from other company
employees) later regretted that they had chosen
not to form a close f >up of their own once they
recognised the advantages that the first group
enjoyed through knowing their neighbours well
from the outset. Apart from the obvious
advantages of being able to co-cperate on Joint
decision-making, the group living together were
also able to enjoy the security of well-known

neighbours who could be trusted at ar early



stage of occupation. This Is clearly demonstrated
by the fact that the forecourt shared by the
company group was the first to be developed
through Joint effort and still remains one of

the better kept and more attractive forecourts

in the neighbourhood, having got off to a good

start.

This experience betam) useful when a second
Nelsprult company became interested in
assisting their employees and made available
finance for the building of thirty houses In
the same neighbourhood. Their employees were
able to visit the area, see the sites and
house-types and discuss problems and opportunities
with the residents. As a result, they chose to
build all their houses In groups and also had
the benefit of choosing their sites first. They
only then selected their house-types from among

those aval table.

As far as the employees of these two companies
were concerned, four market situations were opened
up In the new neighbourhood and they were able to
influence each to a greater or lessei extent. by
way of summary, they can be listed as follows:

1. Choose from among a range of ready-bullt

houses with known neighbours.

11. Choose from among a range of ready-built

houses with strange neighbours.

Hi. Choose a site in an area with known
neighbours then choose a house-type
to be built on it from among a range

of known types.

iv. put your name on a waiting list, and
then accept the allocation made to you

(system administered by the Board),

included in all of the above options is the
choice of either renting or buying and, if
bought, all the situations available can be
readily adapted and improved by occupants
according to thelr individual preferences,

priorities and moans.

Choice from among avails’le options, each having
an element of adapulability, offers a very real
means for participation in the housing process,
particularly when large-scale development

projects are being undertaken by single agencies

and there is limited scope for being able to
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provide Individualised services to each family

at a sufficiently low coat. Choice Is a means

for Individuals to control elements of the
Initial decls lon-making ao as to suit their
basic Individual preferences and priorities at
the time of first occupation whereas adaptability
makes It possible to adjust their environment

In accordance with the changes and transitions
they experience over time as well as facilitating
the satisfaction of short-term demands for
Improvement. If housing mobility Is also possible,

It further facilitates this process.

With regard to the question of what to provide
In the initial stages, there are two basic
approaches that we used In combination. Firstly
preliminary studies which evaluated existing
-tuatlons and gauged the demand for various
types of options and secondly a range of small-
scale uroto+ypes and pl’ot schemes based on the
first studies which were then evaluated once
again In terms of responses and demand. If this
cycle Is repeated on an ongoing basis, the
etlectlve demand at various points In time can
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be monitored and responded to.

As discuseed earlier, surveys on their own are

generally to ba regarded with suspicion simply
because they tend to be time-specific and

cannot »ke account of transitions over time. They
are subject to communication problems In the
phrasing and Interpretation of questions and
answers and cannot hope to cope adequa uly

*1th the complexities of the real world Situation
with wh'ch people aie actually faced when making
a decision about their housing (particularly with
regard to preferences and priorities). This was
amply demonstrated in the kaNyamazane project where
people were questioned about their preferences
with regard to sites on the one hand and houae-
types on the other (before they had actually

seen the development or knew much about it).

They were shown layout plans and site models

from which to choose a site as well as plans

and models of house-types and asked to select
which site wnd which house-type they would prefer.
This exercise was repeated several times with

the project participants on an individual basis
as a way of fami llarising them with the Issues

at stake and their expressed preferences were
monitored at each meeting. Even though the
sample -roup was relatively small and the Issues
quite specific, It was found that most of those

