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ABSTRACT

The problem of residentia l development and the 

price of residentia l property is investigated 

through an empirical study of the c i ty  of 

Johannesburg from i ts  inception in 1086 to 1972. 

The analysis is temporal and spatia l and is based 

upon municipal valuations and sales data of 

residentia l property. The analytic framework is 

developed from urban growth theory on the one 

hand, and the theory of the urban "land market, on 

the other. The findings reveal that both 

residentia l development and residentia l property 

prices are dependent upon a wide variety of 

soc ia lly  rooted and economically rooted 

determinants and that these act in concert to 

produce the dynamic spatial pattern.-, found in the 

urban system.



x i i .

INTRODUCTION

The Land Market and the Consumer

There ex is t a number of very important marketing in s t i tu t io n s  

in the Western world. The members of th is  community pa rt ic ipa te

widely in these markets. One such market is that fo r urban land which 

includes land fo r residentia l purposes. This component derives much of i ts  

importance from the fact that i t  occupies more of the urban landscape than 

any other in the system, and also because the residentia l mosaic o f the 

western c i ty  largely re flec ts  the sum of the complex social behaviour of 

the community.

From the multitude of spatial patterns which can be extracted from 

the residentia l mosaic an important one is that o f p. ooerty values. This 

is for som" purposes among the most s ign if ica n t since the purchase o f a 

house represents for many people the greatest outlay of c a p i ta l , and i t  is 

undertaken neither l ig h t ly  nor frequently.

The single most important problem facing the ind iv idual is a locational 

one: where to purchase. The answer to th is  question is equally important since 

i t  is an expression of many, i f  not most, facets o f his s o c ia l , economic and 

p o l i t ic a l  behaviour, his fam ilia l age-structure, his re l ig io n , his ethnic o r ig in ,  

his performance as a consumer, his education and his professional status in the 

community. The price which the ind iv i lual is  prepared to pay fo r a part icu la r 

piece of land in a specif ic  lo c a l i ty  represents the cost to him of satis fy ing 

these various factors which might c o l le c t iv e ly  and loosely he described as his 

c u ltm 'u l vhv ■ So land value is a p a rt icu la r ly  s ig n if ic a n t element in the

resident,i 1 mosaic, and in analysing residentia l development and the spatial 

land value pa tte rn . which can be extracted from the mosaic, the cu ltu ra l overlay 

must be accorded i t s  r ig h tfu l place.



x i i i .

Theories, Models and Empirical Analysis

I t  is a commonly expressed view in the realm of in te llec tua l 

endeavour that there is nothing so practical as good theory. This view is 

subscribed to here with recourse to the theory of the urban 1 and market, to 

the theory of urban growth and to the theoretical expositions o f the various 

sub-systems which co-exist w ith in the to ta l metropolitan land value system.

These sub-systems of values relate to areas and regions in the c i ty  the 

characteristics of which re f le c t specif ic  processes such as those which produce 

the tra c t of high rent neighbourhoods, and the high status neighbourhoods, 

those responsible fo r the ghetto-like enclaves o f groups of recent migrants 

and c u ltu ra l ly -d i f te re n t  people, those processes of urban renewal and renovation, 

and many others. Sub-systems of land values can be found which correspond 

to the areas in which these processes operate and fo r  most, models can be 

developed to i l lu s t ra te  the ir  effects in the to ta l value system. Such models 

are developed and applied in the present study which is  concerned with the 

spatial patterns of residentia l development and the housing market which 

emerged from this development, in metropolitan Johannesburg. Oniy the White 

rosidentia, areas are examined since these are the only members o f the 

community permitted to partic ipate in the free market system as i t  applies 

to land. However,passing reference to African, Coloured and Asian residential 

development is made where this fa c i l i ta te s  a better understanding of the price 

of housing and the pattern of i t s  development. Time is an important 

dimension in th is study since the land value system in  question is  a dynamic 

one, and also because s ta t ic  analyses hive neither prescrip tive  nor predictive 

value. Physical and cadastral maps of the area appear in F igs. i . l  and i .2 .

The analysis adopts a qu a lita t ive  approach. The reason for this 

is due largely to the many factors which influence land values and residentia l



1 . 1



X V

M e ltw e t  H o u e e

Doufll.leU V"

SANUTON mi fi 'Ogi'i'.|

UsH Hm f  ####*

JA •• • • '» d r»  v

ROODEPOOH

\  EDENVAL5
r  1 /  . .leod iwe.

BEDFORD 
VfclW t ;e

G

N «« H I*i1 "A

AI.DERTON

ca
E3
o

Meew-.m o» /0

(Urban and Regional Research Unit, Witwatersrand University,
Johannesburg)



growth, and the un su ita b il i ty  of ex isting quantita tive  procedures in studies 

o f  th is  type. This point is emphasised in the section which reviews the 

theories pertaining to the economically rooted determinants of urban residentia l 

land values.

The Data and Conceptual Framework

The data which are derived from municipal valuations and actual 

property transactions in the housing market are presented graphically and 

s p a t ia l ly .  In th is way both price fluctuations and the spatial growth patterns 

o f housing can be examined. The analysis proceeds through a number of models 

or experimental designs which are extracted from theory, and the influencing 

variables are analysed for th e ir  effects upon the patterns which emerge. The 

conceptual framework of the study appears in Mg. i .3 .

This framework is an outline which could be termed a meso-scait 

procedure, since the economic and spatial patterns i t  examines refer to g r o i ' ^  

of suburbs. At th is  level the pattern does not allow micro-scale observations. 

This omission is the subject o f the f in a l sections of the thesis where local 

spatia l variations between residentia l properties belonging to the same class 

are studied.

