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Abstract 
 
Ana Mancheno Gren: Exploring Typologies, Densities, and Spatial Qualities – The Case of 
Low-Income Housing in South Africa 
 
This thesis focuses on problems that have resulted from the increasing pressure facing urban 
and suburban land use in South Africa, brought on by a number of different factors including 
the political and historical background of the country, as well as by rapid urbanization. The 
objective of this thesis is to present the perspectives applied in the analysis of the built 
environment in selected case studies, in which different theoretical and methodological 
approaches have been developed to address the research questions.   
 
The empirical part of this thesis consists of four case studies, in which selected low-income 
housing projects are analyzed from a perspective of how to facilitate higher densities.  A central 
question addressed is whether the provision of housing structures built at higher densities, 
maintain, improve, or aggravate spatial qualities; and whether the application of these types of 
projects can be considered as possible alternatives to address the problem of urban sprawl in 
South Africa.    
 
The study finds that the house types analyzed address the density dimension of urban sprawl, 
thus reducing the amount of land consumed. There is room for increasing densities and overall 
urban land use efficiency, to which the housing types analyzed in this study may contribute. 
This implies that cities such as Cape Town and Johannesburg, which suffer from urban sprawl, 
have the possibility to grow in terms of population without having to expand further in terms of 
land use. The analysis of spatial qualities shows the studied types maintain positive spatial 
qualities, and have the possibility of increasing living standards. Nevertheless, a number of 
other dimensions need to be included when addressing urban sprawl conditions, in order to 
consider the possibility of replicating these housing types. 
 
Furthermore, this study advances approaches in terms of methodologies and concepts applied, 
which aim to contribute to an increased understanding of the current knowledge in the housing 
and urban planning fields focusing on questions of urban sprawl in general. 
 
 
 
Keywords: Urban Form, House Types, Densities, Spatial Qualities, Low-Income Housing, 
South Africa, Urban Sprawl, Transect.   
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INTRODUCTION 
 
 
This research analyzes selected low-income housing projects in South Africa built after 
1994 from a perspective of how to facilitate higher densities.  The focus of the analysis 
is on the general effects on the built environment with regards to: urban form, built 
densities, and spatial qualities found in four housing areas. A central question addressed 
is whether the provision of low-income housing structures built using higher densities, 
maintain, improve, or aggravate spatial qualities. In addition, whether the types of 
projects analyzed can be considered as possible alternatives to address the problem of 
urban sprawl in South Africa.  
 
The study focuses on problems that have resulted from the increasing pressure facing 
urban and suburban land in South Africa, brought on by a number of factors including 
the political and historical background of the country, as well as rapid urbanization. 
 
 
Background  
 
South African cities are unique with respect to its strong ethnic segregation, a legacy 
inherited from the apartheid period. Segregation is expressed both in the strict 
separation of housing areas and in prescribed differences in house standards for 
officially identified ethnic groups. Housing for black urban dwellers was designed 
according to one single national model. The model was worked in the 1950s and based 
on the idea of detached one-story, one-family units on plots of 200-300 square meters 
(Vestbro, 1999). A rough estimate indicates that the floor area ratio (including streets 
and other open spaces) was 0.1 to 0.2, figures that are far below densities in other parts 
of the world. Middle and upper class areas with one or two-story bungalows on large 
plots and ample space for greenery along meandering roads have even lower floor area 
ratios (Vestbro, 1999).  The spread out character was reinforced by so called ‘buffer 
strips’ between housing areas – also between areas for the same ethnic group. These 
strips of land were often consciously made wide to facilitate control of the black 
population. An additional factor behind urban sprawl is the strict zoning policy, i.e. the 
separation of industrial, commercial, residential and leisure time activities. Sprawl has 
also been promoted by the emphasis on the private car as the major means of transport. 
Highways and wide streets dominate the urban landscape in South African cities. Also 
in informal settlements building densities are low (Vestbro, 2001).  
 
The new South African government, which was established after the 1994 democratic 
elections, embarked on an ambitious housing policy to address the vast demand for low-
income housing in urban areas. During the initial stages of implementation of this 
program the issue of densities came up. Thus, the Housing Minister, Sankie Mthembi-
Mahanyele, said in Parliament:  “Let me be quite clear on one of the main purposes of 
this programme, it will be to ensure mass delivery at much higher densities than are 
being achieved by the one-person-one-plot approach, which has the potential to destroy 
our cities. - - - We will be looking for medium rise construction, shared wet core and 
walls – in short we will be looking for the achievement of densities that will allow us to 
use housing as part of the programme of integrating our cities” (Eastern Province 
Herald, 1996). 
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As a result of the new housing policy a large number of housing projects have been 
implemented throughout the country. Since December 1994, almost two million 
housing subsidies have been approved, and 1,5 million housing units constructed, 
providing more than six million poor people with secure tenure and safe homes (Burger, 
2004:399). Many of these projects have relied heavily on the tradition to build detached 
one-family houses on large plots, a procedure that generates urban sprawl.  Yet, one of 
the goals of the government has been to address the vast demand for low-income hous-
ing in urban areas by addressing the issue of densities. Thus, by August 2001, the 
government had delivered approximately 33000 units, which were built using medium 
densities, in the form of townhouses and flats (GCIS, 2001).  Some of these project 
represent new thinking in the sense that they allow higher densities by increasing the 
number of floors, by back-to- back constructions, narrower plots and or new ways to 
combine houses within the blocks. 
 
 
South African Housing and Urban Development Policies  
 
South African cities, as described by David Dewar, are characterized by three spatial 
patterns: sprawl, fragmentation and separation (Smith, 1992:244). South African cities 
often have a cellular physical structure, in which every cell is organized as a separate 
unit. This structural organization is reinforced by functional, ethnical and social 
separation. Every unit has their own communication arteries and community facilities. 
To address these levels of urban form and structure, it is necessary to consider the 
relation between the program and context. The program emerges out of political 
considerations, which generate ideas about urban form, and the context is the translation 
of the ideas into physical urban forms (Dewar & Uytenbogaardt, 1991:15-16).  Thus 
housing policy in South Africa and Urban Development policy frameworks are 
considered in relation to the overall goals of the policies that shape the supply of 
housing for specific low-income groups and the physical forms that result from national 
housing subsidies applied for these projects.  A background of the South Africa housing 
situation is presented, specifically focusing on the conditions for development of the 
current National Housing Policy and Urban Development and Planning Guidelines 
developed to work along with the housing policy goals. 
 
 
Aim of the Study 
 
The first aim of this study is to contribute to a better understanding of the relationship 
between house types, physical densities and urban sprawl. A second aim is to identify 
elements of a housing typology aimed at addressing urban sprawl, and to contribute to 
the development of house type theory, especially with respect to rapidly urbanizing 
cities in low-income countries.  
 
These aims are targeted thru analysis of post-1994 low-income housing projects, which 
constitute part of the above-mentioned housing types built using higher densities. The 
analysis focuses specifically on how to facilitate higher floor area ratios, while 
maintaining positive spatial qualities in the built environment. An important matter 
addressed is whether the disadvantages of densification are outweighed by advantages 
such as overall accessibility to basic services, education facilities, employment 
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opportunities, and community centers. Outdoor spatial qualities are taken into account, 
as well as qualities of semiprivate, communal and public outdoor spaces. 
 
With the goal to contribute to an increased knowledge in the housing and urban 
planning fields, theoretical frameworks of the relationship between house types and 
urban sprawl are examined.  Specifically in low-income countries, and in rapidly 
urbanizing cities and areas around the world, the role of house types in addressing 
issues of density and urban sprawl has not been widely researched.   Rådberg (1996) for 
example, states “there is a great confusion in the field of urban planning when it comes 
to analyzing housing in terms of efficiency” (Rådberg, 1996:385).  Although this author 
does not deal specifically with low-income countries, he refers to the lack of clarity 
about urban quality and urban form as a “density paradox”, where there is no structured 
theoretical framework for comparing and analyzing empirical observations in different 
types of built areas. He urges that there is a need to develop theoretical frameworks for 
analyzing, presenting, and making conclusions about the built environment.  This 
research aims to contribute to existing housing analysis and evaluation models, to a 
better understanding of the problem of urban sprawl, as well as to contribute to theories 
on housing, and spatial qualities.  On a practical level, the findings can contribute to 
improve housing policies in South Africa.  As well as contribute by providing 
information to political actors, practitioners such as, planners, architects, engineers, and 
other professionals working in this field.    
 
 
Research Questions  
 
In accordance with the aims of this study, the main research questions raised are:  

1. Which are the roles of house and neighborhood types when addressing the 
problem of urban sprawl in a country such as South Africa? 

2. Which house types are most appropriate in low-income housing when 
addressing urban sprawl? 

3. Which are the most important elements of low-income housing with respect to 
how they may be combined to address the problem of urban sprawl? 

4. Can models for calculating densities and assessing urban qualities in 
industrialized countries be fruitfully applied in a South African low-income 
housing situation? 

 
 
Theoretical and Conceptual Perspectives 
 
This research takes into account different aspects and considers issues that are not of a 
mono-disciplinary character. In the search for theoretical frameworks, a variety of 
theories and concepts are used. In doing so, I define a theoretical framework which 
generates the basis for the methodological ground for the execution of the project.  I 
have deemed that these approaches, which are presented in this thesis, have had the 
capacity to guide the research questions and complexities connected to the questions 
under study. The compilation of these materials has made up the theoretical backbone, 
within which I have been able rely upon and apply in the analysis and reflection 
processes in an iterative manner.   
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The central concepts addressed in this study are related to various issues including: 
urban form including architectural types, densities, and spatial qualities in the built 
environment, South African Housing and Urban Development policies, and urban 
sprawl. These concepts comprise the central notion of this study and are essential to 
consider in relation to the research aims. 
 
 
Central Concepts 
 
Urban Sprawl 
Urban sprawl has been used as a synonym for suburbanization, or the geographical 
expansion of urban areas at or beyond their fringes.  Urban Sprawl has been defined as 
spread out development that consumes significant amounts of land, natural and man-
made resources, and infrastructure (Transportation Research Board, 2002).  Sprawl 
areas can be characterized by land development patterns that are inefficiently used; low 
density and which are dependent on the automobile as main mean of transport.  The 
costs that are most often mentioned as it relates to urban sprawl are the costs of building 
and maintaining infrastructure, pollution, congestion, and destruction of resources, 
including farmland. Due to this nature of space use, with different locations widely 
spaced, sprawl has been considered as responsible for adding to travel costs due to 
increasing dependency on automobile use to access various locations (Transportation 
Research Board, 2002).  Thus, sprawl is often found in natural and built environments 
that consist of “low-density, leapfrog development characterized by unlimited outward 
extension” (Transportation Research Board, 2002:2).   
 
In this study I apply a conceptual definition of sprawl, which regards sprawl, as a 
condition of land use that is represented by low values of one or more of the following 
dimensions: “density, continuity, concentration, clustering, centrality, nuclearity, mixed 
uses, and proximity” (Galster, et.al. 2001:685).  Hence, as characteristics associated to 
sprawl relate to different features and aspects of density, it is possible to analyze urban 
form and house types with respect to these conditions.   
 
Type and Typology 
Type analysis has been employed in many disciplines as a classificatory tool, and 
typology refers to the logic of information, differentiation and transformation of types.  
Typology analysis is considered as a body of knowledge from which physical models 
can be evaluated and compared based on attributes of function, disposition, and 
configuration (Lawrence, 1994). Typology also refers to creation, evolution, and 
transformation of physical models to account for their usefulness over time. Typological 
attributes include characteristics of public and private buildings, and the spaces that 
construction defines around them.  Type and typology analysis contribute to the 
understanding of the physical structures, and the relation between urban areas, 
neighborhood or housing areas, and individual buildings. 
 
Density 
In the field of housing, community planning and development, “density” is a term that 
comes into use often, but is a term that can be misunderstood. In this study density 
measures applied for analysis refer specifically to “built density”.  Built density analysis 
provides a measure of the intensity at which buildings are developed.  The analysis has 
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focuses on Floor Area Ratio figures. Floor area ratio (FAR) is the ratio of built floor 
area on all floors, to the area of the site or land where a building structure is constructed; 
FAR is usually expressed as a percentage or a decimal fraction.  Coverage is the ratio of 
the area covered by buildings, which is the area of the ground floor to the area of the 
land that a structure occupies.  
 
Spatial Qualities 
It is obvious that increased floor area ratios and new house types affects spatial 
qualities. It is not self-evident, however, how higher densities affects these qualities in a 
positive or in a negative manner. The quality depends on factors such as location of 
spaces in relation to services, amenities; on the balance between private, semiprivate, 
communal and public spaces; on the mixture of residential uses with other functions, 
and on the social and cultural structures and backgrounds of the inhabitants.  
Furthermore, the relation between people and the built environment indicates how social 
needs are physically and symbolically translated into built forms. Hence, as changing 
lifestyles generate a process of transformation in urban landscapes, an important 
question is that of what roles house and neighborhood types play in maintaining or 
offering positive spatial qualities for the residents. Many authors emphasize the 
importance of outdoor spatial qualities, by the creation of various mixes of outdoor 
activities, which result in the positive outcomes of public areas. Authors advocate the 
importance of adapting approaches to improving urban form, by systematically 
measuring urban spaces, and making gradual incremental improvements.  In addition 
they place responsibility on the planning and architecture professions, as the design of 
the built environment, and specifically that of public spaces can influence and determine 
the quality of spaces.  The analysis of spatial qualities in this project is specifically 
focused on common access areas, communal and public areas, and spaces for walking, 
gathering, and holding public community events.  
 
 
Methodological Approaches  
 
In considering the fact that this research deals with a continuous process involving 
people and their experience in terms of the built environment, it has been important to 
reflect on methods that take into account the subjective and objective nature of the 
questions in this research, as well as to reflect on theories that support the analysis of 
findings.  
 
The consideration of the complexity of the processes and all the elements in a built 
environment, have been some of the premises that have influenced the research design 
to be conducted using multiple case study methodology.  Case study methodology relies 
on analytical generalizations, while at the same time calls for reliance on other 
evidence.  
 
The analyses of spatial qualities are based on various sources including, development 
reports, architectural and site plans, aerial photos of the sites in conjunction with 
analysis with Geographic Information Systems, “expert assessments”, as well as obser-
vations of actual uses, and interviews about people’s preferences.  
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Analysis in this project also addresses the issue of usability of indoor spaces.  The 
analysis of indoor spatial qualities are based on “expert assessment”, as well as obser-
vations of actual uses, and interviews with residents. 
  
The figure below presents a diagram where the structuring process of the manner in 
which this research study has been conducted. The diagram explains a sequential 
manner starting with a period of theory building (which has continued throughout the 
entire research), followed by a pilot study, main fieldwork, analysis of empirical data, 
and reflection of findings. 

ANALYSIS 
 

Urban Form 
Densities 

Spatial Qualities 

FIELDWORK 
 

Urban Form 
Densities 

Spatial Qualities 

THEORY BUILDING 
 

Urban Form 
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Projects Analyzed  
 
The goal in this process was to select information rich cases for in-depth study, in which 
the projects had to include the following determining factors: The projects had to have 
been built or renovated after 1994 using higher built densities; they had to be different 
in terms of building types; and different in terms of their geographic locations. One 
common ground was that the residents living in these projects had to be able to access 
these units through National Housing Subsidy funds, thus the residents occupying these 
units are supposed to fall within similar income levels.    
 
Four housing projects were selected and analyzed in the cities of Cape Town and 
Johannesburg.  In the city of Cape Town the projects are the Upgraded Migrant 
Workers Hostels in Langa, and the Philippi East High Density Housing project.  Both of 
these projects are located in a suburban setting.  The Langa projects include a mix of 
upgraded two-story walk-ups, and newly built three and four story walk-ups. The 
Philippi East housing types are comprised of newly built two-story row houses, and 
one-story four-plex. 
 
In Johannesburg the projects chosen are The Landrost Hotel and the Elangeni Housing 
Project.  The Landrost Hotel is an 18 stories high-rise building that has been converted 
for residential purposes. This project is located precisely in the central business district. 
The Elangeni Housing project is a newly built four-story walk-up perimeter concept 
building, located on the boundaries of the central business district.   
 
As this analysis has focused on types built at higher densities and with the goals for 
compaction in terms of land use, the single-detached house types have not been 
analyzed in depth in this project.  However, throughout the duration of this study there 
has been consideration of this type as it is was often viewed as an ideal form of housing, 
and it is widely used throughout South Africa. 
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Relevance of the Study Within the context of the subject of Built 
Environment Analysis   
 
This research has been carried on within the discipline of Built Environment Analysis, 
which is a subject that originates from the subject of Building Function Analysis, which 
was first established at the School of Architecture, at the University of Lund, in Sweden 
in 1964 (Bebyggelseanalys, 2006).  The subject of Built Environment Analysis has 
derived from a research tradition that focused on the analysis of functions of buildings, 
to critical analysis of aspects of built environment, which include people, society, and 
built form. The discipline aims at contributing to knowledge for physical planning and 
building design, and emphasizes the user perspective, which refers to how the built 
environment is conceived and used (Bebyggelseanalys, 2006).  From the time that this 
discipline was established, the focus of analysis has developed and changed in various 
aspects including types of analysis. The initial focus of analysis of the discipline was on 
residential environments, which integrated analysis of indoor spatial qualities including 
aspects such as: climatic conditions, isolation and lighting, functionality in sizes of 
rooms, sound insulation, window sizes for daylight and cross ventilation, movement 
studies in dwellings, kitchen design and functionality, and accessibility for persons with 
dysfunctions (Bebyggelseanalys, 2006). 
  
Currently, the research focus of this discipline has incorporated Urban Form, and a 
number of research projects have been conducted in this sphere including studies on 
classification of urban types, spatial qualities in housing and neighborhood typologies. 
Some of these projects have been carried out in developing countries. As mentioned, the 
built environment, people, and society interact and maintain a relationship within each 
other, and shape the spatial qualities in the built realm, and the relations between 
society, and people. The assumption is that there is a relationship with people who 
produce and use the built environment, and that society shape the conditions in these 
environments. These influences might include planning ideologies, planning policies, 
architectural design, market and economic factors. 
 
One of the aims of this research is to contribute to the knowledge gap that exists, 
concerning the role of house types in addressing issues of density and urban sprawl. 
Therefore this objective falls in line with the focus of this discipline, which aims at 
analyzing and contributing to knowledge of physical planning and building design 
emphasizing the user perspective.  
 
 
Organization and Structure of the Thesis  
 
This thesis is composed of tree parts and eight chapters. It starts with this introduction, 
which outlines a description of the study. 
 
Part One presents the Theoretical Basis and Methodologies applied in the research in 
which the epistemological points of departure for the thesis are described.  This first 
part begins with a Theoretical Framework chapter, which includes a review of theories 
and concepts related to urban form, house types and typology, density and spatial 
qualities. Chapter two and three provide a background to South African Housing Policy 
and Urban Development frameworks, and a background on Urban Sprawl. Chapter four 
presents a Methods chapter, which includes four sections. These sections describe the 
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frameworks that guide the research, the selection process of case studies and sources of 
data, the processes followed during fieldwork, and the procedures applied in the 
analysis.   
 
Part Two Empirical Findings is composed of two chapters in which four case studies are 
introduced.  The goal with the empirical findings chapters is to present each case, and 
specifically to focus on the physical characteristics of each of the cases that are relevant 
to the study questions.  Chapter 5 presents the two cases in the City of Cape Town. 
Chapter 6 presents the two selected cases in the City of Johannesburg. In these two 
chapters a general background on the development framework of the projects is 
described, as well as a description of house types, densities, and spatial qualities within 
each project, and the urban environment that surrounds each area.   
 
Part three Analysis and Discussion consists of two final chapters. A Summary and 
Cross-Case Analysis is presented in chapter 7, in which thematic and a conceptual 
discussions based on the findings are presented. The goal of the Cross-Case Analysis 
chapter is to reflect upon the findings and to relate them to the conceptual frameworks 
that have guided the study. A summary of cases analyzed is included in which the 
projects are placed according to their position using a Transect diagram, going from the 
urban core to the periphery.  The goal of this presentation is to highlight the changes 
found in the four projects based on their specific location, urban form, density, and 
conditions in land uses. Chapter 8 presents a Concluding Discussion based on the 
research questions, the empirical findings, and on the theoretical and methodological 
approaches applied.   

 



Part One 
Theoretical Base and Methodologies Applied 

 
 

CHAPTER 1 
 

THEORETICAL BASE 

The purpose of this chapter is to present the theoretical and conceptual frameworks that 
are considered and reflected upon, and which guide this research. The focus is on 
concepts that center on analysis of urban form, built densities, and spatial qualities 
found in the built environment.  These frameworks provide ways for ontological and 
epistemological levels of reflection, and for developing methodologies for analysis.  At 
the ontological level, the study questions aim to analyze whether the provision of 
specific types of low-income housing structures, maintain, improve or aggravate spatial 
qualities, and how these address the problem of urban sprawl. At an epistemological 
level, this research aims to contribute to current research and knowledge in the housing 
and urban planning fields specifically focusing on questions of urban sprawl.  

 
Structuring a Theoretical Framework 

By exploring concepts and theories researchers are able to communicate and develop 
knowledge, and this in turn with time into deeper understanding. Theories can be 
considered as collections of concepts which, when applied, provide guidelines for 
understanding how observable facts are organized, and this can produce new 
knowledge. “Theories and concepts can be considered as tools used for human 
thinking, in a way as instruments are considered for physical human action” 
(Lundequist, 1999:30).  Two ways in which to approach theory development are, 
“conceptual definitions” which describe concepts by a way of relying on other concepts, 
and “operational definitions” which refer to different procedures or methods that, when 
applied, allow one to interpret the phenomenon under question (Nachmias & Nachmias, 
1996:32).   

A conceptual framework can be described as a set of principles taken from relevant 
fields, and used to structure further information (Smyth, 2004). Conceptual frameworks 
can be considered as collections of “descriptive categories” placed in a sample of 
proposals developed from previous empirical observations. If presented clearly a 
conceptual framework has the potential of becoming a strong tool to interpret research 
and, therefore, to assist a researcher to clearly present further findings (Smyth, 2004).  
Conceptual frameworks as theoretical approaches are applied in this study, and are 
useful in providing the analysis with guidelines and tools for exploring, and interpreting 
the various findings. In addition, operational frameworks for analysis are applied in 
processes related to taking physical measures, as well as for structuring comparisons of 
the variables analyzed. In selecting theories applicable for this study, the aim is to look 
into concepts and approaches that have been used in analyzing the built environment, 
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but also to explore the possibility of using a combination of methods that should 
contribute to answer the research questions. 

The study questions that are considered use a reflective approach. This approach began 
with questions being posed at the ontological level, which in order to be addressed 
relied on theories and concepts at different levels, that is the epistemological levels, in 
an iterative manner. “Epistemology, strictly speaking, refers to a fundamental branch of 
philosophy that investigates the possibility, limits, origin, structure, methods and 
validity (or truth) of knowledge” (Delanty & Strydom, 2003: 5).  Ontology is the study 
of being or existence, thus, ontology can be considered as the study of conceptions of 
reality (Gruber, 1993). 
 
In figure 1.1 this process is presented. This process paved a way to generating a 
structure for the methodological framework for the conduction of this analysis. I return 
to this graph in the final discussion chapter, where I reflect upon this reiterative 
progression going from the ontological to the epistemological levels in addressing the 
research questions.  
 

 
 
 

Epistemological Level  
Theory focus - urban form, density, spatial qualities, housing policy 

 
                                     

 

Ontological Level  

Research questions –  

Urban sprawl, density, house types, in the South African context 

 
 

 Reflections 
 

Figure 1.1. The graph shows theoretical concepts at the epistemological level, applied to
research questions at the ontological level in the focus of this study.  The arrows going up and
down indicate the process of moving from the ontological level up to the epistemological realm
where theories are considered and reflected upon. The undulated line refers to the analysis
process in which new information is produced to be reflected upon and to be considered in the
iterative process, which moves between the levels generating results (Authors diagram based on
discussion with Dunin-Woyseth 2006). 
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Urban Sprawl 
 
It has been difficult to find a common definition of sprawl, especially one that defines it 
in an empirical manner where a common definition might be applied in an operational 
way.  Galster, et.al. (2001) suggest that as sprawl can be observed in different 
circumstances and conditions, it is possible that there can be different types of sprawl, 
which consist of combinations of different variables. Sprawl can also occur as a process 
of development over time, and thus the causes that lead to this type of development will 
have certain effects, which will vary depending on the place where it occurs.  
“Conceptually, a thing cannot simultaneously be what it is and what it causes. If sprawl 
is to be a useful concept for describing something important that occurs in urban areas, 
it must first be reduced to some objective conditions or traits” (Galster, et.al. 2001:685).  
These authors offer a conceptual definition of sprawl (used as noun), which implies that 
sprawl is a condition that characterizes an urban area, or a part of it, at a particular time. 
These authors propose eight dimensions of land use that when found in areas at low 
values, characterize sprawl environments, these are:  “density, continuity, concentration, 
clustering, centrality, nuclearity, mixed uses, and proximity” (Galster, et.al. 2001:685-
704).   
 

Density is among the most commonly used indicators of sprawl. It is usually 
expressed as the ratio of the total population of a metropolitan area to its total land 
area ( Galster, et.al. 2001:688). 
 
Continuity this is the degree to which developable land has been built upon in an 
unbroken manner. Development in a continuous manner can take place at different 
levels of density.  In some areas there may be continuity and then it might be broken 
by empty open spaces. Thus this results in continuous “ribbon, low-density 
development along major suburban highways” (Altshuler and Gomez-Ibanez 1993 in 
Galster, et.al. 2001:688).   
 
Concentration is the degree to which built areas occur within a specific area, this can 
be in a disproportionate manner or evenly spread out. The concentration dimension 
makes a distinction between areas where housing units and employment are located in 
a few places at high densities, from those in which development is distributed over a 
more spread out area (Galster, et.al. 2001).   
 
Clustering is indicated by the degree in which development has occurred in a “tightly 
or bunched way” to minimize the amount of land in an area of developable land. 
Clustering is concerned with development that takes place within a grid or a selected 
unit of analysis. Low clustering might include effects that contribute to flooding and 
erosion. Development in a clustered manner has the potential to reduce travel 
distances within a development, however not between home and work if these are 
located in different areas (Galster, et.al. 2001).   
 
Centrality is the extent in which residential or nonresidential development is located 
in relation to the urban core or central business district (CBD) or an urban area. 
Decentralization of urban areas has been considered as one of the responsible causes 
for longer travel distances and time and inefficiencies in land use (Galster, et.al. 
2001).   
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Nuclearity refers to the degree in which an area is characterized by a mononuclear 
pattern of development. “Centrality is a measure to mononuclear urban areas… as 
CBDs have declined in relative or even absolute terms, outlying centers and edge 
cities have grown in scale, and different centers have taken on more specialized 
functions"(Galster, et.al. 2001:694).   
 
Mixed Uses is the composition of different land uses that exist within a same small 
area. The separation of different kinds of land uses from each other, as well as the 
separation of income groups in suburban residential development in terms of 
minimum requirements of plots sizes (by zoning regulations) has contributed to 
sprawl. As the mixture of uses in an area declines, an assumption is that there are 
increases in times for travel and distances to work or access to services.   
 
Proximity refers to the extent in which different types of land uses are close to each 
other across a specific developed area. Proximity establishes the typical distance 
between different uses. A significant feature, that is important to consider, is the 
proximity of different but complementary uses within an area. That is distances 
between places and services that people use frequently, and which they need to rely 
upon on a constant basis. “For example, the extent to which jobs and housing for low-
income workers are spatially mismatched affects economic opportunity. And the 
average distance workers must travel for employment, or consumers must travel to 
shop for convenience or comparison goods, contributes to many of the externalities 
attributed to sprawl” (Galster, et.al. 2001:697).   
 

This definition of sprawl which uses these eight dimensions are practical when 
considering analysis of specific areas, and addressing issues concerning urban sprawl. 
In the context of research these dimensions provide a manner to critically analyze the 
four housing projects, however, the focus of this study is solely on the density 
dimension.  This is calculated in terms of Floor Area Ratio (FAR), and is described in 
detail further along in this chapter.   
 
 
Urban Form 

The research questions of this study, at the ontological level aim to analyze whether the 
provision of specific house types built for low-income groups, maintain, improve, or 
aggravate spatial qualities in the built environment. And whether these house types can 
be considered to address the problem of urban sprawl. Thus these questions motivate 
the focus on theoretical concepts associated to the study of urban form.  

Urban Morphology, “the study of the city as human habitat” (Moudon 1997:3) is 
concerned with understanding the processes, which shape the built form of settlements, 
and also with understanding the ways in which built form affects the social and 
economic processes that operate within the built environment. This field, which has 
been researched to a large extent by geographers and architects, has its origins in the 
1950s. The principles of urban form, resolution, and time were exposed by what 
morphologist call the ”plan unit” or what the Italian school of morphology considered to 
aim at developing a theory of design based on “typological analysis”. Such analysis is 
based on the concepts of “operational history” and “typological process”. The French 
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school of urban morphology, developed in the 1960s, was initiated as a reaction against 
the modern movement and its rejection of history (Franck, & Schneekloth, 1994). The 
main structural elements for morphological analysis are considered to be 1) buildings 
and their related open spaces, 2) plots and plot series and, 3) streets. Morphologists look 
to reasons of why cohesive units are formed and how they sustain and develop over 
time (Kristjansdottir, 2001). Thus, research in this field has evolved to include different 
objectives, which have aimed to explain the history of urban form, as well as to guide 
future urban planning (Moudon, 1997).  These concepts and theories are relevant to 
consider, as it is the built environment and specific housing types and typologies, which 
constitute the focus of this study. 

Morphology is related to urban sprawl research, as the study of urban form, specific 
regulations, policy constrains, physical transformations, and replications of specific 
types might produce insight about formations of sprawl.  
 
 
Type and Typology 
 
Physically constructed types have a degree of abstraction and represent ideas and 
qualities from beliefs behind their design and development.  A place type, which exits 
in the material world, draws its qualities from material, imaginal, and conceptual 
aspects. These aspects of type, the material, imaginal and conceptual, are part of the 
same collection of use and significance.  Material types are socially constructed, they 
are places we use and we can refer to by name and observe in the physical world. 
Imaginal place types are made up of theories, ideas and beliefs based on imagined, 
remembered, or meditated places.  Conceptual place types are those that include 
classification systems, typologies, and are used for description, explanation, and 
prescription (Franck & Schneekloth, 1994).   “Any type of classification system 
designed, any new type generated in the built landscape, any accepted type of building 
endlessly repeated, any policy or regulation develop, and any place found in science 
fiction all borrow from these three conditions”(Franck & Schneekloth, 1994: 17).  Type 
analysis has been employed in many disciplines as a classificatory tool, and typology 
refers to the logic of information, differentiation and transformation of types. The 
possibility of using type as a means of analysis allows one to present and compare those 
features in a standardized manner, doing a typological analysis.   
 
Lawrence (1994) suggests that the analysis of house types is a systematic way of 
studying the design of residential buildings by considering a limited number of factors 
implicated. In addition he refers to “type” as something that can be a symbol or 
anything with symbolic representation or significance, and the actual study of the 
symbolic meaning is what generates a typology.  Typology is considered as a body of 
knowledge from which physical models can be evaluated and compared based on 
attributes of function, disposition, and configuration. Typology also refers to creation, 
evolution, and transformation of physical models to account for their usefulness over 
time. Typological attributes include characteristics of public and private buildings, and 
the spaces that construction defines around them.  Typology as a discipline in 
architecture and urban planning relates to two or more objects both in space and time. 
The relational aspect of objects forms a typology or functional building typology, which 
deals with the use or function of a specific structure.  Rådberg (1996) proposes that 
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these types of studies are worthy in the sense that they allow for various kinds of 
research, and can provide valuable information about various disciplines.  “As a tool for 
description of the exiting urban structure” the classification of types can provide a 
description of the existing structures in specific areas (Rådberg, 1996).  
 
In his studies Rådberg (1996) points out that different methods for classification of 
types can be useful for typological studies in architecture and planning, and argues that 
it can be useful when coupled with analysis of other variables that are common of a 
built environment. “As a tool for analysis which can provide insight into the 
sustainability of different urban types when linked with environmental and socio-
economic data; and as a tool for planning and design, that is by providing a deeper 
understanding of the urban types, sustainability and quality issues, it paves way for 
better planning practice on both micro and macro levels of existing urban structure.” 
(Rådberg, 1996:386).  Thus, the application of these types of methods of analysis of 
urban form and built environments might be applied to urban sprawl research. 
 
The focus of this study takes into consideration development of different residential 
types, which have a different dependence on open public and communal spaces. Type 
analysis is based on different cases, and on the uses and changes that occur in each of 
these places, which develop according to their location, services provided, and built 
densities, which result in the formation of distinctive typologies.  
 
 
House Types   
 
Different house types produce different Floor Area Ratios (FAR) when grouped 
together. The requirements of open space and land use consumption vary depending on 
the type.   Lynch (1981) places emphasis on the importance of the texture and mix of 
built types in residential environments in defining characteristics of a city.  
 
The following house types described in this document are types that have been built in 
South Africa with the intentions of increasing Floor Area Ratios (FAR). The goal with 
this description is to highlight ideal elements that constitute each architectural type 
analyzed for this project. Detail procedures for selection of the house types are 
described in the Methods chapter of this thesis.     

 
Perimeter Block and Multi story walk-ups   
The types considered for evaluation in the context of this study include three and four 
story blocks of buildings, configured as perimeter, and as freestanding blocks. Among 
the ideal principles that a perimeter block offers, is the fact that this type of structure 
should offer internal qualities that allow for the creation of open spaces for the users. 
These spaces might be at the street level, within public yards that allow for communal 
and semi-private spaces. These spaces have the possibility to create enclosed 
environments that promote, security, safe areas for children to play, and people in 
general to gather.  Thus, one of the elemental design factors of this type is the need to 
arrange open spaces in a manner as to create optimal areas that can be used by the 
community. This is what Lynch emphasized in Good City Form (1981).  These types 
are designed in a way so that access is done via staircases, which in the cases in this 
study are either linked staircase or balconies in front of specific units. Semi-private 
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outdoor spaces are available on balconies or patios, however most space outdoors is 
considered communal for all residents. There are often communal facilities and services 
included within the housing development of this type.  In the housing projects 
developed in South Africa using this type, facilities included can be open areas for play, 
laundry and drying, as well as parking spaces and small open areas in front or on the 
back of the ground units, which often have direct access from the streets or common 
areas. The site design of this type requires that parking be given proper consideration, as 
the requirements might create the need for taking over space that can otherwise be used 
for communal amenities. In addition, in some of these types, retail, communal or service 
areas in the ground floors might be found.  

      
Attached Houses - Row Houses - Town Houses     
These three house types usually have two or more houses in a row sharing a "party" 
wall with its adjacent unit, and can be multistoried (Alexander, 1977).  This type of 
housing typology can create an environment where all units are able to have close 
access to the ground and can be accessed by private yards or by common spaces.  The 
units in this house types can be arranged as single or double back-to-back units, or next 
to each other in a way as to form a row (Lynch, 1981). However, Alexander (1977) 
advises that there should be cautions to the design of this type, as by creating long rows 
of houses next to one another, the middle units will have a tendency to create dark 
spaces as light can only enter from the back or the front.  
  
Courtyard Type 
This type consists of different variations. It can be found in the form of two-stories 
walk-ups, with individual units placed back up against one another. These units are 
grouped around forming a courtyard.  An ideal characteristic of this type is the fact that 
the spaces within the courtyards should create positive spaces, and common public areas 
for the residents (Lynch, 1981).  
 
High Towers- High-Rise Building  
Usually this type is constituted of buildings that are more than six stories high, and 
require an elevator. These types of buildings were popular for residential housing in the 
United Kingdom, Eastern Europe in the 1940s and after in the United States (Lynch, 
1981). In elevator high-rise buildings, private space is often limited to the inside the 
residential units. In buildings, which are designed for residential purposes, the open 
space requirements for communal areas create large often, empty spaces, which 
diminish the possibility of contact between the building and the street.  One feature that 
was attractive with this type is the fact that it provides possibilities to achieve high 
densities in terms of occupancy. This type requires to be placed in widely spaced open 
green areas, to provide for sufficient open space requirements, thus resulting in not such 
high densities.  One of the problems with these types is the fact that the open ground 
spaces are often required for parking, and the spaces end up empty and desolated.  The 
internal communal areas and corridors and elevator areas, often do not encourage 
neighbor or communal interaction, and children have a difficult time accessing outdoor 
areas. One of the advantages of apartment blocks is that they decrease the costs of 
infrastructure development (water, power, roads, public transportation) as opposed to 
low-rise suburban houses. However, it is expensive to build and maintain these types, 
and in general the type has been considered acceptable, when maintenance is a priority, 
as well as for well-off young couples, single, or elderly people living in central 
locations (Lynch, 1981, Alexander, 1977).  
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Single Detached Houses  
This type is one of the most popular types of houses in South Africa, which are found in 
poor areas, as well as in sprawling high-income mansion areas.  One factor that 
distinguishes a single house dwelling is the fact that it stands on an individual piece of 
land. Houses often have individual garages, and spaces for parking and individual yards, 
thus they take more space per unit and this contributes to the high costs of infrastructure 
provisions.  Owning a particular space allows for modifications and improvements 
based on personal wishes, and this type allows for extension of units. However, 
maintenance and repair costs for the interior and exterior are the responsibility of the 
owner. Also, landscaping and up keeping are expensive and require maintenance. 
Another factor with this type is that often there is a lack of amenities around them (for 
example, communal areas, playgrounds, etc.) that are often found in other types.  
 
 
Densities 
 
In the urban planning and real estate development fields, “density” is a term that comes 
into use often, but is frequently a term that is misunderstood. Considering the need to 
address the problems associated with urban sprawl, it is of significance to analyze 
closely the question of built densities.  The efficiency of land use, the cost effectiveness 
of infrastructure, and the cost per unit of a dwelling has a direct relationship to the 
intensity of development in areas, or to residential density, and thus to urban sprawl.  
 
Density can be viewed in different manners, and the effects of high or low density will 
differ depending on the settings, especially so in environments where extreme densities 
are the case. High-density areas for example can be referred to be problematic as in the 
cases where cities such as Hong Kong and Mumbai, problems include excessive energy 
use, high carbon emission rates and air pollution, overcrowding conditions, 
infrastructure overloads, congestion, etc.  On the other extreme, low-density in urban 
form presents a number of problems associated to urban sprawl, including poor access 
to services, low levels of social interaction, social exclusion, expensive transportation 
options, high use of land.   
 
Physical measured density is different from perceived density, and this difference 
causes confusion in the planning processes. Ernest Alexander (1993) presents three 
different interpretations of density including: 1. Perceived, 2. Physical, and 3. Measured 
densities, and states that there is no simple or clear definition of density. Physical 
density is made up of objective characteristics of a setup, and the quantitative attributes 
of the built environment are expressed in “measured density”.  This includes a number 
of dwellings in an area, the number of potential occupants, as well as the proportion of a 
plot that is built upon (Alexander 1993:184).  Densities in Urban Planning and design, 
more often use physical, measured, and population density approaches for describing 
the degree of intensity of development, and use or occupancy of a site or area.  
Measurements for physical built residential densities include ratios of use of land, 
including floor area ratio, coverage, and units per area.   
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Regarding interpretation of densities, there are a number of authors that caution one to 
present insubstantial evidence about housing and density in terms of efficiency.  
Rådberg (1996) suggests that there is a need to develop a theoretical framework for 
analyzing, presenting, and making conclusions about the built environment.  “There is a 
great confusion in the field of urban planning when it comes to analyzing housing in 
terms of efficiency” (Rådberg, 1996:385).  The relevance of the application of these 
theories depends on the factors that a researcher aims to analyze.  In this study, the goal 
is to analyze housing areas, which have different architectural types. Thus it is relevant 
to consider built form in terms of quantitative density.   
 