Interviewed changed their minds about preferences



from one inteiview to the next. Indeed, when
they did make their final choicer of actual
houaes and aitea, it was found that only half
the participants were consistent with their
final choice before seeing the actual devel-
opment and, even then, they were consistent
only with regard to one of the variable

namely the house-type. Clearly there i °‘, one

cannot rely to any major extent on su.vey data

alone, especially from a once-only interview

Another aspect which was highlighted in the
kaNyamazane project, was the ditficulty with
which people perceive situations with which they
are unfamiliar. For example, all the participants
were familiar with and could readily relate to
the standard layout and house-type in kaNyamazane
but could not conceive of the reality of the
forecourt concept and the alternative house-types
until they had actually seen and experienced them,
i milarly, this was clear from the later regrets
that employees had about not choosing to live
together when they had the chance to, even -h.i. \
the advantages had been discussed with th.ia.
Significantly though, they appreciated that the
choice and the 'mistakenl decision had been

their own and thev therefore tolerated it quite

233.

readily. Given the chance for housing mobility,
however, those who are most unh.ppy would be able

to do something about it.

I know of surveys which have been conducted in
Black residential area of South Africa in which
people are asked vheiu' 'ney would prefer to
live in a detached house on ground level or a
flat at the top ot a ten-storey block. It is
hardly surprising that most people indicate a
preference for the detached dwelling but it is
presented in all seriousness by wel l-iueaning
researchers as evidence of the preferences of
Cue community In questl ' and therefore a gu'de
to policy-making! The folly of this approach

is clear when it <s borne in mind that not

only is the interviewee's experience of living
in a flat at the top of aten-stc <building
likely to beeither non-existent or at least
minimal but the question does not include any
reference to the advantages and disadvantages

of this kind of environment, its cost or locitlon.
In other words there is virtually nt eal basis
for expressing a prefern cc and the circumstances
under which these questions are asked are often
such that the i1 terviewee can see nrreal

advantage to be gained by answering it in any other



wav than what la thought to be the answer that
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the Interviewer moat wants to hear.

Returning to the kaNyar.iazane project however,
where a range ef starting-point options were
provided in the form of a type of market and
where the adaptation of houses was facilitated
by the existence ol the 'bonus', It was found
that people tended to want to live In the houses
for some months before deciding what improvements
to make with the 'bonus' funds although In the
early stages most residents did spend a small
part of it on intern..! doors. Nevertheless,
many site development activities such as
gardening and the building of boundary walls
were begun soon after occupation, usually
financed out of personal savings. Some people
even started planting trees on their sites
before the builders had quite finished off the
houses. This activity was given a boost some
six months after occupation when the company
offered a number of cash prizes for a gardening

competition that proved very popu ar.

Apart from individual action in home choice and
further development, the groups sharing forecourts

began to discuss ways of Improving and maintaining
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them quite soon after occupation. In the initial
stages, priorities for forecourt development were
quite low In relation to those each family had

for Improving their individual homes. Nevertheless,
thev did take early action with regard to more
immediate Issues such as ctormwater control and
cleanliness. As discussed earlier, this necessaiy
action played a positive communlty-but Idlng role

by bringing together neighbours around a point

of common concern.

Although action has been predictably slow regarding
further development of the forecourts, a number of
small projects are being considered. For example,
the first group of ten company employees sharing a
forecourt are planning to plant trees, lay paving
and put In curbing to Improve stormwater drainage.
Some members of this group are even discussing the
possibility of building a small shop in the

forecourt but first have to persuade the rest of

the group that they can all benefit from it. (5






n<).

59c. Landscaping ot the site.
59a . Buildlng a garden wall ping

(A . . . o
59b. Soon after occupation people build 59d . Prize-winner In the gardening competition.
boundary walls, plant vegetables and import

top-soil for their gardens.



2.3.5 iiMmand for Assistant:®* with Home Tmprovemeni

The preliminary Investigations In kaNyamazane

Indicated a strong demand for asalstance In

technical, legal, financial and even .octal

matters with regard to home development. This

demand was reinforced by a proliferation of

home expansion and Improvement activities that

began soon ifter the option to buy houses had

become available and many people were

experiencing difficulties in Implementing

improveme ts effectively .

Two functioning forms of assistance existed.

On the one hand, the Eastern Transvaal Adminis-

tration Board officials provided a form of

informal advisory service on an ad hoc basis

while a number of architectural draughtsmen i,

the area provided a kind of -professional’

service on the other.