Problems of Measuring Valu?s Through Time

Many studies of real estate have interpreted urban land values on an 

area basis o r, a lte rna tive ly , on a fron t- foo t basis. The former determines 

value through the square un it measure and the la t te r  through the market value 

of a length o f stree frontage. The present study adopts neither approach.

The measure which takes cognizance of the market value of a square un it o f 

land is most applicable to commercial property and in p a rt icu la r  to those



aspects re la ting  to re ta i l in g  or o f f ice  uses. In these instances the 

entrepreneur finds th is  measure convenient fo r costing his enterprise. The 

fron t foot method pays no attention to deta ils  o f the shape or size of a 

stand. This is an unreal assumption. Consequently, the present study takes 

as i t s  basic un it  for enumeration and analysis that un it of real estate having 

on i t  a single family dwelling, as required by the Town Planning Scheme.^^

This is regarded as the most re a l is t ic  measure since the constraint imposed, 

namely, that only om- family may u t i l i z e  the s ite  at any time is s u f f ic ie n t  

to be the overriding factor in determining i ts  value as a residentia l stand. 

Should more than one family be able to occupy the s i te ,  through subdivision, 

a change in the permitted bulk or fo r some other reason, i ts  value would 

immediately change in proportion to the new y ie ld  on invested cap ita l.  I t  

would then fa l l  beyond the scope of th is  study. The size of the s i te  and 

other important physical characteristics are considered at appropriate places 

in the thesis.

Another important consideration in the present study, where the prices

of groups of properties are compared through time, is the degre o f comparability

of such data at successive dates. The method used here would be inadmissible

to the prooerty economist whose viewpoint is c learly  stated by Evans (1973),

Alonso (1964) and others. Their models are concerned with the quantity of

nousing consumed and they inevitab ly therefore have the inherent

assumption that properties are homogeneous. A lte rna tive ly  such models assume

that a common unit measure of value is used. In the present study the

homogeneity characteris tic  is applied in the less r ig id  manner of the social

area analyst and the fac to ria l ecologist. Both schools o f thought acknowledge

the existence of a c e l lu la r  structure in the c i ty  in which the occupants of

1/ City of Johannesburg Town Planning Scheme No. 1, 1946 (as amended) 
promulgated in terms of the Town Planning and Townships Ordinance 
of the Transvaal, No. 25, 1965 (as amended).



xvii i .

each ce ll exh ib it social and economic s im i la r i t ie s .  These s im i la r i t ie s  

are extended to include housing and house prices.

Determinants o f Value

Having stated the problem as that c f  accounting fo r the evolution 

o f the settlement pattern of Johannesburg and of the spatia l variations in 

the value o f residentia l land, i t  follows that the de te rm inan ts  of value must 

be uncovered. Attempts by social sc ien tis ts  to iso late the determinants of 

housing values have taken d if fe re n t d irections. Two o f these are recognised 

here ( f ig .  i . 4 ) .  The d is t in c t io n  between them is based upon th e ir  underlying 

assumptions. The f irs t ,  is  that which is p r im arily  social in o r ig in  and 

consequently is behavioural in character. These determinants may c o l le c t ive ly

be referred to as the a o a ia l  de te rm inan ts .  The second is  defined by i ts  rSle

in the market mechanism and i ts  association with the natural forces of 

competition among economic a c t iv i t ie s  in an urban area. This group of 

determinants might c o l le c t ive ly  be referred to as the economic d e te rm in a n ts .

As in any deliberation upon a social problem o f th is  nature the 

divisions between these two groips are not always clear, and at times i t  w i l l  

be shown that they overlap. To prevent as far as possible the inevitable 

untidyness which is a consequence of th is ,  the problem is approached through 

flow diagrams devoted to the social determinants, on the one hand, and to the 

economic determinants on the other (Fig. i .4 ) .  The purpose is two-fold. In 

the f i r s t  instance i t  is necessary to i l lu s t r a te  the way in which the theory 

of the urban land market, and especially that part of the market devoted to 

resid. i t ia l  uses, has evolved, and how i t  is  associated with other aspects of 

urban theory in pa rt icu la r ,  and concepts re la ting  to urban systems in general. 

fiore s p e c if ica l ly ,  i ts  relationship to theories of invasion and succession, to
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theories o f f i l t e r in g ,  to conccpts underlying the renovation o f  old buildings 

and the effects o f  th is  upon the behaviour of the market, to the influences 

of the location o f minority groups, to the theories of migration and i ts  

effects upon the c i ty  economy, to the significance of h is tory as a determi nan. 

o f value, to the significance of social distance and social space, to tne 

influence of income and status on land values, to the influence of the 

perceptive qua lity  of individuals and groups as shown in mental maps, and 

f in a l ly  to the influence of l i f e  s ty le , the family cycle and location. The 

importance of l i f e  sty le is  perhaps best exemplified by income characteristics 

since persons of d if fe re n t incomes have d if fe re n t a ttitudes to envirotii.v^ntjl 

hazards, environmental qua lity  and environmental c o n tro l. In examining the 

evolving patterns o f land values and residentia l townships in Johannesburg 

the influence of thcie social determinants is  constantly borne in mind.