 
Measurement of Densities  
 
One of the main questions raised in this study refers specifically to how specific 
housing types address the density aspect of urban sprawl by increasing Floor Area 
Ratios (FAR). Thus in this study, density measures applied for analysis refer 
specifically to “built density”.  Built density provides a measure of the intensity at 
which buildings are developed. Thus the units of measure used for this can vary 
including: Dwelling Units / Hectare, Floor Area Ratio (FAR).  The analysis in this study 
has focused on FAR. 
 
Density measurements in this analysis rely on theory presented by James (1967) and 
Forsyth, (2003) who provide the following definitions:  
 

Density (FAR) is equal to the ratio of total built residential area to area of land. FAR 
figures in this project take into consideration the built floor area on all floors 
divided by a specified land area.   
 
Coverage is the area of the ground floor “footprint” of the building divided by the 
size of the plot or land area.  This measure indicates the amount of open space that 
is left on a specific plot or area of land. Building height: this indicates the number 
of stories of the building (Forsyth, 2003).  

 
As the focus of this research is concerned exclusively with areas used for residential 
purposes, consideration of analysis of spaces covered by structures for dwellings, as 
well as functions related to the residential uses ought to be considered. The types of 
spaces and areas can include, public, semi-public, and communal spaces, areas 
designated for car parking, and half of the width of surrounding streets. These spaces 
can be included to comprise a part of Land Area, depending on whether or not these 
spaces are considered to belong to the specific case under analysis. 

 
Total Floor Area (on all floors) 

         
FAR= 

Land Area 
 
Floor Area Ratio (FAR) is usually expressed as a percentage or a decimal fraction.  
 
Coverage: is the ratio of the area covered by buildings (i.e. the area of he ground floor 
“footprint”) to the area of a specified land area; coverage is expressed as a percentage or 
a decimal fraction. 
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Land area (m2) 1000  
Coverage at ground 60%    
Built area (m2):        600  
Number of floors: 1 2 4 6 8 18 
FAR 0,6 1,2 2,4 3,6 4,8 10,8 

HEIGHT 
# Of floors  

Figure 1.2. Example of FAR values using different number of floors built upon a land area
of 1000 square meters, with 60 % of ground coverage. Adapted from Gallagher, et.al. (1988).  

COVERAGE 

Although the physical density of a housing project can be measured in numerical terms, 
such figures often fail to convey the physical, social, or community related aspects of a 
project.  Churchman (1999) cautions that the conclusions of this nature should be taken 
into consideration along with other factors, which might create a different interpretation 
of areas under study. This is also an argument conveyed by Ernest Alexander (1993), 
who emphasizes the need to consider other factors that influence the interpretations of 
quantitative results density (FAR) figures. “It is a fact that densities convey a more 
complex interaction, which varies by dwelling type and may be mediated by other 
factors” (Alexander, 1993:196).   
 

 

1-storey detached 
Avg. FAR = 0.10 - 0.15 

Coverage = 5-10% 

3-storey blocks of flats 
FAR = 0.55 

Coverage = 15-20% 

8-storey tower blocks 
FAR = 0.95 

Coverage = 10%-15% 

Inner city 
 FAR = 1.0 

Coverage = 40%+ 
 

Figure 1.3. Sample of density values in urban block types in Sweden: The values presented in the 
figure above are estimated ranges, which aim to visualize the way in which different building types 
occupy land (coverage) in relation to the floor area ratio (FAR) values. The one story villas 
displayed on the figure above indicate low residential densities 0.1 to 0.15 and five to ten percent 
coverage of the land. On the other extreme it can be observed that values in the Inner City block 
types are above 2.0 and coverage of the land exceeds 40%. (Rådberg, 1988).  

FAR = 2.0 
Coverage = 40%+
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Hence, the application of density analysis allows for examination of the relationships 
between Floor Area Ratios (FAR) achieved in each of the housing areas, and to carry 
out comparisons of these with other features in the built environment, including space 
use and qualities created, as well as aspects related to dimensions of sprawl.  This type 
of analysis can rely on work conducted by Rådberg (1996), who developed a 
“Systematic Method” for measuring built densities. Rådberg’s work, which presented 
an extensive classification and analysis of urban blocks in the Swedish framework, 
employed these three variables for creating a typological classification of urban types. 
The methodology used in such study allowed for analysis of interrelations among these 
factors, and was graphically depicted using a logarithmic scale that allows comparison 
of urban types. 
 
The results of the analysis provided a classification of urban types in which different 
types were identified (see figure 1.4.) in which 8 types are displayed.  These different 
urban types were related to have developed based on different planning principles that 
have been implemented at different periods of time, and which have been used as 
guidelines for urban planning and design in Sweden.   

              

3.
4.
5.
6.
7.
8.

1.
2.

Swedish Types displayed 
using a logarithmic scale 

  
Inner city blocks    
Blocks with inner 
courtyards   
High rise 6 - 12 stories
3 - 4-story “walk - ups” 
Pre - industrial low rise 
Garden suburbs   
Small one - story houses 
Villas on large plots 

Figure 1.4. Logarithmic Graph Depicting Classification of Urban Types in Sweden. In this
figure Rådberg locates 8 urban types. The parameters used for classification of urban types
are:  density  (e) = (v) x (n) (e= ratio of total residential area to area of land, the height of
the buildings either number or stories or average number of stories (n), and the percentage
of the built up area (v), can be analyzed and graphically depicted using this logarithmic
scale. FAR and Coverage values is displayed as a concentration of points that form a
clustering of the various individual cases or observations. (Rådberg, 1996: 391) 
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By using these parameters of residential density, this author suggests this framework as 
a basic methodology for typological classification, which can be applicable in any place. 
(Rådberg 1996:387).  Applying this methodology in the analysis of this study may 
provide a manner for comparison of urban types, and a manner for measuring urban 
sprawl. Further description on these analyses is presented in the Methods and in the 
Empirical Findings chapters of this thesis. 

  

 
 
Transect – as a tool for analysis 
 
Along the same lines, in attempting to recognize activity-based typology that recognizes 
the effect of place, addressing place distinction, Duany & Talen (2002) present the 
“Transect” as a potential tool for analysis of local physical environments, and of the 
elements that define them. “A Transect is a geographical cross-section of a region used 
to reveal a sequence of environments.  For human environments, this cross-section can 
be used to identify a set of habitats that vary by their level and intensity of urban 
character, a continuum that ranges from rural to urban” (Duany &Talen, 2002:246). The 
range of these environments can be used as the categorical basis for organizing the 
components of the built world: building, lot, land use, street, and any other elements 
social and physical found in the human habitat (Duany &Talen, 2002). 
 
Line transects have been used among scientists studying nature such as ecologist, 
biologist and other naturalists to illustrate how communities of plants and or animals 
change over particular sloping or linear patterns along certain regions or areas. 
Transects provide a way for visualizing changes taking place along a space line, by 
displaying data collected in the form of a diagram that uses drawings or symbols, for 
showing different qualities in each zone of study. This is a useful way for graphically 
depicting and visualizing what changes are taking place along a sequence study line.  In 
the natural sciences, this use has enabled to locate and analyze patterns of species along 
the lines selected (Duany & Talen, 2002). 
 
The Transect concept related to urban planning was initially developed by Sir Patrick 
Geddes in the early 1900's with the conception of the “Valley Section” which was a 
diagram of a transect as a geographic section taken from uplands to rivers. It included a 
series of human environments that range from habitats of hunters in the highlands to 
frames in the foothills, and tradesman along the shores (Duany, 2002).  The Transect 
was further developed by Ian McHarg, who in 1962 published and presented it as an 
analytical methodology in Design with Nature. McHarg’s transect presented a sequence 
or progression of overlays designed to discover a sequence of ecologically sensitive 
land to keep them from potential development (Duany, 2002).  In the United States 
current environmental laws are based largely in the ”technocratization and 
legalization” of this methodology (Duany, 2002:254).  This author suggests that a 
subsequent transect proposition was made by Christopher Alexander in A Pattern 
Language (1977), who presented in a non-explicit manner, the formation of a Transect 
through Patterns 2,13,29 and 361. Duany proposes that when taken together, these 
patterns form a Transect; however, as these are only four patterns (out of Alexander’s 
other 252 patterns), these four have “little independent impact” in integrating urbanism 
                                                 
1 Patterns- 2:The Distribution of Towns; 13: Subculture Boundary; 29:Density Rings; 36: Degrees of 
Publicness (Alexander, C. 1977).  
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and environmentalism (Duany, 2002: 255).  The Transect has been further developed 
since 1994 when the Congress of New Urbanism (CNU)2 an architectural movement 
promoting compact traditional neighborhood design, which formed a commission to 
create a common classification system to search for a theory to properly correlate 
taxonomies in urban environments. “This search for theory yielded the chance 
rediscovery of the Transect” (Duany, 2002:256).  The new conceptual formulation of 
the Transect employs a categorization system to arrange elements of the built 
environment on a scale from rural to urban. It can be applied as (descriptive) theory for 
analysis, and as a system for land use (prescriptive) planning.  In applying the transect 
for urban planning and design purposes, one of the essential objectives is to find main 
qualities of “immersive” environments, and to apply transect planning principles to 
correct any incompatible combination of rural and urban elements (Duany & Talen 
2002).  In this sense, Transect Planning3 approaches are prescriptive, in a way as to find 
a proper balance between natural and human made environments that can lead to higher 
quality places and addressing sprawl conditions  (Duany, 2002). 
 
For analysis purposes, Transect application makes it possible to track changes of 
categorical environments, from nature reserves to the inner urban core, and as one 
moves along these environments, differences in design, ecology and social structure 
become evident. Thus it is possible to understand different urban intensities that are 
more suitable than others depending on specific locations.  A high-rise building for 
example, in the middle of a reserve area would not contribute to the qualities found in a 
natural setting.  Or as clearly related to this research, a housing area for low-income 
groups set on its own in a rural area would not benefit from any urban amenities usually 
found in an urban environment closer to an urban core.  
 
Furthermore, applying the approach of Transect analysis allows for a cross case 
examination where one might present a layout that depicts a comparison of the different 
patterns found in different environments, which can also be presented as a sequence that 
varies in urban intensity, use, and form.     
 
The Transect as conceptualized and presented in the New Urbanism model is a method 
of classifying the natural and built environments as a continuous range of six settings, 
ranging from rural to urban. Each point along the range has specific characteristic that 
are reflected in street patterns and designs, building types, urban design, and 
infrastructure. Beginning with a range of settings that have a rural or nature type the 
following are the Transect Zones: 
 
(T-1) - Rural Preserve is made up of lands protected or which should be protected, as 

these can contain areas that are wild or are in natural conditions, which are not 
suitable for sustainable human settlement due to the presence of difficult topography, 
hydrology, and or vegetation and wildlife.  

                                                 
2 New Urbanism is an international movement to reform the design of the built environment, with the 
focus of raising the quality of life and standard of living by creating better places to live, by essentially re-
ordering of the built environment into the form of complete cities, towns, villages, and neighborhoods - 
the way communities have been built for centuries around the world. Barnett J. (1999).  
3 Transect Planning is being applied as a regulatory code system created by the firm of Duany Plater-
Zyberk & Company (DPZ), and is copyrighted as the SmartCode. It is a commercial product marketed by 
this firm, and it is being implemented in some municipalities in the United States as a planning and 
design tool. (Duany, Talen, 2002:245-264).  
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(T-2) - Rural Reserve may include areas with an environmental or scenic landscape 
quality and might include open areas, with agricultural land, grasslands, woodlands, 
and deserts.  Most often, these areas are sparsely settled, and in some instances 
protection laws might preserve these areas from development.  

 
(T-3) - Sub-Urban is the transition zone between countryside and town.  It includes the 

outer rural part of the edge of neighborhoods, composed primarily of single-family 
homes, or residential areas that might have some mixed-use, and sparsely placed 
services such as civic buildings, or schools, and clinics.    

 
(T-4) - General Urban is typically primarily residential, but more urban in character as 

one might find higher densities and a combination of house types and a mix uses. The 
range of building types is usually wider, and setbacks and street widths can include a 
variety between medium-sized blocks.   

 
(T-5) - Urban Center section can be associated with main street areas, where one finds a 

number of mixed-use building types and various uses including: retail, offices, and 
residential dwellings, usually serving one or more neighborhoods.  

 
(T-6) - The Urban Core is typically referred to as the central business district, and it 

serves the region in addition to bordering neighborhoods. This area usually is 
composed of dense mix use tall buildings, a wide variety of uses, including financial, 
civic, and governmental districts.  This zone is the least naturalistic of all the zones, 
with limited green areas (Duany & Talen, 2002:247-248). 

Figure 1.5. The Transect Zoning Categories - Duany Plater-Zyberk & Company (DPZ) 
copyrighted as the SmartCode 2005. 
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The application of this method and significance in this study can be practical for 
reflection and discussion purposes about the situation of each case analyzed, in relation 
to their location with respect to urban conditions in a comparative manner. By 
positioning each case in a transect zone, it might be useful to describe changes at points 
along an urban to rural transect, considering urban conditions in the surroundings of 
each housing area under study.   
 
 
Spatial Qualities  
 
In exploring spatial qualities in residential environments, existing services, amenities, 
and facilities, are to be considered as important in terms of adding to the quality of the 
housing areas. These can include among other, services such as educational facilities, 
industrial hubs, and employment centers, which might create impacts on the residents 
living areas analyzed. “Community facilities scattered individually through the city do 
nothing for the life of the city. … One of the greatest problems in existing communities 
is the fact that the available public life in them is spread so thin that it has no impact on 
the community... facilities must be grouped densely round very small public squares 
which can function as nodes - with all pedestrian movement in the community organized 
to pass through these nodes” (Alexander, 1977:166).   
 
Gehl (2001) emphasizes the importance of allowing for the creation of various mixes of 
outdoor activities, which influence the quality of public spaces. The level of variations 
and possibilities in public or communal areas can influence and determine the quality of 
different spaces where outdoor activities take place, and which can influence social 
interaction.  Social activities are those activities, which depend on the presence of other 
people in public spaces; these include things such as children at play, greetings and 
conversations, communal activities of various kinds, and passive contact such as seeing 
and hearing other people (Gehl, 2001). Hence the surroundings of spaces can influence 
the relationship between the quality of outdoor spaces and the rate of occurrence of 
outdoor activities. When outdoor areas are of good quality, optional activities can take 
place with increasing regularity. Thus incorporating areas, which create possibilities for 
holding different activities may contribute to higher occurrences of optional activities, 
which might allow a substantial increase in social interaction. This is relevant in this 
study as the analysis focuses on residential house types, where social and public 
interaction can be considered as paramount in formation of local community structures 
(Gehl 2001). “The mix of outdoor activities is influenced by various factors, one of them 
being the physical environment and the ways in which planners, architects, and urban 
designers can influence the quality of these spaces, and the potential for creating spaces 
that invite social interaction, which is one of the most important features of public 
spaces.” (Gehl, 2001:15).   
  
Alexander (1987) refers to quality in space use, as the ”Quality Without a Name”, and 
the concept of wholeness. “Wholeness, or coherence, is an objective condition of spatial 
configurations, which occurs to a greater or lesser degree in any given part of space, 
and can be measured. … In which the larger-scale layout of forests and roads, the 
location of buildings, the design of houses, and the detailed design of windows in the 
houses, are all part of one great integrated picture”(Alexander, 1987:23). Alexander 
also emphasizes the importance of creating urban environments that can influence the 
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occurrences of activities that the public can participate, whether on a small or large 
scale. Regardless of cultural dimensions that create activities, public spaces can result in 
an arrangement of categories of uses in space, which are culturally defined, where each 
category defines an activity, or place, or thing, and its associated human behavior 
(Alexander 1977). 
 
Hence, essential characteristics for public spaces should include qualities that create 
safe, comfortable and attractive environments, including walking spaces that constitute 
networks or pathways connecting frequently visited destinations (Leccese & 
McCormick, 1999). The safety criteria and pathways trajectories, as well as the 
distances between destinations that are frequently used in specific areas are also 
important, as these contribute to the way people use public spaces, including sidewalks, 
or whether these are on un-landscaped routes, dirt roads, or streets of differ dimensions.   
 
Jacobs (1995) speaks about the role of streets, and says that “streets are more than 
public utilities, more than the equivalent of water lines and sewers and … most often 
find their homes in streets, than the more than linear physical spaces that permit people 
and goods to get from here to there”(Jacobs, 1995: 3). The way a trail, pathway, or 
street is defined spatially, that is the elements that are included in and around them play 
an important role in the levels of use and activities in these spaces for walking.  This is 
relevant to this study as in urban sprawl environments, one of the elements that 
characterize these environments, includes large roads, which are often designed solely 
for the use of cars without pedestrian walkways, which discourage walking, as doing so 
can be unsafe.  To this end, the paths, street, sidewalks, and connections between 
building entrances and entrances in the housing areas, as well as streets around them can 
be considered for analysis. Alexander (1977) advocates that as many outdoor spaces  
"left over" between buildings will in general, not be used, it is essential to make all the 
outdoor spaces in the surroundings and between buildings positive. That is that that 
there should be some degree of enclosure; surrounding each space with trees, fences, 
walkways, and features inviting for attention (Alexander, 1977:532). 
 
Thus the main spaces to be considered that are relevant for this research are: public 
areas, spaces for walking, gathering, and holding public community events. When 
referring to “Open Space” in this study, it includes land that is not built upon, planned 
and developed or landscaped, and areas that have been left over without any 
development. The analysis will consider: open spaces in front of buildings, public parks, 
courtyard squares, open parking areas, spaces between buildings, sidewalks, and streets. 
Analysis of these spaces can be conducted through observation of activities that take 
place in some of these spaces, interviews with designers and users, and analysis of 
architecture and site plans. In addition, as indoor spatial qualities can be affected by 
densification of house types, qualities that can be affected by densification need to be 
considered. Analysis of indoor qualities might include functionality in rooms, 
possibilities for cross ventilation, privacy, and the potential for multiple use of spaces. 
Indoor aspects of spatial qualities such as residents’ experiences of crowding, aesthetic 
values, and potential for community with others, can rely on stated responses by 
residents and users interviewed. 
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This chapter has aimed at presenting the theoretical and conceptual framework that has 
provided guidance in creating a structure for this research with relation to the questions 
that are addressed at both the ontological and epistemological levels. The goal has been 
to consider aspects that are relevant to the question of evaluating urban form, density, 
and spatial qualities.  These theoretical frameworks pave the way for ontological and 
epistemological levels of reflection, and for the processes and approaches to consider 
for developing methodologies for analysis.    

 
 



 
CHAPTER 2 

  
HOUSING POLICY AND URBAN DEVELOPMENT 

 
  
  
This chapter presents a background of the South Africa housing situation, specifically 
focusing on the current conditions with regard to housing for low-income groups. The 
development of national housing policy is presented, highlighting aspects related to 
housing subsidy schemes.  A background of urban development and planning guidelines 
is presented, with a focus on strategies developed to work along with the housing policy 
goals.  
 
 
Housing Under Apartheid 
 
South Africa is rich in terms of many aspects; one of these is the fact that it a country 
that possesses a population of approximately 44,8 million inhabitants with different 
origins, beliefs, and diverse cultures (Burger, 2004:1).  South Africa is considered as a 
developed nation with regards to various standards; however, housing provision is still a 
major challenge to the government as the number of people without proper housing is 
still at large.1  Although estimates of the current urban and rural population vary 
according to different definitions of 'urban' and "rural" areas, it has been assumed that 
the proportion of people living in urban areas will continue to rise. In South Africa, the 
greatest concentrations of urban populations are in the metropolitan areas of the Greater 
Johannesburg and Pretoria (Gauteng Province), Durban (KwaZulu-Natal Province), and 
Cape Town (Western Cape Province), with populations of over two million people 
each.   
 
The housing shortage is a problem in the country rooted on different factors, one being 
its history and unequal treatment of the population during the apartheid years, as well as 
the fact that South Africa, as many other countries in Africa faces high rates of 
urbanization. Due to economic growth in the country after the end of the apartheid 
years, South Africa has become attractive for people from neighbouring nations. This 
along with a long history of migrant labour in the country has contributed to an increase 
of international migration to major cities. Although it is difficult to find a precise figure, 
by 2005 the number of foreigners residing in the country was estimated at around two 
million  (UN Habitat, 2004:79).   
 
However migration is not a new phenomenon to South Africa. By the time the country 
had been formed as the Union of South Africa in 1910, British, Dutch and other 
European settlers had already taken over the land, and had exercised control over native 
inhabitants who had resided in this part of the world before European sailors arrived.  
                                                 
1 The estimate of 7 million shack dwellers made by the Urban Foundation in the 1990s is still widely 
accepted.  In other studies statistics demonstrate that in KwaZulu Natal alone, 2,4 million people about 
one quarter of the overall population in that province live in informal settlements (Hindson & McCarthy, 
1994:3). 
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As minerals and precious stones (gold, platinum, diamonds) were discovered in the 
1870s, native blacks were forced to work in newly growing “white” towns were 
employment was available. This led to the development of housing backlogs, squatter 
settlements, and overcrowding living conditions among the Black population moving 
into these towns. Although South Africa technically “solved” the housing backlogs in 
the 1960s, it can be said that the current-housing problems in South Africa are not a new 
phenomenon, as they stem back to the early colonial urban settlements (Norris, 1981). 
 
The ideology of apartheid2, which existed since the 1920s, became strictly manifested in 
1948 when the government put forward regulations that established racial 
discrimination under a system of laws that were passed in that year. The framework of 
the policy was that of "separate development" and the division of the population into 
ethnic "nations", each of which was to have its own "homeland" and eventual 
"independence" (Christopher, 1994). The Group Areas Act in the 1950s institutionalised 
racial segregation and land use zoning in the urban areas that were made possible 
through removal and resettlement schemes (Christopher, 1994).  Under this Act all non-
whites were restricted to live or even enter parts of South Africa designated to the white 
population.  Thus segregation was expressed in terms of strict separation of housing 
areas, and in assigned differences in house standards for officially identified ethnic 
groups.  Housing for black urban dwellers was designed according to a single national 
model based on the single-detached house on a single plot (Vestbro, 1999).  This single 
national model was a contradiction with the racist ideology in which each ethnic group 
should have had its own homeland, thus their respective model for dwelling design.  
 
 
New Housing Policy  
 
The new South African government, which was recognized after the 1994 democratic 
elections, embarked on an ambitious housing policy to address the vast demand for low-
income housing in urban areas.   The national housing policy was defined in the 
Housing White Paper put forward in 1995 with a mission to bring together all the forces 
that could contribute to achieving the housing goals. Access to housing and secure 
accommodation was seen as a fundamental part of the objectives for policy 
development.  The right to housing was included as Section 26 in the 1996 South 
African Constitution, which states that everyone has the right to have “access to 
adequate housing”.  In 1997, the Housing Act was defined as follows: 

“Housing Act, 1997 (No. 107 of 1997): 
1(vi)  “…the establishment and maintenance of habitable, stable and 
sustainable public and private residential environments to ensure viable 
households and communities, in areas allowing convenient access to 
economic opportunities and to health, educational and social amenities, in 
which all citizens and permanent residents of the Republic will, on a 
progressive basis have access to (a) Permanent residential structures with 
secure tenure, ensuring internal and external privacy and providing adequate 

                                                 
2 The Natives (Urban Areas) Act, 1923 entrenched urban segregation and controlled African mobility by 
means of pass laws. The pass laws were intended to group Africans in a web designed to force them to 
work and under conditions and wage levels that suited the employers. In these and other ways the 
foundations of apartheid were laid and carried out by future governments (Burger, 2004:39). 
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protection against the elements; and (b) Potable water, adequate sanitary 
facilities and domestic energy supply” (Department of Housing, 1997). 

  
  
The goal of the government was to build 350000 units per year with the objective to 
overcome the housing backlogs, and to increase the total state budget to 5 percent  (The 
Department of Housing, 1997:22).   Since 1994 1,8 million houses have been completed 
(www.housing.gov.za).  Although many of these houses have provided people with 
secure tenure and the possibility to have a roof over their head, the limitations in 
financial resources and overall availability to deliver such large numbers of units has 
resulted in various problems that bring up the issue of quality versus quantity.3
 
Year 

1994-
1997 

1997-
1998 

1998-
1999 

1999-
2000 

2000- 
2001 

2001-
2002 

2002-
2003 

2003-
2004 

2004-
2005 

Total 

 
Total 

 
177,611 

 
295,811 

 
248,391 

 
161,572

 
190,643

 
143,281 

 
203,588 

 
193,615 

 
217,348 

 
1,831,860 

Table 2.1. Houses Completed or Under Construction (Department of Housing, 2005). 
 
Although the number of housing units delivered is significant with regards to quantities, 
severe housing shortages are still at large.   By the year 2001, the number of people still 
in need of adequate housing was estimated at approximately 7.5 million (Knight, 2001). 
 
Due to the high levels of unemployment4 in the country, and the relatively low wage 
levels, a significant number of South Africans cannot access private financing nor 
provide for independently their housing needs. In 1996 it was estimated that of all the 
households living in South Africa, 80 percent fell into a category defined as low income 
that is those earning up to R35005 per month (The Department of Housing, 1997).  Even 
in cases when people have secure jobs, many are faced with difficulties in accessing 
financing and credit, as financial institutions are often not willing to take risks in issuing 
loans to low-income households.  This creates a greater pressure for the government 
who has committed itself to housing the poor and low-income population.  
 
 
Social Housing Program   
 
In order to comply with the government’s commitment of delivering housing for the 
population in most need, the housing program includes the provision of housing 
subsidies introduced as the National Housing Subsidy in 1994 (Burger, 2004).  A 
subsidy is a grant allocated by the government to qualifying individuals, for the use 
towards the acquisition of housing goods and services for the provision of houses. In 
order to have a subsidy allocated the qualifying individuals or entities must comply 
minimum technical norms and standards designed within the program.   
 
                                                 
3 Many squatter settlements lack the basic infrastructure and services of water, sewage, and electricity. An 
estimated 66 percent of the country's population have no access to electricity, and in most black 
townships there is only one water tap per several thousand people.  “There are at least three main 
constraints on housing delivery: the extent of poverty of households, fiscal limitations, and the 
administrative capacities of housing implementation agencies” (CSIR, 2000:21). 
4 Figures released by Statistics South Africa in March 2003 show that in September 2002 the 
unemployment rate was estimated to be 30,5% (Burger 2004:203). 
5  07/02/2006: South African Rand conversion value: 1.0 ZAR = 1.27 SEK = 0.136 EUR = 0.160 USD  
(Currency Converter)  
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The Housing Subsidy Scheme provides a subsidy to households earning up to R3500 
per month so as to assist them to acquire tenure, basic services and a house for the first 
time. The system of subsidies was designed to integrate individual, public and private 
sector delivery on the same platform, and does not provide cash to the qualifying 
individuals.  A person can be eligible for a housing subsidy if they, on an individual 
bases or as part of a household fills the following requirements:   
 

- A household income is not more than R3500 per month  
- A South African citizen or permanent resident  
- Is over 21 years of age and of sound mind 
- Married or co-habiting / Single and has dependents  
- The applicant is acquiring a home for the first time  
- The applicant has not received a subsidy previously  
-  

(Department of Housing Republic of South Africa, 2005) 
 
There are six subsidy mechanisms: project-linked, individual, consolidation, 
institutional, relocation assistance, and rural. The table below describes the Housing 
Policy aims with regards to the specific types of subsides and some of the processes for 
implementation (Department of Housing Republic of South Africa, 2005).  
 
Project-linked subsidy: This subsidy aims to assist beneficiaries to acquire and own a 
residential property for the first time. It enables beneficiaries to buy a housing unit in 
projects approved by Provincial Housing Development Boards. 
 
Individual subsidy: Assist the recipient to acquire ownership of fixed residential 
properties for the first time, and to enable them to buy houses or units in projects not 
approved by Provincial Housing Development Boards.  
 
Consolidation subsidy: Enables beneficiaries who own sites, to provide or upgrade a 
housing unit on such site. 
 
Institutional subsidy: These subsidy funds are allocated to institutions that are 
approved to provide subsidised housing for individual ownership such as rental, 
instalment sale such as rent to buy options.  The recipients of the housing unit have a set 
of conditions that they must abide by including the fact that they may take transfer of 
tittles within the first four years of receipt of the subsidy. 
 
Relocation Assistance: Allows a person who had been able to access a mortgage loan 
and who had defaulted on the loan by Aug. 1997, to relocate to more affordable 
housing. This subsidy assistance has the intention to work as a strategy to stabilise the 
housing environment. 
 
People’s Housing Process: Provides support to people who want to build their houses 
on their own to access consolidation, project-linked, institutional and rural housing 
subsidies as well as other support measures. 
 
Rural subsidy: Enables people who have uncontested informal land rights to subsidy 
funds to be used for housing purposes. 
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Hostels Re-Development Programme: This subsidy aims at rehabilitating public 
sector hostels to create acceptable living conditions and to integrate the hostel with the 
surrounding communities  (Department of Housing Republic of South Africa, 2005).  

 
The subsidies can be used to acquire access to different housing options including the 
following types:  

• Newly built single housing units  
• Units in the form of a house or an apartment in newly built multiple unit 

complexes 
• Units in upgraded or refurbished buildings  
• Existing housing of any type  
• On site upgrading of existing settlements without proper services  
• Incremental housing schemes: services to a site are provided first and the 

residual of subsidies are allocated towards house construction purposes 
 
To this end, there are a number of government, private, community based organizations, 
and NGOs that work along with the Department of Housing towards delivery of housing 
projects.  Between 1994 and 2003 the government created the following institutions:  

• National Urban Reconstruction Agency (NURCHA) – provides assistance for 
projects focusing on households earning less than R3500 per month. 

• National Housing Finance Corporation (NHFC) – a development finance 
institution that provides funding for housing institutions and lenders for housing 
opportunities. 

• Rural Housing Loan Fund (RHLF) – aims to provide housing finance for rural 
low-income housing. 

• Housing Institutions Development Fund (HIDF) and Social Housing Foundation 
(SHF) – These two work in partnership to promote social and rental housing 
stock, by offering loan products and by supporting housing institutions. 

• National Home Builders Registration Council (NHBRC). (Department of 
Housing Republic of South Africa, 2005). 

 
The systems of subsidies in the new policy are provided through the Institutional 
Subsidies, which as indicated above, provide funds to institutions that can deliver 
housing for individuals for ownership or for rental options. These housing institutions 
play an important role in the development of higher density housing.  Social Housing 
thus is a “housing option for low-to-medium income persons, that is provided by 
housing institutions, and that excludes immediate individual ownership” (Department of 
Housing, 2005(a):8).  One of the goals of Social Housing projects is to try to address 
issues regarding sustainable development, “especially when location, integration, 
viability and sustainability are carefully considered” (Department of Housing Republic 
of South Africa, 2005). All things being equal, through these formats, technically, it can 
be possible to organize planned programs for the delivery of housing, which might 
create benefits from economies of scale in terms of production of housing supply that 
addresses compact environments. That can be so however, if there is proper 
coordination and planning that focuses on complying with house design standards, as 
well as on the creation of sustainable urban environments.  
 
The numbers of subsidies allocated by 2005 were 2.7 million. Since the initiation of the 
housing subsidy programmes these have developed in different ways.  Over the years, 
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some of the schemes have been improved, including rental and social-housing subsidies.  
As of April 2003, the Department of housing increased housing subsidies in order to 
make adjustments to the effects of inflation, with new increments presented for 2005 
and 2006 (Department of Housing Republic of South Africa, 2005: 405). The ranges of 
subsidy mechanisms available include: Consolidation Subsidy, Individual Subsidy, 
Project Linked Subsidy, Institutional Subsidy, Relocation Assistance, Discount Benefit 
Scheme, Rural Subsidies, People's Housing Process, and subsidies towards Public 
Sector Hostels Redevelopment Programme  (Department of Housing, 1999). Often 
many development projects use a combination of subsidies that allow for greater 
flexibility.  Table 2.2. presents an outline the subsidy categories and allocations for 
2005 and 2006 (Department of Housing, 2006). 
 

 
   Subsidy Income Category     Previous   New Subsidy  

   
Individual, Project Linked and Relocation   
R0 - R1 500 R25 800  R31 929     
R1 501 - R3 500 R15 700 R29 450    
Aged, Disabled and Health Stricken R28 279 R31 929     
Institutional Subsidy 
R0 - R3 500 R25 800 R29 450   
Consolidation Subsidies 
R0 - R1 500 R14 102 R18 792   
R1 501 - R3 500   R16 313   
Consolidation subsidy for aged, Disabled or Health Stricken groups 

  R1 501 - R3 500 R16 581 R18 792   
Rural Housing Subsidies 
R0 - R3 500 R25 800 R29 450   
People's Housing Process 
R0 - R3 500 R25 800 R31 929   
Public Sector Hostels Redevelopment Programme Previous Grant New Grant   
Family Units R25 800 R29 450   
Individual Units (Per Bed) R6 400 R7 234   

     
Table 2.2. Subsidy by Income Categories. The Table shows the new categories of subsidies for 
housing programs. The income ranges for qualification for the different categories is listed on 
the left column. The Total amount of the subsidy grant is listed on the column on the right, 
which shows the amount of the grants as of March 2006 (Department of Housing, 2006).  The 
subsidy schemes relevant to this research study, as they are the types of schemes used in the 
selected case studies are:  Project Link, Institutional Subsidy, and Public Sector Hostels 
Redevelopment Programme.  
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Urban Development  
 
Aside from creating housing backlogs, apartheid policies had an effect in the physical 
structure, and the built and natural environment in the country. After apartheid laws 
were eradicated, the overall structure of the cities was left in a disintegrated state. Most 
cities had developed following a model of sparsely separated business cores, or office 
parks with surrounding concentric rings that make up suburbia (Dewar, 2000).  The car 
and shopping mall culture are also a dominant visible spatial typology, with wide roads 
and oversized plots of land, long distances between suburban cores.  On the old edges of 
the cities it is typical to find formal new townships, and often these are intertwined with 
informal settlements that are also often extensive, and visible along major roads leading 
to different urban areas. Most often outside of city centers, the common housing type 
one finds in wealthy residential suburban developments, as well as in middle, and in 
low-income areas, is a detached house on a single plot. This type of development has 
often resulted in areas, which are characteristic of Sprawl environment where generally 
land uses are low in terms of FAR, inefficient, and costly to maintain. Over the past 30 
years the rate and extent of sprawl in South Africa has increased.  For example, the 
Cape Town Metropolitan Area grew from 43180ha in 1979 to 50825ha in 1990 and to 
71000 ha in 2000  (MCA, 2002). This is an increase from 1979 to 2000 of 64,0%. 
 
Issues concerning urban development are addressed by The Human Settlement 
Redevelopment Programme (a program created by the Department of Housing), which 
created a range of densification policies and strategies (South Africa, 1995). Since then, 
the Urban Development Framework was published in 1997 with the purpose to 
“promote a consistent urban development policy approach for effective urban 
reconstruction and development, to guide development policies, strategies, and actions 
of all stakeholders in the urban development process and to steer them towards 
achieving of a collective vision” (Department of Housing, 1997:ii). 
 
The different strategies are developed to work along with the housing policy goals of 
delivering housing for all, while simultaneously trying to comply with the goal of 
addressing issues of density. With regards to the delivery of housing for low-income 
groups who have access to national subsidies, some of the projects developed since 
1994 have been determined to attempt to increase densities.  “The urban development 
goals aim to provide “practical” applicable guidance towards developing South Africa 
“with a vision that considers the concerns of South Africans involved in the urban 
environment” (Department of Housing 1997:8).  On paper, the strategy sets out a 
number of goals to be fulfilled by the year 2020, and these are aimed to overcome the 
current inefficiencies of urban settlements (Department of Housing, 1997).   
 

Within an Urban Strategy – the following are seven main goals that are 
implemented through various programs, which aim at fulfilling different objectives:  
• To create more efficient and productive cities and towns through the growth and 

development of local economies; 
• To reduce disparities by providing infrastructure and facilities to disadvantaged 

communities; 
• To provide access to better housing and shelter and greater security of tenure for 

urban resident; 
• To tackle spatial inefficiencies which give rise to long travelling distances and times 

which negatively impact on the accessibility of work and other opportunities, by 
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promoting urban densification in conjunction with more efficient public 
transportation; 

• To improve the overall quality of the urban environment by better integrating 
environmental concerns in development planning and urban management; and 

• To transform municipalities into effective and accountable institutions through 
capacity building programs which also promote active interaction of civil society with 
municipalities.       Source: (Department of Housing, 1997:8) 

 
In order to address these goals, the following Urban Development Programs have been 
developed:  1. Integrated planning –to integrate the city; 2. Rebuilding and upgrading 
the townships and informal settlements; 3. Planning for higher density land-use and 
development; 4. Reforming the urban land and planning system; 5. Urban transport; and 
6. Environmental management.  The design and implementation of these programs is 
carried out by national, provincial, and local governments, and with partnerships with 
other stakeholders. The City of Cape Town for example has prepared strategic plans for 
responding to poor conditions in the quality of the built environment, by preparing and 
applying the Municipal Spatial Development Framework in 1999.  This program which 
has been applied throughout a corridor of the metropolitan areas has the aim to provide 
a logical method for managing the spatial structure of the city and its development in a 
manner to achieve: “human dignity, equity, integration, sustainability and place, also 
recognizing resource constraints”(City of Cape Town, 2003:7).  Other cities in South 
Africa have developed and implemented similar programs that follow the overall Urban 
Strategy framework objectives. These programs encompass a wide range of plans, 
however, some of them might be unrealistic to develop and implement in terms of time 
frames, as well as the financial resources available to carry out their implementation.  In 
addition, the range of programs, strategies, subsidy schemes, and different types of 
provisions within the Housing Policy, and the overall Urban Development Framework 
are very wide and often complex to examine. Thus this complexity might create 
difficulties in terms of its development and application. 
 
In this chapter the aim has been to present a comprehensive background of the South 
Africa housing situation. As indicated earlier, the number of housing units delivered 
through the subsidy funds are nearly one and a half million (1,46 million subsidised 
houses built or under construction since 1994).  These figures can be critically analysed 
with regards to a number of issues. In terms of the study questions of this research, one 
issue to consider is the fact that a minimal percentage of the units delivered since 1994 
take into consideration the issue of higher densities. In fact, out of 1,1 million units built 
by the year 2001, only 33,000 units were built using medium densities in the types of 
townhouses and flats (GCIS, 2001). These figures represent less than 1.0% of the total 
stock delivered up to that year.  These types of projects indeed address issues related to 
land use consumption, by considering higher densities. However, the proportion of 
these types compared to the amounts of subsidies provided for other types of houses 
(built using lower densities), present inconsistencies between the overall aims and 
objectives of Housing Policy, and Urban Development and Planning Guidelines.  As 
Dewar (2000) points out, if the goals of these policies towards developing compact 
environments are to be effectual, it is necessary to critically analyse the consequences 
that the massive provision of housing subsides for house types that have a reverse 
effect, have on the built environment. These issues could comprise a separate study, and 
are discussed further in the final chapter of this thesis.  

 



CHAPTER 3 
  

URBAN SPRAWL 
 
 
The aim of this chapter is to provide a background about the development of Urban 
Sprawl, and the elements that characterize this type of land use. The conditions and 
elements described in this chapter, serve as a guiding framework for the manner in 
which Urban Sprawl is analyzed in this study.  
 