While the NBRI recommended to the Board that

they establish a 'community aid facility"

similar to that in Ngangelizwe, the first

company involvement was prepared to establish

an in-house one of its own. The second company

responded in d similar way.
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Nevertheless, negotiations have begun to find

support for the 'community aid facility lor all

the residents of kaNyamazane by getting collab-

oration between the Board and the various local

private sector companies interested in assisting

their employees. The separate facilities

operating within the two companies at present

will continue to tion as pilot schemes until

this other faclliv gets going.

The -community aid facility’ established by the

first company had begun operation as an informal

extension of the activities of the company housing

committee in the early stages of the project.

It gradually expanded its activities, with our

assistance, to deal with the various aspects ot

problem identification, priority determination,

strategy formulation and Implementation as the

project progressed. This facility was also

responsible for collecting data on the project

participants, assisting with decision-making

procedures and processes and advising participants

with regard to the implications of the various

options open to them.

The facility also plays an ongoing role in

assisting employees with home Improvement ideas



and the acquisition of furniture and fittings at

lower cost through bulk purchases while also

offering assistance and advice on such matters

as hire-purchase agreements. Indeed, on moving

into new houses, often from temporary accommodation,

families are frequently stimulated to acquire new
furniture and fittings to suit the level of their

new surroundings. The substantial expenses

involved are considered by them to be necessary

Investments and usually enjoy a high priority;

this is an aspect of the housing process that is

often underestimated .

The facility is manned at this stage by
members of the company staff from the management,

personnel and technical divisions on a part-time

basis. The fact that it does Interfere with

their normal duties is an additional Incentive

or the company to collaborate with other employer

bodies so as to be able to afford to employ

full-time people to provide the necessary services

on a shared basis. No doubt this will come about

when the combined 'community aid facility' is

established .

Aside from the factors already mentioned, It

is vital that problems and Issues are identified

and appropriately dealt with as they arise; the

ecommunity aid facility' plays a significant role

In this monitoring function and has to remain

well-equipped to do so on an ongoing basis If

Its longer term performance Is to remain u eful .
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60n. Stockpiling of bricks prior to building 60c. A garage with extra accommodation above.
extra rooms. Built behind a standard 51/9 type.
60b. A standard house In kaNyamazane altered 60d. Addition of extra accommodation In front

beyond recognition. and a g. age on the side,




*S*lpg

o ) 6iijj Larger windows Installed and materials
toe. Additions to the side ot a standard stockpiled for add!llnns, 14/8.
house-type.
6oh. Same house as above after one year with

60f. Trme formation of the Iront ol a aldltions partly completed.

Htandurd house-type



6la. Using models to explain the Improvement and expansion potential ot the new house-types.
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6la. Using models to explain the Improvement and expansion potential ot Uu- ",u hous, '-TIl-



61t). DIscuMsing the extension of a series
three house-type with the owner .

w
- m", 1 v
6U . Using large-scale nuxlels of house- types

to*explain how a particular
extended .

house can be

bid. Lima. Peru. A property development
group displays models and drawings of a wide
range of house-types. People can choose one
« ff the shelf or have one Individually
designed.
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62a. Moving Into a new house

D A XXLL

62b. Furniture and fittings bought on hire-

purchase .



CONCLUSION

According to Skeenla atalim icnl analysis of the
low-income housing situation in South A:rica,
there is an annual demand of ..core than 200 000
houses and, in order to provide these within Ili«
framework of current housing policy, it would
require (as discussed earlier) an estimated
R600 million per annum at 1977 prices for housing
subsidies alone'. In the 1973/9 financial year
* total of less than R500 million was budgeted
for housing (subsidized an I otherwise) and it

is unlikely that budgets can be significantly
increased by the public sector in the future4'20
This factor, combined with spiralling building
costs, points to the need for critical re-
assessment of current practice in providing
housing opportunities for low-income groups if
we are to adequately cope with the growing

demand.