Secondly i t  is appropriate to review the concepts, hypotheses and 

theories of those students who see the market as the underlying control of 

the pattern of land values. As shown by Bourne (1971) and others, the 

basic arguments in the market-oriented approach are demonstrated by Alonso's 

theory o f urban land use patterns. 1 lie l im it in g  assumptions necessaty in

the formulation of these types of economic models can be c r i t ic iz e d  fo r  what 

they overlook. Man can be shown to behave in an economicaliy ir ra t io n a l 

manner when faced with a single set j f  market c r i te r ia  and w ith complete 

information at his disposal. In fact th is  study w i l l  endeavour to show that 

his decisions re f le c t  individual preferences, individual ob jectives, ignorance 

and even errors. I t  w i l l  become clear that a complex array o f economic forces, 

technological and transportational innovations, social a tt itudes and urban 

development po lic ies w i l l  add greater complexity to the patterns of urban land 

value than pure a ccess ib il i ty  models. The review w i l l  trace the growth of th is
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branch o f economic theory through the determinants of value from the 

p h ya io o ra ta  of the seventeenth century to the classical economics of 

Ricardo, von ThUnen and the ir  successors, since these were the scholars who 

la id the foundations for contemporary access ib il i ty  models. The flow 

diagram (Fig. i .4) w i l l  show points of divergence ana convergence in thought 

and treatment where new students emerged, such as the social ecologists, the 

land economists and planners, those who related th e ir  models to agricu ltu ra l 

location theory and rent theory, those whose overriding preoccupation was with 

the effects of transportation, and therefore with the imperfections of the 

market, and f in a l ly ,  those whose interests lay in individual market components 

such as the size of the s i te ,  t r a f f i c  flows, zoning and taxation,legal 

complexities, t ie  influence of parks and gardens on value and so on.

Two other points need to be made at th is  juncture. The value of any 

s ite  in a c i ty  is largely a function of the c i ty 's  evolution. This fact is 

taken in to  account by setting the housing market's development against economic 

history as seen at every scale, lo ca l, regional, national and in ternationa l.

In th is way the principal events, both internal and external vO the syste.n, 

are examined. The other important point relates to the money market. Clearly 

the land market, and indeed a l l  the major markets, are m ateria lly  influenced 

by the state of the money market at any pa rt icu la r  time. This phenomenon 

w i l l  be examined against the evolving property market, and an attempt w i l l  

be made to show the influence of the a v a i la b i l i ty  of money, and hence i ts  

price, as the determining factor in setting the f isca l po lic ies of the major 

f inancia l in s t i tu t io n s .  In pa rt icu la r th is  w i l l  involve the build ing 

society movement sinee i t  largely controls the rate of house construction.

A related problem is that of the business, trade and build ing cycles which 

w i l l  be viewed at a l l  scales
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Thesis

Thus fa r ,  the objectives of the study have been staled only i,i 

general terms. I t  remains to state these e x p l i c i t l y . The thesis 

presented here is that residentia l development and the value of residential 

property is determined by :

(a) the h is to r ica l evolution of the settlement pattern of 
the c i ty ,  including the evolution of the c i ty  s 
technology,

(b) the physical characteristics of res identia l areas and
th e ir  neighbourhoods , including the ir accessihi 11 y o 
the c i ty  centre,

(c) tT'? state of the in te rna tiona l, the national and the 
local economies from time to time, and especially that 
of the money market,

(d) the cultura l overlay of the indiv iduals who occupy the 
s ites and o f those who reside elsewhere in the system.
(The term embodies the re lig io n , the ethnic o r ig in ,  the 
language, the in te l le c tu a l,  professional and eoucationa 
sta tus, the socio-economic status and the stage in uie 
l i f e  cycle of the individual or group concerned).

The thesis is  therefore extremely wide-ranging, incorporating as 

i t  does, many facets both of c i ty  growth and of the inhabitants. This in 

i t s e l f  presents lo g is t ica l problems. Consequently, the theore cal 

framework is stated succinctly and c learly . This is  done in the f i r s t  

two chapters where the determinants of land values and of residentia l 

development are id e n tif ied . In the remaining chapters the residential 

development of Johannesburg and i ts  associated residentia l property irices 

are examined against these determinants.

i" ' in g  stated both the framework o f analysis and the hypothetical 

postulates, one can move to an examination of the theory of the urban land 

market and of urban growth as a prelude to the empirical study.



CHAPTER 1 - URBAN RESIDENTIAL GROWTH AND THE SOCIALLY ROOTED DEif RMINANTS
OF RESIDENTIAL LAND VALUES

As stated in the introduction to th is study the evolution of an urban 

residentia l land market is dependent upon the evolution of the c i ty  in which the 

land market is situated. Consequently the conceptual basis of th is  thesis 

l ie s  in both the theory of urban growth, and the theory ot the urban land 

market. The la t te r  may be divided into two parts, the one accommodating 

the soc ia lly  rooted determinants of land values and the other the economically 

rooted determinants. Chapin (1964), and others, acknowledge the d i f f i c u l t y  

of d if fe re n t ia t in g  between these social and economic determinants. In this 

study a l l  determinants which are market phenomena are deemed to be economic, 

a i l  others are social although this c la ss if ica t io n  cannot «11 t i  is hold

true.

The present chapter reviews c i ty  growth models, shows t ' lo i ’ levonce 

to the growth of Johannesburg and where possible extracts from tti3«i t 

soc ia lly  rooted determinants of land values. I t  also reviews those theories of 

the social area analysts and the fac to r ia l ecologists which suc(.eedn|i th>: 

classical theoris ts. Inherent in these theories are many, i f  not most of th? 

determinants with social orig ins. F ina lly  a review is made of other 

important studies of the social geography of Johannesburg the results of 

which bear upon the problems of residentia l development and residentia l 

property values.

The fundamentals of c i ty  growth have been set out suo inc t ly  by the 

classical theorists Burgess (1924) ,  Hoyt (1939) and Harris and Oilman (1945) ,  

and these princip les have been developed and elaborated by, amongst o th j ts ,  

Davie (1938) ,  Quinn(VJ40a and 1940ft), James (1948) ,  Firey ( 1 9 4 / ) ,  Shevky and 

Bell (1955),  Scott (1959) ,  Junes (1960) ,  Morris (1968),  and Berry (1969).
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Studies of aspects of the socio-economic structure of Johannesburg have 

been made by Corke (1959). Lipworth (1961), Davies (1964) and Mart (1974).