 
 
Definition of Urban Sprawl 
 
Urban sprawl has been used as a synonym for suburbanization, or referred to as the 
geographical expansion of urban areas at or beyond their fringes. Interests in evaluating 
the causes and effects of sprawl land development patterns can be traced back to the 
1950s in the United States.1  The 1950s was a period when a great demand for housing 
lead to a sudden expansion of suburban residential subdivision developments that 
attracted people living close to inner city areas  (Carruthers and Ulfarsson, 2003).  This 
was a result of the United States government’s policies of the time, which aimed at 
meeting housing demand after a war period.  Housing construction, which used 
standardized models that allowed for massive production and lower costs, resulted in 
the sudden increase of massively produced single-family housing developments. 
Developers eligible for financial assistance built these housing subdivisions using loans 
guaranteed with federal support. Thus these postwar suburbs were built very fast with 
the aim of maximizing benefits for the developers. As this often meant that developers 
had to assume minimal responsibility with regards to public spaces and public services 
(Hayden, 2003).  Since this period, sprawl has come to represent the dominant model of 
growth in most of the metropolitan areas in the United States, as well as in many cities 
and metropolitan areas around the world (Duany, Plater-Zyberk, & Speck, 2000). More 
than 90 percent of urban growth in the United States, UK, Japan, Canada, and Australia 
has occurred in suburbs in recent decades (Demographia, 2006).  
 
Urban sprawl can be characterized by land development patterns that are inefficient, 
with low-density land uses, and which are dependent on the automobile as main means 
of transport.  The costs that are most often mentioned in relation to urban sprawl are 
costs associated to building and maintaining of infrastructure, pollution, congestion, and 
destruction of resources, including farmland and natural habitats (Transportation 
Research Board, 2002).   Due to this nature of space use, sprawl has been considered as 
responsible for adding to travel costs.  Thus, this type of land development is often 
found in environments that consist of “low-density, leapfrog development that is 
characterized by unlimited outward extension. In other words, sprawl is significant in 
residential or nonresidential development in a relative pristine setting” (Transportation 
Research Board, 2002:2).   
 

                                                 
1 In 1956 Suburban Sprawl was published by William Whyte in which he acknowledged that the structure 
of cities and towns in the United States were changing (Frank, et. al. 2000).  

http://en.wikipedia.org/wiki/Japan
http://en.wikipedia.org/wiki/Australia
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Causes of Urban Sprawl 
 
There are a number of causes that have been attributed to the development of sprawl, 
including a combination of social and technology changes, as well as economic forces. 
The following are some of the causes of sprawl considered to be particularly relevant.  
  
The Rent Gradient 
The Rent Gradient is based on urban economics models (developed by W. Alonso, E. 
Mills, and R. Muth), which show that two key determinants of urban land values are: 
the value of undeveloped land at a city’s edges and transportation costs  (Green, 
1999:10). This implies that where land is less expensive such as on the periphery of 
developed areas, people will tend to consume more space for each house or unit that is 
built (Green, 1999).  In South Africa, the Group Areas Act under apartheid allocated 
parcels of land in remote areas, maintaining services and jobs closer to urban centers, 
thus assigning the cheaper land to the non-white population. “All racial groups, other 
than white, were systematically removed beyond the edges of settlements, in the worst 
cases to distances of over 60km away. Since there is a direct correlation between race 
and income, the poorest people have been located furthest from agglomeration of urban 
opportunities”  (Dewar, 2000:210).  
 
Urbanization and Demographic Changes  
In 2000 the growth in urbanization in the world was estimated to have been 2,5% in the 
period of the previous five years, with considerable variations in more developed 
regions (0.7%), and (3,3%) in less developed regions (Jenks, 2000:3). The impact of 
low-density development in many communities is that developed or "urbanized" land is 
increasing at a faster rate than the population. In some places a population increase of 
one or two percent can produce an increase in developed land of as much as 30 percent. 
In other urban areas have expanded geographically while losing population 
(Demographia, 2006). Changing lifestyles with regards to household composition, and 
structures has also generated a process of transformation that has had an effect in the 
urban landscape. Demographic changes have resulted in a reduced average household 
size and composition of the household structure. People are having fewer children, 
living longer, and waiting longer to marry. However, smaller households do not 
necessarily mean that there is a reduction in the amount of land per capita used (Green, 
1999). 
 
Transportation and Car Dependency  
With higher accessibility to private cars, as well as significantly low prices of gasoline, 
people have been able to access more remote areas, and access land that costs less. Thus 
this has allowed for expansion of areas, creating a greater geographic radius for people 
to locate residences, as well as other types of land uses. There has been a tradeoff 
between travel costs and lower costs of land. In South Africa, the poor people, children 
and the elderly are the most affected in terms of lack of accessibility to remote 
locations, and transportation options. Access to private transport is restrictive, and the 
lack of public transport systems that operate in an efficient manner create a distinctive 
problem for poor people who need to access areas or services that are often located in 
destinations accessible only via automobiles. Additionally, the increase of reliability on 
the car has caused negative externalities related to environmental consequences, as a 
result of the dependability on fossil fuels for driving longer distances, as well as space 
taken for roads and highways development.  
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Land Use Regulations  
With regards to land uses, Apartheid regulations were based on zoning, which were 
extended to implement racial control, by dividing people into ethnic groups. African 
Townships were usually situated close to industrial areas or on land considered 
unsuitable for other forms of development. When located within cities, some African 
Townships were affected by constrains to grow spatially, and this created problems with 
regards to high population densities and overcrowding such as in the case of the migrant 
workers hostels, where spatially the areas demonstrated low densities but many persons 
per room. When situated on the periphery, other townships forced people to have to 
travel long distances to access services, amenities, and jobs. In the South African case, 
the history of discriminatory urban policy during the years of Apartheid was the basis 
for aggravating the sprawl nature throughout the country (Dewar, 2000).  
 
 
Effects of Sprawl 
 
There are continuous debates over the outcome of this type of land development, from 
claims that it has offered alternatives to various consumer preferences, to claims that the 
effects are not measurable, and thus there are no problems to quantify.  Nevertheless, 
the problems that can be attributed to sprawl although not always measurable, nor 
quantifiable include a number of negative effects ranging from environmental, social, 
economic, and health related. 
 
As mentioned, sprawl eats up fertile land, and this counteracts with urban qualities 
found in compact environments. In addition in this type of spread out environments it is 
more expensive to provide infrastructure per unit of development. Spread out 
development creates a requirement for more resources (such as building materials, 
energy, etc.) per unit.  Sprawl has an effect on increases in poverty. By locating housing 
in far reaching places, where people have a hard time to access to transport to and from 
work, it creates a limitation for them finding work, and it limits opportunities of 
increasing their income (Nyström, 2004).  
 
Sprawl creates threats to gender equality. Women are affected by sprawl because as the 
location of residential areas becomes more spread out, services become difficult to 
reach. As women most often are responsible for child-care related activities, they need 
to access services and activities for kids, which for the most part are located in a spread 
out format. The term “taxi parent” (which refers to the parent who must drive around 
transporting the kids to and from home, to schools, to events such as football or other 
sort of practices) has become a common way of life for some families with children 
living in suburban areas where walking or biking to and from to these services and 
activities is no a realistic option (Nyström 2004, Hayden, 2003).  This might not be a 
problem that affects poor women in South Africa, as they do not usually have access to 
cars. However, in terms of accessibility to services related to childcare or other 
activities related to the household, which still fall within women’s responsibilities, this 
is a relevant factor.  
 
Sprawl increases traffic, pollution, lack of safety, and obesity.  More driving increases 
emissions of Carbon Dioxide and other gases; larger houses pollute more as they require 
more energy for heating, or cooling, larger lawns to water and more runoff from the 
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green kept lawns.  There is an increase in the levels of traffic, as the people living in 
these environments need to get into cars or mini-taxis as in South Africa, and use the 
roads to access the services. Safety becomes an issue as more cars on the road cause 
more accidents, and leave fewer spaces for bike lanes if any, or for pedestrian walkways  
(Nyström, 2004).  Also a consequence of having to rely on the car has been linked to 
obesity, as the inefficiency of sprawled out areas do not provide the flexibility for 
people to use means of transport other than the car. As people cannot walk safely to 
different destinations, or ride bicycles, dependence on the car becomes a way of life 
(Frumkin, 2001). The result of this is that many people end up sitting in their work 
places and in offices, sitting in their cars, and sitting at home watching television, as 
there is nothing else to do otherwise. It becomes too difficult to get out to a cultural 
events, or even to go to the cinema, as you can do it all from your sofa. It becomes too 
difficult to go out into a cultural area or attend a cultural event such as a live 
performance (Nyström, 2004).   
 
It can be said that sprawl obstructs social relations, as people do not see each other as 
often in sprawled environments, not on public places, not on streets, and contact is 
limited to their cars.  Thus it affects the overall possibilities of social ties and 
development of social circles and community interaction (Nyström, 2004).  
 
Some positive effects include arguments such as that sprawl environments offer the 
possibility to access cheaper land, thus it offers people less expensive housing options 
In addition, in some low income countries, by having more spread out development 
even in central areas, or within cities, sprawl enables urban agriculture (Vestbro, 2005). 
In a more general format, low story housing types on single plots allows people to have 
private gardens, and access to the ground.  
 
 
Approaches and Controversies 
 
In the United States approaches currently used to contain sprawl include urban planning 
and design practices that rely on concepts of New Urbanism (NU), Traditional 
Neighborhood Development (TNDs), and Transit-Oriented Development (TODs).  
These approaches are recommended as strategies to reduce the amount of land used for 
development, and include methods and practical guidelines that promote compact 
development with a great focus on the sustainability of the social, economic and 
physical environment (Leccese & McCormick, 1999). 
 
In South Africa among the efforts that have been emphasized (through housing and 
planning policies) include traditional infill of open areas, redevelopment and adaptation 
of existing structures, as well as models for urban compaction.  Since 1995 the South 
African government on paper committed itself with the publication of the Development 
Facilitation Act. This Act defines a set of principles that must be considered in all land 
development decisions, including paragraph 3 (1)(vi) intended to: ‘Discourage the 
phenomenon of sprawl in urban areas and contribute to the development of more 
compact towns and cities’ (Dewar, 2000:213).  According to Dewar, there is a great 
need to address these issues in South Africa, and the relevance of issues related to urban 
sprawl are of relevance to future sustainable development of urban and suburban areas 
of the country.  With this aim of addressing the phenomenon of urban sprawl, the 
practice of increasing built densities by incorporating housing types that are built with 
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higher FARs, are among the strategies formulated by the government through Housing 
Policy. However, these policies and efforts have often been criticized, as there have 
been contradictory policies that continue to cause sprawl development. This criticism is 
specifically directed towards the continued allocation of housing subsidies, which 
continue to provide funds for housing units to be built on single plots of land. That is 
subsidies in some provinces that are tied to minimum plot sizes ranging between 300 
and 450 square meters (Dewar, 2000).   
 
The costs of infrastructure are an important aspect to consider with regards to sprawl 
type of development. As minimizing these costs can allow for a more effective use of 
resources.  Related to this, among one of the most substantial factors is the argument 
that urban sprawl undermines the cost-effective provision of public services (Carruthers, 
2003).  It has been argued that for different services, the cost per unit of development 
rises as densities decrease. This implies that low-density development often results in 
greatest costs because of the large amounts of financial investment needed in roadways, 
sewage pipes, water pipes, electricity and other services that are needed to provide for 
the population, which in sprawled areas serve a relatively few number of people 
(Carruthers, 2003).  Although studies carried out on costs of sprawl point to the fact that 
this type of development, for the most part results in higher costs, the low-density 
practice is still continued. One reason for this might be that often there is little 
motivation from the developers in terms of profits, as relative savings are site and 
project specific. However, an even stronger reason is the fact that it is difficult to draw 
general conclusions regarding cost savings because of the lack of standardized measures 
that can be applied (Carruthers, 2003).    
 
In South Africa, an example of how infrastructure costs may be affected by house and 
plot layouts is presented in a study for the Balfour Heights project in Missionvale, Port 
Elizabeth (Del Monte, 1998).  
 

Figure 3.1. Theoretical calculation of infrastructure costs in relation to various possible 
house and plot types, based on the South African policy for housing subsidies. Source: Del 
Monte 1998. 
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This study concluded that house and plot types that permit higher densities, with only 

hus a house and a plot types that permits higher densities may reduce infrastructure 

s indicated earlier, there are contrasting views that sprawl has created benefits, as it 

 this chapter a comprehensive background of Urban Sprawl development has been 

moderate increases in density, may reduce infrastructure costs from ZAR 6000 to 2500 
per unit, which in turn allows a larger part of the state subsidy to be used for the house 
structure, where the plot size is reduced from 240 to 120 sqm per unit while the indoor 
area may be increased from 30 to 56 sqm.    
 
T
costs per unit, and therefore free up funds to further develop areas for low income 
housing related to the cost of infrastructure in housing provision for low income groups. 
Also, there are arguments, which state that a reduction in lot size will decrease the 
infrastructure costs and the lack of space can be made up with more public open space. 
Although it is impossible for a single analysis to account for the overall costs of sprawl, 
or for the costs and benefits of alternative patterns of development, it is clear that there 
is a need to have more detailed studies and analysis of various development patterns, 
and how these impact on the on the public services and infrastructure costs.  
 
A
has offered possibilities for less expensive housing options, as well as the fact that as far 
as people’s preferences are concerned, it allows people to have a choice where to live, if 
they can afford travel costs.   Some arguments against sprawl are that anti-sprawl 
activists want to deprive people of that choice. However, for low income groups in 
South Africa, most of the population have no choice but the periphery where typically 
low income housing projects have been located due to the historical events in the 
country.  Poor people cannot afford adequate places to live in central areas within cities, 
and much of the housing supply targeted to low-income groups that has been built by 
the government, has been done in sprawl style suburban locations. In the South African 
context sprawl style development has undoubtedly produced problems that must be 
addressed. The advantages of this type of development are difficult to calculate, and are 
most likely insignificant in terms of creating benefits to low income groups in general. 
 
In
outlined, including the causes that have been attributed to the development of sprawl 
environments in South Africa, as well as some of elements found in these types of 
environments. The conditions and elements described in this chapter, serve as a guiding 
framework for the manner in which sprawl is treated and considered in this study.   
 
 
 
 
 
 
 

 



 
 

 
CHAPTER 4 

  
RESEARCH DESIGN AND METHODOLOGY 

 
 
This chapter describes the methodological frameworks to be used to guide the focus of 
this research. The relevance of the methodology applied is explained and the dynamics 
of the relationships that exist between urban form and spatial qualities in the built 
environment, which are the themes of this study. The research analysis relies on a 
number or concepts and theories pointed out in the previous chapters, and the 
methodological framework for analysis falls within the line of qualitative approaches, 
and uses multiple case study methodology.   
 
The first part in this chapter describes case study methodology as used in this project.  
The second section presents the methodology followed in the selection process of the 
case studies. The third section presents a discussion of the categories of data used, and 
the processes followed during fieldwork.  The fourth section is an account of the 
procedures applied. 
 
 
Qualitative Methods and Case Study Methodology  
 
“Theory in general seeks to describe, explain, and in some instances predict. Research 
methodology, on the other hand may be viewed as prescribed ways to test those 
descriptions, explanations, or predictions”(Groat & Wang, 2002: 74). 
 
The constant ongoing processes that affect the manner, in which people experience built 
environments, can be of subjective meaning and require interpretation. The observations 
of spaces and interpretations of what happens around them require description and 
inference, which as Gillham (2000) points out are necessary in scientific research. 
”How people behave, feel, think, can only be understood if you get to know their world 
and what they are trying to do in it” (Gillham, 2000:11).  With analytical methods that 
use statistical generalizations, an inference is made about a population on the basis of 
empirical data, which can be representative of the whole population. In analytical 
generalization the researcher aims to find ways to generalize findings to broader 
theories related to the objects of study, or to a specific category of cases. Even with 
significant statistical results, these findings need to be described and interpreted: “facts 
“ do not speak for themselves – someone has to speak for them (Gillham, 2000).  
Qualitative methods can provide a way to get closer to answers in a study, as these 
methods are exploratory, descriptive, and deductive in character, and focus on evidence 
that can enable a researcher to understand the meaning of things that are occurring or 
facts in a certain setting.  The strength of qualitative research is that by focusing on 
certain issues, possible explanations for what is being investigated are often found. 
“Their great strength is that they can illuminate issues and turn up possible 
explanations: essentially a search for meaning – as is all research” (Gillham, 2000: 
10).  
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Various methodologies for analysis have been considered in the research design 
process. Specifically there has been contemplation of methods that include a 
combination of elements related to physical structures, social, and human elements. The 
complexity of the elements related to the research questions, have been some of the 
premises that have influenced the research design to be conducted using multiple case 
study methodology.  Case study methodology relies on analytical generalizations, while 
at the same time calls for reliance on other evidence. Yin (1994), Stake (1995), Gillham, 
(2000) have referred to case study as a reliable methodology. Gillham (2000) also 
emphasizes that although qualitative methods are important, case study research is not 
exclusively concerned with qualitative findings, as it uses various kinds of evidence, 
which are brought into the researcher’s data collection. Thus all evidence is valuable, 
and the validity “trustworthiness’” of this evidence is what has to be carefully 
considered and critically applied.   
 
 
Multiple Case Studies 
 
Case studies have been used extensively in social science research as well as in practice-
oriented fields. It is a method that is relevant in evaluation research and in various 
disciplines when applied thoroughly in different phases including: problem definition, 
design, data collection, data analysis, composition and reporting (Yin, 1994). Yin 
suggests that case studies are one of several ways of conducting research within the 
social sciences and that this is a preferred strategy when, “how” and “why” questions 
are proposed, as well as when the focus is on observable facts.  A case study is an 
empirical inquiry that investigates a current observable fact contained in an actual 
context. This can be a difficulty, especially when the boundaries between “phenomena 
and context” are not clearly evident (Yin, 1994).  
 
An important factor in applying this methodology is that case study research is not 
“sampling research”, and selecting cases must be done in order to maximize what can 
be learned in the period of time available for the study (Yin, 1994), (Stake, 1995).  
Patton (1990) provides various alternatives on how to select a case. Some applicable 
alternatives for this project are: “Purposeful sampling” which focuses on selection of 
information–rich cases, as well as extreme or deviant cases, which allow one to learn 
from highly unusual manifestations (Patton, 1990: 179-183). These can often be tested 
through the application of similar methods in a second case or even more cases, which 
can allow the researcher to proceed with analytical generalizations of certain units of 
analysis tested in multiple ways. In this research, the logic underlying the use of 
multiple-case studies included the fact that, by doing so, it allows a manner in which 
similar questions can be analyzed in four different physical and structural settings that 
could be further analyzed in opposition to each other. In defining a case study, Stake 
(1995) recommends that the researcher prepares a number of questions prior to the case 
selection and procedure as he deems that case studies are defined by a certain interest in 
individual cases, not by the methods of inquiry used.  Related to this but with a different 
view on this matter, Yin (1994) proposes that case study research design is a sort of 
“blueprint” that focuses on four problems: “what questions to study, what data are 
relevant, what data to collect, and how to analyze the results”(Yin, 1994:20).  
Nevertheless he cautions to the fact that case study research design is much more than a 
manual or “work plan” and that the focus should stay within dealing with a “logical 
problem and not a logistical problem” (Yin, 1994: 20).   
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For defining a case study research design Yin proposes a general guide in order to focus 
on the issues that are being studied. What it is exactly that is principally being 
considered for in depth research, he refers to as “units of analysis”.  Yin suggests that 
without focus the researcher might be overloaded with data, and this can become 
problematic.  Thus definition of specific questions and focus are important factors, and 
consequently the definition of “units of analysis” is important. “As a general guide the 
definition of the unit of analysis (and therefore of the case) is related to the way the 
initial research questions have been defined (Yin, 1994: 22).  Furthermore, Yin points to 
the fact that an important issue that must be present at all times is the target of the cases 
for which he stresses the need for theoretical knowledge behind the research. The author 
suggests that the researcher must possess or acquire skills such as: the ability to ask 
good questions and to interpret the responses, be a good listener, be adaptive and 
flexible so as to react to various situations, have a firm grasp of issues being studied, 
and be unbiased by preconceived notions. “Each case study investigator must 
understand the theoretical or policy issues, because judgments have to be made (and 
intelligence exercised) during the data collection phase.  Without a firm grasp of the 
issues, you could miss important clues and would not know when a deviation was 
acceptable or even desirable” (Yin, 1994: 58).    
 
Following these recommendations, figure 4.1 presents this process applied in this study.   
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Figure 4.1. The figure presents a description of the steps followed from the beginning stages of this
research. The themes analyzed are listed in each column, and the processes followed are presented in a
sequential manner over time. 
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The structuring process of this research is conducted in a sequential manner starting 
with a period of theory building (which has actually continued throughout the entire 
research), followed by a pilot study, main fieldwork, analysis of empirical data, and 
writing of findings. In this research each case is treated as a "whole" study in which 
facts are gathered from various sources and conclusions drawn based on those facts. 
This means that although the methodologies applied to the each individual case are 
almost the same, the approach to each case had to be tailored individually.   
 
In initiating the data collection activities for this project the choice was made to follow 
Yin’s recommendations for this process, in which triangulation is applied by the use of 
multiple data sources. The author recommends six primary sources of evidence for data 
collection that can be applied and used in different ways. These sources are different in 
many respects including in their effectiveness, availability, reliability, or applicability.   
 
In this research I have acquired several of these data sources, and used them in relation 
to the units of analysis.  In some instances it was not possible to find the same data for 
all four cases, and due to this limitation some of the data found was not used unless 
something relevant was necessary to consider.   
 
Yin (1994) proposes six primary sources for conduction of analysis of case study 
analysis.  Although each of these sources has strengths and weaknesses, their validity 
needs to be critically analyzed in order to avoid incorrect or biased information.  “There 
could be a danger of this occurrence if the investigator is inexperienced and mistakes 
some types of documents for unmitigated truth”(Yin: 1994:80).  
 
The primary Sources proposed by Yin include:  

Documentation:   letters, memoranda, agendas, study reports   
Archival records:  maps, charts, lists of names, survey data,  
Interviews:  open-ended, focused, or structured (In this category, Yin 

includes all types of interview formats i.e. surveys, open ended)  
Observation   

Direct: site visits either formal or casual, data gathering 
Participant:  researcher participation in the events under study 

Physical artifacts:  physical evidence observed and gathered during a site visit 
  
In addition Yin (1994) points to two other principles that might be followed for case 
studies. These are the creation of a case study database, and the maintenance of a chain 
of evidence. The data that are collected during this phase needs to be organized and 
documented, and an important aspect is the maintenance of data. “The fieldwork is 
likely to lead to large amounts of published reports, publications, memoranda, and 
other documents collected from the site” (Yin, 1994:73).  There are various suggestions 
for effectively doing so, such as software packages to maintain information of 
questionnaires and interviews, literature highlights, and photographs.  Data maintenance 
and data analysis have been important aspects of this research, and for this I have 
followed methodological procedures suggested, but also many were tailored based on 
the project.  
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Pilot Study and Selection of Cases for In-depth Analysis 
 
 
From the proposal stages and start of this research, the aim was to conduct analysis of 
post-1994 housing projects for which a preliminary list of 14 different housing projects 
with a potential to reduce urban sprawl had been presented (See appendix 1). A decision 
was made to conduct a pilot study, which included fieldwork in the cities of 
Johannesburg, Durban, Port Elizabeth, and Cape Town in South Africa. “The pilot case 
study helps investigators to refine their data collection plans with respect to both the 
content of the data and the procedures to be followed. In this regard it is important to 
not that a pilot test is not a pretest.  The pilot case is used more formatively, assisting 
an investigator to develop relevant lines of questions—possibly even providing some 
conceptual clarification for the research design as well”(Yin, 1994: 74).   
 
The main goal of the pilot study was to narrow the focus of the study and to select 
specific cases for in-depth analysis, as well as to test the different types of 
recommended procedures for the conduction of case studies, and for preparing for the 
data collection stages. In addition, this time in the field was used to conduct personal 
interviews in 8 housing projects in the four cities, and to establish contacts with housing 
associations, governmental bodies, housing agencies, architecture firms involved in 
different processes of development of the projects, NGOs working in the different 
housing areas, academic institutions and persons in academia, and research institutions 
throughout South Africa.  Holding meetings often on the sites of the projects with these 
various persons, also introduced me to a number of projects that were not included in 
the initial list, and which were interesting to consider for in-depth analysis.  
 
Although this process was lengthy and required much effort in the planning and 
conducting the work, the results and experiences learned from this were positive in 
various ways. The pilot work allowed me to focus on four specific housing areas, and to 
realize that aiming to work in four different cities in South Africa was far too ambitious. 
This was so for various reasons including that geographical distances between the major 
cities in South Africa are significant when doing research on a limited budget, as well as 
situations within the housing areas that would not have permitted to be carried out 
efficiently. Issues regarding practicality were also important, and in this situation, 
although there were a number of projects that would have been extremely interesting to 
analyze in depth, there were issues that did not make this possible.  An example of this 
limitation was the fact that in various projects there had been much research taken place 
within the housing areas, and acceptability from the housing associations and residents 
was limited. I learned also that it was crucial to have a translator in various areas where 
people spoke languages other than English, as well as someone accompanying me for 
safety reasons.   
 
During the pilot study another positive gain for the research structure was the 
opportunity to test the questions and interview formats that would be used in the main 
fieldwork.  Many of the questions that were included in the first interview forms were 
changed as a result of insights that came up during the pilot work. For example, some 
questions were redundant and did not provide me with any information that would have 
been relevant when analyzing the results. Another important factor gained from the pilot 
study was that during this time it was possible to collect data from the different projects 
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including architectural drawings, site plans, maps, development documents, and other 
relevant material, which was later used for various purposes. The site plans and 
architecture drawings played an important part and were used to calculate built densities 
in the projects visited.  With the results of these calculations, I was able to rank the 
projects in density order, which was one of the factors used in the selection of four cases 
for in-depth analysis, see Appendix 2 for calculation sheets.   
 
With materials collected during fieldwork it was possible to select information rich 
cases for in depth study based on the following factors: The projects had to have been 
built or renovated after 1994; the projects density measures in terms of floor area ratios 
had to be higher than the conventionally built in South Africa; the cases had to be 
different in terms of building types; and different in geographical locations. One 
common ground was that the residents living in these projects had to be able to access 
these units through housing subsidy funds.  Thus, in choosing the case studies for in-
depth analysis, the goal was to purposefully select different projects that could be 
compared.  Accordingly the case studies selected in this research project have common 
factors including that they are built using national housing subsidy funds, and that they 
are built at higher densities than the typically found for low income groups in South 
Africa. This implies that the residents in these housing areas are not considered among 
the poorest groups in South Africa, as in order to qualify for housing subsidies there is a 
predetermining factor that a household should earn an income of up to R3500 per month 
(Department of Housing Republic of South Africa, 2005).  On the other hand, these four 
cases are different from one another in terms of their architectural typology, and 
location, and this allows for comparisons in terms of built densities, and individual 
characteristics with regards to spatial qualities. Furthermore it is possible to consider 
aspects related to accessibility to employment, to basic services and facilities, as well as 
complementary uses that are needed in order to have a sustainable living environment 
that facilitates a higher quality of life for the inhabitants. 
 
With the parameters and conditions stated above, the decision was to conduct the 
research in the cities of Johannesburg and Cape Town. The types selected in Cape Town 
are located in the suburban setting of the city.  The first case in Cape Town is in Langa, 
where migrant workers hostels have been upgraded. This area includes a mix of 
upgraded two-story walk-ups, and newly built three and four story walk-ups.  The 
second Cape Town project is the Philippi East High Density Housing project, which 
includes a mix of newly built two-story row houses, and one-story four-plex types.    
 
In Johannesburg the projects chosen include The Landrost Hotel, which is a building of 
18 stories that has been converted for residential purposes located precisely in the 
central business district of the city.  The second Johannesburg case is the Elangeni 
Housing project, which is a newly built four-story walk-up perimeter building, located 
on the bounds of the central business district.  
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Project Building Type 
Langa 
Upgraded Hostels  

Mix of upgraded two-story walk-ups, and 
newly built three and four story walk-ups. 

 
 
Cape Town 

Philippi East  
“High Density Housing” 

Mix of newly built two-story row houses, and 
one-story Fourplex. 

Elangeni Housing Newly built four-story walk up perimeter 
block. 

 
Johannesburg 

 
The Landrost Hotel 

 
Converted high-rise (18 stories) 

Table 4.1. Housing projects selected for in-depth analysis.  The projects selected and 
analyzed include housing types that rely on an increased dependence on open public and 
semi-public spaces.  The focus in type analysis is on the uses and changes that occur in each 
of these places, which develop according to their location, services provided, and FARs, 
which result in the formation of distinctive typologies.  
 
Some of the terms and descriptions of building types used in this project refer to the 
following specifications, defined by Lynch (1981) and Newman (1996): 
 
Horizontally and Vertically Attached House Types –  
The examples the selected types are in the form of two story row houses, multiple floor 
attached units, and a high-rise building.  In this study I have referred to the types, as 
two-story row houses, two, three, and four story walk-ups, and high-rise. The units in 
each of the cases selected present differences in layouts, and design, thus elements to be 
included in the analysis vary because not all elements form part of a house or block 
type.   
 
Except for the high-rise type, all of the other types selected for analysis do not require 
the use of elevators, as the maximum height built for these types is four stories. Parking 
takes places on communal facilities inside courtyards, on street, or on adjacent lots.    
 
 
Categories of Data Used  
 
 “ In its broadest, most conventional sense, fieldwork demands the full time involvement 
of a researcher over a lengthy period of time (typically unspecified) and consists mostly 
of ongoing interrelations with the human targets of study on their home ground” 
(VanMaanen, 1988:2).   
 
In relation to this quote, fieldwork for this project took place during the months of 
March, April, and May of 2004 in the cities of Cape Town and Johannesburg. Due to 
budget and time limitation it was important to plan with great detail how time was going 
to be spent while in South Africa. The work during these months encompassed a 
number of different tasks that required a large amount of preparation, including setting 
up meetings prior to arrival, and having well-structured visit schedules, along with 
many of the logistical preparations.  
 
The most relevant tasks to be highlighted here are: Data collection, interviews with 
residents and key persons, and observations. In accordance to the six data sources as 
presented by Yin (1994), a list of data acquired prior to and during fieldwork are 
presented in table 4.2 with an indication to the strengths and weaknesses. 
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Data Source  Strengths Weaknesses 

Documentation:  
Plans: Architecture plans, 
site plans, digital databases. 
Documents: development 
and housing policy reports, 
minutes from meetings, 
proposals and progress 
reports of development 
programs.  

Provides descriptive information 
about the projects, as well as historical 
views on the housing situation, in 
each project prior to case study being 
conducted. The current development 
reports provide up to date information 
about the situation in each case, as 
well as proposals for future changes.  

Sometimes difficult to access and 
costly  
 
Some reports conducted by 
specific agencies might reflect 
author biases. 
 

Archival Records: 
Included historical 
development documents, 
architecture and design 
plans, and sketches, aerial 
and ground photographs. 

Same as above  
Much about physical densities can be 
deducted from aerial photographs. 
  

Some difficulty to access 
Privacy to be respected when 
taking photographs of people and 
of private spaces. 

Interviews: 
Semi-structured personal 
interviews with selected 
residents, and key officials 
and informants.   
Questionnaires  

This method is insightful as it 
provides perceived personal views, as 
well as details that might not be 
exposed unless stated during a 
personal private conversation with a 
respondent. When using a tape 
recorder it is possible to have backup 
of conversations, to review issues that 
might not be clear from the notes 
taken.  Another positive feature is to 
see the person one is interviewing and 
expressions about certain topics.  

Bias due to poor questions – 
tested during pilot work and 
tailored further for in-depth case 
analysis and further interviews. 
Response bias – need to critically 
analyze responses 
Incomplete recollection – this 
was solved with recording 
device.  
Scheduling sometimes difficult 
 

Direct Observation:  
Conducted at different 
times of the day and on 
different days of the week 

Reality - covers events in real time  
Contextual - covers event context  

Time consuming. Observer's 
presence might cause changes in 
which people behave, thus 
changing the reality of actual 
uses.  
Safety issues became a problem 
for doing observations at 
different times or for prolonged 
visits in the same place. 

Participant Observation:  
Took part in development 
and design meetings, 
community meetings with 
the residents, and 
celebrations in two national 
holidays. 

Insightful into details about the 
relations of the architecture and 
engineering firms working within the 
Hostels in Langa. Community 
meetings provided information about 
the relations among the members, as 
well as the way people had organized 
themselves. 

Time consuming. Some residents 
appeared annoyed with my 
presence.  Difficult to understand 
completely all issues being 
discussed.  

Table 4.2. Types of evidence used for analysis in this project, description of strengths and 
weaknesses of each source and method (Based partly on Yin, 1994: 80). 
 

Many documents were collected in parallel with meetings with housing authorities or 
housing associations working with the different projects. During the pilot work I was 
able to establish contacts within housing bodies and associations, who often facilitated 
the acquisition of documents such as site plans, architectural drawings, and 
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development documents. In some instances it was necessary to purchase materials and 
books, and official government reports.   Acquiring digital aerial photos, and GIS data 
was difficult but it became available during my time on the field.   
 
The relevance of the data as presented in table 4.2 varied greatly, nevertheless, on an 
individual level the information acquired from the personal interviews and observations 
while on the housing areas were exceptional to gain first hand familiarity of the 
situation. The sets of site plans and architecture drawings that I was able to access for 
the projects were used to carry out density calculations for the four projects, and to look 
into design details of the cases.  Aerial photographs in digital form were used to identify 
physical differences in typologies within and around the housing areas.  Photography 
was done with the use of a digital camera, which allowed me to take photos for the four 
projects, and different areas in the two cities.   
 
The decision to carry out interviews with the residents was made, as the goal was to 
learn from personal views how people living in the four different projects used their 
areas, and to listen to their opinions. The focus was on their personal views within their 
units, and how this related to semi-private and public spaces, and a number of questions 
were outlined regarding different activities and accessibility to daily services, 
employment areas, educational and health facilities. Related to semi-public and public 
spaces questions regarding how they used communal and open spaces were structured, 
as well as what they considered communal, and their views on these spaces and their 
units.  Also important features about the housing areas, and improvements made within 
their units and surroundings, their feelings regarding safety in their surrounding and 
major problems as they had encountered.  Questions related to uses of services and 
accessibility were incorporated, including how people moved around to and from work, 
to shop, to school, to other activities or services such as daycares, schools, shops, banks, 
doctors offices, etc. 
 
In order to prepare for in-depth interviews there were a number of steps that were 
followed prior to carrying on with the meetings. “Preparing the ground for 
interviewing: even in this most unstructured nature form, interviewing is not something 
to rush into. You have to get to know the setting and the people, to establish your 
credibility and earn peoples trust” (Gillham, 2000:63,64). Following these 
recommendations, it was first and foremost important to establish contacts with 
different housing associations and to select residents to interview. There are different 
housing associations in charge of the four projects in this study, where I was able to 
contact key people working in the projects, and in some instances persons who also 
were residing within the housing areas. Having this contact allowed me to gain further 
information about each of the housing areas, and the people working within these 
associations introduced me to the residents living in the areas.   
 
An introduction letter highlighting the purpose of the interview was sent to the residents 
via the housing company or housing associations. This proved to be an effective method 
as many of the residents confirmed to their interest in the interviews, although in some 
occasion the meetings had to be rescheduled to accommodate to their schedules. A total 
of 64 in-depth interviews were conducted in the four housing areas. Each interview took 
on average 2 hours and often longer when I was allowed to walk around the housing 
area with them and showing me their neighborhoods, or their residential units.  
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“Probably no other skill is as important to the survey research worker as the ability to 
conduct good interviews” (Gillham 2000: 65). Gillham (2000) suggests a number of 
techniques for conducting interviews; among these the need of putting respondents at 
ease, and asking questions in an interested manner were very important. The approach 
that I used was to start in a relax manner, with a brief conversation not related to the 
interview, in a way as to position myself in a friendly manner.  This facilitated to start 
an interview where I could focus specifically on the questions relevant to the interview, 
maintaining the flow of the conversation while at the same time keeping track of the 
responses.    
 
A digital tape recorder was used during some interviews, only when recording was 
allowed. I had to use the assistance of an interpreter as many of the respondents spoke 
to me in native languages commonly spoken in parts of South Africa such as isiXhosa 
and Zulu. In order to get as much possible information from the housing areas, I spent 
time during different hours including some evenings during weekdays, weekends, and 
holidays conducting observations and taking notes. After the interviews I took digital 
photos of indoor spaces when allowed to do so by the residents.  Key person interviews 
were also carried out, which are the kind of interviews conducted with people in 
positions of authority. These types of interviews were informative about where and 
what documents were available, as well as records to be found and particular people to 
approach for details needed. During these meetings I had the chance to observe different 
housing projects besides the four cases, and to go access places where I could have not 
ventured on my own. One inconvenience associated to this relates to the issues of high 
crime levels in the housing areas. Because of this it was necessary to have someone who 
was known locally to accompany me during different times. 
 
Organization of the data while in the field became an important aspect to address as the 
digital recordings and digital photos needed to be backed up and classified.  Databases 
were structured while on the field, which followed with sorting out of notes taken and 
respective documents acquired relating to the different cases.  Taking photos, talking to 
people, paying attention to what was going on around me, it was all a great experience, 
and aside from these experiences, 22 kilograms of documents and literature materials 
were brought back to Stockholm along with lengthy recordings of interviews.  
 
See Appendices 3 and 4 for introduction letters and interview forms. 
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Procedures Applied in the Analysis 
 
 
Density  
As described in the Theory Chapter of this thesis, one of the main questions raised in 
this study refers specifically to how specific housing types address the density aspect of 
urban sprawl by increasing Floor Area Ratios. Thus in this study, density measures 
applied for analysis refer specifically to “built density”.  Built density provides a 
measure of the intensity at which buildings are developed. Thus the units of measure 
used for this can vary including: Dwelling Units/Hectare, Floor Area Ratio (FAR).   The 
analysis conducted presents figures for physical density including land coverage and 
floor area ratio. In the procedure for calculations of built density for all the projects, 
actual site and architectural plans have been used, as well as aerial photos. For all cases, 
coverage of the area are measured and called “land coverage”.  These are measurements 
of the “land” included the addition of half of the width of the surrounding streets.  In 
some cases the presence of communal facilities such as small day care centers, or large 
areas with undetermined uses attached to them have been included, if these have been 
considered as variables that constitute as being a part of the type under analysis.  In 
doing calculations the following variables were considered when measuring the sites 
and the buildings.  
 
• Density – FAR: is equal to the ratio of total built residential area to area of land. FAR 

figures in this project take into consideration the built floor area on all floors. This 
calculation has been based on the actual floor area including wall thickness of each 
structure, and multiplied by number of floors. 

 
• Land Coverage: is the area of the ground floor “footprint” of the building divided by 

the size of the land.  This measure indicates the amount of open space that is left on a 
specific site. (Forsyth, 2003; Gallagher, et.al. 1988). 

 

Figure 4.1. On the left a sketch showing examples of factors considered and measured in a 
typical project. On the right an aerial photograph showing the delineations of the areas where 
different house types are found. (Author’s notes 2004).
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Spatial Qualities- public, semi-public, communal areas, facilities and services 
Analysis of spatial qualities in these projects has been on common access areas, 
communal and public areas, and spaces for walking, gathering, and holding public 
community events. Analysis also addresses the issue of usability of indoor spaces.  The 
analysis of indoor qualities consider functionality in rooms, possibilities for cross venti-
lation, possibilities in accessing communal and public spaces, and the potential for 
multiple use of spaces. Aspects of spatial qualities such as experience of crowding, 
aesthetic values, and potential for community with others, rely on stated preferences by 
the residents interviewed. 
 
In analyzing these various spaces within the housing areas, the intention was to have a 
structured format to follow in the analysis conducted in the different projects.  For doing 
so I relied on methodological approaches applied by Newman (1996) for classification 
of areas, and delineation of spaces in different building types.  Newman explains how 
different types of buildings create spaces outside each of the units or dwellings, and 
how these spaces have an effect on the way residents can control the activities that take 
place. In analyzing public and semi-public spaces for this project, the application of this 
classification and delineation of methods was used only to observe the uses of space in 
exterior environments, and in their surrounding spaces.  As the focus of the analysis in 
this project is on four specific housing areas where residents use spaces according to 
individual needs, open spaces are referred to as communal spaces or communal areas. 
The areas are referred to as public if they are not designed or designated specifically for 
the resident’s use, and if they are located outside the boundaries of the projects.   
 