The realities of socio-economic, sociocultural
and housing transitions, being experienced by
low-income communities in particular, mitigate
against trying to solve the 'housing problem'
only by means of spending more money. Even

if the funds are available, it does not guarantee
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that people's housing problems will be solved.
The issues associated with people being able to
achieve well-being, or happiness, are related
to their being able to have a sufficient measure
of control over their own situation by being
directly involved in problem identification,
priority determination, strategy formulation,
decision-making and implementati0n4.'21 For this
reason, a wide diversity of housing options

are necessary so that participation in decision-
making can be achieved through the exercise of

choice as well as through more direct local action.

In the absence of sufficient public sector
resources to adequately cope with the demand, the
*o0le8 that can be played by the private sector
nave to be Increased at all levels. For example,
not only by larger employer bodies assisting
employees but also by small-scale local
entrepreneurs and small groups and individuals
who have both the ability and a willingness to
contribute. In the case studies and projects
described it is clearly demonstrated how private
sector roles in the construction and further
development of homes and their Immediate
surroundings has enabled the public sector to

divert its limited resources into forms of



sjevelopuiont LliaL are mor«. dlfiicult lot die

private sector to undertake on n large scale,
not least, of all to the acquisition and
preparation i serviced land. as

facilitating

In order to achieve a nhiit. or emphasis from the
conventional approach (which involves the puMic
sector playing the major role for all aspects for
of development) to one which involves much for

greater collaboration and use of private sector

experiment with new ideas

pilot

to be able

well-being.

mostly in

them to new opportunities

and processes through

and demonstration projects like those

carried out In kaNyamazane and Ngangelizwe so

to evolve new ways and means of

the achievement of improved human
The benefits of these projects are
their demonstration effect not only
the policy-makers and administrators but also
the communities concerned through exposing

and monitoring the

initiatives, app opriate planning frameworks are responses. In the kaNyamazane project, for exampl
required as well as housing policy that benefits Included:

incorporates the necessary organisational

structures, procedures and incentives. The a. Exri -,mentation with alternative physical

operation of facilities such as *he 'community

aid facilities' in both Ngangelizwe and

kaNyamazane are vitally important in this

as they function as necessary mediating

institutions between the public and private

sectors. Because they are locally based, they can

local demands, problems and opportun-

respond to

ities. These facilities also contribute In no

small way by assisting people to help themselves

through Informed decision-making thereby facilit-

ating grass-roots development and aiding in the

transitions which people are constantly experiencing.

Most important of ill is the need to constantly

regard b.

dev,i >pment in layout planning and house-types

The direct Involvement by participants through

their being able to choose from among avafobl

options wnlch they are then able to adapt

and modify according to their own preferences

and priorities. This enables them to achieve

a high measure of control over the decisions

that affect their environment thus achieving

individual

than had

a much closer match between their

needs and what is actually supplied

previously been possible while also taking

account of future changes in their individual

circumstances.



The building programme provided a boost tor
local employment opportunities as well as the
development of skills which could latei he
offered In the further expansion and devel-
opment of the houses and their surroundings.
Therefore, the approach used contributed to
the development of local entreprenecurship

and local economic development.

The additional capital from the private sector
(through employers assisting employees) that
was spent in kaNyamazanc increased the local
demand for building services, components and

materials which in turn contributed to local

industry and Job availability.

Enhanced living conditions for employees
benefited employers through higher productivity
by reducing absenteeism and labour turnover.
This was particularly true for the first
company involved in the experimental neighbour-
hood. They reported a reduction in labour
turnover of 4007, since starting their assistance

scheme.

The success of the first company assistance

scheme stimulated other private sector

246.

companies to start similar programmes. A

snowball effect was therefore achieved.

g. Development agencies and local authorities
have been able to take note of the innovations
In the project. For example the East London
Municipality and the Vaal Triangle Administ-
ration Board have begun using the layout
principles demonstrated In the experimental

neighbourhood.