The i n i t i a l  problem is one of establishing the linkage which exists between 

urban g row ln  th e o ry , on the one hand, and urban land m arket th e o ry , on the 

other. The c la r i f ic a t io n  o f th i :  linkage is necessary since the pattern 

of land values represents a sub-system of the pattern of c i ty  growth, and i f  

the c i ty  growth theories can accurately predict the c i ty 's  development, i t  

follows that they car, simultaneously predict and to some extent explain the 

way land values have developed in the past and how they w i l l  develop in the 

future. This linkage is best put by Hoyt (1939) when he says that 'o f the 

various sh if ts  that take place in the internal structure of a c i ty  as a 

resu lt of population growth the movement of the residentia l rental 

neighbourhoods most v i t a l l y  concerns the home owner or the investor in 

residentia l mortgages'. The concern expressed here is c lea r ly  fo r  the 

value of residentia l land and fo r the amenities available at any part icu la r 

in tens ity  of value. Johnston (1971) groups together three c i ty  growth models 

whose primary function is to explain the c i t y 's  socio-economic mosaic, and 

th is  treatment is followed here.

The Concentric Zone Model

The f i r s t  model was that developed by the Chicago urban socio logist 

E.W. Burgess in 1924. The central concern of th is  model was p e o p le , and i t  

was the forerunner of the socio-ecological approach to the analysis of human 

communities.

From a great varie ty o f maps of social parameters Burgess produced 

his famous inductive conceptualization of the c i ty  as a series of concentric 

zones which were elements of a dynamic model in which the emphasis was on 

change and i ts  effects on social disorganization (Fig.1.1)(Johnston,1971).
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The process of c i ty  growth is seen as outward expansion from the 

c i ty  centre in a series of rings each having certa in  distinguishing 

characteris tics. The innermost zone is that of the Central Business D is t r ic t  

which is  seen as the heart of the downtown re ta i l  d is t r ic t .  Encircling this

\
\
l
l
f
I
I

Fig. 1.1 - The Concentric Zonal Pattern of Urban Residen
Areas, as applied to Chicago (Burgess, 1924)

area is the wholesaling d is t r ic t  providing a service function fo r the core.

The second zone is one of trans it ion  between functions which are s t r i c t l y  

commercial in character to those of a residentia l nature. I t  is a zone 

of deterioration caused by the encroachment of business and industry from 

zone one. Burgess (1929) iden t if ie s  a factory be lt  on the inner margin of 

th is  zone and on 'outer ring of retrogressing neighbourhoods. This is an 

important area from the viewpoint of the p r ic e  of land since i t  embodies 

the ingredients of a land-use change. Once the change is in i t ia te d ,  depending

upon the location of the change and the economic climate, an improvement can be

N i f  £
< X 4 D H

I ■ N
LOOP

o e u t s c n
LA N D 111 //ONE Ob 1

T T A N

C H IN A
' W o r k i n g -/i  o w n

M F N f ,
H O M ES/TWO FLAT

BRIGHT LIGHT 
A R E A *

RESIDENTIAL /  
ZONE /

/
/

s '  T 
/  c o m m u t e r s

ZONE



4.

expected as qua lity  business migrates into the area, seeking cheaper land 

and a lack of automotive congestion, while s t i l l  retain ing a close l in k  with 

the CCD. This is a determinant of land value which although economic in 

character, has social orig ins. Only the proximity of th is  zone to the 

Central Business D is t r ic t  and i ts  social d is location and decay make i t  

amenable to invasion by qua lity  business. Although Burgess sow th.s zone 

as a complete r ing , the more common pattern appears to be one of thrusts 

outwards from the centre creating isolated d is t r ic ts  of upward m ob il i ty  of 

young people and property values.

The th ird  zone of Burgess' model is called the zone of independent 

working-men's homes which is ' la rge ly  constituted by neighbourhoods of second 

immigrant settlements. I ts  residents are those who desire to l iv e  near but 

not too close to th e ir  work While the father works in  the fac to ry , the

son and daughter typ ic a l ly  have jobs in the . . .  (CBD), attend dance halls  and 

motion pictures in the b r ig h t - l ig h t  areas, and plan upon marriage to set up 

homes in zone four' (Burgess 1929). The social process which creates th is  

zone simultaneously acts as a determinant of property values. The community 

has special social and economic characteris tics which encourage settlement 

in th is  area and lead to a pa rt icu la r  in tens ity  of land values consistent 

with the ir  economic status. In Johannesburg there is no evidence ot these 

rings e ither of socio-economically s im ila r communities or of s im ila r property

values.

The fourth zone is that o f 'b e tte r  residences in which the great 

middle-class of native-born Americans l iv e ,  small business men, professional 

people, clerks and salesmen... In th is  zone men are outnumbered by women, 

independence in voting is frequent, newspapers and books have wide 

c ircu la t ion  and women are elected to the state le g is la tu re '. Burgess
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reading of th is  zone has strong sociological overtones which have important 

consequences in the present study. This group of people and the area they 

inhabit at any time in the c i t y ,  forms the bastion, not only of the urban 

land market as a whole, imparting to i t  a s t a b i l i t y  essential fo r equilibrium, 

but they also represent the largest single group of bond holders, so they 

o ffe r  s ta b i l i t y  to the financial system, insofar as home mortgages are 

concerned. Land in  th is  zone tends to be t ig h t ly  held and maintains a high 

rate of growth. Since this middle-class characteris tic  is  an underlying 

cause of the s ta b i l i t y  of the market, fo r  houses i t  follows that i t  must also, 

to some extent, determine the price levels. In th is sense the processes and 

social factors which create th is  zone are determinants o f values.