Nevertheless, with the goal to have a structured approach in the analysis of site plans, 
the spaces were categorized in accordance to ground types according to the following 
guidelines: 
 Yards and gardens were considered semi-public if these could be accessed easily 

by any individual or passer-by, and if these did not have fencing or demarcations 
for entering these areas.  

 The front and the back areas of multistory walk-ups, which were used by 
residents, and by different users of the buildings, were considered communal.  

 Open areas adjacent to streets or parking grounds were considered semi-public if 
these were directly attached to specific units and belonged to a specific type, the 
level of belonging to a type could be by a demarcation line such as a fence or 
landscaping.  

 All interior and exterior stairs (in the multi-story walk ups and in the high-rise 
building), hallways, lobbies, elevators, areas for laundry, and parking areas with 
restricted access were designated as communal. 

 Streets, parks, open spaces and grounds without specific designation for certain 
uses, were considered as communal. The level of access into these areas defines 
the distinction between public and semi-public. 

 
In this study the above categorizations of communal and public spaces are based to a 
certain extent on Newman (1996) categorization of “grounds” as private, semiprivate, 
semi-public, or public.  The objective of spatial analysis in communal and public areas 
is to understand how the groupings of different types of buildings create outdoor spaces 
of different qualities, as well as uses and maintenance given to these spaces by the 
residents and housing associations.  
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In view how the housing types in this study address the density dimension of urban 
sprawl, by increasing Floor Area Ratios and reducing land coverage, some of the spatial 
elements that characterize sprawl environments are the following based on 
specifications by (Duany, et.al.2000): 

 
Large plots of land: in sprawl environments plots of lands are larger. Often due to the 
greater use of automobiles more land is designated for parking. Large plots are more 
expensive and difficult to maintain, and create the need to have large roads and more 
infrastructure requirements, thus creating higher costs for government public utilities.    
 
Large spaces for parking: With people using cars to access different activities, the 
parking requirements take a substantial amount of land.  
 
Large roads: Wide streets and intersections that are designed for the use of the car, and 
which promote high speed traffic conditions. Often these are designed solely for cars 
without pedestrian walkways, which discourage walking. 
 
Lack of public amenities and civic institutions: Minimal provision of public amenities, 
and often these are concentrated in small suburban centers, which are difficult to access 
by other means than by car.  
 
Lack of coordinated open space: Open spaces are not well defined, and often 
development plans do not take into consideration integration of open spaces into the 
community. 
 
Separation of uses: Shopping, services, housing, and employment centers are 
disconnected into separate areas, and accessibility is limited to the use of car. The sparse 
nature prevents social interaction. 
 
The role of services are relevant to this research, as the accessibility of public facilities 
in relation to the housing areas studied, provides residents with the conditions necessary 
to carry out daily activities. As Alexander (1977) states, “One of the greatest problems 
in existing communities is the fact that the available public life in them is spread so thin 
that it has no impact on the community... facilities must be grouped densely round very 
small public squares which can function as nodes - with all pedestrian movement in the 
community organized to pass through these nodes” (Alexander, 1977:166).   
 
With the goal of analyzing the housing areas and the services and conveniences 
available, the facilities considered in terms of accessibility and location include the 
following:  Educational facilities such as nursery schools, and primary schools, sports 
fields, libraries or halls for community meetings; health facilities such as clinics or 
emergency centers; social and cultural facilities; public transport stops and interchanges, 
walking conditions around these areas, religious centers, playgrounds. Other public 
services include, banks, post office, police stations, and commercial activities such as 
retail providers both legal and informal. Informal trade was considered as this is a 
common form in the housing areas selected, and supplies a number of food items such 
as meat and vegetables, fruits, cosmetics, clothing, shoes, household items, as well as 
services such as hairdressing, shoe repairs. 
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Applying the Transect   
 
As specified in the Theory chapter, the application of this method is used for graphically 
depicting the situation of each housing area as it relates to their house type, density, and 
spatial qualities in their respective geographic location with regard to urban conditions. 
The variables that are considered in each area are based on the definitions identified by 
Duany & Talen (2002), and include, buildings and streetscape details, and public and 
semi-public areas; and at a larger level, the presence of mix-uses and services  
 
The placement of each case was positioned in a transect zone in an overlapping manner, 
as it can be difficult to exactly pinpoint where a projects would fit in a zone.   The 
starting point of the Transect zones in this project is the urban core, which then was 
combined with suburban and rural areas that extended to the periphery.  Thus a 
combined Transect was created for this project with the intention of placing the four 
cases in a geographical line going from the inner urban core to the periphery. 
 
 
Methods of Analysis of Qualitative Data – Interviews 
 
As the amounts of data collected was substantial, including written material in the form 
of responses to interview forms, as well as voice recordings that needed to be 
transcribed; the need to systematize the processes for data analysis was essential. The 
systematization of the process was important in order to abstract relevant details, in an 
orderly manner that could be applied to the analysis of the material collected for the 
four cases.   “Analysis is the job of systematically breaking down something into its 
constituent parts and describing how they relate to each other – it is not random 
dissection but a methodological examination.  …You can play around with the parts, 
rearranging them in various configurations to explore possible leads. You should 
attempt to be systematic, rigorous, and consistent” (Hart, 1998: 110).  In trying to 
systematize the structure for conducting the analysis of this qualitative data, the 
methods followed a combination of individually designed techniques, as well theoretical 
concepts and methodologies developed by Kvale (1996), Miles & Huberman (2000). 
Also procedures applied in software packages designed for qualitative analysis were 
considered.  
 
The first process for ordering the data was done in South Africa, a task that was 
followed by further ordering in Stockholm where a process of transcription of the 
recorded material was processed and stored in digital form.  This included going 
through the forms and creating a simple code system that would allow retrieval of the 
information, and a way to find information regarding each person interviewed easily. 
The next step was to create a method for structure of the actual answers in the 
questionnaire forms.   This was done in two ways, first by dividing portions of the 
questionnaires used in the interviews where opinions could be organized into yes or no 
questions, and where comments were limited.  A database was designed using 
Microsoft Excel, where data was entered using the coding system in a way in which the 
responses could be categorized for analysis based on themes.   
 
Once this systematic organization of the data was done, the third step was to define a 
way to analyze the material abstracted from the recorded interviews. As there are 
different methods that can make the interview analysis process more structured, the 

  



54    • EXPLORING TYPOLOGIES, DENSITIES, AND SPATIAL QUALITIES 

decision was to use approached developed by Kvale (1996). This author outlines five 
different approaches and techniques to do this. These are: categorization, condensation, 
structuring of meaning through narratives, interpretation of meaning, and ad hoc 
methods for generating meaning”  (Kvale, 1996: 174).  The selected approaches 
focused on using methods for meaning condensation, and categorization of responses.  
Applying the categorization paragraph method, it was possible to categorize paragraphs 
instead of sentences of conversations, and this allowed the text to be organized into 
different themes.  See Appendix 5 for a sample of condensed responses. 
 
Interview text: Central Theme Analysis 
On the first column one inserts 
the subject’s answers in a 
written form. 
First: read the whole text or 
listen to the response, then on 
the right column express the 
central issues that are 
expressed.  

In the second column 
insert the theme that 
dominates a natural 
meaning, stated in a 
simple manner. 

In the third column, after reading 
the answers without prejudice, it 
is possible to create themes 
about the statements presented.    

Table 4.3. Analysis of responses using condensation as a method for analysis. This method 
can be used to analyze extensive and multifaceted interview texts by looking for responses, 
and explaining them or summarizing in simple terms (Source: Kvale, 1996). 
 
Interview response to question: Central Theme –  Analysis 
Question: Can you tell me some 
differences between your place 
today, and the place where you lived 
before?  
Response: “We lived in a Flat in 
Joburg – Doddly Heights next to a 
JHC complex, is was not comfortable 
because it was overcrowded, police 
always came to search our place 
even in the middle of the night, The 
flat was number 17 and was on the 
sixth floor. There was no space there 
because it was a studio apartment, 
crowed with our things everywhere, 
and the noise coming from the street 
and the hallways. There were many 
bars outside and parties all the time. 
Here parties are agreed upon, people 
should not be outside having loud 
parties after 10 pm. We are happy 
now because we have space for our 
things, our clothes even our pots and 
pans. The police cannot come 
through the doors; they have to go to 
security first.” 

Before not comfortable, 
Loud, Overcrowded, No 
privacy, police, and 
security issue. 
 
Now: Not loud, more 
privacy, positive to new 
conditions, safer, calmer. 
 
  

In this portion, look at 
the themes created 
and ask how these are 
related to the central 
theme of the research 
of the specific purpose 
of the question and the 
study.   
 
Synthesis: 
This response is 
related to the spatial 
qualities in the unit 
occupied by this 
resident. In this type 
of building, the issue 
of privacy and 
comfort are 
highlighted in terms 
of a positive change 
compared to previous 
experiences related to 
loudness, security, and 
comfort.  

Table 4.4. An example of analysis of responses adapted from Kvale (1996). The table 
presents one interview question, in which the response was narrowed to central themes, and 
in the analysis the relevance of the themes was related to issues concerning this study  (See 
Appendix 5).  
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This process required the transcription of written and recorded material to be entered 
into Excel worksheets.  Using this software, databases were created in which a coding 
system was created based on themes. This process was time consuming in terms of 
setting up the sheets and reference formulas in Excel. However, once the structure was 
set up for one case, it was replicated for the other three case studies.  Having the 
condensed material in an excel worksheet allowed me to process the data in a more 
efficient manner and to try to recognize central arguments from the responses by 
querying themes, and reading responses from different types of units, or by gender, or 
by location and architectural building type.  
 
Furthermore, in order to organize these condensed themes, I relied on methods used in 
software packages such as NVivo and NUD*IST, as well as recommendations by Miles,  
& Huberman (2000), and created a thematic map to delineate the structures for the 
categories studied.   Trees structures have the purpose of allowing one to recognize 
patterns or situations that stand out from one another, and relate them to specific themes 
in a study.  Using this method was useful to identify the different ramifications of the 
answers that I encountered, and to organize these for description of details obtained 
from the conversations with the residents, as well as from the answers transcribed from 
the questionnaire forms.  
 
Four original themes were included in the interview forms. These were: urban 
environment, the housing area, the housing units, and issues related to safety and crime.  
The original idea of this study was also to have a focus on gender issues in housing, 
with regards to these four themes.  Thus in the process of arranging the structure of 
response by themes, these were put into a tree structure and subcategories below them, 
which provided a path for analysis.  The different aspects required analysis and 
synthesis of the responses, and a way of linking these responses to the various themes. 
This also required the need to think in broad terms because of the range of viewpoints 
expressed by the respondents.  By creating a thematic structure with different 
categories, I was able to recognize patterns that stood out from one another in the 
different cases, and also limitations in the material. During this process I narrowed the 
focus of the research even further by deciding to drop the focus on safety and crime, and 
gender issues in housing. This decision was made mainly because of limitations in the 
data acquired on these subjects. 
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THEMATIC TREE – STRUCTURE OF CATEGORIES FROM ANALYSIS OF INTERVIEWS 

Urban Form - types         Densities      & Spatial Qualities Safety and Crime 

 

      Accesibility        

 Location 

  Architecture 

  

  Neighborhood     

    Public   

  Communal  

 

Private  

 Semi-Private  

   Suitability 

    Exposure 

Personal views 

   Suggestions 

 

 

Relationships between Urban Form, Built Density, and Spatial Qualities

Gender issues in housing

Drop Focus     Drop category 

Figure 4.2. The figure shows a thematic tree structure of categories analysed in this project. The
three themes in bold Urban Form, Density, and Spatial Qualities were maintained, and the
responses focused on the subcategories below.  Dropping the focus on safety and crime
narrowed the focus of the research, and gender issues in housing.   

  
This chapter aimed to describe the methodological frameworks that have been used to 
guide the focus of my research. The relevance of the methodology applied has been 
outlined, and the methodological framework for analysis that falls within the line of 
qualitative approaches, including multiple case study methodology.  The premises 
behind choosing these approaches have been described, as well as the rationale as to the 
decision of choosing the selected processes applied while carrying out the work.  
Although this research can be mainly positioned as qualitative, it has at different points 
involved consideration and application of a number of quantitative analysis approaches. 
These approaches and methods for analysis are applied further in the next chapters 
where I present the case studies selected for in-depth analysis. 

 



  

Part Two 

  EMPIRICAL FINDINGS 

CHAPTER 5  
CAPE TOWN CASE STUDIES 

  
 
Background to the City of Cape Town 
The City of Cape Town is among the largest cities in South Africa in terms of popula-
tion, and it is located in the Western Cape Province.1 The population estimates and 
growth projections for the city indicate that as in many other parts of the developing 
world, Cape Town’s population is growing rapidly, due to migration from other parts of 
the country as well as international migration into the city. Thus in the future, this and 
other factors will continue to increase demand for proper housing, putting pressure on 
the provision of basic services, and the spatial development of the city as a whole (City 
of Cape Town, 2005). 
 
According to a General Household Survey conducted by Statistics South Africa in 2002, 
more than 48% of the City’s households earn less than R3500 per month (Burger, 2004). 
There are high levels of poverty and this is linked with high unemployment rate.2 How-
ever, Cape Town is considered as an economic center of the country, where a number of 
large-scale manufacturing industries have been located, which along with an important 
tourism industry constitute a large economic and employment base for the region (Bur-
ger, 2004).   In addition, it is estimated that approximately 14% of households are 
housed in informal dwellings either in informal settlements or backyard shacks (City of 
Cape Town, 2005:6). These settlements are found in various parts of the region, and in 
Cape Town a large part of these lies within the Cape Flats.3 In connection to this study, 
the two projects analyzed in Cape Town, Langa and Philippi East are located within the 
vicinity of the Cape Flats.   
 
The central business district of the city is composed of large-scale buildings and indus-
tries, and large national and international corporations are based within the inner city.  
The city possesses local public transport including a bus and train service that through-
out the Cape Town metropolitan area. However, this service is not as frequent as de-
manded by the population, and thus as in the case of many other places around the 
country, the informal minibus "taxis" are used as a means of transport for the majority 
of the population who cannot depend on private vehicles.   
 

                                                 
1The City of Cape Town is one of South Africa’s five metropolitan municipalities. According to the 2001 Census, the 
metropolitan area has an estimated population of 3,2 million people, the population of the city is 2.9 million, with a 
land area of 2479 km2 (City of Cape Town, Annual Report 2004/2005:6). 
2 Unemployment levels have been steadily rising over the past decade. In 1997 unemployment was 13,3% and by 
2004 it was estimated at 23% (City of Cape Town, Annual Report 2004/2005:6). 
3 The term Cape Flats refers to a flat stretch of land, which is located on the outskirts of the city of Cape Town.  It has 
been described as the "dumping ground of apartheid" where non-white people were relocated to comply with the 
Group Areas Act. “On a windy day, it is possible to feel that strong winds as in a sandstorm in a desert. During winter, 
large parts of this long stretch flat area can be flooded” (Williams, 2005). 
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Langa - The Upgraded Migrant Workers Hostels Area   

 
Langa is an established community located approximately 25 kilometers away from the 
Cape Town central business district, approximately 20 minute drive in a private car. It is 
a suburban area considered to be located in close proximity to the city center when 
compared to other housing areas, or to the typical apartheid townships, which were of-
ten placed on the periphery of city limits. 

 
The Migrant Workers Hostels were inhereted from the apartheid government. They 
were one of the most common forms of housing in South Africa. The hostels in Cape 
Town were built during the 1950s with the purpose of accommodating rural migrant 
male workers who had obtained a local job contract that allowed them to rent a bed 
space.  The men left their families behind, as accommodations based on racist policies, 
usually did not allow family living.  In a typical hostel layout in Langa there were ap-
proximately 14 bed holders in a unit of six rooms with sharing facilities, including a toi-
let, a lounge, and cooking areas. This type of accommodation was not based on com-
munity ideals, thus only exploitation.  During the middle of 1980s, when apartheid in-
flux control broke down, women and children began to move in with the men, creating 
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Figure 1: Map of CT and Cape Peninsula, adapted from source:  SA images 
 

Figure 5.1. Map of Cape Town and Cape Peninsula, adapted from SA Images, 2005. 
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even more unsuitable living conditions.  It has been estimated that in 1985 two or three 
families occupied these rooms, with up to 20 people in each room sharing four single 
beds (Cooke, 1993). At the time of my study, these overcrowded conditions still 
prevailed in many hostels, including some of those that have been upgraded.   
 
Since 1993 a Hostels Redevelopment Program of the City of Cape Town has been in 
progress, and has achieved significant visible impact in three programmed areas, 
including Langa.  The other areas are Guguletu and Nyanga which are townships (in the 
near viscinity of Cape Town) with similar backgrounds. The objectives of the upgrading 
process has included the conversion of entire street blocks into family accommodation 
from the previous single room structures.  This has also included the construction of 
new buildings as well as the extension and redevelopment of existing units from one 
and two stories, to two and three floors (Architects Associated, 2000).  
 
The hostel residents began to organize themselves as the Western Cape Hostel Dwellers 
Association (WCHDA) during the 1980s. The WCHDA initiated the transformation of 
the hostels by setting up the Umzamo Development Project, an NGO  -Section 21 Com-
pany4 that employed a full-time staff to convert the facilities to be suitable for family 
accommodation (Department of Housing Cape Town 2001).  The relocation approach 
includes the allocation of units to families using a point system for residents who 
qualify for subsidies. In 2001 funds allocated per household were approximately 
R25000, made up of an R18400 subsidy from national housing subsidy funds provided 
by the Provincial Housing Development Board, plus a loan from accumulated capital 
funds in the reserves of the city to make up the total (Department of Housing Cape 
Town 2001).  
 
The subsidies for this projects are accessible to individuals who posses a hostel card, 
which is a card that was given to migrant workers and which entitled them to occupy a 
bed in a hostel unit.  The subsidies are also accessible to individuals who have inhereted 
a hostel card from a parent or a spouse.  In addition, a predetermining factor is that 
individuals applying for an upgraded unit must have maintained a clean track record of 
rent payments.  There is however, a possibility of clearing poor records of payment The 
subsidy is provided for the construction or upgrading of the units for rent purposes. The 
rental fees for the upgraded units are higher than the previous fees, but are proportion-
ally adjusted for the square meters occupied  (Department of Housing Cape Town 2001). 
 
The upgrading process includes the relocation of existing hostel residents to temporary 
accommodations, so that the move of qualifying residents flows directly from current 
hostel accommodation into new family units. Residents who qualify for upgraded units 
have to vacate buildings that are to be redeveloped, and are then moved to temporary 
accommodations either in vacant beds in existing hostel buildings, or into temporary 
structures erected for this purpose. Residents who do not qualify on the points system, 
or who cannot afford the increased rent requirements, are moved to other vacant beds in 
existing hostels.  According to the Hostel Redevelopment Program, this process has 
worked positively as it has provided a steady flow of upgrading while trying to keep the 
residents housed during this process (Department of Housing Cape Town 2001). 

                                                 
4 Section 21 Company:  a tax-exempt, non-profit development company whose profits are reinvested for 
further development process (Burger, 2004). 



60   • EXPLORING TYPOLOGIES, DENSITIES, AND SPATIAL QUALITIES 

 

By February 2004 a progress report indicated that following the different construction 
and upgrading phases, which began in 1994, there were approximately 1,304 house-
holds accommodated, and 1,377 subsidies approved (City of Cape Town, 2003).    
 
The population density figures that are provided for these areas are approximations.  It 
is well known that in many cases more than the reported numbers of inhabitants occupy 
these units.  Population density measures are difficult to calculate for the upgraded pro-
jects in Langa, as the historic occupation of the hostels in most instances presented un-
acceptable levels of overcrowding. According to the information provided on Table 5.1, 
there has been a provision of 33,414 square meters ( of living floor area) to house 5,144 
people, which means that there are approximately 6,5 square meters of private indoor 
space per person. These variables are difficult to measure accurately, and therefore 
population density as a means for analysis of this project is not considered relevant for 
this study, as these variables refer to a different type of study5.   
 
The apartheid history of South Africa is strongly reflected in the physical environment 
around Langa, and specifically around the areas where the migrant hostel workers are 
located.  “The precepts of modernism and apartheid were compatible. The emphasis on 
separation meant that apartheid planners eagerly embraced the concept while gro-
tesquely distorting its scale, and the concept of the neighborhood unit with its cell-like 
form and limited point of access and egress, was seen as efficient in term of security and 
of containing unrest…resulting in low density, fragmentation and separation” (Dewar, 
2000:211). In Langa it is possible to see that precepts of modernism in terms of factors 
such as accessibility where locations of the housing areas in relation to access to ser-
vices and resources from the city were marginalized. The restrictive conditions of the 
area have been addressed in the upgrading and conversion process of the hostel areas. 
The local spatial development framework, drafted in 1999, included proposals designed 
to directly impact the hostels areas.  Among these proposals consideration regarding 
accessibility into the area were included by linking different areas by main streets such 
as Washington Street, Jungle Walk and Vanguard Drive. See figure 5.3.  This created 
the possibility of making important connections as well as commercial hubs in the areas 
where the hostels are located.  
 
These plans, along with reinforcements of other characteristics of the areas where pro-
posed (as urban design objectives) to go along with the conversion of the hostels into 
single-family accommodations (Architects Associated, 2000). In figure 5.2 it is possible 
to see the areas where services and retail are concentrated in the study area of Langa.  
 
 
 

                                                 
5 Acioly and Davidson (1996) have recommended that instead of relying on population figures, which can 
be misleading, to consider physical density measures in planning analysis and in the analysis of the built 
environment.  “Since dwelling occupancy is very dynamic it becomes very hard to stipulate or control 
population density once a plan is executed.  For the purpose of planning and subdivision, it is much more 
pertinent to work with housing and building densities.  These are more controllable figures and give more 
possibilities to assess the trade-off in relation to land occupation and the costs of infrastructure and ser-
vices” (Acioly and Davidson, 1996:12). 
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The general characteristics that are reflected in the building types and available infra-
structure and services in the area are those of a General Urban and Suburban setting, 
which according to the Transect zone descriptions are those of T2 and T3. These areas 
are usually primarily residential, but might also include higher building densities and 
combinations of building types, and a mix of uses.  In the case of Langa the area has 
diverse availability of amenities, including, primary schools, a police station, a library, a 
day clinic, and daycare centers. In addition, there are small shops and informal street 
vendors of food and other services within walking distances of the various projects ana-
lyzed.   However, areas designed for social or recreational communal and public events 
are nearly non-existent.  
 
Accessibility to and from outside of Langa for the most part is dependent on vehicle 
transport. Public vehicle access into the area is available in the form of informal taxi 
operators (mini-vans). Within the housing area mobility on foot is the most common 
mode used by the residents. Most of the main roads have sidewalks, and are paved.  
Langa has two vehicle entry points – one from the N2 freeway to the south and another 
onto the Vanguard road to the East, which is on the side furthest away from the city 
center. There is no direct road access to adjacent suburbs.  There is a train station that is 
located within approximately 15 minutes walking distance from the center of Langa, 
and provides the residents an additional source of public transport.    
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Figure 5.2: In the aerial photo over the study area it is possible to see the areas where services and retail are concentrated 
in relation to the upgraded hostel areas. Sites B,C,D,E,F,G  indicated on the photograph are hostel areas studied. Site A is 
an area occupied by private single houses on single plots used only for comparison.  The distance from area B to the taxi 
ramp is approximately 1.5 km.  Source: Western Cape Dept. of Housing, 2001. Photo adapted by AMG, 2004. 
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Originally, the building types found within the Cape Town hostel buildings were laid 
out in blocks - each containing anywhere from two to four units, described by the resi-
dents as a door. It is called a door because of the fact each unit possessed a single front 
door to provide access to the rooms inside. A ‘door’ could have up to sixteen beds in-
side, with shared toilets and shared spaces for cooking and dining (City of Cape Town, 
2003). Both single and double story hostel buildings were built in this format.  
 
The Hostels Redevelopment Program in Langa has included the conversion of entire 
street blocks.  This process has followed a plan for urban renewal where possible exist-
ing single story buildings have been converted to two floors, increasing floor area ratios.  
Thus upgrading has focused on addressing urban sprawl conditions by increasing built 
densities, and with views for compaction  (City of Cape Town, 2003). 
 

 Average 
Size sqm 

Number of 
buildings 

Sqm per 
person 

Number of 
Family 
Units  

Number of 
Shared 
Units 

Total 
Number of 

Units  

Number of 
Subsidies 
Approved

Subtotal  
2002 

46 73 6,5 
 

473 123 596 877 

Phase 3 
2003-
2004 

37 45 6,5 319 100 419 500 

Total  
Projected 

42 118 6,5 792 223 1015 1377 

Table: 5.1. The table shows the actual number of people and households accommodated in the 
Langa Upgraded Hostels to year 2002, 2004 and total projected. The figures indicated on the 
column (Total Number of Units), and on column (Number of Subsidies Approved) show a great 
disparity between the supply and demand of the upgraded units.  As indicated in the figures, 
there are a greater number of subsidies approved compared to the total number of units up-
graded and delivered, thus a great number of people waiting for units to be reconverted. 

Figures acquired from Progress Report (City of Cape Town, 2003). 
 
In this case study, the house types that are analyzed consist of the upgraded hostels, and 
new buildings that have been built in the different areas, which are in the format of two 
and three story walk-ups.  Figures 5.5 to 5.12 provide graphical representation of the 
upgraded types selected for analysis.  
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House Types 
 
In addition to the migrant worker hostels in the form of two and three story walk ups, 
two story row houses, and four story buildings, one finds in Langa, a number of pri-
vately owned one to two story houses, thousands of illegal shacks used for residential 
purposes as well as various sorts of trading activities; and other buildings for formal re-
tail.  For this project the house types that are analyzed consist of the upgraded hostels, 
and two and three story walk-ups. The selected types include: two and three room flats 
located on two and three story walk-ups, and four individual rooms in communal units 
located on two and three story walk-ups.  
 
Using digital maps of Cape Town and Langa depicted on ArcView GIS, as well as ae-
rial photographs taken in 2001 of the site, I have identified seven different areas within 
the surroundings of the upgraded hostels, five of which are analyzed in depth.   
 
The house types analyzed in depth in this study include two and three story walk ups, 
and are found in areas B, C, D, F, and G as marked in figures 5.2, and 5.4. 
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Figure 2:  Digital map of area of Langa, abstracted using ArcView GIS.  Digital source: City of Cape Town  2004 
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Figure 5.3. Digital map of study area in Langa, the highlighted sections show the housing areas se-
lected for in-depth study.  Abstracted using ArcView GIS, digital source from Western Cape Depart-
ment of Housing, 2004.  
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Figure 5.5. An upgraded house type, area B – Photo 2004. 

 

 
As depicted on figure 5.4 the composition of houses types in the selected areas include:   
Area B:  New and renovated units. Upgrading of two story walk-ups has taken place in 

Figure 5.4:  Indicated on the photograph are the areas selected for in-depth analysis – Areas B, 
C, D, and G, which are composed of two and three story walkups. Area A on the photograph is 
not part of the Langa Upgraded Hostels and includes a selected area of single story houses on 
single plots which result in lower FAR and Coverage figures. Source: Western Cape Dept. of 
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A  

Figure 5.4. Indicated on this aerial view of Langa are the areas selected for in-depth analysis. 
Areas B, C, D, and G are composed of two and three story walkups.  Area A is not part of the 
Langa upgraded hostels, and included a selected area of single story houses built on single plots 
which produce lower built density figures. Aerial photo provided by Western Cape Department 
of Housing, 2004.  
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Figure 5.6. Two stories upgraded, Langa Area C – Photo 2004. 

this area, including the addition of a second floor to some single story units.  In addition 
to the renovated units, new two story units have been built within the existing site.  Av-
erage sizes of flats in these units are 29sqm.  The analysis of site density has included 
the use of half of the street in front of the plot, Mendi Avenue to the East of the site, as 
well as open spaces adjacent to the East of the site which are often used to hold com-
munity meetings.  These are open spaces that are located in front of vacant hostel build-
ings. The inclusion of half of the street as well as these spaces for analysis of density 
was done in order to include open areas that are part of the type.   

 
Area C: this area was under construction at the time of the fieldwork and includes the 
upgrading of two story walk-ups and the inclusion of four new buildings, which follow 
the same type. The average size of the units here are 29 square meters per unit, with 
four units per floor. The boundaries of this site have included the addition of half of the 
streets surrounding the plots, Rhodes Street to the North, which connects to all areas in 
Langa, as well as Mendi Avenue to the West, and Jungle Walk to the East.  

There has also been consideration of the area to the South, which includes open com-
munal spaces. At the time of the fieldwork this area was occupied by informal shacks, 
which needed to be removed in order for further upgrading to take place.   
 
 
Area D: This area includes upgraded two story buildings, and the addition of a third 
floor in renovated units, with outside staircases, with a total of eight new buildings of 
three story walk-ups.  Units in this area range between 29m2 and 64m2. The larger units 
are located on the second and third floors, and have been designed to maintain the 
communal housing features, which existed in the old hostel types.  
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Figure 5.7. Three stories newly built, Langa Area D – Photo 2004 

Figure 5.8. Two stories upgraded Langa Area G – Photo 2004. 

The units include four individual rooms, two designated for single users, and two for a 
couple. The size of the rooms for individual users is approximately 8m2. The larger 
rooms range between 10 and 16 m2.  The rest of the unit includes a lounge area, a cook-
ing and eating area, a toilet, and a shower area with separate entrances.  Further descrip-
tion of these units follows in the analysis section on use of space. 
 

 
Area G:  This area constitutes upgraded buildings and four new added two story walk-
ups. The units in this area range between 29 and 34 square meters.  There are two build-
ings on the south of this site, which house a daycare center. It has been included in this 
typology for purposes of calculating site densities.   
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Area E: Old Not Renovated - There are four buildings in this typology, which are four 
stories high, and have not been renovated to date. In depth analysis of these buildings 
has not been done, except for measurement of built densities, to use only for compari-
son basis. 
 

 
 

   Figure 5.9. Four Story Langa Area E – not renovated. Photo 2004 

Figure 5.10. Area E  Not renovated at time of fieldwork.  Photo 2004. 
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Area F: This area is the first area to have been upgraded, and includes a range of differ-
ent building types including: two stories row houses, occupied by one household per 
house ranging from 49 to 53 square meters, and three story walk-ups built on a row per 
block.  This was the first area to begin with upgrading in 1993 when test units were 
built to explore options and test the acceptability of these options with the community. 
The ‘demo-units’ were found to be too costly and after a re-design a pilot project was 
launched.   
 

 
The new units in this area range between 29 and 59 square meters. The larger units of 
59 sqm are located on the second and third floors, and have been designed to maintain 
the communal housing features, in which four individual rooms are supposed to be oc-
cupied by single tenants, and by two tenants in the larger rooms (Architects Associated, 
1998).  On figure 5.11 it is possible to see that there area a number of informal shacks 
built in front of the buildings used for retail purposes.  These shacks are not used for 
accommodation purposes and have not been included in the calculation of the site den-
sity, as these are not permanent structures belonging to the type.  

Figure 5.11. Two and three stories, Langa Area F – Photo 2004  
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Figure 5.12.Aerial photo of Langa study areas.  Source: Western Cape Dept. of Housing, 2001 

E 

F 

 

Half of the street to the North and East of the site has been included in the calculation.  
Also half of the open spaces to the South East of the site which is a semi paved road, 
with a number of informal shacks surrounding the hostels buildings which have not yet 
been upgraded.  FAR was calculated for the different house types in the selected areas 
within the Langa project. These figures have been put into a logarithmic scale see figure 
5.13, which depicts the relation of each of the types. 
 

Table: 5.2. Langa – The table shows Densities- FAR, Coverage, and Number of Floors in projects. 

FAR Range Coverage Range # of Floors
A Private houses Single plot one house 0,10 - 0,17 0,10 - 0,17 1 and  2
B Phase 3&4 N&R Two story walk-up some new constructions 0,44 - 0,48 0,21 - 0,24 2
C Before Upgrading One story 0,20 0,20 1
C After Upgrading Two story walk-up  0,60 0,32 2
D Phase IV side Two & three story walkups - new 0,64 - 0,70 0,28 - 0,31 2 and 3
E Old not renovated Four story buildings on large plot 0,55 0,15 4
F Zone 20 Phase 1 Two & three story walkups - 0,65 - 0,71 0,27 - 0,30 2 and 3
G Phase II Two story walk-up  0,52 0,27 2

Phasing and Type
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Densities 

Types in Area: 

 
 

Description FAR Coverage # of Floors 

A Single house 0,10 0,10 1 

B 
New & recon-
verted 0,44 0,22 2 

C Phase 3&4 0,60 0,32 1 & 2 

D Phase IV side 0,64 0,29 2 & 3 

E 
Old not reno-
vated 0,55 0,14 4 

F Zone 20 Phase 1 0,65 0,27 2 & 3 
G Phase II 0,52 0,27 2 

Table: 5.3. Langa – The table shows the value ranges as depicted in the logarithmic scale 
depicted on figure 5.13. 

 
Ranges of FAR and Coverage of the site lie between a range of 0.50 to 0.70 which is 
high above the ranges found in single story houses on one plot. 
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Chart is Logarithmic – Based on Classification of urban types in Sweden (according to Rådberg 1988; Rådberg 1996).
Figure 5.13. The chart is logarithmic and depicts the relation of the selected areas
including Floor Area Ratio, site coverage, and number of floors. The figures presented on
this graph are derived from calculations and analysis using architectural drawings, site 
plans, aerial photographs, and GIS data maps of the study areas.  This graph is based on
the work of Rådberg 1988, 1996 on Classification of Urban Types in Sweden.  
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Spatial Qualities   
 
Designing open spaces primarily for the pedestrians was considered one of the main 
aims of the upgrading process of this area, according to the planning and urban design 
documents analyzed. Throughout these plans the aim was to discourage the high vehicle 
access, and to focus on public spaces in a way to encourage social interaction, in pedes-
trian oriented public spaces, where different activities would take place (Architects As-
sociated, 1998). 
 

As it can be observed in the photographs there is ample space left between buildings. 
The open spaces that have been analyzed included the areas located in front and on back 
of the structures, and in particular areas where courtyards have been formed by the con-
figuration of the buildings. Throughout the Langa upgraded housing areas, unlike the 
goals of the urban design plans, there are no denotations to specific communal areas 
such as playgrounds or parks, and there is no specific demarcation of open spaces. 
Many activities take place in open areas, including parking of vehicles, loitering, laun-
dry, community meetings, community parties, barbecues, brewing of traditional beer, 
kids at play, among other informal activities.  

 

Figure 5.14. Space Use: Informal meat vendors 
in front of the area E.  - 2004. 

Figure 5.15. Space Use: Informal meat vendors 
located by area B. - 2004. 

Figure 5.16. Space Use: A view of Area F, 
three stories newly built walk-ups. Across it is 
possible to see not renovated units. 2004. 

Figure 5.17. Space Use: A view of a courtyard 
where laundry is hanged to dry in a not yet reno-
vated hostels across from area F.  2004. 
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Although multiple uses of spaces can be a quality of its own, it is more difficult for 
people to assume responsibility for the maintenance or uses that go on in certain spaces.  
This is the case especially in areas behind buildings in the areas analyzed in Langa, 
where the lack of use has been in some instances been taken up by informal shacks, or 
by trash collection.  Trash and debris are spread out over the housing area, as the resi-
dents for the most part assume responsibility over the public open spaces.   

 

 
Thorough the courtyards, there are some degrees of enclosure within the buildings. In 
these courtyard areas residents have allocated spaces for drying laundry, and kids and 
residents often play and gather.  However, for the most part outdoor spaces are not de-
marcated in this housing area, and it is common to find spaces where parking of cars 
occurs in various places, often near where children are playing, people are gathering, 
informal retailers are conducting their business, as well as other activities such as com-
munal meetings for example.    

Figure 5.18. Space Use: Laundry hanging 
and children within a courtyard in area C  

  Figure 5.19. Space Use: Children playing on a side   
street in Area   G – Langa. Photo: AMG March 2004 

Figures 5.20 and 5.21 Space Use: A weekly community meeting in Area B – Langa. Meetings usually take 
place on Monday evenings, but on this date it was held on a holiday early morning when many residents 
were off from work. Photo March 2004 
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This is not necessarily a negative aspect of the housing area, as these types of activities 
give life to this housing area and define it in its own manner.  However, informal shacks 
have taken many of these open spaces, and communal areas where people have set 
business such as retail of meat, foods, vegetables, or other goods.  These spaces, which 
can be regulated for these uses, often create problems for the community as they gather 
trash, rodents, and pose a potential health risk to the residents specially the children 
playing in these areas.    
 
The types of dwellings found throughout the upgraded hostels in this analysis include: 
two and three room flats located on two and three story walk-ups, and four individual 
rooms in communal units located on two and three story walk-ups.  

 
The layout of the upgraded units in Langa has small variations within one and other. 
The changes and uses of units could be seeing without difficulty. Some units that had 
been upgraded and occupied at the same time, looked different from each other, depend-
ing on factors such as the number of people occupying the units, the economic back-
ground of the residents, health problems, permanency or legality of the tenancy.  Re-
spondents expressed to be in a better situation than before, especially as it relates to hav-
ing more space than in their previous accommodation, which for all of them in this pro-
ject, was in a shared hostel room with four other families per room, therefore in ex-
tremely crowded conditions. Among features mentioned as positive were the layout of 
the flats, the sense of spacious room, as well as the privacy they have gained in living in 

Figure 5.22. Layout of two-story house building, Langa – Architects Associated, 2000. 
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less crowded environments. The possibility of having an area within the unit to carry 
out work from home was a positive factor, and six out of the fourteen households inter-
viewed had some small business, which they ran from home. Most residents stated that, 
although, they were comfortable, some would like more rooms, as they had children and 
extended family or friends staying with them.   
 
Features in the units that included characteristics of crowding, high noise levels, poor 
ventilation, mobility, and waste of indoor spaces, were among negative aspects ob-
served during fieldwork.  Crowded situations in some units was apparent, and as in-
formed by the Hostel Redevelopment Program officers, it is common that more people 
occupy the units than what is actually reported by the residents.  In some of the units 
analyzed, it was observable that residents had multiple numbers of beds, in some in-
stances mattresses rolled up in corners or under beds or sofas, as well as number of ar-
eas where clothing and belongings were stored.  In addition, some of the units were 
crowded in terms of furniture occupying a lot of space in relation to the size of the 
apartment. In some instances the use of large furniture created problems in terms of cir-
culation, as these block doors and windows often limiting ventilation possibilities.  
Light and air cross ventilation are an issue in some units, especially in the shared units, 
as the hallways were dark and stuffy as all the doors in each room were usually closed, 
thereby not permitting cross ventilation to occur. People cooked inside of their individ-
ual rooms; and often smoke filled the rooms and hall spaces.  
 
Ground floor units do not have a boundary line other than a front door, and therefore an 
issue of privacy arises as people can gather right outside of a private dwelling. In addi-
tion, noise from adjacent units is a factor that most residents have as a problem, al-
though the residents do not state this as a significant problem, except in cases when 
noise was extreme during weekdays.  In the shared communal units, the circulation of 
residents is excessive as the entrances (stairs) are used as main access to all different 
units creating a public area in a very small space.  As these shared units are located in 
the second and third floors, the numbers of people circulating the stairs is quite high. It 
is not unusual that there could be as many as ten people staying in a flat of this type. 
With about ten people staying in one floor of 60m2 on average, it becomes difficult to 
identify other people who might be visiting.  This factor is duplicated for the residents 
staying on the second floors as the circulation of people to the third floor passes through 
the front of their units.  Some residents indicated that the great number of people circu-
lating the common areas in these units, was a major reason for them not keeping their 
food, nor cooking in the communal kitchen areas, as well as for the lack of maintenance 
of toilets and other common areas.  
 