If one is to consider the role of th- architect in
housing development, this dissertation Is an attempt
to highlight the necessity for an holistic approach
to development where the line is clearly drawn
between housing processes and housing products and
services. It is for the architect to ensure that,
within the context of a host of housing processes
with which neople are involved, they have access

to as wide a range of appropriate products and
services as possible and to demonstrate opportunities
available In various types of assemblies. The

two case studies described In FART 3 serve to
Illustrate how an architect can provide guidance

to people (who are otherwise very capable of
managing the Improvement and development of their

homes) without necessarily having to design it foi



them tu the last detail.

Buildings should not be seen as ends in themselves

which are designed, built and completed for all
time but need to respond to the transitions of
the people who use them. For example, In ka-
Nyamazane, the physical development which exists
today Is by no means the end of the story. One
can expect the houses and their immediate
surroundings to continue developing over time
through gradual, Incremental changes. Indeed,
the environment has been specifically designed
to respond to these changes and to the dynamics
of locally perceived needs and priorities. By
monitoring longer term developments, valuable
feedback will be provided for the planners,
administrators and others who have contributed -

not least of all, the people living there!



APPENDIX

COST ANALYSIS OF THE STANDARD 51/9 HOUSE-TYPE AS BUILT

1977/78 FINANCIAL YEAR

I tem

IN KANYAMAZANE IN THE

Quantity

MATERIALS
Foundations
(concrete footing)
To internal walls 18,51
To external walls 28,68
Brickwork
Foundation walls

110mm 10,00

230mm 15,49
Superstructure

10imn 46,81

230mm 64,66
Brickforce 142
DPC  1lAtmn 19

229mm 29

Airbricks
Surface bed
Floor 33,95
Bagging
Walls 161,18
Doors

External (Chawl)
Frames (internal

Windows (standard)

C2H
C3H
NG3
D522H

Rate Amount
59¢/m 10,92
86¢c/m 24,66

2

R 2,18/nv 21,80

R 4,31/m 66,76

R 2,17/m; 101,58

R 4,30/m 278,04

8c/m 11,36
8c/m 1,52
16¢c/m 4,64

45¢ each 2,70

R 1,32/m 71,21
7¢/m 11,28

R21,50 each 43,00
R 7,70 each 30,08
R 8,00 cach 16,00
R 9,70 each 19,40
R 5,40 cach 5,40

R18.33 each



APPENDIX (Continued

I tern

QuantIt m Rate
Glass
Clear 3mm 4,81 R 3,20/nu
Obscure R11,79/m*
Putty 27c¢/Kg
Paint
Enamel : windows 9.6< 24c¢/nu,
doors 24c¢/ nt"
Cemwash R 4,68/bag
Roofin*
Timber 50mm x 152tnm 36 65¢/m
50ram x  76mm 18 36¢c/m
'Big Six' 3,300m R 6,39 each
ridge piece 10 R 2,65 each
Precast concrete planks
(over passage) R 1,50 each
P. - hlng
Cold water only plus
drainage R86,72
Sundries
Nells, screws, bolts,
steel rods, wire ties,
etc. plus breakage and
wastage R70.00

MATERIALS SUBTOTAL

R1

Amount

15,39
6,37
3.24

23,40
6,48

127,80

26,50

7,50

70,00

118,38



APPENDIX (Continued)

I tern

Quantity

LABOUR
Substructure
Excavations 47,37
Concreting 47,47
Brickwork 41,09
Corners 4
Superstructure
Brickwork 110mm 45,22

230mm 64,66
Corners 4
Roofing
Timber 6
Ridge 10
'Big Six' 20
Finishes

Plaster Bathroom
Painting and Glazt ig

Plumbing

Cold water only plus drainage

LABOUR SUBTOTAL

OVERHEADS
Supervision
Plant, transport,

insurance and
miseellaneous

OVERHEADS SUBTOTAL

GRAND TOTAL

Rate Amount
24.277¢/m 11,50
16,9939¢/m 8,05

SOc¢/m* 20,55
R 5,00 each 20,00

50c¢/m2,, 22,61
R 1,00/m 64,66
RIO,00 each 40,00
R 2,29 each 13,74

50c each 5,00

50c each 10,00

R 11,50 11,50

R17.25 17,25

R28.75 28,75

R 273,61

R50.00 50,00

R200.00 200,00
R 250,00
Rl 641,99

0s¢



APPENDIX (Continued)