The f i f t h  zone i ;  called the Commuter's Zone ... 'a ring of 

encirc ling small c i t ie s ,  towns and hamlets . . .  which are also, in the main, 

dormitory suburbs . . .  Thus the mother and the wife become the centre of 

family l i f e  . . .  The communities in th is  Commuters' Zone are probably the 

most highly segregated of any in the en tire  metropolitan area1 (Burgess,19Z9).

The moduo ope vm d i of outward movement was not i n i t i a l l y  explained 

by Burgess, but he subsequently (1928) outlined the mechanism as one of 

in v a o icm and auccaaoion  , in which one group succeeds another in the use 

of an area through the ecological process of competition (Johnston,1971).

A s im ila r process re la ting to the value of residentia l land in Johannesburg 

w i l l  be presented in this thesis in the form of a g ra p h ic a l re n o v a tio n  

model showing the close re lationship between land use succession and land 

value. The connecting 1 ink here is economic rent or the cap ita liza t ion  

rate. Burgess pointed out that 'every community as i t  grows expands outwards 

from i t s  centre. This . . .  is due part ly  to business and industr ia l pressure 

and partly  to residentia l p u l i '  (Burgess,1920). This statement neglects the 

influence of technology which is in large measure responsible for u, ban sprawl.
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Only automotive transport in the case of Johannesburg, permitted 

extensive rather than intensive settlement patterns with obvious consequences 

fo r  the price o f residential land. The present study shows that c i ty  growth 

ha;, been largely a function of changes in transport technology. I t  was 

constrained i n i t i a l l y  by the horse and carriage, and subsequently by the 

e le c tr ic  tram-car and the motor car. Johannesburg also deviate? from the 

zonal model in that Burgess was concerned with heavy in-migration of people 

to the centre (of Chicago) with th is  pressure causing outward movement. 

Population pressure at the centre has not been the cau.e of Johannesburg's 

annular growth.

Another factor which influences property prices is that of the 

location of m inority groups in t l  1 c ity .  Burgess (I9?8) while not. interested 

in the economic consequences upon property of th is  settlement observed that 

such people would concentrate in the zone of transit ion because . . .

' fo r  a l l  new groups with one or more of the following 
characteristics - an a lien cu ltu re , a low economic 
Status and a d if fe re n t race - th is  point of a rr iva l 
na tura lly  tends to be in or near the central business 
d is t r i c t  for a rooming louse area puts up notoriously 
slight resistance to the intrusion of a new group.'

A related influence upon the property market is the subsequent 

spatial behaviour of the ghetto's or c lus te r 's  inhabitants. Representing on 

alien group as they do th e ir  presence can have a depressing e ffec t on 

surrounding land prices, and th e ir  spatial movement tends to f 011ow the l ine  

of least resistance as has been demonstrated by M orr i l l  (1965) and Rose 

(1970). These thrusts outwards from the c luster into neighbouring residentia l 

areas cause a build-up of pressure in the trans it ion  zone owing to continued 

in-migration and there is consequently a conversion of land and buildings 

to non-rcsidential uses. This phenomenon is  found in th is  zone of the
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property market of Johannesburg and i l lu s tra te s  Burgess' statement of the 

invasion and succession mechanism.

Burgess1 Rings applied to Johannesburg : l\_ Review

Processes which produce annular d is tr ibu tions  such as those 

described by Burgess do not adequately simulate Johannesburg's early 

physical form. Ring formation was precluded by amongst other th ings, the 

pattern of land ownership at the time and the physical nature of the s ite .

In more recent times, however, an annular pattern has been the dominant 

physical growth pattern. From the viewpoint of th is  study the most useful 

insights are obtained from the invasion and succession processes which 

Burgess outlined. These can be interpreted as both determinants of property 

values and as determinants of development and change. The ring concept is 

useful only insofar as i t  describes the pattern o f family status, as demonstrated 

by Hart (1974).

Davie's Urban Structure Model

Davie (1938) discarded the zonal hypotheses following unsuccessful 

attempts to ve r ify  i t ,  and he subsequently produced the fo llowing f iv e  

princip les of urban structure :

1. A central business d is t r i c t ,  irregu lar in size but 

more square or rectangular than c ircu la r.

2. Commercial land-use extending along the main radial 

streets and concentrating at certain s tra te g ica lly  

placed points to form sub-centres.

3. Industry located near r a i l  and water transportation 

wherever in the c i ty  th is may he.
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4. Low grade housing (and therefore low priced residentia l 

land) near the industria l and transportational areas.

5. Second- and firs t-g rade  housing elsewhere.

He claimed these 'seem to be the general princip les governing the d is tr ib u t io n  

of u t i l i t i e s .  There is no universal pattern, not even an " i d e a l "  type'

(Davie, 1938).

From the viewpoint of those whose central concern is  residentia l 

development and property prices, and not sociological considerations, such as 

delinquency or crime, Davie's propositions seem more a ttra c t ive . They 

embody a number of general principles of spatial association based primarily 

upon human behaviour.

The Sector Model

Homer Hoyt's sector model (F ig .1.2) was presented in 1939, although 

the orig ins of the model can be traced to his 1933 study of Chicago's real - 

estate market, and i ts  development over the preceding one hundred years. In 

i ts  i n i t i a l  form the model was developed inductively although not on the basis 

of a single c i ty .  I t  was the result of a commission to 'guide the development

of housing and the creation of a sound mortgage market' ( f is h e r 's  preface in 

Hoyt, 1939).