In the shared units people were crammed as the units were divided into three or four in-
dividual rooms which people tended to furnish and accommodate their spaces with ar-
eas for sleeping and cooking, and leaving the common areas for purposes such as cook-
ing and socializing empty.   This shows a waste of space factor, and although in theory 
these units should provide an option for some portion of single residents with the option 
of accessing cheaper accommodations, the space that is wasted and the quality of use 
and conditions that was observed and analyzed in these types is inefficient.  All of the 
residents interviewed in these types of accommodation complained that they needed 
more space, even when many of the respondents said they could barely afford to pay the 
rent for the space they currently occupied. All of the respondents in these units cooked 
inside their rooms, and almost all of them had their own refrigerator, television and 



CAPE TOWN CASE STUDIES • 75 

  

other appliances creating a mini living area inside a room ranging from eight to ten 
square meters.  In terms of affordability, having to own individual stoves and refrigera-
tors is inefficient, and it is something that could be minimized in terms of costs if the 
residents would be able to make agreements for a more effective use of this areas.  
 
People responded that they felt safe inside their units. At some point in time all of the 
respondents had had some clothing items stolen from the areas where laundry is hanged 
to dry, but no cases of violent crimes were reported from the interviews. In some cases 
where the residents had put metal bars on the windows, or made some changes for secu-
rity reasons, the resident’s responded that it was done mainly out of precaution espe-
cially as many of them travel to the country side during the summer and Christmas holi-
days, therefore leaving their flats empty for long periods of time.  Throughout the hous-
ing area during weekends and holidays, when the weather was good, most residents left 
their doors open, and gathered in front or in back of their houses, where children played 
and adults socialized. However, for larger types of gatherings or for social events such 
as church services, including funerals and other religious related events, residents had to 
rely on the availability of spaces in school grounds or open areas, as at the time of the 
fieldwork there were not any designated areas for holding these types of activities.   
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Philippi East “High Density” Housing Area 

 

Background to Philippi East 

Philippi East is located approximately 45 kilometers southeast from the Cape Town 
central business district. The area where Philippi East is settled was established as a 
township in 1991.6   This area had been inhabited by people living in informal structures, 
and developed as an industrial township in the 1970's. The area was considered attrac-
tive for industrial development, as it is located within proximity to both the airport and 
the N2 highway.   Philippi East High Density Housing Project is part of one of the Inte-
grated Service Land Project (ISLP) where six areas were designed for high density 
housing within the overall Philippi East housing project. The ISLP is a joint initiative of 
the Provincial Government, Western Cape (PAWC), regional and local authorities, and 
beneficiary communities (MCA, 1999).    
 
This “high-density area” called so by authorities, is comprised of newly built structures 
constructed on green field sites.  Since August 1994, the entire area of Philippi there 
have been over five thousand units (ISLP, 2003) completed, out of which approximately 
600 units were built using higher densities.  According to MCA Urban and Environ-
mental Planners, the urban design for this area focused on environments where high 
densities paid attention to design and creation of “quality environments with a key factor 
being its acceptability to the beneficiary community” (MCA, 1999).  These goals are 
addressed through the approaches used in the planning and urban design of the area, 
specifically in terms of plot layouts used throughout the high-density site.  The plots are 
long and narrow, and form the basis for creating block layouts that aim to minimize in-
frastructure service costs. In the high-density area, the house types are mainly row 
houses of two stories. Using this type had as an objective to allocate nearly 60 percent 
of the funds from housing subsidies for building the actual house structure, and the re-
maining 40 percent for infrastructure.  Other approaches adopted included the use 
of ’pedestrian’ walkways ways along the housing area, and houses were placed within 4 
to 5 meters from the street (MCA, 1999).  
 
 
The settings around the housing area include Sub-Urban setting (T-3), as well as a (T-2) 
- Rural Reserve. Some of the (T2) characteristics observed in this area included large 
open areas with agricultural land, as well as areas that are sparsely settled. Continuity is 
displayed within the high-density area of Philippi East, however not in a macro level 
when considering the extent of the Philippi East corridor.   The area displays low levels 
of centrality as it is located approximately forty-five minutes by car to the CBD of Cape 
Town, and transportation options are limited for people who need to rely on public 
means.  There is a Philippi East commuter train station located three kilometers from 
the site.  However a train trip to Cape Town takes approximately forty minutes. In addi-
tion proximity of different land uses from the area is low as there are few complemen-
tary services and amenities that the residents can access within walking distances.  Al-

                                                 
6 LESS FORMAL TOWNSHIP ESTABLISHMENT ACT 113 OF 1991 - amended by Proclamation 
R159 of 1994, Development Facilitation Act 67 of 1995. Prevention of Illegal Eviction from and Unlaw-
ful Occupation of Land Act 19 of 1998.  
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though there are plans to develop the Philippi East corridor into an area that includes 
various services, industries and business, this area at the time of fieldwork possessed 
low diversity in terms of mix uses, as well as income levels.  
 
The areas selected for in-depth analysis in this case study; include the high-density sites 
of Transit Camp and Symphony Way, which are the sites where two story row houses 
have been built using four different types of configurations.  Transit Camp (TC) is the 
largest of all the high-density sites measuring nearly six hectares, with a total of 494 
residential plots.   
 
This housing area is structured around a large square open area (which has been left 
with ”undetermined” zoning) that measures 4,800 m2.  The zoning decision for this site 
was done in order to enable flexibility in terms of needs that the community might have 
in the future, and to avoid expectations that the residents might have regarding facilities 
which might be placed there; thereby clearing any responsibility of planning or financ-
ing the development of community facilities.  Along this square there are also smaller 
open spaces, which have been left for communal parking (MCA, 1999).   
 

Symphony Way - measures nearly two hectares (17,220m2). In this area there are 162 
site divisions, located directly to the North of Transit Camp. According to the planners, 
the concept behind this layout was to ”create a multi-functional spine with a distinct 
sense of enclosure formed by the fronting of houses”(MCA 1999:5).  This was to be ac-
complished by limiting traffic circulation and by placing long strips of row houses, 
which consist of three to eight units per row.   
 

Figure 1.0 – Aerial Photo: Philippi East High Density Housing Area: The Transit Camp and Symphony Way houses are depicted and can 
be observed by the red roof. These two areas are composed of Type B and C houses, which are made up of two story row houses. Figure 5.23.  Aerial photo of the Philippi East High Density Area. The Transit Camp area 

surrounds the undetermined area on the left side. The area is composed of two story row 
houses, and one story attached Fourplex types.  The Symphony Way area stretches on the upper 
right side. It is an area comprised of two story row houses.  The housing area depicted on the 
lower right corner of this photograph is comprised of single detached houses built on single 
plots. Many of these houses have informal additions on the plots thus increasing built density. 
(Western Cape Department of Housing, 2004) 
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House types 
 
In the areas selected for in-depth analysis the house types include two story row houses 
in two variations, and single story houses with four individual units called a Four-Plex. 
There are a total of 601 housing units in the areas of Symphony Way and Transit Camp 
(Source: Analysis of site plans from MCA architectural drawings). 
 
Row houses  
 
• Row House Type 1 is 29m2 two-storey unit with ground floor coverage of 4m-

x4.995 m. and with a ”hip” roof.  This house type is depicted in figure 5.25. 
 
• Row House Type 2 is a 29m2 two-storey unit with a single pitch roof, which drops 

back from the front of the unit. This house type is depicted in figure 5.26.  
 
• Attached House Type 3 is also called a Four-Plex; it is a single storey unit that in-

corporates four apartment units, which are serviced from one street frontage. These 
units were built on an experimental basis where the goal was to minimize the costs 
of servicing infrastructure.  The average size of each dwelling is 20m2. 

 
 

 

Figure 5.24.  The figure shows a further aerial view of Philippi East High Density 
Area including services and amenities found in the area during time of fieldwork in 
2004. A walk to the Community Center from the middle of Transit Camp area took 
approximately fifteen minutes.  Aerial photo provided by Western Cape Department 
of Housing, 2004. 

Schools, and a 
daycare center 

Community center and library, 
some informal retail in this area

Figure 5.24. Aerial view of Philippi East High Density Area including amenities in 2004. A 
walk to the Community Center from the middle of Transit Camp Takes approximately fifteen 
minutes.  (Source: Western Cape Department of Housing, 2004).  
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Figure 5.25. Row House Type 1 in Philippi East Transit Camp area. This row house is com-
posed of three units, each with an area of 29.9 sqm. The ground floor in each unit is approxi-
mately 20 sqm.  The second floor, which has a double-hipped roof, has an area of approxi-
mately 9 sqm. There is an informal addition on the front of the house on the left side. 

Figure 5.26. Row House Type 2 in Philippi East in the Transit Camp area. This row house 
is composed of four housing units, each with an area of 29.9 sqm. The ground floor in 
each unit is approximately 20 sqm.  The flatter roof in this type creates an internal space 
on the second floor that allows more mobility when compared to the type 1 house that has 
a double-pitched roof. The second floor area measures approximately 9 square meters.  
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Figure 5.27. Attached House Type 3 –Four-Plex located in the area of Transit 
Camp. These houses incorporate four individual units attached on one floor.  The 
average size of each dwelling is 20 square meters. Informal extensions have been 
made on both sides of the house. Often these extensions are used for accommoda-
tion either for personal uses, but often for rental purposes. (Photo: AMG, 2004). 

Figure 5.28. A closer view of a Four-Plex type.  The residents have built a division 
using wood materials that creates a separation between the two units. (Photo: 
AMG, 2004). 
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With these different variations of the house types and layouts, the size of the plots var-
ies within a range of approximately 68sqm to 100sqm, depending on the type.  
  
 
 

HOUSE  
TYPES 

# Floors Dimensions 
ground 

Sqm         Sqm

Ground 
coverage

Sqm 

Top floor 
Sqm 

Total    Sqm

Row house. Hipped roof 2 4,00 4,95 19,98 9,99 29,97 
Row house.   Single roof 2 4,00 4,95 19,98 9,99 29,97 
Fourplex: single story 1 5,07 3,93 19,93 - 19,93 
Fourplex: single story 1 4,00 5,07 20,28 - 20,28 
Table 5.4. Description of house types in Philippi East High Density Area.  Figures derived from 
MCA, 1999.  

 
 
Densities  
For purposes of evaluating FAR of this project, the sites were divided into different 
groups according to the types of house on each plot. Figure 5.30 indicates the site layout 
and placement of house types according to FAR, coverage, and number of floors. 
 

Figure: 5.29. Aerial view of a housing area in Philippi East located in the vicinity of the 
high-density area. This area is composed of single story houses on single plots. The 
FAR ranges are between 0.10 and 0.15. During the fieldwork this area was relatively 
new and had been built using subsidy funds from the People Housing Process. The av-
erage size of the houses ranges between 20 to 30 sqm on plots of 100 to 200 sqm.  
(Aerial photo- Western Cape Department of Housing, 2004). 
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B 

C

C   
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  Coverage and Density by block  – For Philippi East – Symphony Way and Transit Camp (TC)   
    # Floors Coverage: FAR:   
C   Symphony Way 2 0,28 0,42   
C   TC Plot 1  –  Type B and E houses   2 0,26 0,40   
C   TC Plot 2  –  Type B and E houses   2 0,26 0,40   
C   TC Plo t 3  –  Type B and E houses   2 0,23 0,34   
C   TC Plot 4  –  Type B and E houses   2 0,24 0,35   
B   TC Plot 5  -  Fourplex: single story   1 0,20 0,20   
A   Single story house on one plot* (see figure 5.29) 1 0,10 0,10   
Total for site including undetermined area in middle of Transit Camp 0,21 0,31   
    

Table 5.5. Density figures calculated in Philippi East High Density Area. Figures were 
calculated from measurements of architecture plans of house types, and site plans for the 
area. It is important to note that the two story houses have larger ground floors areas than 
the second floors thus FAR figures vary accordingly. 
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The chart is logarithmic – Based on Classification of urban types in Sweden
(According to Rådberg 1988; Rådberg 1996). 

Figure 5.30. Philippi East High Density area logarithmic chart depicts the relation of the 
selected areas including Floor Area Ratio, site coverage, and number of floors. The figures 
presented on this graph are derived from calculations and analysis using architectural 
drawings, site plans, aerial photographs, and GIS data maps of the study areas.  This graph 
is based on the work of Rådberg 1988, 1996 on Classification of Urban Types in Sweden.  

C 
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Spatial Qualities  
 
Most of the respondents moved into the houses in 2000 and 2001.  The average length 
of time of residence was three years at the time of fieldwork.  Many residents had 
moved from different informal areas in the vicinity of the Cape Flats in Cape Town, in-
cluding Boyestown, Old Cross Roads, and Khayelitsha Township. The type of previous 
accommodation included informal settings where the inhabitants had been renting shack 
spaces behind houses, living in informal structures in settlements. When asked about 
differences between the previous accommodations as compared to their current situa-
tions, the answers were by and large positive with regard to their new houses. Although 
there were many who claimed not to be completely satisfied with their units, the general 
consensus was that the residents were much better off specially because of assets such 
as running water, private toilets, electricity, and roofs that do not leak.  Another com-
ment that was made was the fact that the feeling of ownership of these houses was very 
satisfactory compared to renting in back yards.  They had to live with limitations set by 
the owners, usually using outside toilets and no basic infrastructure, as well as insecu-
rity of tenure. These comments were coupled with replies about the high cost of living 
in these areas, as income levels among most residents were low, which made it difficult 
to support themselves and to afford the costs associated with their units.   
 
Most residents responded that in order to buy house related goods, they needed to take a 
mini-taxi or train to access one of the larger supermarkets where the prices for goods 
were more accessible to their budgets. Larger food chain supermarkets often offer lower 
prices when compared to local vendors on the street.  Many residents said that when 
possible they chose to do their shopping in these places, although the closest supermar-
ket of this kind is located about ten kilometers from the site. This they did once per 
month as the commute and logistics around this task required time, money as well as 
physical strength to carry things home.  A woman respondent explained that in order to 
access these shopping facilities she spent almost four South African Rand (approxi-
mately valued at 1.20 in USD in March 2004) each way by taxi-minivan, but this was 
considered worth it because otherwise she had buy things in small shops locally. The 
prices in many local shops are inconvenient as prices are more than double when com-
pared to prices in large supermarkets.  Other respondents, who also chose this mode, 
claimed that although this trip could take an entire morning out of weekends, and it de-
mands having to wait for informal mini-van transfers, as well as carrying of bags during 
a long walk, it was the best solution they found, as many of the residents have a limited 
budgets. 
 
The respondents expressed that there is a major problem regarding the accessibility to 
public transport such as taxis or buses, as these are expensive, unsafe, and not reliable.  
This type of stories were common among the residents in this housing area, which 
clearly indicates deficiencies in the location of this project in relation to complementary 
land uses not present in area where urban sprawl conditions of land use are still present.  
 
Twelve out of sixteen of the respondents had children living with them with ages rang-
ing from newborns to teenagers. Many respondents expressed concern for facilities that 
are available in the area such as day care centers and primary schools.  There are two 
primary schools in the area reachable within walking distance from the housing area  
(See figure 5.24).   For children under six years, at the time of the fieldwork there were 
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two large day care centers in the area, which offered vehicle transport for pick up and 
drop off of the children. Although the cost of this service is high for many of the resi-
dents, there are no other options available for people who have to work long days, and 
who do not have community or family structures to help out with child care.  Six out of 
the sixteen residents responded that they had arrangements with neighbors to take care 
of each other’s kids when they needed to go to work.  This type of situation works as 
long as there is trust in the neighbors, which was an issue of concern among the resi-
dents who claimed not to know their neighbors well. Some respondents claimed not to 
ever talk to their neighbors as they had had many disputes regarding noise, the way they 
kept their property, and general mistrust.   
 
When residents were asked if they felt safe for their kids to play outside in the housing 
area, almost all of the respondents said yes as long as they were present to see what was 
happening, or if an adult was with them.  However, all of the male respondents said they 
thought it was an unsafe place for kids.  Many of the residents had built fences around 
their units in order to allow the kids to play within those boundaries.  They said it gave 
them a sense of protection, especially as they could maintain control from their units. A 
concern for cars going too fast was also an issue mentioned, as well as shots being fired 
randomly, especially on weekend nights and holidays.  Although these house types pro-
vide a possibility for front and back yards, the closeness to the streets also creates a po-
tential hazard if vehicle traffic is not regulated.  
 
Only three of the respondents said they claimed to participate in communal activities, 
mainly related to issues about crime protection and neighborhood meetings. These 
meetings usually took place once per month and are held in open spaces.  Most of the 
women respondents said that they participate in religious activities, which are held in 
different homes of people or some events at the community center in Lower Cross Road 
Community Hall which is located about two kilometers from the site. The reason other 
respondents gave as to why not to participate, was that there was not enough time and 
that they did not really like to get involved as there was not a specific community or-
ganization that they were aware of in the area. 
 
During the time of the fieldwork there were neither communal areas nor recreation fa-
cilities, nor playgrounds located directly on the area of Transit Camp or Symphony Way.  
Other than open areas between the houses, or areas that have been left for car parking 
there are no areas where children can play safely, nor which have been landscaped for 
gathering or socializing in a public manner.  
 
When asked about specific improvements to the housing area, the answers were to make 
something public out of the undetermined site in the middle of Transit Camp (See figure 
5.31).  The suggestions included ideas such as buildings for retail facilities, a clinic, a 
police station, playgrounds with a soccer fields, a community center, and a park.  
 
 
 
 



CAPE TOWN CASE STUDIES • 85 

  

 

 
Many of the residents maintained that they felt unsafe in this area, as the occurrences of 
crime had been quite high and frequent during the time of fieldwork.  One of the re-
spondents had been robbed two nights prior to my interview. She related that thieves 
broken-in in the middle of the night, kicking the doors as she was upstairs sleeping, and 
her spouse downstairs watching television. The types of crime offences in this area, ac-
cording to the residents are violent, and in various instances, according to the observa-
tions by the residents it is accompanied by drug and alcohol abuse.  
 
When asked about possible suggestions regarding ways to protect themselves against 
the crime occurrences in the area, the responses varied.  Some people said that more se-
curity, more policing was needed, however in some instances residents were very pes-
simistic about the actual situation. Most of the respondents complained about the pres-
ence of many Shebeens or local taverns in the area. These taverns are illegal, and are 
operated from individual houses, making the situation at night chaotic for adjacent 
neighbors. The residents said that the noise and people activity runs late into the nights, 
especially on weekends and holidays.   
 
The residents said it was not something they could complain about, as they were afraid 
for repercussions and personal safety.  “If the neighbors complain, the owner of the 
Shebeen might hire some gangsters to get rid off the people who complained” (Elliot, 
resident and crime fighting community leader). Policing in this area is done through a 
satellite police station, which is open 24 hours, however; according to some of the resi-
dents, this protection is not enough as the gangsters often threaten the police force also.  
In general all respondents claimed to feel unsafe, especially at night, and in areas that 
are deserted.   
 

Figure 5.31. Philippi East:  Undetermined area in the middle of Transit Camp. The residents com-
plained that this area was a waste of space, where trash and debris collected, and where drug 
transactions took place. Sometimes the animal parts after they had been slaughtered were dumped 
here.  Women respondents said not to ever cross this square in late hours as people had been at-
tacked on various occasions.  There are children often playing in this area, but the sandy conditions 
of the site and debris with broken glass pose a potential danger to kids.  Photo: AMG, 2004. 
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Around the different houses and around the housing area, circulations vary.  The initial 
purpose of the design and placement of the houses was to bring the houses as close to 
the street as possible, in order to provide the residents with the opportunity of having 
more control of what is happening on the street and larger back areas.   

One result from this is that large empty spaces have been created in back of the houses, 
which are transited by people accessing other areas. Because of this debris and trash 
also gets piled up in these spaces.   Many children play in these areas, and some resi-
dents had some small animals such as sheep and goats roaming around.   In addition, the 
large open spaces in the back of the units allowed residents to build additional informal 
units and extensions to their houses. Some of these units are used for personal accom-

Figure 5.32.  Philippi East areas behind houses often do not have definition of private 
spaces. In most cases residents use these spaces mainly for drying of their clothes, but un-
der close watch of their belongings as they are easily stolen. (Photo: AMG, 2004). 

Figure 5.33. A double pitch roof attached house with informal extensions on the front and 
side of this property. A property line using various types of material for fencing separates 
these structures.  Photo: AMG, 2004 
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modation of extended household members, as well as for commercial purposes. By rent-
ing the extended informal units the house owners are able to have a source of income. 
 
 
 
    

 
.  
       
 
 

 
  

  
 

Figure 5.34. Symphony Way row houses. The fences define property lines. (Photos: AMG, 2004). 

Figure 5.35. Space Use: On the left a row house in Symphony Way in which residents have installed a 
metal door gate for extra security. The middle picture shows steps defining property space. On the right, 
children playing at the corner of a heavy vehicle traffic intersection behind Symphony Way.  AMG, 2004 

Figure 5.36. Space Use: The left photo is of a view from opposite side of the “undetermined area” in Transit 
Camp, which is an open space of 4800 square meters.  On the right, the photo depicts an area behind a row 
house unit in Transit Camp where an informal extension was built. (Photos: AMG, 2004). 
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In cases where residents had added informal extensions to their units, when asked about 
the reasons for doing so, most of the responses were to have more room to accommo-
date their families and belongings. In almost all cases the people living in these informal 
units said that they were not relatives, and said to be renting on a temporary basis. The 
owners of the houses however claimed that they added the extensions because of their 
need for more indoor space.  Most of these informal structures were placed on the side, 
the back, and even on the front of the houses.  The following is a general description of 
how the rooms are used in the different house types. 
 
In most of the two story houses the ground floor consist of one main room, which was 
used as living room, a dining and cooking area. Usually this area was also used for 
sleeping. In some instances, the uses of this area were solely for sleeping.  The residents 
had moved the items that they usually kept in a living room area such as televisions or 
music stereos to the top floor.  According to the residents this was done because they 
preferred to sleep in the bottom floor where they could hear if thieves were trying to 
come in to rob them. This change in the use of room functions is directly related to a 
way people were looking into options with the goal of protecting themselves and their 
belongings.   
 
In the ground floor a cooking area is designated consisting of a kitchen sink and a space 
area for appliances. In most of the units the residents had added kitchen cabinets, or flat 
boards to hold their kitchen appliances, and furniture either in the form of table and or 
chairs.   
 

Figure 5.37.  An informal extension on the backside of a row house. The entrance is blocked 
by the informal structure creating difficult access and limiting air circulation. A reason for 
guided densification. (Photo: AMG March 2004). 
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This ground floor room is considered private by some of the residents, however most of 
the respondents complained that there are very thin walls and that it was possible to hear 
everything the neighbors said and did.  All the residents interviewed cooked in this 
room in the area where the sink has been placed, and in some households residents had 
refrigerators and stoves. In almost all the houses interviewed people used small electric 
stoves as well as kerosene appliances.  It was evident in the cases were people where 
using kerosene that this was being used as the fumes were very strong inside the house.   

 
 
The rooms in the second floor were used as sleeping and storage areas.  In these rooms 
it was difficult to stand up properly. Most of the residents had used the lower areas of 
this room for storage of clothes and furniture.  In the row houses with the single roofs 
there are no windows in the upstairs rooms, and therefore cross ventilation is not possi-
ble in the second floor. The units do not have finished ceilings.  Thus air vents are typi-
cal from spaces left open between the roof and the walls. This adds to the noise level 
and to the climatic factors of the house. In the wintertime, residents said these houses 
were very cold, and unventilated and hot in the summer. 
 
Accessibility to the second floor in the row houses was limiting. In all the units the steps 
were steep and in some cases broken and dangerous.  The residents interviewed said 
that it was very difficult to bring furniture to the second floor, and that it was difficult 
for small children and older people to use the steps.  Many residents had adjusted the 
staircases, as many of the residents claimed that they were unsafe. In one instance, resi-
dents had added two steps to the side of the ladder, and a side panel to keep children 
safer, and making it much easier to access the stairs. The residents said that the costs of 
making these changes were not significant, as they had used recycled plywood to build 
the protecting sidewall, as well as wood boards. This was a constructive solution as it 
changed the functionality of the stairs, and increased the accessibility and use of the up-
stairs room. In the cases where people had made changes to the stair structure, it was 
stated that they used the upstairs more frequently than prior to the changes.   

Figure 5.38. A room in the second floor of row house with a hipped roof, in this case the 
residents had moved their appliances to the second floor where they felt safer from the 
possibilities of being robbed during the night. Photo: AMG, 2004.



90   • EXPLORING TYPOLOGIES, DENSITIES, AND SPATIAL QUALITIES 

 

 
 

 
In the Four-Plex type, as the houses is one story, the living, eating and cooking func-
tions are usually accommodated to a one-room area. In most of the units visited it was 
observed that the residents had added either fabric, or furniture as way of creating a 
separating wall between the sleeping areas.   
 
 

 
 
All the units in this housing area have an indoor bathroom with a toilet, a sink, a shower 
with running water, and a small window for ventilation.  This room is considered pri-
vate in the sense that it has a door.  However, as the top wall of this room does not reach 
the ceiling, many of the residents stated that this was a problem in terms of privacy.  

–

  

Figure 5.40. The photos show the changes made to the staircase in a two-story row house. The 
residents had used plywood for creating a protecting sidewall, and had added a step with wood 
boards for easier access. This was a solution for the residents who had three small children under 
the age of six, and who had experienced accidents in the units. (Photo: AMG 2004). 

Figure 5.41. The interior area in a Four-Plex unit.  The bulky cabinet on the right side 
was used as a way to separate the room and created a sleeping area. (AMG, 2004).  
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In terms of built densities, FAR, these two projects analyzed in Cape Town present 
higher values than what it has been traditionally found throughout South Africa. In this 
sense the projects address the goals towards compaction.  
 
Findings from the upgraded hostels in Langa provide an overall positive result of the 
housing area. By and large in this project there is a greater sense of safety and security, 
improved living arrangements, possibilities to access to communications and transport 
options to services and employment, and possibilities for participation in the social con-
text of the neighborhood and community. 
 
In the typologies found in Philippi East, because of the location and architectural house 
types, it is possible for residents to have access to more space than in other types. This 
allows residents, although not legally, the possibilities for extending their units. This 
was viewed as a positive feature by the residents who for the most part had a number of 
concerns regarding the qualities of the urban environment of their housing area. Specifi-
cally regarding the number of qualities in the urban environment that are often lacking, 
in terms of services and amenities needed. Thus these lack of qualities within the physi-
cal environment and potential for a reasonable quality of life in this project were ex-
pressed as main problems, particularly with regards to difficulties in accessing transport 
to access employment areas.   
 
Within the City of Cape Town there are plans to relocate and provide housing for 
100,000 inhabitants living on informal settlements, mainly along the N2 highway within 
the next three to five years. This signifies approximately 22,000 housing units, which 
will need to be delivered (Mayoral Speech, Dec. 2004). Many of the people occupying 
these informal areas have located there because of, among other reasons, the proximity 
to the city center where they can have more possibilities of accessing employment and 
other services.  It will therefore be a challenge for the city to find suitable areas for the 
relocation of these residents, to areas where they might find similar access to services, 
and where they can maintain the established social structures that they might have 
within the informal areas.  
 
Relocation of the residents in informal units would benefit from maintaining social 
structures the way the same way such as the hostel relocation program followed, with-
out separating neighborhood and communal structures.  A choice to design housing with 
higher built densities is an option that can provide more square meters with good quality 
spaces for the residents, where the focus can be on the urban qualities in the built envi-
ronment surrounding each housing area. Thus the upgraded hostels in Langa present 
many possibilities that might be followed by other housing projects.  It is not a perfect 
place, however, it is a place where people want to be and where residents have the op-
portunity to find ways to employment areas, schools and services, and the possibility to 
maintain social ties. 
 
 
 



CHAPTER 6 
  

JOHANNESBURG CASE STUDIES 
 
 
Background to the City of Johannesburg 
The city of Johannesburg is located in the Gauteng Province, which is the smallest of all 
the provinces in South Africa, but is considered the wealthiest.1 The growth and 
expansion of the city of Johannesburg is based on different factors that include social, 
economic, as well as historical events.  The eradication of apartheid regulations that 
ended the Group Areas Act in 1990, as well as the abolition of discriminatory laws that 
regulated access for people into the city (which came about after the 1994 elections) 
influenced migration as well as immigration to and from Johannesburg. At this time 
thousands of poor, by and large black people who had been forbidden to live within the 
city limits, moved into the city from a number of townships in the surroundings. 
Accordingly, the population of the city increased, and by 2001 the population of the city 
was approximately 3,3 million inhabitants2. Parallel to population growth, outward 
migration of businesses and commerce away from the Central Business District (CBD) 
toward the northern suburbs started during this time.  This process was the result of a 
number of different variables including problems such as an increase in crime rates, 
traffic congestion, lack of public transport options, as well as a favorable real estate and 
tax incentives found in the suburbs.3 Because of these problems and new options for 
locating business, many buildings were abandoned, especially in the city center, 
including corporations and institutions, which moved their headquarters away to 
popular suburbs such as Sandton where the city’s new international convention center 
was built (Burger, 2004). The number of inner city residents is estimated at 217000 
(Johannesburg Development Agency 2003:7). There are approximately 37000 dwelling 
units occupied, and vacancy rates were approximately 25% at the end of 2002 in the 
Johannesburg CBD (JDA, 2003:7). 
 
The urban expansion of Johannesburg is much like that of any sprawling city where the 
focus on transport accessibility has been on satisfying people using private cars.  
Although Johannesburg has a bus system – Metrobus – which serves various routes in 
the city, there is still a lack of suitable public transport options to satisfy the needs of 
many of Johannesburg's residents who are unable to afford their own cars, and who are 
dependent on the city's informal minivan taxis.  These "mini taxis" are used by the 
majority of the low-income population who rely on this mode of transport which often 
is unreliable in terms of scheduling, comfort, and safety. 
  
                                                 
1The Gauteng Province is considered as the most densely populated province in South Africa with 
roughly nine million, with a level of urbanization of 97%  (Burger, 2004:23).  In 2004 - 16 % of South 
Africa's gross domestic product GDP was derived from production in the Gauteng Providence. This 
production centers on mining, which is considered one of the major economic activities that provide a 
base to the regions economy.   
2 In addition, there is a large informal economy consisting street traders and vendors who are not 
officially accounted for in official statistics. The city is also a major center for education and research, 
with two large universities catering not only to South Africans, but many other students from other 
African countries and abroad. 
3 Johannesburg since the 1990s has been rated as one of the most dangerous cities in the world (Burger, 
2004).  
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Currently there are a number of economic development initiatives that have been 
supported by organizations and institutions such as the Johannesburg Development 
Agency, that include measures for addressing the unsafe environment, new development 
of housing projects in attractive locations close to the city center, as well as reuse of 
obsolete built space in which historical buildings in the city center are being converted 
for residential uses.  
 
 
The Johannesburg Housing Company  

 
The Landrost Reconverted Hotel and the Elangeni Housing Projects are two projects 
owned by the Johannesburg Housing Company (JHC).  The company was formed in 
1995 with specific focus on the development of housing in the inner city of 
Johannesburg as an approach towards urban renewal.  
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Figure 6.1. This is map of the Johannesburg Central Business District.  The location of the Landrost
building is graphically depicted by the triangle L - at interaction of Plein and Twist Streets. The 
location of the Elangeni housing project is depicted by the triangle E, at the intersection of Albert and
Delvers Street. Source: MapStudio 2003.  

Figure 6.1. Map of the Johannesburg Central Business District.  The location of the Landrost building 
is by the triangle L,  at the intersection of Plein and Twist Streets. The Elangeni housing project is by 
the triangle E, at the intersection of Albert and Delvers Streets.  Source: Map Studio 2003. 
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The Johannesburg Housing Company is considered to be one of the pioneering 
companies in the field of rental housing in South Africa. One of the tasks that this 
company has undertaken is the fact that through its structure as a Section 21 company in 
which the company uses profit margins for reinvesting in social housing projects, it is 
able to develop housing projects, through the use of national housing subsidy funds for 
construction.  
 
The company has been successful in the administration of its projects, by emphasizing 
their efforts on management and operations of their properties, which is one the biggest 
problems that companies dedicated to the delivery of low cost housing face in South 
Africa. This problem that has affected other companies operating under the Section 21 
structure, as well as those involved in social housing projects, is the high level of default 
on rent payments. As failure to collect rents means that repayment of capital costs 
cannot be met.  “Rent payments are a very sensitive issue in South Africa where many 
people got used to not paying rents and rates as part of the struggle against apartheid” 
(UN-Habitat, 2003:221).  
 
By the end of 2004, the company had provided nearly 2000 units in Johannesburg. The 
JHC units should be occupied by a proportionate number of tenants qualifying for 
National Housing Subsidies to the amount of subsidies used for the construction of the 
projects. To qualify for a subsidy, tenants must earn a monthly income below R3500 
(UN-Habitat, 2003:220). Rental fees are based on the size of the units in these two 
properties, and range between R1000 and R2700 plus additional costs for electricity, 
water, and common area maintenance fees (JHC, 2004).   
 
The JHC has been able to manage its projects based on strict rental policies, which 
include tenant agreements that are subject to fines and property evictions if not 
maintained. This means that in addition to the requirement that tenants should pay their 
rent on time, they must also abide by the rules of occupancy of the properties, which 
include details as not being able to change colors in the flats, not allowing tenants to put 
furniture in the balconies, as well as restrictions on noise, and activities that take place 
in the common and public areas within the property.  The company has been able to 
structure inventive financing mechanisms for new construction and renovations, 
through various types of partnerships with the private sector, including banks, 
governmental bodies, international donors, and NGOs (UN-Habitat, 2003). 
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The Landrost Reconverted Hotel  
 
The Landrost building is located within the Central Business District of the City (CBD) 
of Johannesburg, at the intersection of Plein and Twist Streets.  The CBD area was at its 
peek in terms of development and occupancy during the economically prosperous years 
in the 1960s and 1970s. During these years a large number of commercial and office 
development projects were completed including the Landrost building, which was built 
as a five star hotel.  With the urban plight that the city experienced during the 1990s, the 
building became neglected and dilapidated at which point it served as police barracks 
until its conversion into residential apartments in 2001 (JHC, 2004).  According to the 
information provided by the Johannesburg Housing Company, the conversion of this 
property was a high-risk undertaking due to factors such as the location of the property, 
which had become chaotic. The area around the property had become popular to 
thousands of homeless people, and illegal activities were found in the surroundings. In 
addition, the building’s “high-rise” structure presented challenges in terms of financial 
requirements, as well as design to accommodate a conversion from a hotel into rental 
residential units (JHC, 2004).    

Across the street from the building there is a taxi ramp (informal mini van style taxis), 
which is a station that serves as a point of departure and arrival to and from different 
destinations throughout the inner city as well as the greater metropolitan area. Thus this 
area is considered a high traffic area for vehicles and pedestrians, who use the facilities 
and other retail businesses located in the vicinity at the street level.  The area can also be 
considered to have proximity with relation to different land uses, however in some 
instances these land uses are not complementary, specifically when it comes to services 
geared for children needs, such as schools and parks.  
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Figure 6.2. The raster map of the CBD area where the Landrost building is located
depicts the street network that comprises this zone with densely built inner city structures.
Source:  (Gauteng Provincial Government, Department of Housing – GIS maps). 
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Building Type 
 
The building is 18 stories, and was converted from a hotel use of 400 bedrooms into 241 
residential units with a main access for residents via a security desk at the ground floor.  
From the development plans the objective of this project was to adapt the hotel building 
space to social housing rental apartments, and areas for retail space.   

Figure 6.3. A view from outside of the main entrance ( Photo: AMG, 2004).  

Figure 6.4. The entrance of the Landrost building, where high vehicle and 
pedestrian activity can be observed (Photo. AMG, 2004).  

The entrance into the building is from the north located on Plein Street where a security 
checks point is set up in the lobby of the building.  
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Figure 6.5. The Landrost: Security gates at entrance lobby.  Access into 
the building is highly monitored. Photo: AMG, 2004. 

 

Figure 6.7. Aaccess is through a main entrance security desk, located in front of metal gates,
approximately three meters high.  These gates can only be opened with a special digital metal key,
and the security guard station. Photo: AMG, 2004.  
 

Figure 6.6. The Landrost security gates at entrance lobby, viewed from inside 
towards the street. AMG, 2004.  
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The total area of the plot (not including half of the streets that surround the building) is 
1990 m2.  The building is conceived as an L shape block tower, which stands on a 
platform structure built from the underground up to the second floor.  The platform 
upon which the tower of the building stands includes a retail area on the ground floor, 
where a large supermarket is located, as well as the residential access area, and the 
management office. The first floor is designated for communal and additional retail 
activities. This floor was entirely vacant during the time of the fieldwork. The second 
floor area was planned to house community facilities and an open terrace. This floor 
houses a crèche (daycare center) with a related outdoor space, and a garden setting with 
some plants.  The existing space in the terrace area has restricted access with locked 
gates that separate this area for residents to use as a drying laundry yard.  The 
residential units start from the second to the 17th floor.  The roof of the building located 
on the 18th floor has installations for cellular antennas and where the machine rooms for 
the elevators are located.  
 
 
Densities 
 
Prior to the conversion of the hotel, zoning had to be changed from business to include a 
residential component.  Parking requirements for this building with the change to 
residential zoning required nearly one unit parking space per unit that is for residential 
0.8 per unit. For retail 4 parking spaces per 100 m2, and 2.4 spaces per 100 m2 of office 
space.   Thus the underground area of the building consists of two floors where parking 
areas are located on three levels, and are accessible from the west side of the building 
entering from Plein Street.  
 

Landrost Reconverted Apartments  (m2)  (m2) FAR 

       
Plot 
Coverage

 
Total site area  1990   

 
  

Total residential floor space 7400 3.7  
Total retail  3000   
Underground  1000   
Common areas  2000   
Other  2000   
Total  15400 7.7 75% 
Total not including underground parking area:  14400 7.2  
Table: 6.1.  Landrost building reconverted space (square meters)  (JHC 2000).  

 
The building’s total floor area is 15400.  This includes the area built underground where 
two floors of parking areas are located.   The first two levels from the street or ground 
floor occupy approximately seventy percent of the site of this property. At one point the 
entire area of these two floors was accessible for the hotel users and connected the 
entrance lobbies along with restaurant areas as well as shops. During the redevelopment 
and conversion phase of the hotel into residential uses, walls were put in to create the 
new areas for retail.  
 
In the calculation of density for this project, actual dimensions of the site were used. 
The property boundaries in this analysis also include half of the surrounding streets, but 
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not open spaces in the surrounding neighborhood.  The figure is high because of the 
manner in which this structure sits upon the site. There are no large spaces between the 
buildings in this area except the large space, which is taken up by the taxi ramp, and as 
the building was initially developed as a hotel, there were no specific considerations 
made for open space requirements for residential uses. A discussion with regards to 
space requirements for high-rise buildings designed for residential purposes is presented 
in the Discussion chapter (Chapter 8).  
 
 
Apartment Unit Types 
The apartment units in this building have been converted from hotel rooms, to a mix of 
residential units types of different sizes on all floors. According to the JHC 
development group the goal with the mix composition of residential units was to 
provide a balance between families and single accommodation. There are three different 
types of units that include a single type called a “bachelor” studio with an indoor area of 
24m2.  A one-bedroom called a type B with an indoor area of 36 m2, and a two-bedroom 
with an inner space of 48m2 referred to as a type C. According to the information 
provided by the management office at the Landrost, the residential occupancy rate of the 
building was 100% during the time of the fieldwork.  
Type A: Bachelor / studio 24 m2 - Most of these units are located on the east side of the 
building, which has a ventilated access passage with windows.  These units were hotel 
rooms with one window that is the only source of light into the room, and have had 
kitchen units added. There are 132 units of this type. 
Type B: 1 bedroom units 36 m2 – These units were converted from 1and a half hotel 
rooms, and in the case of the upper floors, from larger suites.  There are a total of 72 
units of this type. 
Type C:  2-bedroom units 48 m2 – These units were converted from hotel suites.  
 