Item

2. MB OUR
Substructure
Excavations
Concreting
Brickwork
Corners

Superstructure

Brickwork 110mm
2 30mm

Corners
Roofing
Timber
Ridge
'Big Six'
Finishes

Plaster Bathroom
Painting and Glazing

Plumbing

Cold water only plus

LABOUR SUBTOTAL

3. OVERHEADS
Supervision
Plant, transport,

insurance and
miscellaneous

OVERHEADS SUBTOTAL

GRAND TOTAL

Quantity

47,37
47,47
41,09

45,22
64 ,6b

10
20

Rate

24,277c¢/m
16,9939¢/m
50c/m”
R 5,00 each

50c/m2,,
R 1,00/m

RIO,00 each

R 2,29 each
50c each
50c each

R11,50
R17.25

R28.75

R50,00

R200,00

Amount

11,50

8,05
20,55
20,00

22,61
64,66

40,00

13,74
5,00
10,00

11,50
17,25

28,75

R 273,61

50,00

200,00

R 250,00

Rl 641,99

wnz



TIPE/TYPE 51/9

Wooo/Livin* ... .....

Koebuie/Kltcheo ...

Bedkemer/lAthrooe ....

Sl«a”kam«r I/Bedroom I
*owHum Sle«pks»#r 2/l«droaB 2
MTOCN

51/9 house-type of the kind built in kaNyamazane (also in vast numbers
throughout South Africa). The type-number La derived crom the year
1951 (51/--) and '9' refers to the type-number of the series developed

in that year.
(The illustration above is reproduced from a booklet: 'How you can

Help Your Black Employee move into a Secure Homel. .Johannesburg
Johannesburg Chamber of Commerce, 1977.)



FOOTNOTES AND REFERENCES

1.5
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1 attended a seminar given by Horaclo Caminos
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Ibid.

At the time of writing the tarring and

stormwater drainage contracts had not yet

been Implemented although a budget was set

aside for it in the 1979/80 financial year.

This is
Clt. It

an expression used by JORGENSEN. Oppm

refers to the desire of politicians

and tIf like to be able to show what Igood

work' is being done. Fully developed, high

order projects have much more value in

their eyes os something that can be 4.17

inaugurated (with the cutting of ribbons etc.)

than site and service schemes where appearances 4.18

tend to be less dramatic.

For detailed drawings of each of the house-

see: 'The kaNyamazane Project House-

types
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Types, their Location and Examples of

their Expanslon and Improvementl. Pretoria:

NHRI Report (mlmeo), 1979.

For the detailed costs of each of the

house-type® see: 'The kaNyamazane Project ;

of the House-Types'. Pretoria:

1979.

Cost Analysis

NHRI Report (mlmeo),

With regard to this aspect of the project,

the Human Sciences Research Council was

invited to assist wl.h monitoring peoples'

responses to options and choices. Features

of this exercise are contained in a report:

SHEDLEY, L.N., FINLAYSON, K.A. and KAPLAN, D.S.

'Choice in Housing'. Pretoria: South African
Human Sciences Research Council, Research
Finding No. S-N-158, 1979.

Vinto Minerals (Pty) Ltd.

In the Mitchell's Plain Development, C«pe Town,

a marketing approach based on that used by

private sector property developers has been

used with some success.



I'liij survey way undertaken feu a government
department by an otherwise reputable renp-rch

group. At this stage, it is still cor

Recant announcements about a massive L icome
housing programme in the next twenty years
have not as yet dealt with how the funds

will be provided See for example: ', Million
Houses to be Built'. The Star, Nov. 13 1979
I, col . 1.

In this dissertation, I have not attempted to
address directly the question of specific
policy and related legislation in the South
African context which conflicts with or
inhibits the development approach discussed
here (this would have to be the subject of
another study or dissertation), Nevertheless,
where this situation does occur, criticism

is implied. For example, the idea of
promoting residential mobility and choice 1is
affected by the Group Areas Act which
restricts it for non-white population groups

in particular.
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