Hoyt was concerned with the linkage between high-status people, 

the ir  location in the c i t y ,  and the rents th e ir  neighbourhoods demanded from 

them. Rent then is the l i n k  between the property market and Hoyt's sector 

theory. Much of his monograph is devoted to a discussion of techniques for 

analysing residentia l q u a li ty ,  and as a concomitant, the value of residentia l 

land - representing one facet of 'q u a l i t y ' .  He concluded that housing qua lity
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Fig. 1.2 - Schematic Diagrams of the Sectoral and 
Zonal D is tr ibu tion  of Dwelling Rents in 
American C it ies , during the 1930's (Hoyt, 1939)

was best determined by i t s  rent so that conceptually Hoyt should be grouped 

with the market oriented economic approach to the theory of the urban land 

market. However, a moment's re flec tion  shows that at no stage was he 

influenced by marketing mechanisms, he took these very much for.granted.

In his la te r work in 1968 however, he predictably chose to include maps of 

where the poor  lived and used f a m i ly  income rather than rent as his index 

of housing qua lity  (Johnston, 19/1).

Hoyt's diagrams, which are conceptually important in th is  thesis, 

were developed from a study of rental patterns in 14? c i t ie s  ( f ig s .  1.2, 1.3)
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Fig. 1.3 - The Changing D is tr ibu tion  of Fashionable 
Residential Areas in Six American C ities. 
(Hoyt, 1939).

Five categories of rent are iden t if ie d . Johnston (1971) summarizes 

Lhe principal elements of these maps in the following terms .

1. The highest rental area is in every case located in  one 

or more sectors on the side of the c i ty  . . .

2. High rent areas take the form of wedges extending in

certain secto rs  along r a d i a l  lines from the centre to

the periphery...

3. Intermediate rental areas or areas fa l l in g  ju s t below the

highest rental areas, tend to surround the highest rental

areas or to adjoin such areas on one side . . .
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4 . Intermediate rental areas on the periphery of other sectors 

of the c i ty  besides the ones in which the highest rentals 

are located are found in certain c i t ie s  . . .

5. Low rent areas extending from the centre to the edge of 

settlement on one side or in certain sectors of the c i ty  

are found in p rac t ica lly  every c i ty .  There may be a low 

rent wedge extending e n t ire ly  through the centre of the 

c i ty  . . . .  or from the centre to the periphery on one side

or sector . . .  or a low rent area near the centre of the ci i.y 

with an intervening high rent arc may be matched by an area 

with equally low rent on the periphery of the same sector 

One or more sections of a c i ty  thus acquire a low rent 

character, and in these sectors there is no tendency towaios 

an upward gradation of rents from the centre to the periphery 

(Hoyt, 1939).

The great advantage of Hoyt's model over Burgess', p a rt icu la r ly  in 

the present study where the framework of these models is used to analyse one 

of the ir  elements, is the fact that Hoyt’ s has greater f l e x ib i l i t y .  He shows 

tha t as the c i ty  grows, the fashionable (high status) areas follow a d e f in ite  

ordered path, creating a sector inv io la te  from lower order sectors. At. the 

same time communities of lower orders endeavour to crowd against the high 

status group, seeking, perhaps by association, some advantage. The high 

status sector occupies not only the land which is geographically optimal, 

but also of course acquired at a high price.

The high status sector, which can be iden tif ied  in the embryo 

stage of c i ty  growth is i n i t i a l l y  found adjacent to the re ta i l  and o f f ic e  

functions of the core. The d irection of growth is then determined by a 

number of factors detailed by Johnston (1971) :
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1. High grade residentia l growth may proceed from the o r ig in ,  

along major roads such as those link ing  other important 

towns, ports and prosperous farming d is t r ic ts .

In other words the l ine  of movement of prime t r a f f i c  affects 

the growth of the sector of the a ff luen t and eminent members

of the community.

2. The geographically prominent parts of the embryo c i ty  a t t ra c t  

the sector. These partb would be desirable having as they 

would, good views and freedom from floods, away from the 

industry with i ts  po llu t ing  odours, and close to fine 

recreational opportunities which may take the form of parks, 

forests or even the open countryside. An important point 

which Hoyt makes is that should the l in e  of the contour 

travel in a d irection contrary to that of the sectot , then 

high status growth w i l l  move in that d irection .

3 . High rental d is t r ic ts  w i l l  tend to move towards open parts

where further expansion is possible, and not in to  a confining

cu l-d o -o a a .

4. The location of the leaders of the community is important in

determining the d irection oI growth.

5 . The trends of movement o f o f f ic e  build ings, banks and stores,

pull the high priced residentia l neighbourhoods in the same

direction . . .

6 . The pattern of the most e f f ic ie n t  and the e a r l ie s t  network

of transportation tends to determirr where the high status

community w i l l  l ive  . . .

7. The growth of high rent neighbourhoods continues in the same

direction fo r  a long period oi time.
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8 . De luxe high rent apartment areas tend to be established 

near the business centre in old residentia l areas.

9. Real estate promoters may bend the d irection  of high 

grade residentia l growth (Hoyt, 1939).

The consequences of these opinions arc that the i n i t i a l  pattern of 

high status settlement la id  down during the infancy of a c i ty  w i l l  persist 

and i t  w i l l  retain i ts  peculiar character. The wealthy w i l l  be confined 

to th is  sector o f the c i ty ,  unless of course, they are, fo r other reasons 

prepared to l ive  in a sector of lower status. The development of the sector 

w i l l  always be outwards from i ts  i n i t i a l  point, and w i l l  be un like ly  to bend 

in deviation from th is  o r ig in a l  and n td l  direction . On e ither side

of th is  high status sector there w i l l  be sectors o f the next status group 

endeavouring to get as close to the high status homes as possible.