 Type A Type B Type C   
       
 24 m2 36 m2 48 m2   

Floors 
Bachelor/ 
studio 1 bedroom 2 bedroom

Total # 
units 

Total residential 
m2

Ground        
1st        
2nd     6  288 

3rd –  12 6   504 
13th   12 6 8  504 
14th    2 9  504 
15th    2 9  504 
16th    2 6  360 
17th     6  288 

Total 132 72 38 242 7488 
 

     Table 6.2. Landrost building residential unit types and indoor space. 
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Figure 6.9. Typical layout of floors 3-13 where a composition of the floor includes six one-
bedroom units (type B), and 12 bachelor studio (type A) units. Drawings provided by JHC 
2004.  

Figure 6.8. Section of the building including the underground floors, the platform area 
and the residential tower. Drawings provided by JHC 2004. 
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Spatial Qualities 
 
 
The access into the apartment units is through hallways, which start on the third floor. 
One side of the building has hallways with windows on one side. They provide a view, 
but not in terms of allowing cross ventilation into the units.  Cross ventilation is not 
possible into the rooms unless the residents open their entrance doors, and the windows 
in the hallways, which face only one side of the building. Throughout the building the 
hallways are long, and the inner hallways are dark if the lights are not working properly.  
 
There are four elevators used for accessing the residential units. According to residents, 
the elevators are often broken. In addition these elevators are extremely slow, which 
create congestion problems.  In peak hours, residents claimed to wait up to ten minutes 
to access different floors using the elevators.  During these peak hours the entrance 

areas of the building, as well as the areas around the elevators are crowded with people 
waiting for the elevators.  Most residents opted to wait for the elevators, especially 
when they had to carry groceries or heavy items.  

Figure 6.10. The left picture depicts a corridor with windows on south side of the building.  
The middle picture depicts an internal hallway with units on both sides. These units do not 
have any possibility of cross ventilation. On the right the internal staircase, which can be 
accessed from the second level up to the 18th floor. Photo: AMG, 2004 

 
In the entrance area of the building, as seen on figures 6.6 and 6.7, people have to wait 
until the digital key clears and upon clearance the doors to open. This measure provides 
security in terms of keeping anyone from entering the building; it restricts accessibility, 
and has the potential of creating a chaotic situation in case of the need for rapid 
evacuation of the building.  
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In the building there are two sets of stairs, one internal main staircase and one external. 
The external staircase was supposed to be an emergency alternative. However, most of 
the residents use it as it provides another access alternative, and accessibility to the stair 
is not restricted. The staircase is made of galvanized metal with metal railings, and it 
does not have protection.  Thus this creates a dangerous situation especially for 
children.        

Figure 6.11.  View from the external staircase taken from the 17th floor.  As there are a number 
of problems with the elevators functioning systems, people often take the stairs. (It is possible to 
observe that the building next to this property which was vacant during the time of the 
fieldwork). The placement of these buildings close to each other creates darkness in this area 
especially in the lower floors. In addition, as these buildings are position in close proximity, 
these block views from the facing sides of the building. (Photo: AMG, 2004). 

 
 
For families with small children, this building presents several limitations, as there are 
not specific common spaces designated as areas for children, other than a small area in 
terrace located on the second floor. In various occasions parents allowed their kids to 
play in the corridors, and this creates disturbances for the other neighbors, as well as 
dangers for the kids if they access the external staircase or windows in the hallways.  In 
addition, in this urban setting of the CBD there are no recreational options for children 
in the surrounding areas, as these are mainly commercial and congested with vehicle 
and pedestrian traffic.   
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Indoor spatial Qualities 
In terms of the actual units, the resident’s responses regarding their individual units 
varied according to household structure, age, as well as income levels.  The units, which 
were occupied by single tenants, provided sufficient space for the residents, and the 
general views from these types of tenants were positive in terms of safety and 
accessibility to employment and services. Nevertheless one common complaint that 
most residents had was the limitations with regards spatial quality.  The standard door 
openings of 90 centimeters were not wide enough to allow them to bring in large pieces 
of furniture into the rooms, and often residents had to take apart furniture or do away 
with pieces.   

Figure 6.12.  View inside a two-room unit with a window that separates the unit from the 
hallway. In this unit is not possible to have cross ventilation, and the noise levels coming from 
the corridor are disrupting.  Photo AMG, 2004.  

 
Another complaint with regards to the units was the fact that some units have only one 
window, and that there are no window in the bathrooms. This creates a problem in terms 
of possibilities for air circulation, and cross ventilation is not possible. Some residents 
complained that there were “too many kids around” and that the indoor qualities of the 
units do not provide a sense of privacy as it is easy to hear what is happening in the next 
door unit, whether if people in the unit next door are cooking, or smoking, or talking 
loud, it is all transferred to their rooms.  
 
The kitchen areas in most the units consist of spaces designated for appliances and for 
cabinets for storage, and a sink area.  In most of the units, residents used electric stoves 
for cooking, and all units visited had a refrigerator; which are appliances purchased by 
the residents.  In one of the units visited on the sixteenth floor of the building, a 
kerosene cooker was observed, which presents issues regarding fire safety as, these can 
be very difficult to control in case of a fire (JHC, 1999).  
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Figure 6.13. Left - a reconverted single-room hotel unit in which the entrance has been adapted 
with an area for a kitchenette. Right - a bathroom in which most of the residents wash their 
laundry. The bathrooms do not have windows and ventilation is produced through internal fans 
that run on electricity. In many of the apartments visited during the time of fieldwork, these 
ventilators did not work and mould on the tiling and ceiling could be observed. (Photo: AMG, 
2004) 

Residents opinions regarding whether they thought the place was safe for children, was 
for the most part, that in terms of physical safety, it was not good for them as often 
resident saw kids climbing on the walls in the terrace area, or circulating the outside fire 
stairs.   One woman commented to the fact that is not for small children, because there 
were many people using illegal substances such as drugs inside the premises of the 
building.  Other opinions were generally that it was safe for them to play in the 
building, as long as they stayed in the building. As opposed to lower structures, in this 
type of building it is not possible to visibly control activities that are taking place on the 
ground.  Areas for social gatherings in this building are not provided, and other than 
passive contact between the residents, in areas such as the gates in the security entrance, 
the elevator lobby, entrances on each floor, or on the main entrance of the building, 
there is no specific place where people gather to socialize. 
   
Most of the residents interviewed responded to not knowing their neighbors, other than 
by appearance. The residents interviewed who had small children living with them, said 
to have a few acquaintances, and none of them had any close connections with the 
neighbors.   There can be many reasons for the lack of community participation in the 
building, including the fact that there are no organized building activities that take place 
in this property. But the lack of communal areas for the residents is a factor that 
decreases the availability for social contact. 
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Figure 6.14. View from the second floor terrace area for laundry. It is possible to see the 
buildings in the near vicinity across from the property. Many of the buildings in the 
surroundings are vacant and often illegally occupied. Photo: AMG, 2004. 

All residents interviewed washed their clothes using the sinks in their kitchens or in the 
bathrooms, and used the laundry yard area on the second floor for drying. The residents 
living in the higher floors of the building, complained about having to go down up to 
ten flights of floors to the drying areas. This was problematic specially when the 
elevators were not working, and in terms of having to carry wet laundry.  
 
Most of the residents interviewed stated to use the supermarket located at the corner of 
the property, as it is convenient, although the prices, according to some residents are 
much higher when compared to larger shops outside of the city. However, one has to 
include travel costs in order to measure the efficiency of the location and prices. Most of 
the respondents said that they used the local facilities, as only three out of sixteen 
respondents had access to a private car.  The interviewees who had access to a private 
car, claimed to be satisfied with the parking areas underground, However all residents 
responded that the parking garage provided an option for parking safely in cases when 
visitors required them.  
 
Twelve out of sixteen residents interviewed stated not to feel safe inside the their units, 
nor inside the building.  Some said that they felt the entrance doors in their units were 
thin, and did not provide them enough security. All residents interviewed also said that 
they always locked their doors when they come inside their units. As residents are 
required to stay inside their units by the management office, and to not gather around 
the common areas, it is not possible for residents have their doors open while they sit 
outside their units. This is another reason that it is not inviting to leave the doors open 
as it is in other places.  A resident interviewed related that at the end of the month, when 
people get paid, often people have parties at which time many visitors are allowed 
inside the building. During these occasions the numbers of people circulating the 
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hallways can be excessive, and thus everyone locks their doors, as residents stated that 
it is not possible to recognize anyone, nor trust anyone circulating the areas.   
 
Nearly all residents interviewed said that they did not feel safe in the neighborhood, as 
there were a number of crimes being committed in the area.  I was told that if one hears 
someone on the street starting to whistle, many of the residents go to their windows to 
look, as it means that someone is getting robbed or attacked.  One group of four women 
residents interviewed, who occupied a two room flat told me that the day before, which 
was a Sunday morning, they saw a man who had just been shot in the taxi ramp around 
6:00. They had heard the gunshots and from their unit window on the sixth floor, they 
saw people with guns running away.  These women said to always feel scare of the area, 
and scare to report anything, including the shooting that they had heard the day before.  
However, two male respondents said that they felt the area was very safe, both in the 
building and on the street.   
 
According to the JHC management office, the average length of stay of the resident’s in 
this building was 17 months.  The longest term of occupancy was three years, by six 
tenants. This indicates that many residents do not access these units with a long-term 
occupancy view in mind. There are various reasons for the low levels of occupancy 
lengths according to the management personnel interviewed, including the fact that 
residents cannot afford the rental fees. As the JHC has very strict measures with regards 
to rent payment, they have made a number of evictions over the years.   
 
Most of the residents interviewed claimed that living in this building was a stepping-
stone to something bigger and better in terms of housing accommodations. Many of the 
residents interviewed hoped to move from the building in a near future; however, only 
one of the respondents interviewed out of the sixteen households said that they had 
actual plans to move from this location. This was specially so for the residents with 
small children, who in all cases expressed their goal to move to a house.  
 
Despite of the fact that various residents interviewed stated to be dissatisfied with their 
living arrangements in the building, main reasons stated for staying was attributed to the 
level of services available in the area.  Residents viewed this factor as positive as the 
possibility to access employment, education, and services, and thus the central location 
of this property was what according to the resident’s responses attracted them to the 
place. Three residents interviewed claimed to be unemployed, while others were 
employed in varied activities and professions, as well as enrolled in academic 
institutions.  There were a number of units being shared by students who were satisfied 
with this type of accommodation; because of its location they were able to access both 
education, and employment in the city.   
 
This type of project is efficient in the sense that a vacant obsolete building has been 
retrofitted to house people. In addition it has contributed to the city’s efforts towards 
urban renewal and reactivation of vacant projects in the central business district. This 
building can be considered as a pilot project that has been very efficient in terms of 
bringing people back to reside in this area of the city.     
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Elangeni Housing Project 
 
This project was developed by the Johannesburg Housing Company and completed in 
the year 2000.   The housing project occupies an entire city block, bounded by Albert, 
Troye, Delvers and Frederick Streets.    
 
  

This housing project is located within walking distance to the Johannesburg CBD. 
Within three blocks to the north of the site one finds a newly built high-rise building 
which is occupied by one of South Africa’s’ largest financial institutions, the ABSA 
headquarters. Across the street from the north side of the property there is a homeless 
shelter, which is located on what one was the Pass Office during the apartheid years.  
 
The characteristics of the area where this project is located include areas with mixed-use 
accessible within walking distances including, retail, offices, and residential uses, 
primary schools, day care centers.   
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Figure 6.15.  Raster map of the area on the limits of the Johannesburg CBD where the Elangeni 
Housing project is located. (Gauteng Provincial Government, Department of Housing – 2004). 
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Building Type 
 
The design of the building structure of the Elangeni Housing Area is defined as that of a 
”neighborhood precinct” (JHC, 2000). According to the architecture firm responsible 
for the design, the design of this structure had as an objective respond to the ”tough 
inner city environment of the area”  (JHC, 2000).  In addition, in order to create a sense 
of neighborhood, the architects decided on a perimeter development, which lines the 
edges, of the four stress and defines the site.   
 

Figure 6.16. Layout plan of Elangeni Housing project built using a perimeter development design, 
and the inner area in which a perimeter of parking spaces occupy a large percent of the inner 
courtyard area.  (Plan provided by JHC, 2004).  

The building is a four-story walk-up, attached in a continuous manner so that it forms a 
perimeter around the site.  The access to the apartment units is from the inside of a 
courtyard and from the north side of the building facing Albert Street.  The building is 
set back from the street, which some landscaping and the north side of the property 
facing Albert and Delvers Streets.  The side of Troye Street is considered as a busy 
intersection where during morning hours, the area is congested vehicle and pedestrian 
traffic. This is the side of the property where the retail spaces are located within the 
live-work units. At the time of the fieldwork there were seven different shops operating 
including two barbershops, three small grocery stores, two phone shops where a copier 
and fax service was accessible.  There is a large space available on the property, which 
is located on the side of the security gate, which had never been leased, and had been 
planned to be suitable for a local supermarket.  
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Figure 6.17. The Elangani Housing Project, the inner courtyard views 
entering the property. View is from the entrance of the property by the 
playground area. Photo: AMG: 2004 

Figure 6.18. The Elangani Housing Project, the inner courtyard view of entrance 
with playground area in the back of the picture. There are some people gathered 
in a small grassy area and some sitting on the staircases. Photo: AMG: 2004 
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The building structure includes 52 one-bedroom units, and 116 two-bedroom units, with 
a total of 168 units. The breakdown on the units is as follows: 
  
 

 Size of units 
(m2) 

# of units Residential Area 
built (m2) 

One bedroom 
work /live unit 

50,75 12 609 

One bedroom – 
L shape 

39,85 8 318,8 

One bedroom – 
Loft 

35,71 24 857,04 

One bedroom – 
L shape with loft 

39,85 8 318,8 

Two- bedroom 
with balcony 

50,32 26 1308,32 

Two- bedroom 
standard 

51,53 70 3607,1 

Two- bedroom s 53,90 20 1078,0 
 
Total  
 

  
168 

 
8097,06 

Table 6.3. Elangeni Housing - breakdown and sizes of residential units. 
Source Baseline Document Elangeni, 2001.  

 
 
Densities  
 
In calculating the density for this project, consideration was made in terms of actual 
build up area of the property with relation to the site of the property including half of 
the width of the surrounding streets. Thus the result of this calculation yields a FAR 
ranging from 1,30 to 1,49.  

FAR Coverage Number of 
units 

Number of 
Floors 

 
1,30 - 1,49  

 
37,4% 

 
168 

 
4 

Table 6.4.  Elangeni Housing – Results from calculations of density figures.  
 
Using site plans of the property and architectural drawings of the site, the estimated 
coverage of the property is 37%. The coverage of the site included the total area built up 
at the ground level, including areas for communal uses such as staircases, laundry 
drying areas, the security entrance building, and a playground area.  This coverage 
figure raises the question with regards to the results of FAR figures presented in this 
analysis.  Technically this type of project, which is four stories high, should yield a 
higher FAR figure. However the actual built up area as indicated in the figures 
presented on Table 6.4 is lower. This is due to the fact that the units on the top floor 
have smaller residential space built.  
 
A discussion with regards to space requirements for these type of building, in the event 
that reproduction of these project types were to take effect is presented in the Discussion 
chapter (Chapter 8) of this thesis. 
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Apartment Units 
 
The apartment units in this project are accessed via staircases linked by open corridors, 
or by staircases designated to reach specific flats. The units are grouped around a 
staircase, which often are the areas where social gathering occurs, from which it is 
possible to overlook the common courtyard area.   The design of the units is based on a 
modular format in which the layout of the different unit types is identical in terms of 
design. The standard layout of the flats depends on the sizes, and usually includes, for 
the one and two-bedrooms, a main room used usually as a living room, a kitchen area, 
and a bathroom.   

Figure 6.19. Elangani Housing – view from side of building, the units on the 
ground floor. These units are also accessible from the inside of the courtyard 
where residents had access to a small green area. Thus cross circulation is 
possible although the windows on this side could only be opened partially from 
the top.  Photo: AMG,  2004 

 
 
The live-work units occupy two levels, and are designed in a manner as to combine a 
street level shop with a residential living area on the top floor of the unit. These units 
also have bathroom in the middle of the two levels to serve both the shop and the 
residents above. The residential internal areas in these units begin half a flight above 
and it is accessed by an internal staircase, and also from the inside of the courtyard.  
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The units on the fourth level of the building are built in a loft format, which constitute 
the smaller unit types. The height of the building allows for the top units to have a 
longer view of the area, but at the same time these top units are able to maintain a close 
relationship to the street and ground level of the property. The top floors of the building 
however can become difficult to access for people with physical limitations, as there are 
no elevators available.    
 

Figure 6. 20. Elangani Housing – Shops on Troy Street views from outside on the
Fredrik Street side. Photo: AMG, 2004 

 
 
Spatial Qualities  
 
Common areas found in this building include areas that are allocated for gardens, a 
playground area, parking areas in the middle of the courtyard, and laundry and drying 
areas located usually under the staircases.  The areas outside the units on the second, 
third and fourth floors, and the staircases become communal spaces, where it is 
common to find residents meeting and interacting with each other. Although there are 
strict restrictions in this property imposed by the JHC managing office, on weekends 
and holiday, these spaces become extensions of the private units when residents tend to 
gather on the outside areas adjacent to the staircases; and on ground floors on areas that 
are used by car parking slots.  
 
The perimeter block of the buildings defines the outdoor courtyard space in the middle.  
The inner courtyard area is mainly occupied by parking spaces for the residents, and 
there are small landscape areas that surround the property.  There is a playground area 
designed for small children, which is located next to the security gate by the entrance 
side of the property. Throughout the property there are a few benches for people to sit, 
but there are no specific places designated for people to meet, or have immediate access 
to recreational outdoor space.  The lack of possible spaces for people to gather and meet 
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in this housing project creates a constraint for the residents who need to rely on using 
the spaces allocated for parking for socializing, having parties, meetings, and for 
children to play.  
 
There are communal spaces in each of the buildings for collective laundry-drying areas, 
called laundry yards, which are located under the staircases throughout the property. In 
the case of this project, these laundry areas are not yards, as they are more like small 
boxes, which measure between five and ten square meters. The laundry areas are limited 
in terms of access, as these can only be entered with a key provided to the residents.   
Besides the laundry-designated areas, there are refuse collection areas where the 
maintenance workers keep their equipment and supplies.   
 
 

ecurity is managed through electric fencing which surrounds the perimeter of the 

Figure 6. 21. Elangani Housing – Laundry drying areas. Views from courtyard and from side of 
building.  Photo: AMG: 2004 
 
S
property, as well as a through a security guard station located at the only entrance into 
the property. There are often one or two security guards working on a 24-hour basis, 
who have to check every person accessing the property. In case of visitors coming into 
the property, they must announce the visitors to the residents prior to allowing people 
into the property. The residents were for the most part satisfied with the security in this 
complex, but some commented that each resident should be given a digital card for 
accessing the property.   
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Figure 6.22. Elangani Housing – Security gate access to the property is done through 
this private entrance, which is protected by a security guard. The sign on the wall 
reads: “ Rent Payments – JHC staff is not allowed to handle cash. Rents to be paid to 
the bank account only. Ask staff for assistance.” Photo: AMG, 2004 

Figure 6.23. Elangani Housing – View from inside the property gate by the side corner of
Delvers street. On the photo it is possible to see the electric security fence on top of the iron
gates, which surrounds most of the property. On the right side the tall high-rise building on
the background is occupied by the Absa Group, which is one of South Africa’s largest
financial services organisations.  Two residents interviewed were working in this building.
Photo: AMG, 2004 
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When asked about the extensive perimeter fencing, security gates and checks done at 
the entrance of the property, the residents replied that they were satisfied with this 
solution. Their reason was that the alternative of not having these measures poses a risk 
of being robbed. Many of the residents had requested the electric fencing to be installed 
into the complex, as it was not part of the initial design plans of the property.   In this 
property, at the time of the fieldwork, there is a property manager living on the site, 
which allows the residents of Elangeni to have a chance to deal directly with issues 
regarding maintenance, security, or breakages in the property.    
 
From the observations, the place appears to be well maintained.  The residents seem to 
have to abide by many regulations, and many complained that there were too many 
limitations regarding what they could do, both inside their units relating to physical 
structure changes; and on public and semi public spaces. Examples of these limitations 
include rules such as not allowing residents to put any furniture on balconies, change 
the color of inside the units, as well as limitations of space use in front of the units on 
the ground floors. The residents mentioned that not everyone seems to follow the rules, 
specially regarding noise levels after certain hours. The place looks and sounds very 
different at different times of the day, and on different days. During the early morning 
hours the pedestrian and vehicle traffic on the site is high, and again in the afternoon 
when people are coming home from school or work, or different activities.   
 
In addition, it was observed that on weekends there are various activities going on and 
people are gathering and socializing in front or back of their units. As there are no 
specific places to hold these gatherings, other than in their private spaces, it is quite 
common to see numbers of people walking around or just sitting in front of the 
staircases or on top of cars. People who owned cars complained that this was a nuisance 
to them, and were particularly concerned with children playing around their cars.   
 
 
Indoor spatial Qualities 
The spatial qualities concerned with the research questions of this study are specifically 
those that deal with regards to the type of accommodation the residents are able benefit 
from when living in this type of project.  Concerning the units, residents were satisfied, 
but often responses from residents with children were that they would like more space, 
and this was often a reason to move elsewhere.   
 
All of the units in this project have possibilities for cross ventilation, as the units are 
positioned from the front to the back of the building. The residents occupying the work-
live units, who in all cases used the units for commercial purposes said that they needed 
more space for storage, as in order to store their products they had to rely on the 
residential living-areas in their units. This limitation in terms of space created crowded 
conditions for the occupants of these units, who often had the entire unit covered with 
boxes and a range of products for their businesses. 
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Figure 6.24. Inside of a bathroom in a live-work unit in Elangeni, the bathrooms in these units 
are smaller as they are located between two levels, thus the dimensions of floor to ceiling are 
reduced to 190 cm in height. Photo: AMG, 2004.  

 
 

Figure 6.25. Elangani Housing –view from the inside of a shop in a live-work unit.
The level of security required was a burden for the residents as they stated that they
always had to be on the lookout for robbers.  Photo: AMG: 2004
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The areas for cooking in the units are adapted with kitchen sinks, and areas for location 
of kitchen appliances such as stoves and refrigerators. In all units visited the residents 
had access to such appliances.  
 
According to JHC statistics, the average length of occupancy is in this housing project 
was eleven months. With the longest length of occupancy being one year and nine 
months. All of the residents interviewed said to have intentions of moving from this 
property at some point in the near future. However, these intentions were not being 
formalized in any way, in a sense that they had been actively looking for alternative 
accommodations elsewhere.  The reason to want to move differed in all cases, but a 
common interest was to have more space, and residents who had small children living 
with them emphasized this.   The short length of occupancy in this project is also due to 
a high level of evictions carried out by the JHC, which as in the Landrost case it takes 
place once a resident defaults on a rent payment.  
 
When asked about public transport, most residents responded to be satisfied with the 
various alternatives available, including being able to walk into town.  However, a few 
responded that they were “definitely not” satisfied, as there were no scheduled times, 
and therefore it was inconvenient, and they felt that they were not safe waiting for 
public transport.  Many of the residents of this property own cars. According to the JHC 
figures, all of the parking lots are rented to residents.  Residents interviewed who owned 

cars said for the most part, that they were not satisfied with the parking solutions 
offered. They said that they were too expensive, and that these had no shelter.  When I 
asked the same residents the question to whether they felt if was safe for the kids to play 
outside in the housing area, three resident’s responses were along the lines, that no it 
was not. However, their concern was for the safety of their cars.   

Figure 6.26.  Elangani Housing – Inside a one bedroom flat view of entrance. All of the units in this 
project have possibilities for cross ventilation, as the units are position from the front to the back of 
the building.  Photo: AMG: 2004 

 
In this housing area, as there is access to transport options, and as it is within walking 
distance to various services and amenities, a question about the need to have such high 
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parking requirements can be raised. However, according to JHC (2000), the numbers of 
parking lots assigned in this property are based on zoning requirements for this area.  
Thus with the goal of increasing FAR, reducing car spaces inside the courtyard areas of 
this type can be a way a manner in which to increase residential or communal space. For 
this to happen, land use and zoning requirements can be analyzed, and changed if 
necessary.  
 
All of the residents interviewed said that they washed their clothes in the bathroom or 
kitchen sinks, and all used the drying areas.  Regarding the drying areas, the residents 
said that although these areas are locked, there is often a problem with stealing of 
clothes.  Additionally, the residents stated that as these areas are partly enclosed, there is 
no possibility of direct sunlight, thus it takes a long time for clothes to dry, especially in 
the winter months.  
 
As there are many limitations imposed by the housing company on changes to the units, 
some of the changes one could observe were for security measures. Many of the units 
had installed burglar bars on the front of their doors, mainly metal. In addition, it was 
easily observed that many units had satellite television dishes, which is something that 
creates some contradictions with the complaints the residents made regarding high rent 
costs.  The rental cost average in this property is R1700 without parking; and the cost 
for satellite was R390 in April 2004 (approximately 30USD).  The number of satellite 
dishes seems to cover at least one third of the apartments.     
 
According to the residents, community meetings and activities such as grilling parties 
stopped a long time ago, and therefore there is not much input from the residents 
regarding the communal activities within property.  Many of the residents said to want 
to participate in such types of activities, but they said they felt the housing company 
should organize these types of events. 
 
 

     Figure 6.27. Elangani Housing – Balcony view to Delvers Street, satellite dish on side.  
    Photo: AMG: 2004 

According to residents with children, it was not safe for the kids to play outside, as there 
were always cars circulating within the inner courtyard area where children were often 
found.   
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Regarding security in the property, there had been reported break-ins into the property, 
and in some occasions cars had been stolen, even when security guards were on call at 
the site of the property.   
 
With regards to the neighborhood that surrounds this property, all residents reported to 
feel safe to walk around during morning hours. However, all of the women respondents 
said that they did not feel it was safe for them to walk outside of the complex at night.  
 

Figure 6.28. Elangeni Housing – view of playground taken from a private entrance of 
work live unit. Photo: AMG, 2004.  

 
To conclude, these two projects analyzed within the city of Johannesburg, manage to 
address the compaction goals by achieving higher density figures in terms of FAR.  
However, these values need to be critically analyzed in terms of possibilities for 
replication of these project types, as the spatial requirements for residential uses, 
especially when replicating the types would be much greater than what has been 
considered in these cases. Hence, the replication of these types will affect the density in 
these typologies, in which the efficiency of these types might be questioned in terms of 
achieving goals towards compaction.  These aspects are discussed in further detail in the 
final chapter, in which hypothetical examples of replication of these types are described. 
 
These types might not provide the best solution for households who need to rely on 
more open spaces for children for example, however, the types do present a possibility 
for a different segment of the population who might be more concerned or interested in 
a more central location, where a trade off is made with regards to space.  

  



 

PART THREE 
ANALYSIS AND DISCUSSION 

 
 

CHAPTER 7 
CROSS CASE ANALYSIS 

 
 
 
The preceding chapters presented findings of the selected cases studies. This chapter 
aims to provide a summary and a conceptual discussion of the projects analyzed, 
concentrating on: house types, densities, and spatial qualities in the four housing areas.  
The chapter is structured as to rely on the findings. I use each case to illustrate examples 
and to compare variables in a cross case manner. The results derive from analysis of 
densities, public and communal spaces, and of responses from personal interviews with 
residents and key persons. 
 
 
Types and Spatial Qualities 
 
Each of the projects analyzed has been selected based on the fact that it has been built or 
upgraded with the goal at addressing the need to increase densities. Their designs offer 
various opportunities while at the same time present several challenges. Each project is 
unique in the sense that, aside from the fact that each type is providing a housing 
solution, each has interesting features in terms of use of space, accessibility to services 
and amenities in different manners.  
 
 
Langa 
 
The house types analyzed in Langa include two and three storey walk-ups, and two-
storey attached houses forming courtyard areas.  The apartment units vary in sizes and 
composition, between two and three rooms located on two and three story walk-ups, and 
four individual rooms in communal units. In the different apartments selected, it was 
observed that there are flexible boundaries in the transition of private to public 
especially in the units, which are located in the first floor.   
 
The types of spaces found in Langa were mainly courtyard areas surrounded by groups 
of two buildings, open spaces between the buildings, and open squares that for the most 
part were not landscaped nor adapted for public use. Streets and footpaths joining the 
housing areas are used as common spaces for gatherings. The residents use the 
courtyards for different, such as, drying of laundry, gathering with the neighbors and for 
holding neighborhood meetings. Children are often found playing in these areas, which 
are intertwined with areas used by vehicles for parking. Many of the residents who had 
children expressed that although they felt that it was safe for their kids to play outside, 
they felt afraid of the cars circulating in the areas where their kids played.  
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Many of the residents living around the courtyards who were interviewed responded to 
know almost all of their neighbors.  Having this type of public space was considered an 
asset by some of the residents, especially for those with small children who responded 
as to feeling safe when they could see them playing in areas where there is no heavy 
vehicle circulation. Although residents in this area of Langa mentioned that they would 
like to have formal areas for their community meetings, as well as other communal 
events, the spaces offered by the courtyards provide the residents with the opportunity 
to meet one another, and to hold activities. 
 
The way the public environment is placed in relation to the private, and how the border 
zone between the two areas interrelates with one another is interesting in this housing 
project. Although there is no clear demarcation of where the common realm starts 
outside of the dwelling limits, interaction between the residents takes place in various 
open spaces throughout.  There were no examples where fencing occurred outside the 
delineation of property boundaries. The spaces between private, semi private and 
common areas, and the sidewalks were not clearly defined, except in the cases where a 
heavy traffic street was present.   In some instances residents stepped right from the 
private areas of their flats into public streets or public courtyards.  This absence of 
demarcation of space between public and private areas reduces the sense of privacy.    
 
In Langa the general characteristics that are reflected from the building types and 
available infrastructure and services in the area, are those of a general urban and 
suburban setting.  The uses are primarily residential, but with higher densities and a 
combination of house types and a mix uses.  In the case of the Langa projects the length 
of existence of the project as a residential area, has played an important role in the 
availability of services and amenities, as these have developed over time.  Thus the area 
has a number of primary schools, a police station, a library, clinics, and daycare centers, 
among other services available to the residents. In addition, there are small shops, and 
street vendors of food and other services within walking distances of the various 
projects analyzed.   However, areas designed for social or recreational events are nearly 
non-existent. As most of the areas planned for the hostels had no family accommodation 
in mind, there were no planned areas for activities that would support this type of 
household structure.  According to the responses from the interviews, residents have to 
rely on the availability of spaces in school grounds for social gatherings, such as church 
services, including funerals and other religious related events.   
 
There is a potential for developing planned communal spaces, which should not require 
extensive financial capital.  Although many of the respondents said that they would wait 
for the government to fix and develop these areas, they also responded to have a strong 
sense of commitment to the neighborhood.  This can be considered as a positive feature, 
as resident’s efforts might add to the possibility of working on these spaces without 
relying only on external funding.   
 
Accessibility to and from outside of Langa for the most part is dependent on vehicle 
transport. Public vehicle access into the area is available in the form of informal taxi 
operators (mini-vans), which control fare prices and schedules.  Within the housing area 
mobility on foot is the most common mode used by the residents, as most of the main 
roads have sidewalks, and are paved.  Langa has two vehicle entry points – one from the 
N2 freeway to the south and another onto the Vanguard road to the east that is on the 
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side furthest away from the city center; and there is no direct road access to adjacent 
suburbs.   
 
Thus the area can be characterized as having dimensions of centrality but only limited in 
terms of distance as Langa is located approximately 30 minutes to the CBD by 
motorized transport, or by train.  There are no walking options to the CBD, and public 
transport is not reliable, but existent. Proximity in terms of complementary land uses is 
moderate as it is possible for residents to access most services needed for daily activities 
within the housing area.  Although the area possesses more services than what is usually 
found in similar low-income housing areas, services such as banking facilities are non-
existent in the vicinity. Thus, residents who need to access banking and other 
professional services need to go into the CBD of Cape Town. Finally, it can be argued 
that some areas of Langa have been developed in a compact manner, however the 
greater area where the hostels are located, include areas occupied by other formal and 
informal housing, as well as industrial and commercial zones. These spread out widely, 
and stretches over a large area in a sprawling manner. 
 
 
Philippi East “High-Density” Area  
 
This housing development is composed of two story row houses in two variations, and 
single story houses with four individual units attached called a Four-Plex. One of the 
ideal features of this type, it that all the units have direct access to the ground via private 
front areas, and back areas in some cases.   
 
With regards to the housing units, resident’s views regarding the units were often 
similar in terms of expressing the desire for having more space. Many of the 
interviewed residents responded that they needed more space to accommodate their 
families and belongings, and this was one of the reasons to add extensions to the houses. 
These extensions occurred most in the form of an informal structure on the side, the 
back, and even on the front of the houses. In the cases where residents had built 
additional extensions in the back and front of the units, (illegal shacks for the most part) 
cross ventilation was blocked if the shacks where placed too near the windows, limiting 
air and sunlight. Each entrance is supposed to be used by one household; however 
depending on the situation of who occupies the shack extensions, the numbers of people 
using these entrances can be multiple.   In particular, the two story row houses with 
“hipped roofs” (shown in figure 5.25) presented problems among the users, as the space 
on the upper floor was limiting due to the angle of the roofs. In the cases where there 
are rows of up to eight attached units per row of house, the middle units are dark inside.  
Although these units have door entrances in front and back of the houses, as well as 
windows in back and front, residents commented on the units being very cold in the 
winter months, and stuffy and hot in the summer. However, it could be argued that these 
kinds of problems would, most likely, even more pronounced in a detached house type.  
 
In the cases where people have not made extensions to their houses, many have 
constructed fencing around their properties in back or front. Materials used for fencing 
and delimiting of property lines varied including wood, wires, and plants. Some front 
and backyard areas of the houses, appeared well kept in terms of landscaping, with 
flowers and plants. Other units have very simple front and back areas, and entrance and 
property demarcations were not clear.  
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The urban design of the houses was specifically geared at having small frontages, by 
placing houses close to the street. One positive outcome of this design choice is the fact 
that this provides a small area for residents to control their front areas, and views to the 
street, as well as the possibility to have a small yard. Thus, it was common to see 
residents gather in front of these areas socializing with neighbors, gathering, 
conversing, and just watching people passing by from their front gardens.  On weekends 
most of the housing area is loud with music, and noise from the street, kids, neighbors, 
and in general one can see residents talking to each other and socializing. However, the 
design of the houses, bringing them as close as possible to the street has also resulted in 
the creation of large spaces in the back areas, which are often empty and without 
property delineations.  Because of this, debris and trash piles up in these spaces, and 
often look abandoned. However, although these spaces were often poorly kept, it 
allowed for uses such as drying clothes, growing vegetables, and for children to play in 
during day hours.   
 
Public and communal spaces in this housing area are a result of the layout and 
configuration of the site, as conveyed by the urban designers and developers of this 
project.  The urban design plans allocated one large plot of land in the middle of the 
entire site, which was supposed to be developed into a public common area at some 
point in time.  However, no specific plans were made for this space, as funding for the 
construction of a community facility, which had been one of the possible designated 
uses for this site was not available.  This “undetermined” area which occupies nearly 
four thousand square meters, is used by the residents for various activities including 
laundry drying, grazing goats or sheep, kids play, and often in dark hours for illegal 
transactions to take place.  This area is quite large in relation to the houses that surround 
it, and therefore it does not offer an opportunity for a configuration of structured 
activities to take place. Although the future development plans for this area include a 
number amenities to be incorporated in a progressive manner, it will most likely take 
time to develop into a consolidated area, where residents might be able access these 
without having to rely on motorized transport.  
 
In this area of Philippi there is a large number of the population who is unemployed.  
Although figures for this area are not reported, it is evident that unemployment is a 
major problem for many of the residents who expressed this during interviews, with a 
result of half of the respondents in this area claiming to be out of work. Some of them 
had small businesses, such as selling candy, refreshments, and telephone cards, etc. 
which according to them allowed them to subsist.  The residents mentioned that it is 
very difficult to access places for potential work, and that transport costs are quite 
expensive.  Among the residents who responded to be steadily employed, the ranges of 
travel to and from work were between twenty minutes to one hour and a half each way, 
by means of public transport such as taxis (minivans).  The places of work included the 
airport, wineries, and throughout the city of Cape Town, as well as other municipalities.  
 
The range of settings around the Philippi site studied, includes those of suburban 
environments, and also includes characteristics of rural settings where large open areas, 
with agricultural land, as well as areas that are sparsely settled are observable. 
Continuity is displayed within the “high-density area” of Philippi East, however not in 
a macro level when considering the extent of the Philippi East corridor.   In terms of 
centrality, this is low as this area is located approximately forty-five kilometers to the 
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CBD of Cape Town, and transportation options are limited for people who need to rely 
on public means.  There is a Philippi East commuter train station located three 
kilometers from site. A Train trip to Cape Town takes approximately forty minutes to 
one hour. Proximity to different land uses from the site is difficult in terms of access, 
and difficult also in terms of compactness. Although the high-density area has been 
developed with the intent towards compaction, this doe not apply to the entire area. 
There is a large amount of scattered development in the urban area of Philippi East, as 
well as large amounts of undefined open spaces.  Although there are long terms plans to 
develop the Philippi East corridor into an area that includes various services, industries 
and business, this area at the time of the fieldwork was for the most part occupied by 
structures for residential purposes. Thus low diversity was observed in terms of mix 
uses.  
 
 
The Landrost Building  
 
High-rise buildings theoretically have as a good quality the fact that they can achieve 
high densities, and have often been used for providing housing solutions for low-income 
residents in various places around the world. However, many problems commonly 
developed in this type of buildings are associated to use and quality of spaces, as well as 
to social imbalances. In some places, these types of problems have led to high vacancy 
rates in these projects. In some countries, measures taken towards dealing with the kinds 
of problems that these types of building can create have included extreme measures 
such as implosions and levelling of these types of structures. Thus high-rise building 
types for residential uses, and specifically for low-income groups have been questioned 
in terms of long-term sustainability of the urban environments that they occupy 
(Lawrence, 1997).   
 
Because of modernism ideals, commonly this type of buildings require large amounts of 
open spaces for public use, as well as for services and infrastructure, when the design is 
geared towards residential uses (Rådberg, 1988).  In the case of the Landrost, the 
building was reconverted from a hotel use, hence the number of areas for public use 
inside and outside of the building were minimal. Due to the lack of communal areas in 
this project, the activities observed in this building were generally limited to passive 
contacts - seeing and hearing a great number of unknown people. Throughout the 
building, social contact takes place when people are entering or exiting their flats, 
elevators, staircases, and lobby areas.  One main common area in this building is located 
on the terrace of the second floor where a laundry yard is located.  Although this area 
serves a specific purpose, it was observed that residents use this space to casually meet 
and hold conversations, and it serves as a place to allow for some socialization, which 
can be considered as a form of social activity.   
 
Except for lobbies and the corridors, there are no specific areas that can be considered 
semi-public inside of the building, as there are no areas outside of the flats, which can 
be delineated by anything, except by the individual entrance doors.   Thus the hallways 
in this building become the gathering places for most of the residents. These types of 
gatherings were observed to be more common during evening hours, weekends, and 
holidays.  However, the residents are not supposed to create social gatherings in the 
public areas, and there is high control for this during weekdays.  There are property 
security personal walking around the property controlling that there are no activities 
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taking place in front of units, or in the hallways. Nevertheless, during weekends many 
of the residents use these areas to gather with their neighbors and friends, as there are no 
management officers on site.  
 
There are open spaces on the second floor of this building, which according to the 
property managers were left open to house some communal area such as a gym or some 
retail, but the areas had remained vacant.  For children, there are no safe areas for play, 
and often these sorts of activities take place in hallways, lobbies, and staircases. The 
lack of public spaces for the residents of this building was a common concern that was 
expressed during interviews. In various cases, many men and women responded that 
although they would like the possibility to socialize, there are no places where these 
types of activities can take place within their building or surrounding neighborhood.  
 
The Landrost building is located within a continuous range of settings in the CBD of the 
city Johannesburg, where the area is denser in terms of tall buildings and mix uses.  At 
the time of the fieldwork, the area displayed low levels of continuity in terms of projects 
of this type being built or renovated for residential purposes.  However, there were 
existing buildings in the area, some that were vacant and which create a dense fabric of 
this central location. As this project is located in a central area, there are options for 
accessibility to public transport that provide residents alternatives for accessing various 
locations within the CBD and the greater metropolitan area. The area also can be 
considered to have proximity with relation to different land uses.  Nevertheless in some 
instances these land uses are not complementary, specifically when it comes to services 
such as schools and parks. In terms of compactness the area where the building is 
located is dense, as it is in the heart of the CBD. However, vacancy rates in the 
neighboring buildings are high.    
 
Although the location of this building offers proximity to services, and employment 
opportunities, it presents several limitations especially for households with small 
children. Furthermore, there are no areas for children in the surrounding of the building, 
as these are mainly allocated for commercial uses, and often highly congested with 
vehicle and pedestrian traffic.  Crime rates in this part of the city are high, and all 
residents responded that they felt safe in their units, but not safe outside of the building. 
Many of the residents responded to being afraid to go out after seven in the evening, and 
many of them claimed not go out at all once they got home after their daily activities.   
 
In terms of the resident’s responses regarding the indoor qualities of their units, these 
varied.  In apartment units, which were occupied by single tenants, residents responded 
that these provided sufficient space for their needs. Their responses were positive in 
terms of safety and accessibility to employment and services. Nevertheless one common 
complaint that most residents had was based on the limitations with regards to 
furnishing options (logical if private spaces are small), and problems with regards to air 
circulation and stuffiness within the units.  The kitchen areas were limiting in terms of 
space for the residents with extended families.  
 
Even though the building security and safety systems, according to the property 
manuals and conversations with management of the property are in line with the South 
African standards, the potential problems with regards to fire safety can be quite serious 
in case of a fire inside the building.  Especially so, as access to the building is through a 
main entrance where a security checks point is set up in the entrance lobby. The security 
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desk is located in front of metal gates of approximately three meters high, which are 
only open with the use of a special digital metal key, and by the security guard at the 
entrance. During the morning hours when people are going to work or coming from 
work in the afternoon, this area is congested, and often there are lines of people waiting 
to access or exit the building. This situation raises concerns in terms of the need for 
evacuations in cases of emergencies, which is a common concern and problem of tall 
buildings. In the case of this building it is almost impossible to access the ground from 
all floors, as it is necessary to get on the elevator. Nevertheless, people in the lower 
floors, (that is from floor one to four) have an easier time accessing the ground, and 
exiting the building as they can rely on a set of internal stairs, and one outdoor staircase 
that extends to the second floor. 
 
This type of project is efficient in the sense that a vacant obsolete building has been 
retrofitted to house people. In addition it has contributed to the city of Johannesburg’s 
problem of urban decay in the CBD where vacancy rates are high.  As an urban renewal 
project, this building can be considered as a competent project, in terms of bringing 
people back to reside in this area of the city.  In addition, in terms of providing housing 
options, and solutions for people in low-income groups, where accessibility to 
employment and services is possible, the project also can be considered as successful. In 
terms of quality of open and common spaces, and the availability of services or 
amenities for residents, especially for children, this is an adversity. It is questionable 
whether reproducing these types of buildings, even when using approaches that provide 
more space for public use, and with higher levels of amenities and services, could be 
considered as good solutions for residential living.      
 
 
Elangeni Housing Project 
 
This project is composed of a perimeter block structure in four floors.  One of the 
buildings principles is that, ideally this type offers the possibility of creating common 
areas within the inside of the building perimeter. Inside this perimeter, the open areas 
should enclosed spaces that promote, security, safe areas for children and people to 
gather.  These ideal features of this type of project have been considered in the 
development plans of the Elangeni project. Some of the amenities included in the 
project were common areas for children, laundry areas, as well as spaces within the 
units where services such as convenience stores and small shops have developed. 
Nevertheless, as this housing project is built as an enclosed perimeter block, the 
common areas left inside the complex are reduced to small spaces between the building 
blocks. The areas for residents to gather and have social contact in this project are 
limited in terms of finding quality spaces where they could gather or socialize.  
 
Although this type of structure has an inner courtyard, about 80 percent of this inner 
space is occupied with car parking. The area designated as a playground measures 
approximately 40 square meters; and it is not geared for kids older than six years of age. 
Because of this, children are often playing among parked and circulating cars, which 
creates potential risks. The owners of cars who were interviewed responded as to being 
quite annoyed by the fact that kids were around their cars at all times.  Most of the 
responses to questions concerning communal spaces centered around residents 
complaining that they did not have enough common public space to hold meetings, nor 
gatherings, nor customary activities such as barbeques.  In addition, the lack of spaces 
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for common activities created problems for the residents with respect to activities such 
as laundry and areas for drying clothes. Residents’ views were that the provided spaces 
for such needs were small, and although these areas are locked, it is not safe to leave 
clothes out drying, as stealing is a common problem. Another problem with regard to 
this areas included the fact that as these areas are enclosed, there is no direct sunlight, 
thus it takes a long time for things to dry, especially in the winter season. Women 
respondents presented this issue as a major concern as this was one of the many chores 
that fell within their responsibility.  These chores are time and energy consuming, and 
in many of their views, these types of activities would be easier to do, if they had access 
to living in a house.  
 
In this project, semi-public areas include passageways and stairways, which become 
communal spaces where neighbors meet and interact with each other. These spaces 
become extensions of the private units on weekends; when residents tend to gather on 
the outside areas adjacent to the staircases; and on ground floors on areas that are used 
by car parking slots. However, there are restrictions imposed by the housing association 
and therefore, residents are subject to abiding by the rules, such as maintaining noise 
levels after a certain hour to a minimum, and not using open spaces for parties among 
other activities, in order to maintain a positive status with the housing company.    
 
Concerning individual units, responses from residents with children were that they 
would like more space, and this was often a reason to move elsewhere. Another 
common complaint was that the units did not have much space for wardrobes, nor 
storage and the amount of space for furniture was limiting.  Tenants on second floor 
units, and above said that they would like to have access to an area for setting up 
barbeques or grills, as they were not allowed to do this in the balconies for safety 
reasons. Many of the residents related that in their previous accommodations, although 
often it was an informal structure, the direct access to the ground allowed them to carry 
out a number of activities. Many of their customary activates such are often not 
permitted due to space limitations, as well as by property restrictions. This was a feature 
they missed, but some people might have unrealistic aspirations.   
 
Furthermore, contact with the ground in this project becomes problematic, as the 
structure is four stories high. Specifically this becomes challenging for the people living 
in the third and fourth floors, in situations when they have to carry heavy packages, or if 
they have some physical impediment that restricts access. Also this was problematic for 
some residents when trying to control activities on the ground, or property such cars, or 
clothing in the laundry areas.  Thus, this type with its perimeter block and guarded 
entrances, as well as electric fences on the perimeter of the complex, provide the 
possibility for safe environments.  However, the residents are living within guarded 
walls, within a complex where the focus for open space is dominated for car parking 
purposes. 
 
The characteristics of the area where this project is located include those of an urban 
center with areas with mixed-use building types including retail, offices, and residential 
neighborhoods. The area does not have continuity in terms of residential developments, 
as this housing complex stands alone, along with other buildings, which serve different 
uses, as well as vacant buildings in the vicinity.  This project has a high degree of 
centrality, as it is located within walking distance to the CBD. The business district is 
also accessible via public transport as there are mini-van taxis circulating in the vicinity.  
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There are however some limitations when residents from this complex need to access 
employment centers, and new business districts on the outskirts of the city, as there are 
no direct buses that go towards those directions from near by locations.  This creates the 
need to rely on motorized transport to those areas, as well as long travel trips that 
involve a number of interchanges.   
 
This project was developed in a manner as to address compaction, but this has been 
achieved only within the property site, as the surroundings around this project do not 
follow this pattern of development. However, there is diversity in terms of mix uses in 
the district. Also, within the property the residential composition is of mix-income 
levels, as a number of residents have been able to access the units without having to rely 
on Housing Subsidies (JHC, 2004).   
 
 
 
FAR   
  
In terms of measured built densities, the results from these calculations, show that FAR 
values throughout the four cases are significantly higher than the usual ranges that are 
found for single-story houses built on single plots, traditionally built for low income 
groups.  
 
Coverage figures indicate the amount of land that is covered by built structures and 
includes half of the street. FAR as indicated in these analyses provides a measure of the 
concentration of development. The density measures were assessed by determining 
specific blocks or groups or areas in each of the cases, which include facilities that are 
used by the residents in each of the areas. Within these areas, half of the width of the 
surrounding streets or roads were included in the measurement, along with services such 
as day care centers, open spaces with undetermined uses, but which have been 
associated to the type, and other areas that are open, but which are used by the 
community residents for casual or public activities, which can also be considered to 
constitute part of the type. Results of this analysis are presented in the figure (7.1). 
 
The results of the analysis in the projects in Langa indicate that FAR average values are 
0,55. This is a figure, which allows three to four times as many units per hectare, than in 
the traditionally built areas. In the case of Philippi East the results from the analysis 
give coverage figures that range between 20 and 30 percent. This is presented as a range 
because the two story houses do not have equal floor layouts, and all of them have a 
second story, which is half the size of the bottom floor.  Therefore the coverage is lower 
than FAR.   
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The analysis of aerial photos of the Philippi East sites (see figure 5.23), which have 
most likely changed since the time when the fieldwork was conducted, revealed that the 
number of informal structures that have been added onto the different houses was 
significant. As additional dwellings on existing sites have been built as extensions (in 
all cases this occurred without legally subdividing the property) the amount of ground 
coverage is much higher than the results from the calculations, and in the figures 
presented in the table above, which used actual plans.   
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# of floors FAR Coverage
T2 - Philippi East 2 0,30     21%
T3 - Langa 2 & 3 0,55     27%
T5 - Elangeni 4 1,30     37%
T6 - Landrost 18 7,70     78%
 T - House on single plot 1 0,10     10%

Figure 7.1. Cross case logarithmic scale depicting values of FAR, coverage, and number of 
floors in the four cases analyzed.  When calculating the different coverage and FAR from the 
four cases, it is possible to see distinctions, due to the typology and location of the projects. 
(Model based on Rådberg, 1996). 
 

 
These types of additions are commonly found around the site, and for the most part they 
are extensions of one level. If calculated into this analysis, by including the amount of 
space covered by these extensions, the coverage figures for the site increase by nearly 
40%.  Although this figure derives from calculations on aerial photos, it is possible to 
say that the amount of ground covered in this area is greater than 21% as indicated in 
this analysis.  
 
It is possible to make this rough assumption also because during observations carried on 
the site, it was possible to say that possibly more than half of the units had some sort of 
informal extension.1    
 

 
1 This was calculated using aerial photos from 2002 thus this is a rough figure.  
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In the Johannesburg cases, the density figures for Elangeni is 1,3 and 7,0 for the 
Landrost. In both of these projects there are arguments related to the possibility to 
maintain such high FAR figures, in the case that these types were to be replicated in a 
unbroken manner.  Both of these projects would require higher amounts of open areas 
for the provision of services, and facilities associated with this type, thus decreasing 
FAR figure. Further discussion about the implications of these results is elaborated in 
the final chapter of this thesis.  
 
 

                            Building Height  
 

 
Ground Coverage: 

High 
 

(< 6 stories) 

Moderate 
 

(3-6 Stories) 

Low 
 

(1-2 stories) 
 
High  (< 50%) 
 
 
 

 
(Landrost) A 

 
Dense walkups –  
(Elangeni) * 

 
Courtyard housing 
(Langa)  

Moderate (10-50%) High slabs Ground-access 
walkups  (Multi-story)  
(Langa)  
 

Attached houses 
 (Philippi East)  

Low (> 10%)  
 
 

Towers in the Green 
(Landrost)* B 

__ 
 

Freestanding houses 

Table: 7.1. Density and Type Matrix: The table provides a matrix model to analyze types of 
housing areas. This serves to indicate the coverage required by each type in relation to the 
building height. This aspect is evaluated with regards to each of the projects analyzed in this 
study as FAR and coverage of each type is analyzed (Matrix Adapted from: Lynch 
1981:410).  *Assuming that type has allocated open and communal spaces to satisfy the 
requirement of residential uses, which should include communal uses associated to the type. 

 
  
 
Transect Summary of Projects Analyzed 
The following table presents a diagram displaying the position of the cases analyzed 
placed in a Transect line, in which features of the projects are summarized.  The 
division of Transect zones for purposes of this project has considered overlaps in the 
different regions, as it is difficult to have strict divisions of zones.   
 
 

 



 

 Transect Summary Table 

T2 – LOW DENSITY RESID. T3 SUB-URBAN T5 GENERAL URBAN T6 URBAN CORE

  

Philippi East High Density Area 
T2-T3 

Langa Upgraded Hostels 
T3 –T4 

Elangeni  
T5 

Landrost 
 T6 

Building Types  Two storey row houses in two 
variations, and single story house 
with four individual attached units. 

Two and three storey walk-ups, with 
apartment /flat units, some variations 
between upgraded and newly built. 

Four story walk-ups on perimeter 
development, with access to the units 
from the inside of the courtyard.  

High-rise 18 stories building   
reconverted from hotel use to 
residential with some retail areas  

Number of Floors 1 & 2 2 & 3 4 18 
Number of Units 601    473 168 242

Land Uses 
Low-density residential formal and 
informal structures, there are a 
number of open lands including 
areas for agriculture in the vicinity. 
Limited amount of services 
available. 

Components including a mixture of 
elements found in suburban settings 
such as, single-family homes, limited 
mixed-uses, some retail, sparsely 
placed services but some are available 
i.e. schools, clinics, and police station.  

Streets, mixed-use building types and 
various uses such as retail, offices, and 
residential dwellings. Medium intensity 
residential and some commercial, retail 
formal and informal. Offices and civic 
buildings within walking distance. 

Urban core, dense in terms of tall 
buildings and mix uses.   Commercial, 
offices, civic buildings, and street 
retail. Lack of public areas in the 
vicinity such as parks to accommodate 
residential uses. 
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Philippi East High Density Area 
T2-T3 

Langa Upgraded Hostels 
T3 –T4 

Elangeni  
T5 

Landrost 
 T6 

Density (FAR)  
 

0,30 
 

0,55 
 

1,3 – 1,5 
 

7,7      
 (If modified values drop to 2.6 – 3.0) 

  

Coverage % 
 

21% 
 

27% 
 

37% 
70%             

(For residential purposes values range: 
15% -20%) 

 
Centrality* 
The degree residential and/or 
nonresidential development is 
located close to the central 
business district of an urban area. 

Low, this area is located 
approximately 45 kilometers away 
from the City of Cape Town, and 
transportation options are limited 
for people who need to rely on 
public means.   

Moderate – Langa is located 
approximately 30 minutes to the CBD 
by motorized transport, or by train.  
There are no walking options, and 
public transport is not reliable, but 
existent. 

High and moderate – this housing 
project is located within walking 
distance to the CBD and accessible via 
public transport. Limitations when 
trying to access employment centers 
and new business districts on the 
outskirts of the city, thus creating the 
need to rely on motorized transport to 
those areas. 
 
 

High, however, distances to other 
employment centers and new business 
districts on the outskirts of the city are 
long. There are public and not public 
transport options that provide 
residents alternatives for accessing 
these places using motorized transport 
to those areas. 

Diversity* 
The manner in which two 
different land uses exist within the 
same micro-area (as well as 
income levels) 

Low – not complementary   
The area is mainly residential – low 
income and poor groups; dispersed 
services not available within area. 
 
 
 
 

Moderate – mix with limited 
complementary uses. 
 

Moderate some complementary uses. 
Mix income levels visible among the 
residents of the complex, but no mix of 
incomes within the micro area.  

Moderate some complementary uses, 
however limitations for families with 
children. Mix income levels visible 
among the residents of the complex, 
but not within the CBD, mainly low 
income. 

Existing services    Primary and secondary schools, 
police station, clinic, daycare 
centers, community hall, library, 
located ca. 1 km from the center of 
the “high density” area. There are 
some formal shops and informal 
retailers in the area, which provide 
some level of convenience for 
residents.  Philippi East commuter 
train station located 3 kilometers 
from site. Train trip to CT takes 
about 50-80 minutes. 
 

Primary schools, police station, 
clinics, some day care centers. There 
are shops and retailers of food, which 
provide convenience for residents. 
Langa commuter train station is 
located approximately 3 kilometers 
from center of Langa. Trip to CBD 35 
minutes.  Location near major 
highway 
  

Within walking distance to the 
Johannesburg CBD. Different shops 
operating in the perimeter of the 
property, including two barbershops, 
three small grocery stores. The nearest 
day care center is about twenty minutes 
by foot 
Supermarkets are accessible by foot, as 
well as a diverse number of shops 
within the CBD area. 

Adapted spaces in building for retail 
space, and on the second floor a 
crèche (daycare center) with a related 
outdoor space, and garden setting.  A 
taxi-ramp is located across the street 
from the property, where informal 
transport is available. Formal transport 
includes buses and access to train 
station within the CBD. 

Table: 7.2.Transect cross-case analysis summary.  *These definitions are based on the Dimensions of Sprawl (Galster et al. 2001). The 
assertions made in this table are based on analysis and observations conducted in the four cases. 
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Comparing the results in terms of spatial qualities, and in terms of quality of services 
available (for some of the residents in the cases analyzed in this study), it is possible to 
say that some of the projects do not fully comply with the goals for efficient 
settlements, as stated in the South African Guidelines Book. Among other things, these 
guidelines aim to provide a framework for settlement making that is based on two 
central concerns, which are “human and nature-centered”.  “The human-centered 
approach emphasizes that a central purpose of planning is to ensure that the 
developmental needs and activities of people living in settlements are catered for and, 
in particular, that opportunities for people to achieve their full potential through their 
own efforts are maximized.  This approach, rather than being purely cost – or 
technologically-driven, is people-driven and democratic.”  (CSIR, 2003:ii#1).   
 
However, some of the projects have the potential in terms of the architectural design 
and urban design configurations. Specifically when considering the increase in Floor 
Area Ratios when compared to the traditional figures of single detached houses, which 
demonstrate a significant improvement in terms of land consumption and compaction.  
The findings in the four cases studied in these projects establish the fact that increasing 
densities is not the only factor that might provide a solution to problems caused by 
urban sprawl.    
 
Klas Tham (2005) describes the necessity of addressing quality of planned projects so 
that they reach a minimum standard that would allow them to develop and grow in the 
long run.  The idea is that in planning and development of housing projects there ought 
to be a quality level to measure up to, which should have a minimum level of 
requirements that must be present from this start of a project.  Minimum quality levels 
might include variables such as proximity to services, compactness, and architectural 
and urban design qualities that address the needs of the inhabitants.  
 

Critical 
Level*Capital  

Improvements 

Slum level 

Quality

Time 

Figure 7.2. This quality level graph implies that when the development of a
“planned” project starts at a critical level (*), as time goes by, a certain infusion
of capital for improvements allows the projects to maintain, or enhance its quality
over time as indicated by the increasing upwards line. In the case when projects
are built with conditions below the critical line, even with capital infusions, it is
difficult for the conditions in these projects to reach a critical level. (Adapted from
drawings by Klas Tham – Arken Arkitektur.  2005)
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If taking these variables into account, and trying to get to a critical level, the possibility 
for maintaining high-quality standards form the beginning of projects, and the 
possibility of improving quality for development over time would be greater.  The 
opposite of this occurs in cases where projects are built without taking into account 
minimum quality levels that serve the needs of the inhabitants. These types of projects 
would be placed below the critical level line as indicated in figure (7.3).  In these types 
of projects, even with capital infusions added for improvements to the areas, made over 
time, it is more difficult for the quality levels to increase to critical level standards. As 
time goes by, the quality of these projects declines further.  At some point in time, these 
types of places built without the minimum requirements to reach a critical level line, 
will begin to deteriorate, and can reach slum conditions, or become deserted as people 
might choose to move to areas where they might satisfy their basic needs. As in the case 
when poor people choose to leave a formal structure and move to informal settlements 
located near areas where there are greater possibilities to access employment and other 
urban services.   
 
Through architecture and urban design, in some projects it is possible to achieve higher 
spatial qualities, accessibility, aesthetics, and overall better communities. Nevertheless 
that is a position that can only be assumed if other aspects are held constant, and not 
when considering distressed environments, where the program, and economic situation 
of a region, unemployment, crime rates, and where the magnitude of social problems are 
difficult to address. In these situations, it is difficult for architecture and design alone to 
provide and deliver sustainable housing projects, as it is the whole package that needs to 
be delivered (Hayden, 2002).  Thus, it is possible to say that in the process of delivering 
planned housing, it is necessary to critically analyze the starting points for developing 
and redeveloping housing areas for low-income groups, in a manner as to contemplate 
the goals to attain in each project.    
 
The analysis of type, densities, and application of the transect model can provide 
valuable information about urban form, location, and development of housing and 
communities. In many parts of the world including South Africa, development and 
planning guidelines have tried to move forward towards introducing processes that 
promote sustainable communities. With regard to location of low-income housing 
projects it might be appropriate to use these types of analysis as methods that can guide 
planners, developers, and housing policy when it comes to deciding on appropriate 
house types and locations that target compaction. Furthermore, with an overall goal that 
addresses the need for compaction and efficient housing, the question one can ask which 
would apply not only to the South African case of low-income housing provision, is 
why start compacting in the rural areas, or why re-develop space in the urban core. 
Throughout cities and regions around the world, as public pressure increases to protect 
unspoiled land and open space, the supply of housing might need to be, more receptive 
to redeveloping lots in already developed areas, as well as upgrading.  The question of 
what to develop is key, and in light of this in planning for low-income housing projects, 
in addition to densities, type and location are fundamental elements to consider. 
 
 

 



CHAPTER 8 
 

FINAL DISCUSSION 
 
 

In this final chapter, the discussion centers on the themes addressed in this study with 
regards to the research questions presented in the introduction chapter. The aims of this 
project as stated in the first chapter have been to address the questions from 
epistemological and ontological levels, with the objective to contribute to new 
knowledge, as well as to determine the overall merit of the housing projects analyzed in 
terms or addressing problems of urban sprawl. This discussion focuses on reflections 
about the problem of urban sprawl in South Africa, the house types analyzed in this 
study as options to combat sprawl, the relevance of the conceptual and theoretical 
approaches applied, and approaches and limitations encountered in the research. 

 
The Problem of Urban Sprawl in South Africa 

The aim of this project from an ontological level has been to analyze whether the 
provision of low income housing structures built with higher densities, than the 
typically provided throughout South Africa, achieves the goal to maintain or improve 
spatial qualities in the built environment.  Also whether these project types can be 
considered as alternatives to combat urban sprawl.   

As mentioned in Chapter 3 of this thesis, there are a number of causes that have been 
attributed to the development of sprawl in South Africa, including a combination of 
social and technological changes, as well as economic forces.  Yet, among one of the 
forces that have contributed to the sprawl of urban areas in South Africa is the Group 
Areas Act that operated under apartheid. This act allocated parcels of land in remote 
areas, maintaining services and jobs closer to urban centers, thus assigning the cheaper 
land to the non-white population. As discussed in earlier chapters, there are a number of 
arguments against urban sprawl development, some which include problems associated 
to long distances, high costs for transport to job opportunities and services, 
infrastructure costs, lack of customer base for local services within walking distance, 
and land that lacks urban aesthetic qualities.  The findings in this analysis indicates that 
the house types analyzed in this study, do address the density problem of urban sprawl, 
and that the Housing Policy and Urban Development Framework goals including 
compaction are (to some degree) accomplished. However, the findings also indicate that 
housing is not simply about providing a structure for people to live in, without 
considering other factors. While these projects address the density condition in terms of 
land use, urban sprawl cannot be addressed only in terms of compaction by increasing 
densities, without the consideration of other dimensions and elements that constitute 
these types of environments.  
 
With regards to these aspects I should mention that many of the residents interviewed in 
this study live in areas built for cars, in a country where most people cannot afford 
them.  It is a fact that car-oriented cities create bigger disparities between rich and poor, 
and endangers public health. Many of the resident’s stories suggest that spread-out areas 
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lacking good public transportation trap people in traffic and diminish their quality of 
life, and productivity. In South Africa, it has been estimated that in some instances the 
percentage that poor people spend on transport from home to work or services can be as 
high as 30% of their monthly income (Huchzermeyer, 2001).  Thus, it is a fact that this 
is a problem, and a fact that was presented by many of the people interviewed who 
articulated their difficulties finding work, caring for their families, and accessing 
different places, among other things. These sorts of difficulties increase poverty and 
affects quality of life, as these types of constraints lessens residents’ ability to have, 
produce and increase their income, as well as to have any meaningful personal time 
(Lenta, 2004). These types of problems if not properly addressed will become a heavier 
burden, due to rapid urbanization which is likely to continue in South Africa, to which 
changes toward urban lifestyles will also occur.   
 
This is relevant in the South African context, as changing lifestyles with regards to 
household composition, and structures has generated a process of transformation that 
has had an effect in the urban landscape and housing typology needed to support such 
changes. Thus, one very important aspect that should be considered is the very high 
level of HIV/Aids cases in the country. Which according to estimates by UNAIDS 
(2006) by the end of 2005, there were five and a half million people living with HIV in 
South Africa, and almost 1,000 AIDS deaths occurring per day. The magnitude of this 
problem has resulted in new types of household composition, including child-headed 
households, and reliance on third party individuals or relatives. This demographic 
development indicates the need to consider design and housing typologies that might 
allow increased mobility, more flexibility in terms of compaction, and higher density 
types. Types of housing that, unlike those in sprawl environments (where services, 
amenities, and accessibility to urban services and employment are limited, and affect 
and diminish the quality of live of the population) can actually provide solutions and be 
adapted to the needs of the changing lifestyles of the population. 
 
These are among some of the basis that have caused this type of development in the 
country for which, in order to address these problems, urban development and housing 
policy efforts have been developed and implemented to combat the problem.  However, 
in the analysis of South African Housing and Urban Development policies, as well as 
the rhetoric-produced through a number of documents reviewed, there are some 
contradictions that might be considered in light of the objectives of the policies in place.  
Although the Housing Policy and Planning Guidelines (Urban Vision), aim at 
addressing the needs for creating sustainable housing environments, and considering 
problems related to urban sprawl, in practice these two often work against one another.  
This is so, as it is difficult to implement policies or planning standards that despite their 
objectivity, once implemented result in projects with elements found in conventional 
urban sprawl environments.  A major criticism to this is the fact that the majority of 
subsidies allocated have been for the construction of single houses on single plots of 
land, completely ignoring other goals of densification. As Dewar (2000) has pointed out 
"Despite the national rhetoric to the contrary, national housing policy itself promotes 
diffuse, low-density forms of development.  There are two ways in which this is 
happening. First, the use of the one-off capital grant tied to the free-standing single-
storey residential unit as the overwhelmingly dominant policy instrument promotes 
large, mono functional mass housing projects.   The need for large tracts of land to gain 
economies of scale in terms of this form of delivery reinforces the use of land on the 
periphery.  Second, the award of subsidies by Provincial Housing Board in many 
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provinces is tied to large minimum plot sizes (commonly between 300 and 450m2), a 
restriction which makes a mockery of legislated calls for compaction." (Dewar 2000: 
217).   
 

Furthermore, it is clear that housing policies in South Africa have strong features of the 
Provider Model, (that is a model based on government initiatives including state 
subsidies, top-down expert assessments), while the dominant global thinking is oriented 
towards the opposite model, the enabling strategy.  Enabling strategies, gained 
increased attention in developing countries, where strategies apply a bottom up 
approach, in search for sustainable shelter, and infrastructure service development. The 
central argument of the enabling strategy is that the public sector should reduce direct 
involvement and, instead, concentrate on the creation of an enabling environment that 
supports people’s own initiatives, and which aims to encourage the private sector to 
become involved in the provision of appropriate services. In essence, governments are 
urged to change roles from being "provider agencies" to "facilitator agencies"  (Ogu, 
1997).  
 
In the four projects analyzed in this study, the only trace of an enabling strategy in the 
South African policy is the idea to promote small-scale business in the construction 
sector, while self-help and incremental growth is not recognized. Enabling strategies 
might be considered further, as there are a number of potential ways in which residents 
might benefit from guided assistance in their efforts for better accommodation.  As 
found in a number of the projects analyzed, specifically in Cape Town where the types 
of project allow for extensions. Although this is not a legal practice, these extensions 
respond to existing needs of the inhabitants.  This practice presents the possibility to be 
developed according to professional guidelines, in order not to deter spatial qualities in 
the housing types, as well as to legalize the procedures. 
 
These matters described are part of the current policy dialogue in South Africa among 
politicians, academia, and practitioners, who are concerned with structuring more 
coherent and integrated methods for planning and housing, which are essential in order 
to reach goals of providing efficient and sustainable housing environments. That is 
housing environments that can develop and “accommodate people and their activities 
equivalently well” (Dewar and Todeschini, 2004: xvi), in terms of urban features and 
characteristics found in each place. “… equity of access to urban opportunities, 
compaction (or conversely, the need to combat sprawl); integration; … convenience, 
comfort, safety, and spatial quality” (Dewar and Todeschini, 2004: xvi) which 
constitute some positive qualities that might comprise a sustainable housing 
environment. Thus a need to have critical analysis of the policies in place, and the 
contradictions that arise between these might be appropriate in order to target the goals 
of addressing urban sprawl, as well as for the provision of sustainable housing 
environments in South Africa.  
 
 
 
 
 
 
 

 



138  •  EXPLORING TYPOLOGIES, DENSITIES, AND SPATIAL QUALITIES 
 

 
Neighborhood Types that Address Urban Sprawl in South Africa 
 
Through the findings in this study, it is clear that the house types analyzed in this 
project may be used as types that address urban sprawl in terms of increasing FAR. 
There are some uncertainties, which I will discuss further on; regarding the Landrost 
building that might also be addressed if the type is to be considered for residential 
living.  
 
In the logarithmic scale presented on figure 7.1, the results of the analysis in the projects 
in Langa indicate that FAR average values are 0,55. This is a figure, which allows three 
to four times as many units per hectare, than in the traditionally built areas.  The 
projects analyzed throughout Langa, which include the reconverted Migrant Workers 
Hostels, show that planned vertical densification may be successfully employed without 
jeopardising spatial qualities. The conversion of the types in this area as presented in 
chapter 5, included some in the form of two and three story walk-ups, and this might be 
considered as a model that may be followed in other cases where upgrading and 
conversion of hostels is pending and planned.  
 
With the values that resulted from the calculations carried out in Philippi East, it is 
possible to say that this type of project allows for twice as many units per hectare 
compared to conventional types.  That is FAR values of 0.30 in Philippi, compared to 
0.10 to 0.15 in the house on a single plot. These figures provide possibilities for 
extensions on plots and on areas in the surroundings spaces.  There are concerns about 
this however, which mainly relate to capability of the infrastructure in place, which 
might not be sufficient to handle infrastructure overload. Converting existing structures 
mean that old neighborhood types have to be replaced by new ones, thus strategies for 
incremental densification have to be worked out. Such strategies must include 
assessments of the potential of various house types to allow for extensions. Nevertheless 
it is most often cheaper to improve existing infrastructure than to layout and provide 
entirely new services and new infrastructure systems.  Furthermore, the coverage 
figures in Philippi East 21% and Langa 27% make it possible for residents to access 
more public spaces. The availability of open spaces in both of these sites present an 
opportunity for the areas for developing common spaces further, as well as for 
increasing FAR even further.  This might be possible by subdividing existing sites to 
accommodate additional dwellings. This to some degree has been done in the Langa 
projects, where infill of existing courtyards was an approach used where new buildings 
were constructed, adding to the density.  
 
In the Johannesburg cases, it is possible to question the values regarding density figures 
for both of the projects, specifically when considering FAR values for consideration of 
replication of these types.  Although the Landrost reconverted hotel reaches the highest 
FAR figures, this is due to the typology and location of this building in the CBD. 
Because of the fact that this building was originally designed and built for a hotel use, 
the open space requirements for the area did not allocate spaces such as common areas, 
retail, parks, and services. If the open space requirements of a building of 18 stories for 
residential purposes were to be included, this would produce different values. In this 
situation, the open space would have to include more open space for allowing sunlight 
to penetrate lower floors, for open areas for common uses, areas for parks and 
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recreational facilities, and wider streets. These requirements would lower floor area 
ratios and coverage values in such typology.   
 
Thus in terms of replicating the type, FAR, and ground coverage would result in much 
lower values than what has currently resulted in this project.   See the hypothetical 
example on figure (8.1.). 

18 Stories

 Land area 

The sketch assumes:  
24 m wide streets 
25% plot coverage 
Buildings 14 x 22 m = 308 m2 
18 floors = 5544 m2 
Land coverage 15% 
160 x 112 = 17920 m2 
Floor Area: 7 x 5544 = 38808 
FAR = 2.16 
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The density in the Elangeni project, that is FAR 1,30 can also be discussed in terms of 
presenting possibilities for increasing these values. As in the case of the Landrost 
building, if this type of project were to be replicated, the associated open spaces to 
accommodate services to a greater number of inhabitants occupying the area would be 
much greater. However, the coverage results in this project of 37% of the land associate 
with the type, point to the possibility that there is space for incremental extensions. In 
addition, by using the open space within the inner courtyard of this type of project, it is 
possible to say that there could be a possibility for allowing extensions and for 
accommodating services. Realistically, this is a limiting situation, and not a possibility 
for Elangeni at present, but for other projects using the perimeter block type, this 
possibility might be considered by removing parking from the courtyards. 

Figure 8.1.  Sketch of a hypothetical example of a high-rise type replicated. FAR values result 
in 2.16, when consideration of space requirements necessary for residential uses is included.   
(AMG, 2006.) 

 
In analyzing the density figures that these types of projects achieve, it is possible to 
conclude that if these types were to be replicated through urban areas, with efficient 
planning procedures, floor area ratio values have a possibility of increasing from the 
relatively low ratios of 0.1 to 0,30 as found in this study.  Theoretically, as a point for 
discussion, using this sort of approaches, with building types that achieve FAR 
averaging 0.30 to 0.55, and promoting the continued development which uses smaller 
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plots, a city like Johannesburg or Cape Town can substantially increase the numbers of 
units for a growing population, without taking more land for further development.  This 
is relevant in terms of addressing problems associated with urban sprawl, and 
specifically the density dimension of sprawl, as these housing options are in fact 
reducing the amount of land needed for development.  Thus it can be argued that 
building types analyzed in this project, which achieve higher floor area ratios than the 
historically determined in South Africa, provide housing options that can address urban 
sprawl. From a spatial point of view, increasing FAR in housing types contributes to 
increasing land uses, reducing per-unit capital and operation costs of services, costs or 
roads and infrastructure, and reduces the need to rely on cars for reaching jobs and 
services.    
 
 
Spatial Qualities  
 
As presented in the findings chapters, it is clear that the four cases in this project are 
different from one another in terms of building types, geographical location, urban 
design approaches, and land uses.  These different conditions have generated specific 
typologies and created different spatial qualities. On an extreme case, which shows the 
highest FAR, the Landrost project has the highest floor area for residential purpose, but 
the quality within the physical environment, and potential for development of 
reasonable quality standards in this type is lacking. Therefore, this type is not so 
interesting to replicate for residential purposes in the context of low-income situations.  
With regard to the public spaces in this project for example, common areas and public 
spaces often do not possess the elements to create all the amenities and possibilities that 
are needed by residents for daily uses and activities.  These features create problems for 
the resident daily activities, and this in turn influences the quality of life that they are 
able to maintain.  Hence, the spatial qualities in the Landrost building constituted a 
main concern for residents, articulated by their doubts about whether they would remain 
in the building, and whether this type of project is suitable for residential living.   
 
The projects located on the suburban area of the city of Cape Town where substantial 
amounts of open spaces are available around the housing units, provide residents with 
options for holding different activities, even when these spaces are not landscaped or 
planned and defined in terms of specific uses. In both cases public activities occurred 
even in open spaces that had not been properly landscaped, or developed. The fact that 
residents had the possibility to access common ground was important specifically for 
households with small children, who had limited spaces within the units and needed to 
rely on open spaces outside for different activities such as for their children to play, as 
well as for adults to gather.  The greater amount of use of communal spaces in these two 
cases can be related to the relevance of accessibility to open areas.  Thus, assuming that 
a short distance between indoor and outdoor spaces plays an important role in the 
manner in which residents access communal areas, the Philippi East types (which are 
designed and placed within short distance from the street) are better than Langa types, 
which include, two and three storey walk-ups.  The Langa types can be considered 
better than the types found in Elangeni where communal areas are limited. The worst 
situation is found in the Landrost building where spaces for communal gatherings were 
extremely limited, and in some instances even restricted.    
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Nonetheless, there are positive qualities found in all the projects, including the location, 
and the house type design, which allow residents to live in a formal structure, equipped 
with running water, electricity, waste removal, and sewage.  This for many residents is 
considered as a significant improvement compared to the conditions in which they lived 
before moving.  Although some residents responded that they were not completely 
satisfied about their living conditions in the units, many were optimistic about the 
future, and viewed their current housing as temporary, usually until they could afford a 
higher standard or larger place.  
 
Concerning spatial qualities in the units, all the types of projects analysed in this study 
allow for daylight in rooms and cross-ventilation. Unguided extensions in Philippi East 
and Langa may reduce functionality of spaces, such as entrances to the units, which 
often were found to block circulation, as well as access into the units. Thus, as these 
types of extensions will most likely continue to occur, such extensions should follow 
certain guidelines, but these house types do not have to be rejected.  In the South 
African cases analysed, the role of sunlight is not such a determining factor as it is in 
Swedish house design, as the climate in the two cities analysed do not require that 
tropical design considerations are implemented, but nevertheless important. 
 
It is important to emphasise that multi-functional semiprivate and communal spaces 
might play an essential role in providing areas to accommodate the resident’s 
requirements for use of space.  The character and intensity of activities taking place on 
communal spaces has been different in each of the projects, and there are activities 
which residents expressed to need to conduct in open spaces, due to the lack of space 
within their private units.  Related to this issue, a question addressed to the residents 
interviewed was about their situation in their housing units in terms of the number of 
rooms that they had, and feelings of over crowdedness.  Out of the sixty-four 
households interviewed in the four cases, all but fourteen respondents were satisfied 
with regards to the amount of indoor private space they had. There were common 
complaints about needing more room for furnishing, for extended families, and in most 
cases for the number of people occupying the household. In the Langa case, this 
question often seemed a bit inappropriate as the people occupying the units, had been 
accustomed to very high levels of overcrowding in their previous accommodations.  
Nevertheless, about half of the responses stated that they would still prefer more rooms 
and more space.   
 
This is a complicated issue to address as the financial requirements for delivering larger 
housing units, is usually much higher than the amount of housing subsidy allowances 
available. Also because of the fact that bigger units would require higher costs in terms 
of rents and maintenance for both the residents and the government delivering the 
housing units.  Thus, a question that one might ask is whether over crowdedness in 
private spaces can be compensated by good access to communal spaces. With respect to 
this Habraken (1964,1975) emphasized that flexibility in design should consider, social 
services and community spaces.  These spaces ought to serve the different needs of 
households, as well as the possibilities for adaptation depending on life style changes, 
life cycles, environmental, and technological innovations and needs.  In terms of the 
need to address urban sprawl conditions by compacting residential spaces, one approach 
to provide people with greater living indoor space might be through increasing the 
number of communal facilities. Such communal facilities might include communal 
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areas outside which might protect from windy and rainy conditions, where people might 
be able to cook and socialize for example. Or using outdoor space for creating areas 
where chores such as washing or drying clothes can be conducted, which would 
alleviate the pressure from people having to take up space for functions inside their 
units.  These external solutions might be applied as adaptations to the needs of compact 
living environments.  
 