Hoyt's dec tors Applied  to Johannesburg

Those processes which produce sectors of s im ila r socio-economic 

structure in c i t ie s  have operated in Johannesburg from i ts  inception. This 

patter is well known and has ! een described by Davies (1964), Corke (1959), 

Lipworth (1961), Fair (1903) and Hart (1974). The sector theory is 

important in th is  study because i t  provides the key concept which underlies 

the pattern of residentia l development. This concept reveals some of t^e 

most s ign if ican t determinants of real property values. In pa rt icu la r  one 

should note Hoyt's views regarding the choice of dwelling sites by the 

contnunily's leaders and the wealthy. These are based upon certain physical 

and social advantages and they create an id e n t if ia b le  o rd e r  in the real 

prOjj^rty market. In the present study of Johannesburg i t  w i l l  be shown that 

the high status sector has been the primary determinant of the c i ty 's



residentia l morphology and i t s  evolution, and that th is pattern is l ik e ly  

to be perpetuated.

Some Cri t i c i  sms o f the Sector Model

A number o f important c r it ic ism s of  Hoyt's model have emerged.

F irey's (1947) attack encompassed the whole ecological movement. He called

both the zonal and sectoral models 'idea lised, description' and c r i t ic is e d  

the former because ' nowhere in the theory is there a de fin ite  statement of

the modus operand i by which people and groups are propolled to th e ir  appointed

niches in space'. His c r it ic is m  of Hoyt was not unlike Davie's c r i t ic ism  of 

Burgess, that

'Though vague concentric and sector pa <.erns are apparent 
in  certain types of land use, the mors important fact is 
the variation of land use w ith in these zones . . .  There 
are, to be sure some rough car 'aphic patterns to be 
found now and then in land use. 'hich are ju s t  tangible 
enough to make the concentric-sector theories plausible.
Indeed, i f  there were not, i t  would be something of a
mystery how such theories had come to be formulated.'
(Firey, 1947).

Perhaps the most s ign if ica n t contribution of Firey was one pointed

to by Johnston (1971) in which he shows that c i ty  land use patterns (and

therefore, residentia l land valuation p t te rn s )  are not ba^ed on purely 

determ in istic , economic mechanisms, but are the product of man's cu ltura l 

and emotional evaluation of places. In fact the two crucial variables in 

determining the urban pattern were 1 sentiment and symbolism' (Firey i945) 

and in  support of th is view detailed studios of Bos ten were presented.

Johnston (1971) shows that this is a theme which para lle ls  that of Quinn, with 

his special in te res t in c i ty  h is tory . Firey viewed each c i ty  in terms of his 

'cu ltu ra l ecology' which by i ts  tenets demanded th e ir  study as i n d i v i d u a l  and
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unique  phenomena. In reviewing these themes one cannot se i  models 

presented here and those counter ideas of Quinn (1940), Firey (1945, 1947) 

and Johnston (1971) as being mutually exclusive. In fac t th is  study shows 

the existence of both zones and sectors while at the same time evaluating

the presence of sentimental and symbolic factors as they a ffec t individual

groups and thvi behaviour in the urban land market. This view is 

corroborated by both Rodwin (1950) and James (1948). The la t te r  remarked 

that 'the most revealing finding of F ir  y 's study was the remarkable way 

in which i t  tended to confirm rather than re fu te , Hoyt's th e rry1. Rodwin 

showed that Firey was selective in his attacks, that ho raised points 

adequately and s a t is fa c to r i ly  covered by Hoyt, a c r it ic ism  which could also

be levelled at Jones (1960) who favoured F irey 's  findings (Johnston , 1971).

The Duncans (1960), on the other hand, decried the pragmatic approach to 

sector d e f in it io n  on the grounds that i t  was a case of 'making the facts 

f i t  the theory1.

In reviewing cr it ic ism s to establish a conceptual basis fo r  a c i ty 's  

land-value morphology, one should perhaps be -eminded that Hoyt was 

interested in where the leaders of society lived. He saw these people 

as the major catalysts of the social topography. Where he was wrong was 

in an over-simplified morphology. As Rodwin points out, each group in 

the community w i l l  have i ts  own leaders towards whose homes the ir  

residential patterns w i l l  be orientated. The resu lt of th is  is a much 

more complex pattern thdii that which Hoyt presented. In the present 

study,th is point o f Rodwin's must inevitab ly be fu l ly  subscribed to, and a 

model showing the high status sectors or zones of d if fe re n t ethnic, racia l 

or l in g u is t ic  a f f i l ia t io n s  w i l l  be presented. Each of these w i l l  in turn 

have i ts  cun prime residential land-value region. I t  w i l l  be shown that
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sentiment and symbolism i l lu s tra te d  by such items as language, re lig ion  and 

in s t i tu t io n ,  can, and un, have a profound e ffec t on residentia l development 

and the market fo r residentia l land in certain areas.

One f ina l c r i t ic is m  of Rodwin's is worth pursuing. Hoyt paid no 

attention to the question of government a c t iv i ty  and especially to the planning 

machine. Here is an area of neglect since by superimposing a plan on the social 

topography of the sector model, fundamental changes in the form can be achieved.

Rodwin (1961) also noted that

1 Among the diverse conditions sought today are adequate 
access to employment centres for the principal and 
secondary wage earner; convenient location to schools
and shopping centres; and physical settings providing
adequate and a ttrac t ive  housing, open space and recreation
areas. 1

No mention is made of the important consideration that d i f f e r e n t  groups view 

th is  decision in d i f f e f  ’n t  v v j j .  For some,  noise po llu t ion  is ir re levan t, 

fo r  others i t  is so important as to be a major factor in the location decision. 

The d if fe re n t behaviour patterns may be cu ltura l or economic. They are the 

type of consideration th is study w i l l  pursue.