Furthermore, the observed space utilization of public areas points to the need to have 
proper approaches to develop such spaces, as for the most part it is an area that has been 
usually neglected in the projects studied. This is a factor that has been attributed to the 
fact that in the provision of plan housing projects, the development of housing is under 
pressure of very restricted budgets, thus supplying elements for improving public spaces 
such as landscaping, or amenities have not been prioritized. Referring to the situation in 
South Africa and with regards to the quality of public spaces, Dewar (2000) states: “The 
quality of public space is almost universally poor, despite the fact that large numbers of 
people spend considerable amounts of time in these spaces because their dwellings are 
so overcrowded. The dwellings and other buildings fail to define, protect or give a scale 
to the public spatial development” (Dewar, 2000:212).   
 
Addressing these problems however, there have been very important works on public 
spaces specifically, the work of Barbara Southworth which has focused on bettering the 
design and physical aspects in the public sphere.  This is the case of the City of Cape 
Town's Dignified Places Programme, which is an example of implementation-focused 
urban design undertaken in a context where the conscious design and management of 
the public realm is the focus.  The programme involves the establishment of a city-wide 
system where public spaces and markets squares are designed using high architectural 
qualities, that include landscaped squares with paved surfaces, trees, seating, lighting 
and, where proper facilities for traders and local small businesses are available. In 
addition, an important feature is that these public spaces are linked to public 
transportation interchanges, as well as to facilities such as local markets and social 
facilities (Southworth, 2003).  According to Southworth (2003), the consideration of 
addressing public spaces has been a shift in policy focus, in which the government has 
recognized that design is important, and that it is necessary to invest in the public 
environment in order to create sustainable communities.  In addition, the approach has 
been expanded to include the provision of public spaces in informal settlement upgrade 
projects under the Informal Settlement Upgrade Programme (City of Cape Town, 2006).   
 
 
Relevance of Theories Applied   
 
In analyzing housing areas, it has been significant to find balance giving proper 
attention to public and semi-public, communal, and open spaces. Thus it has been 
relevant for this study to rely upon concepts presented by authors, where the essence of 
their work has focused on the relationships between density and dimensions of the 
social, economic, and physical components in a built environment and its spatial 
qualities.  The concepts, which are essential to this study, which include urban form, 
densities, spatial qualities, urban planning, and housing policy; have been discussed by 
a number of authors and among other, have included Gehl (2001), Alexander (1977), 
Jacobs (1961), Lynch  (1981), and Dewar (2000). These authors in different ways 
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discuss and maintain the importance of inclusive layouts, and designs that allow people 
to interact; spaces that are usable in various climatic conditions, with elements that 
contribute to and encourage social contacts. I should point to the important relevance of 
spatial organisation in the built environment, and the effect that different house types 
with different FAR produce as pointed out by Alexander (1977), and by Lynch (1981).  
These two authors emphasize the importance of the texture and mix of built types in 
residential environments in defining characteristics of a city.   
 
Urban form analysis in this study might have benefited from incorporating a temporal 
dimension, such as what was emphasized by the Italian school of morphology, which 
aimed to develop a theory of design based on “typological analysis”. Such analyses are 
based on the concepts of “operational history” and “typological process”. Thus these 
concepts aim at reading historical urban form as a continuous process of change. The 
typological process concept describes the manner of the historical continuity of the 
production of urban form, made legible by the identification of building types through 
history (Muratori, 1959). Such theories seem to be relevant for analysis of 
neighborhood types that are undergoing constant adaptations and extensions, which 
ought to be a part of a typology analysis relevant to the situation in the South African 
low-income situation. In this study a temporal analysis was not included based on the 
fact that the projects analyzed have been developed after 1994, and in all cases 
operational for one to three years, thus difficult to assess at the time when this project 
began. However, as constant changes to the original types are expected to occur, most 
likely in the two-storey row housing than in the tower blocks, a temporal dimension in 
the analysis can provide insightful information about transformations to be used for 
future architectural design.  
 
In addition, as in the cases of Langa and Philippi East indicate that the house types 
evaluated in these projects have the potential to allow a certain amount of extensions at 
the ground level, arguments presented by Graham Tipple (2000) in “Extending 
Themselves” might be considered, specifically when addressing questions related to 
maintaining minimum spatial qualities and extensions that need to be regulated.  
Tipple’s work presents a number of arguments for enabling transformation activities as 
providing possibilities to increase the supply of housing in developing countries. These 
arguments are based on research conducted where guided transformations have been 
enabled, and where physical conditions of these study areas had improved. However, 
this author points to the importance to consider levels of unpredictability where 
unguided extensions take place, and in such situations transformations ought to be 
discouraged.  Tipple outlines a the importance of including policies that encourage 
enabling transformations, including physical planning guideless and regulations for 
architectural design.  These issues are relevant to consider in the context of the fact that 
extensions will most likely continue to occur in the South African cases. Thus 
considerations for guided transformations should be considered even for cases where 
the housing stock is supplied by the government. 
 
Although most of the theories and concepts applied in the study have been useful, I 
have encountered some limitations in some of the theories selected, when trying to 
adapt to them to South African situation. At times the theories and concepts used, which 
have been developed with European or American perspectives, were not applicable in a 
straightforward manner.  For example, as most of the existing theories on house and 
urban typology are based on situations where urban development is strictly regulated 
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and informal growth uncommon, these theories fit better with the idea of the provider 
model, such as the case of provision of ready-made house types, but not entirely with 
reality of what has been observed to occur in the Philippi East and Langa cases where 
informal extensions occur.  Another aspect that was apparent in all the projects was the 
importance of close proximity between indoor (private) and outdoor (semi-private and 
communal) spaces (in situations of overcrowding), where multiple-use communal space 
to some extent can compensate for little indoor space. This is an aspect that was not 
considered in the theories used including Newman (1984, 1996) and Lawrence (1994), 
but which might be reflected upon as relevant to low-income living. Thus it is possible 
to say that their theories are insufficient for the analysis of low-income housing, at least 
in climates where ample use of outdoor space is possible or acceptable.  
 
Addressing these aspects of taking advantage of outdoor space as possible resources, 
Charles Correa (1985) might be considered in light of increasing densities while 
focusing on communal use of space.  His work focuses on using outdoors spaces, 
specifically while studying the “needs of poor people” who often are bound to use open 
spaces as resources to conduct a number of daily activities. Correa found that about 
75% of activities and functions of living such as sleeping, cooking, and holding social 
contacts, could take place in open space. These activities may occur if there are 
weather-permitting conditions, which then alleviate the need to rely only on indoor 
spaces. Thus he emphasizes that space can be improved for the communal life of people  
“space as a resource” specially in situations in which multiple uses of communal space 
can compensate for little indoor areas (Correa, 1985). The relevance of the findings in 
his work might be considered in light of the reality of low-income areas in South Africa, 
where the lack of funds often result in limited indoor space inside the house. Thus this 
can create the need to rely on public space for activities that cannot be carried out in the 
private sphere.  
 
Furthermore, as much of the literature on urban sprawl is based on the experience in the 
United States, it is important to highlight the relevance of these theories as applied to 
the South African context.  For example, both the United States and South Africa were 
historically dominated by immigrating European settlers who brought with them ideals 
for human settlements without much concern for vernacular traditions. Another 
similarity is the history of land-use planning and zoning laws and ethnic discrimination 
contributing to an aggravation of urban sprawl.  In the United States the planning and 
land use codes are based on planning laws structured and implemented since the late 
1920s, and which are still in use today. These laws, which emphasize the separation of 
uses and activities, were devised during a period of time when in cities (due to 
excessive pollution that was generated from industrial uses which at the time were 
integrated in various locations), created the need for methods to control the 
encroachment of industrial uses into existing residential areas (Duany, 2005).  These 
laws in which zoning relies on separation of uses, has created disparity and expansion of 
uses and thus high dependency on car use.  In South Africa, the apartheid laws, which 
introduced the Group Areas Act, allocated parcels of land in remote areas, maintaining 
services and jobs closer to urban centers, thus assigning the cheaper land to the non-
white population.  The separation of racial groups into different areas created a number 
of racial tensions among different groups of the population and this resulted in 
separation of communities.  Similarly, in the United States there have been studies that 
argue that the main causes of  “white flight” to suburban communities, schools, and 
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institutions are based on racial tensions (Jackson, 1985).   These factors imply that 
although the development of sprawl conditions in these two countries have occurred at 
different periods, and are based on specific historical and policy related factors, there 
are a number of similarities in the physical land use characteristics. 
 
 
Relevance of Methods Applied in the Analysis  
 
The relevance of the analysis conducted using Rådberg’s (1996) approach in measuring 
FAR, allowed for cross analysis of the different projects, and has been useful when 
combining the results with the projects as placed in a Transect line.  Applying 
Rådberg’s model for measuring density could be effective for analysis of other projects 
in other places where urban sprawl is a problem. The model as I have applied it, does 
not pretend to encompass anything else than to provide a measure of physical density.  
For other studies, it is feasible to carry out these calculations, as long as it is possible to 
obtain reliable maps or aerial photos, which allows for calculations of the amount of 
ground surface that is covered by buildings. In this type of analysis, one issue that can 
be somewhat difficult to define is the issue of how to assess what land ‘belongs to’ the 
house or neighbourhood type.  This is so especially in the cases where information 
about the development context of an area, and design ideas are not available.  In these 
cases, the researcher has to make assumptions about what is reasonable or desirable. 
This was one of the problems that I encountered while assessing the areas to measure 
and to calculate, at which point, having access to aerial photos provided me with a 
method to justify the limits of the areas to be incorporated into the analysis.  Having the 
possibility to acquire architectural drawings, maps and aerial photos, allowed me to 
carry fairly accurate calculations of densities on the basis of these documents, especially 
after making observations in the housing areas with respect to additions and 
modifications. The results of these calculations created certain uncertainties and 
reservations about the estimations.  However, the methods that I have applied 
accommodated such uncertainties through the use of ranges in FAR, for which I have 
made specific notes explaining the assumptions taken for such figures. This stipulation 
for uncertainty did not jeopardise comparisons between house types studied. 
 
Furthermore, applying Transect methodology for analysis has allowed me to position 
each case in a transect zone, with the goal to describe changes at points along an urban 
to rural geographical setting.  The goal was to consider urban conditions in the 
surroundings of each housing area, and to compare the density values in each of the 
cases studied. The positioning of each area in a specific transect zone is difficult to 
define, and in this study I used locations in an overlapping and flexible manner. Thus, 
transect has been used in this study to visualize zones where each of the projects are 
located.  For future studies such types of analysis can point to certain typologies that 
might be more appropriate to use depending on specific locations. This can be useful to 
show that a house type with high FAR might not be appropriate to be used everywhere.   
However, as the application of the Transect as a potential planning tool is currently 
under development, and has only been implemented in a few cases in the United States, 
it is difficult to suggest its application for these purposes in the context of developing 
countries. 
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Research Approach 
 
This research has dealt with themes that cut across various disciplines, and does not 
focus on one specific theory designed to one discipline. This multidisciplinary nature of 
the issues considered placed a need to tackle the questions with a number of different 
approaches, and considering various theoretical concepts. The intention from the 
beginning of this study has been to view the research questions, and study problems 
from a number of different angles. Because of the fact that this research deals with a 
continuous process involving people’s lives, it has also been important to reflect on 
methods that take into account the subjective and objective nature of the research 
questions, as well as to reflect on theories that support the analysis of findings.  As with 
other research strategies, applying Case Study methodology is a method that can 
provide reliable details about particular research when appropriate procedures, and 
triangulation is applied.  This refers to the need of relying on multiple sources of 
evidence, as well as on prior theoretical propositions that can guide the data collection 
and analysis stages (Yin, 1994). Thus in applying Case Study methodology in this 
project the goal has been to follow structured procedures in the analysis, as well as to 
rely on combined theoretical frameworks that have enabled me to come to reasoning 
platforms. 
 
The material presented in this thesis is the outcome of my attempts to understand and 
reflect upon the research questions.  Hence, the approaches used in this research might 
be positioned within Hermeneutic scientific approaches. A main theme in hermeneutics 
is that “the meaning of a part can only be understood if it is related to the whole” thus 
understanding the whole is based on the parts, and understanding of the parts is based 
the whole, creating a hermeneutic circle (Alvesson and Sköldberg, 2000:53).  In this 
research, the framing question of how the types analyzed address the problems of urban 
sprawl, as well as the themes that constitute this study which are, urban form, density 
and spatial qualities; could be said to constitute the main focus of the study, which when 
taken as a whole provide some meaning, and perspectives about the situations studied.  
In some principles derived from Hermeneutics there are levels of pre-understanding, 
understanding and reflection (Alvesson and Sköldberg, 2000:53). This might also be 
considered as a scientific approach followed in this study, as in order to address the 
questions posed at the ontological level, that is, the questions associated with actual 
situations of the housing projects addressing problems of urban sprawl, I have relied on 
theoretical materials. These theories have allowed me to reflect upon the real life 
questions asked, and to reflect back to the theoretical level. Because of my previous 
understanding of the research problems prior to embarking on this study, there was a 
level of pre-understanding of the concepts in question at the epistemological and 
ontological levels.  This pre-understanding of the various issues were investigated 
further into different approaches and ideas, bringing out in a progressive manner deeper 
understanding of both, the whole, that is the main aim of the research, and the parts, 
which constitute the themes of this study.   
 
In addition in the reflection process, there has been consideration of aspects of Alvesson 
and Sköldberg (2000) “reflexive methodology”, which presents reflexivity as another 
level for reflection and interpretation. In these author’s views, reflexivity is the clear, 
multidimensional interpretation that comes from the interaction and interplay between 
various levels. This means that reflexive approaches go beyond reflecting upon different 
levels, and thus the challenge for a researcher is to try and see beyond its main research 
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boundaries (Alvesson and Sköldberg 2000).  This reiterative process, of going from the 
ontological to the epistemological levels in addressing the research questions, produces 
findings and reflections. In figure 8.1 the level of reflection is presented by the upward 
and downward pointing arrows, which produce results in terms of the findings presented 
in this study.   
 

A kind of 
“Adaptive    
Theory” 

Epistemological Level  
Theory focus - urban form, density, spatial qualities, housing policy 

 
                                     Reflections 

 

Ontological Level 

Research questions –  

Urban sprawl, density, house types, in the South African context 

Theory, methods 
applied, findings = 

Reflections 

Figure 8.1. Approaches to the research study introduced in the Theory Chapter of this thesis.
The results of the theories and methods applied might produce new approaches for analysis or
even new knowledge, “adaptive theory”. The graph shows theoretical concepts at the
epistemological level, applied to research questions at the ontological level. The up and down
arrows indicate the process of moving from the ontological level up to the epistemological realm
where theories are considered and reflected upon. The undulated line refers to the analysis
process in which new information is produced, to be reflected upon and to be considered in the
iterative process, which moves between the two levels generating results (Based on discussions
with Dunin-Woyseth, 2006). 

 
The findings in this study might provide a stepping-stone to producing further research 
and covering some voids in research on housing types, urban sprawl in South Africa, as 
well as in other countries.  Over a period of time, there is a possibility that results in this 
study can be applied for other research and thus can develop further into what Layder 
(1998) refers to as “adaptive theory”.  Adaptive theory attempts to benefit from some of 
the strengths of exiting conceptual and theoretical approaches, by expanding their range, 
while at the same time providing new approaches, and alternative strategies which move 
beyond the established range of conventional methods (Layder 1998:1).  Layder 
suggests that theory construction can and ought to be, subject to continuous 
improvement and changes.  The level of adaptive theory production does not need to be 
a grand theory, and might be represented by the theoretical and conceptual approaches 
in which a specific study has been addressed, or by the methodologies applied in 
conducting analysis.  In this study, the methodology approaches used might be 
considered as distinctive, as they have been developed specifically for this project, 
which might provide a framework for future analysis of similar case studies.  
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Final Reflections 
 
While conducting the research and while discussing a number of issues in this project, it 
became apparent that certain problems required deeper analysis and further 
investigation, by the application of different methods that go beyond this study. One of 
the aspects that was observed in all the projects, and which I consider deserves further 
analysis, deals with quality of life in the housing areas. Quality of life is a concept that 
has been developed by social scientists to evaluate people’s satisfaction, and happiness, 
and represents more than the (private) living standards. The quality of life experience is 
embedded in the cultural and social context of both the subject, and in that of the 
evaluator (Marans, 2003). Therefore, there could be many variables that are present in 
the built environment which contribute to people’s well-being or satisfaction.  There are 
also people who can also achieve very high levels of satisfaction or happiness in the 
worst imaginable conditions; and, appreciation for these variables changes accordingly 
(Marans, 2003). Thus, it is important to maintain that the concept of “quality of life” 
cannot be simply described, as it can leave room for interpretation. Thorough analysis 
of these aspects requires specific in-depth focus that should be part of another study. 
These types of studies might be conducted with a focus on the quality of life that results 
from community-oriented designs that promote communal spaces, and which can be 
considered as types that offer higher possibilities for alleviating urban poverty through 
the reliance on neighbors and relatives. This type of research might be appropriate for 
the South African situation where the high numbers of HIV/Aids cases continues to 
cause changes in household structures, and thereby affecting the quality of life of the 
population, and their needs with regards to shelter.  
 
Furthermore, as this study has focused on types built at higher densities and with the 
goals or compaction in terms of land use, the single detached house types have not been 
analyzed in depth in this project. However, throughout the duration of this study there 
has been consideration of this type, as it has often been viewed as an ideal form of 
housing by many of the residents interviewed during fieldwork.  As pointed out in the 
Theory chapter, this house type can often be considered as inefficient in terms of land 
consumption, and in terms of affordability for poor and low-income households.  
However, one particular positive feature with this type is the fact that it provides 
possibilities in terms of flexibility to legally make modifications, improvements, and 
extensions according to financial means, and specific needs of individuals. Therefore, as 
these features are important for many residents, these positive aspects might be 
considered for implementation in the supply of low-income housing. Specifically 
focusing on legal structures that allow extensions, and the personalization of the units. 
 
Finally, although in this research I have focused specifically on low-income housing 
projects, this does not mean that the higher income groups are to be exempt from 
consideration of incorporating development practices that deter the creation of sprawled 
environments. On the contrary, the hope is that this work will not be read from that 
point of view, and that the conclusions made in this study, are found as strategies that 
can be considered through housing policy, and as means of supplying efficient housing 
stock overall regardless of income levels.  
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City of Cape Town Digital Data and Aerial Photography acquired from the Department of Housing, 
and Department of Environmental Affairs and Development Planning, Western Cape Provincial 
Administration Housing, City of Cape Town, 2001-2004.  
 
Johannesburg Digital Data acquired from Gauteng Department of Housing, Johannesburg, 2001-
2004. 
 
 
 
Interviews 
 
Cape Town 
Undisclosed professionals at Architects Associated 
Mr. Malibongwe Dyiki, Director of Hostel Upgrading, Department of Housing, City of Cape Town 
Mr. MW Joka, Community Facilitator, City of Cape Town,  
Personal interviews informants and residents in upgraded hostels in Langa and Philippi East 
 
Johannesburg 
Undisclosed professionals at the Johannesburg Housing Company, The Social Housing Foundation, 
and Boutek, CSIR Pretoria. 
Personal interviews with residents at Elangeni Housing and at the Landrost building.  
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Appendix 1: List of Initial Housing Projects  
 

Preliminary list of  

Post-1994 South African housing projects with a potential to reduce urban sprawl 

 

Cape Town 

- Delft of Cape Flats, 2-storey houses (Integrated Serviced Land Project) 

- Hanover Park, Cape Town Community Housing Co (2-storey, 4-family units), 93 apts in Greenturf 

Rd, 319 planned at railway site, 431 ES etc, a total of 9 359 houses. 

- Philippi East High Density, 2-storey row housing. 

- Philippi hostels, near Heinz Park. 

- Edo Stevens, 2-storey buildings, near Mannenburg Nature Reserve. 

- Langa, upgraded hostels. 

 

Gauteng 

- Carr Gardens, Johannesburg. 

- Jeppe’s Oval, Johannesburg. 

- Parow Park, Germiston. 

 

Kimberley 

- Hull Street, 230 apartments in 2-storey coupled houses with 8 central yards for urban agriculture. 

 

Port Elizabeth 

- Balfour Heights, Missionvale, “Smartie Town” (Delta Foundation, local contractors). 

- Red Location, 2-3 storey houses, wall-to-wall (PELIP). 

- Abahlali, high density (Delta Foundation, local contractors). 

- PELIP 100, Walmer, KwaZakhele, Wells Estate & continuation of Red Location (planning stage). 
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Appendix 2: FAR - Calculations – Sample from Philippi East 
 
 

HOUSE TYPES # floors ground coverage top floor total m2
Type B. Row house.   hipped roof 2 4,00 5,00 19,98 9,99 29,97
Type E. Row house.   Single pitch roof 2 4,00 5,00 19,98 9,99 29,97
Fourplex: single story 1 5,07 3,93 19,93 - 19,93
Fourplex: single story 1 4,00 5,07 20,28 - 20,28

Coverage and Density by block type not including undetermined area in middle of site
No. Floors Coverage: FAR:

Symphony Way 2 0,28 0,42  
TC Plot 1 2 0,26 0,40
TC Plot 2 2 0,26 0,40
TC Plot 3 2 0,23 0,34
TC Plot 4 2 0,24 0,35
TC Plot 5 1 0,18 0,20
Average for Philippi East HD site 1 and 2 0,24 0,35

Average for single story house on one plot 1 0,15 0,15  

FAR & Coverage -  including undetermined site in midd 0,21 0,31

Total number of units
SW 162
TC1 94
TC2 94
TC3 104
TC4 107
TC5 40

601  

dimentsions ground 

0,42
0,40 0,40

0,34 0,35

0,20

0,35

0,28
0,26 0,26

0,23
0,24

0,18

0,24

0,00

0,05

0,10

0,15

0,20

0,25

0,30

0,35

0,40

0,45

Symphony
Way

TC Plot 1 TC Plot 2 TC Plot 3 TC Plot 4 TC Plot 5 Average for
Philippi
East HD

site

FAR:
Coverage:

Symphony Way

 a

two story new & reconverted plot area built density b
using cm 1:100

a b area with half street
area of the site or plot: 31,5 3,5 110,25

# of house types as shown in site plan

# units 
in row 
house HH area covered with buildings ground cv FAR Total FAR otal coverag

6 3 18 Type B row house with 3 units 0,95 0,6 0,57 0,86 5,13 3,42
6 4 24 Type B row house with 4 units 1,3 0,6 0,78 1,17 7,02 4,68
4 5 20 Type B row house with 5 units 1,6 0,6 0,96 1,44 5,76 3,84
2 6 12 Type B row house with 6 units 1,9 0,6 1,14 1,71 3,42 2,28
1 7 7 Type B row house with 7 units 2,3 0,6 1,38 2,07 2,07 1,38
2 8 16 Type B row house with 8 units 2,6 0,6 1,56 2,34 4,68 3,12
6 4 24 Type E row house with 4 units 1,2 0,6 0,72 1,08 6,48 4,32
7 5 35 Type E row house with 5 units 1,6 0,6 0,96 1,44 10,08 6,72
1 6 6 Type E row house with 6 units 1,9 0,6 1,14 1,71 1,71 1,14

total # of 
buildings: 35  162

total area covered 9,21 46,35 30,9

% ground coverage 28,0%

FAR 42,0%

HOUSE TYPES dimentsions grouground top floor total m2
Type B. Row house.   hipped roof 4 4,995 19,98 9,99 29,97
Type E. Row house.   Single pitch roof 4 4,995 19,98 9,99 29,97
Fourplex: single story 5,07 3,93 19,93 19,93
Fourplex: single story 4 5,07 20,28 20,28

Symphony Way is composed of houses comprising row-
houses with up to 8 units per row
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Appendix 3: Introduction Letter to Residents 
 

 

South Africa, March-April 2004 

 
Dear Tenant: 
 
My name is Ana Gren, I am a researcher from Stockholm, Sweden doing a study on housing in South Africa.  
I would be very grateful if you can spare some of your time, and allow me to ask you a few questions 
regarding your house and your life in this housing area.  It is very important for my research to obtain as 
much information as possible, and I would really appreciate the opportunity to spend some time with you.  
Your name and opinions will be kept confidential, and all information gathered will be used only for matters 
related to this study. 
 
The results expected from this study will hopefully serve to enhance future housing projects in South Africa, 
and developing countries in general. 
   
Below, you can read a short summary of my project, and I will gladly answer any questions that you may 
have for me. 
 
Thank you kindly. 
 
Ana Gren 
 

Aim of the Project 
 
The main aim of this research project is to evaluate post-1994 low-income housing projects from a 
perspective of how to facilitate higher densities, lower infrastructure costs, and existing as well as emerging 
lifestyles. The evaluation will take into account gender aspects, spatial qualities, and indirectly, the potential 
for integrating social groups. 
 
The main focus will be to find criteria to identify house and neighbourhood types that have the potential to 
accommodate higher building densities. An important question is whether the disadvantages of densification 
are outweighed by advantages like lower infrastructure costs, cheaper transports and increasing the overall 
urban qualities of the housing areas. Indoor spatial qualities will be taken into account, as well as qualities of 
private, semiprivate, communal and public outdoor spaces at different physical densities.  The project will 
evaluate new housing projects and thereby provide results of both theoretical and practical value. The project 
is also expected to contribute to a better understanding of the problem of urban sprawl and how to increase 
urban densities while keeping spatial qualities.  The study will be able to provide a basis for house design and 
urban planning that may reduce infrastructure costs, time for travel and increase spatial qualities.  
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Appendix 4: Sample Interview Forms 

Housing Area:  CTP, CTL, JTY, JEL    Walks and 
Observation:  Public and Semi public spaces 
 
DESIGNATED USE of space locate in site plan with number - and write comments on uses at time of 
observation:                            Comments on walk on Tape#: 
Quality of the physical environment 
Entrances- how many are there for each house type, and how many “families” use it? 
 
Type of Communal Space: 
 
Who uses, who is it for, can one differentiate a resident from a visitor?  
 
Front gardens, back gardens, what separates them, what defines their area, what improvement 
have people made? 
 
 
What is the separation between housing unit and street? 
 
 
Porches, balconies, front steps, other? What determines their property? 
 
Circulations around the different units, are they well lit, ho w many people must use them, are 
others who should not be there using these for other purposes, what is the physical  
outlook of these, are they clean, graffiti on walls, broken lamps, windows, etc.  
 
 
Where are the security guard or concierge stations located? And how are they configured, do 
they permit effective natural surveillance of stairs and entrances? Can the residents monitor 
surveillance activities? 
 
 
Site perimeter, is there one, what is it:  
 
 
Natural territorial reinforcement: theory holds that people will pay more attention to a particular 
space if they have a sense of psychological ownership of it. Examples: 
Management and maintenance: do spaces look well cared for:  look at the following elements:  
windows, lighting, paint, signage, fencing, and walkways. 
 
 
Legitimate activity support:  3D program. Effective only if residents and users engage in the 
activities for which the space has been designed.  
Designation:  what is the purpose or intended use of space? 
 
 
Definition: how is the space defined? What are the social, cultural, legal, and psychological ways 
in which the space is defined?  
 
 
Design: Does the space support the prescribed or intended behaviors? 
 
Additional Comments:

Observation:  Pivate spaces and spatial qualities                (Doors: 85cm, 
Slope for ramps: 1:12cmor 1:20cm, threshold: 2cm, bed length 220) 

e 
yout 

 
USE 

# note the type of 
ventilation 
Observe openings 
windows 

Access, Doors, steps 
Narrowness-  
Handicapped 

Possibility to furnish-
ability. Measure beds 
and sofas. 
Number of people per 
room? 

Privacy: 
Visible, Loud, secluded 
Thin walls. Etc. 

Plants, Décor, bikes,  
Wheel chairs, Etc. 

Comments 
Visible problems with 
structure, etc.  
&  Other Work related / 
other  
Equipment that might be 
used for work 
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Personal Interviews:  Respondent name : 
________________________________        Male – Female  
Date:______________                   Housing Area:  
PE, LG, JBT, JBE  
Circle the answer and don’t forget to note below who the person answering is: 
 
How many members are living-staying over night in this household? ____________ whose name is 
on the rental agreement?  is this person the head of the  
household?__________________________`________________________________________________________
________________________________________________ 
 
Adult Male  -  Age ______   Employed / student__________________   relationship: father, brother, 
uncle, grandfather, other _________________________ 
   Age ______   Employed / student__________________   relationship: father, brother, uncle, 
grandfather, other _________________________ 
  Age ______   Employed / student__________________   relationship: father, brother, uncle, 
grandfather, other _________________________ 
     
Adult female - Age ______ Employed / student__________________   relationship: mother, sister, 
aunt, grandmother, other  __________________________ 

  Age ______ Employed / student__________________   relationship: mother, sister, 
aunt, grandmother, other  __________________________ 

  Age ______ Employed / student__________________   relationship: mother, sister, 
aunt, grandmother, other  __________________________ 
 
Children __________________________ ages: _______________________ relationship: son/daughters/ 
other_____________________________________________ 
Children __________________________ ages: _______________________ relationship: son/daughters/ 
other_____________________________________________ 
Children __________________________ ages: _______________________ relationship: son/daughters/ 
other_____________________________________________ 
How many people are eating together? 
Comments:___________________________________________________________________________________
________________________________________________ 
START RECORDING IF PERMITTED: 
How long have you “the respondent” lived here?___________________________ Where did you live 
before?  ___________________________________________ 
Can you tell me some differences between the place where you lived before and here?  
______________________________________________________________________________________________
____________________________________________________ 
______________________________________________________________________________________________
____________________________________________________ 
______________________________________________________________________________________________
____________________________________________________ 
______________________________________________________________________________________________
____________________________________________________ 
 
Where do you work? _______________________________________ What kind of transport do you use? 
Walk______ own car_______ taxi_______ other _____train, bike,etc. 
 
How long is your trip to work each way?_____________ both ways______________  each way cost? 
___________________  
 
Do you feel public transport such as taxis or buses are reliable?  Yes / no  why 
_______________________________________________________________________ 
 
What time do you need to wake up in the morning to get to work on time? 
_________________________________________________________________________ 
What is your routine like in the morning before heading to work? 
____________________________________________________________________________________ 
______________________________________________________________________________________________
____________________________________________________ 
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When do you usually shop for food and other related 
need?________________________________________________________________________________________
_ 
 
Where do you shop for food and house related 
needs?_______________________________________________________________________________________
_______ 
 
How long does it take to get 
there?________________________________________________________________________________________
_________________________   
 
Do you own a vehicle?  __________________________________If yes, who uses the car the 
most?____________________________________________________________ 
Where do you park it? ___________________________________ are you satisfied with the parking 
solutions _________________________________________________ 
 
 
For families with children: 
Are all your children living here with you? if not, why 
not?__________________________________________________________________________________________
__ 
 
Where do your children go to school? ______________________________________________  how do 
they get there? ______ walk _  taxi/ other ___ cost_____ 
 
comments:___________________________________________________________________________________
_________________________________________________ 
 
What kind of activities do you do with your children? 
_______________________________________________ ask if they are done within the housing area, ask 
them to show me. 
 
If you have a small child under 5yrs old, is there a day care center that you can use? 
_________________________________________________________ 
______________________________________________________________________________________________
___________________________________________________ 
 
Do you feel it is safe for them to play outside in the housing 
area?________________________________________________________________________________ 
 
If your kids are playing outside, do you feel that you have control from your unit to check what 
they are doing?  Yes, No,  - can you see outside, hear? 
______________________________________________________________________________________________
____________________________________________________ 
 
In case of an emergency, do you trust that the people outside would know who your child is and 
watch after him/her if you are not around?   
______________________________________________________________________________________________
____________________________________________________ 
 
 
For  everyone to answer: 
Are there any communal activities that you participate in within the Housing Area? Alone or with 
family members? How often? 
 
 
What kind of activities does you for yourself if any? And where? And how often?  Religious, 
relaxation, exercise, etc. 
 
 
Where do you do your laundry? Wash and dry?   
 
About the Housing Area: 
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About your house or unit – are you comfortable or do you need more space? 
Kitchen  -  yes – no – no comment 
 
Bedroom 
 
Bathroom 
 
Entrance 
 
Playgrounds 
 
Location of your unit, privacy, visibility, storage, etc. 
 
Additional comments: 
 
Are there any activities that you have to do outside of your home that you could do inside if 
there was more room perhaps? 
 
Is there any time that you prefer to stay inside your home? Why? 
 
Have you had to adapt any spaces inside or outside your unit in order to make your life easier? 
What improvements have you made to your dwelling since you have been living 
here?_________________________________________________________________ 
______________________________________________________________________________________________
_________________________________________ 
 
What things would you like to change in your house to make it 
better?______________________________________________________________________________ 
 
Do you have any intentions of moving from here? If yes, where to and 
why?_________________________________________________________________________ 
 
About Safety  
 
Do you feel safe in your neighborhood?  Why? 
______________________________________________________________________________________________
____________ 
 
Is there any place in the housing area where you would not dare to go?  
_________________________________________________________________________________ 
 
If so, can you show me where it is? On a 
map?________________________________________________________________________________________
___________________ 
 
Is there anything that worries you about safety for yourself or your 
children?_______________________________________________________________________________ 
 
Have you or any members of your family been victims of a crime here? 
__________________________________________________________________________________  
 
Do you have any suggestions on how you would improve this situation:  more security, different 
layout, more lighting, etc. 
 
 
 
______________________________________________________________________________________________
______________________________________________________ 
Additional Comments: 
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Appendix 5: Analysis of Responses – coding samples 
 
 
 
Can you tell me some difference s between the place where 
you lived before and now:

before it was:

Communal Unit L O 4 B - 3rd floor - 1 room in 4 rooms flat - sharing 
kitchen and toilet with 4 families

people knew each other it was more like a family atmosphere

three story building - walk up very crowded, no privacy
Oldest son of Christina Mondliwas mother of two crowded no privacy dirty
Bulelwa Communal Unit not much
communal corner Unit L O 4 B - 3rd floor - 1 room in 4 rooms flat - 
sharing kitchen and toilet with 4 families

now they are only three in one room, before there were 3 families per 
room before, 16 in one room.

Row house middle of the building unit approx 40 m2 they were stayin in one room w 3 other families
attached (look at site plan to see what I meant) 29 m2 - husband 
and wife and 6 kids in total

rented one bed space for 8 people

first floor attached in the middle of the block crowded and dirty
female hh, 2 story row house, 8 units downstaris and 2 shared units 
upstairs 

3 beds with one family per bed

unit is 32 m2. two story attached, 8 units in this house 4 other families in room
unit is 32 m2, middle uniit second floor no privacy
new unit, locate on map, she has a freezer with drinkds in the 
kitchen (illegal shabeem)

3 famil in one room, terrible since 94

42 m2 this is where Joka lives, and the unit below is done up really 
nice 

dirty and tiny

new unit four families in one room
this is in G, and has been occupied for 10 years terrible 
male do not disclose info crowded

 

Do you feel public transport such as taxis or buses are 
reliable? Coments:

to work

sometimes n/w
yes 25
nc 0
nc 0
yes 40
no, people in the train are robbed at station and train, she was 
robbed at station

50

yes reliable 0
nc 0
yes 90
ok 30
yes 20
not for work 40
no, but there is no option does not trust bus or train 30

0 0
ok 90

0 0
 

415

approx travel time to w

 

Are there any communal activities that you participate in 
within the Housing Area? How often?

Are all your children living here?

yes, in meetings related to the housing situation and community Yes

yes, community meetings no
neighborhood meetings yes
Yes, meetings with neighbors for neighborhood improvements, LTA 
Hall for beneficiray meeting to discuss developement issues.

no, 3 kids staying in Transkai with parents if she had a job she would 
have her kids live with her but unemployed.

yes, community meetings yes
no time, but interested in what they are doing Yes
one or two times per week no, the oldest moved out
yes, community meetings yes
yes, beneficial meetings, commetee for the area and yourthgroups no, only 2 here

yes, community meetings Yes
comm. Meetings once per week yes plus 2 kids from his sister
joins the community meetings on tuesdays yes
Sanco meetings and communal meetings yes

0 0
0 0
0 no
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Are you satisfied with the communal 
and public spaces available?

changes suggested

NO, the spaces outside are being used by 
shacks and are illegal,

l  

YES n/c
NO, outside they have sewer problems, 
blocks al the time

the quality and type of sil is sand, not suitable for planiting anything, 
would make areas for gardens

Yes, because it is better but it is still a 
hostel because it is still sharing, specially 

0

nothing wrong outside 0
she would like to plant vegetable but there laundry areas
no comment 0
better than before yes, planting flowers and vegetables, site improvements
need space for kids to play site works for the area should clean up
no, they need communal spaces, 
specially for holding meetings indoors 

They need a multipurpose center for chiild activities or meetings

yes, but site works have to improve for meetings, take some of the car paring adn use it for meeting hall.

no problems 0
the commuanl spaces are not eenoujgh, 
specially as children are playin gin the 

for meetings, take some of the car paring adn use it for meeting hall.

would like to plant vegetable but there is laundry areas
no problems site works for the area should clean up
need space for kids to play laundry areas

 
 

Very good 1 
Good 2

Reasonable 3
Poor 4

Needs major repair 5
Don't know 6

What do you think about the physical 
living conditions of the HOUSING 

things they like about Housing area things they dislike about housing area

4 near public transport, taxi ramp, supermarkets, shops ell everying, 
likes to look around steps at people

shacks, polluted, dirty

1 privacy loud, sand, construction is not finished
3 likes that they are under a roof that doesnt leak, durable, the 

neighbors
shacks between the houses, they make it dirtier, noise, cars parking in front 
of the doors and playing music very loud just outside. 

2 She likes the community and the neighbors too expensive
3 neighbors loud, sand, construction is not finished
1 neighbors, community, unity no direct transport to her job, it is difficult to get to work
4 things are close by, clinic, shools, transport too expensive
1 the place, business around such as fruit and veggies being sold, she 

likes cooking fried food
no problems

2 bigger, neighbors, close to buy things dirty
1 they are close to family and friends, did not have to move from here, 

location, children can play outside
no

2 neighbors, community, unity crime, people stealing cell phones
2 neighbors, community, unity 0
2 community and transport options no communal areas for the neighbors, no community halls, even for 

services they are using schools they need these
3 near public transport, taxi ramp, supermarkets, shops ell everying, 

likes to look around steps at people
dirty

3 community and transport options crime, people stealing cell phones
1 neighbors, community, unity dirty

 

 
 

Very good 1 
Good 2

Reasonable 3
Poor 4

Needs major repair 5
Don't know 6

What do you think about the physical 
conditions of your individual 

things they like dislike

4 see people outside, feels urban, many things to do sharing toilet and kitchen, people don't want to clean it, 
2 privacy shacks right outside of unit, peple selling food, lots of flies and trash, very ups
2 roof over their heads people outside, cars, loud music, etc.
4 no privacy bathrooms and no no space
2 privacy, bathroom and toilet is separated but still they share they are 3 people in one room, cooking inside here it is crowded
2 more space nc
4 has six kids and needs more space too small, too small, too small
1 would like two more rooms bathroom is too small difficult to shower
2 more space more privacy would like a bigger kichen
1 the layout of the unit no problems 
2 better than before, likes the view no problems 
1 more space no problems 
2 spacious, high ceilings, good layout no problems 
0 more space nc
0 the layout of the unit bathroom too small
0 privacy more than before no problems 
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