The Multip le Nuclei Concept

The last o f the classical theories is the m ultip le  nuclei concept 

o f the geographers Harris and Ullman, produced in 1945 (Fig. 1.4). They 

concluded that both the concentric zone,as a general pattern, and the sector 

aspect, as applied p r im arily  to residential patterns assume (although not 

e x p l ic i t ly )  that there is but a single urban core around which 1 and use is 

arranged symmetrically in concentric or radial p i- te rns. If broad 

theoretical terms such an assumption may be vaVd, inasmuch as the handicap 

of distance alone would favour as much concentration as possible in a small

■r
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Fig. 1.4 - The Multip le Nuclei and Sector Conceptualisations
— --------  o f Urban Land-Usc Patterns (Harris and Ullman. 1945)

Key : 1, CBD; 2, Wholesale and Light Manufacturing;
3, Low-class Residentia l; 4, Middle-class
Residential; 5, High-class Residentia l;
6 Heavy Manufacturing; 7, Outlying Business 
D is t r ic t ;  8 , Dormitory Suburb; 9, Industria l 
Suburb.

central core. Because o f the actual 'physical im poss ib il i ty  of such 

concentration and the existence o f separating factors, however, separate 

nuclei arise ' (Harris and Ullman, 1945). The assumption is ta c i t ly  made 

here that the concentrations are the resu lt o f economic forces. The present 

study looks upon any object in the urban landscape which has a concentrating 

e f fe c t  as a nucleus, and therefore, admissible under th is heading. As an 

i l lu s t r a t io n ,  a fine stretch of open park-1 and w ith in  the c i ty  may form a 

nucleus of high land values due to i t s  recreationa l, scenic and other 

aesthetic qua lit ie s . I t  would be in teresting to see how rapidly the land 

values fe l l  o f f  from a peak adjacent to such park-1 and. In the same way 

other features such as shopping centres, schools and un ive rs it ies , 

recreational f a c i l i t ie s  and important ins t i tu t io n s  would a l l  act as nucle i, 

some a ttrac ting  high values o f residentia l land, and some affecting them 

adversely.



F i l t e r i ng as n Process of Change

An attempt has thus far been made to establish the linkage between 

urban growth theory on the one hand, and the theory of the urban land market 

on the other. At th is scale the c i ty  has been viewed as an e n t i t y .  One 

is now in a position to abandon the meso-scale of analysis and concentrate 

upon change in the neighbourhood, since land values vary not only between 

groups o f suburbs, but also w ith in  i n d iv id u a l  suburbs. ihe mechanism for 

the change of individual neighbourhoods is usually referred to as the 

f i l t e r i n g  process  and th is  is now examined more fu l ly  in re la tion  to housing

(Fig. 1.5).
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Process. (Johnston, 1971).



Grigsby (1963) defined f i l t e r in g  as a change in occupancy down 

the income (or social) scale, of which the converse is the movement, of 

individuals up the qua lity  scale. I t  is a process which depends on the 

creation of new vupp ly. This leads one to speculate upon the reasons why 

upper-income group* "egularly choose to leave the ir  homes and build new 

ones. Lowry (1960 who was interested in the process of qua lity  decline 

in housing and its  re la tionsh ip  to value, made the fo llowing observations.

1 The in i t i a l  cause of f i l t e r in g  is due to te c h n o lo g ic a l  obsolescence  where 

change in innovation is  rapid. This applies p a rt icu la r ly  to heating and 

l ig h t in g  systems, plumbing, the arrangement ol rooms and the e f f ic ie n t  

u t i l iz a t io n  o f space, to the general co-ordination o f,  and the provision 

fo r modern appliances and to the modes of family l i f e '  (Lowry,1960). 'he 

second consideration is  s ty  la  ob.' Ic.'.ccnce which, as a production policy 

appears to have been borrowed by the automobile industry from the worn mi s 

clothing industry, and has recently spread to the appliance industry. In 

house building there are c learly  defined fads in arch itectura l ty lo  which 

frequently evoke past styles. ' Moreover, id e n t if ia b le  naidn ss per sc. does 

not seem to be so desirable a qua lity ; people tend to be apologetic about 

the raw look of very new houses. Concomitantly, iden ti i  iable age, pa rt icu la r ly  

a n tiqu ity , is  not p e t  devogatory . While i t  seems un like ly  that style 

obsolescence is very in f lu e n t ia l  in the decision of home ownct s to chanle 

residence, i t  is almost certa in ly  a consideration to renters who arc 

considering a move to other rental quarters, or the purchase of a 

(Lowry, I960). P h y a 'c a l d  ‘ay ,  or depreciation, is the th ird  consideration 

which causes the upper income groups to leave th e ir  homes and build new ones. 

The term physical-depreciation has always had an ambiguous meaning, and 

s t r ik in g ly  so in the case of housing. As Lowry says, 'the roof may sag, 

dry ro t nwy undermine the foundations, the bui lding may se t t le .  These
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are d i f f ic u l t ie s  not easily remedied and involve a real decline in 

s tructura l qua lity . Deterioration of th is  type is e ither im p l ic i t  in  the 

structure from the beginning, as an incident of fraud, or m iscalculation, 

or i t  is the inevitable or unpredictable consequence of the passage o f time'. 

Of these considerations the f i r s t  two are most l ik e ly  to in i t ia te  

d issa tis fac tion  with high-income people, and s ty le  obsolescence is probably 

the more important. Other causes of f i l t e r in g  may be added to those o f 

Lowry : s ites may become obsolete due to the local in trusion of a deleterious 

influence, such as the widening of a road; tho construction of a power station 

the removal of a be lt  of trees and so on. I t  is d i f f i c u l t  to understand 

Johnston's (1971) contention that th is  type o f change seldom affects high 

status areas. Another type of obsolescence namely locational obsolescence, 

is  more serious, since i t  may affect a much larger number o f families. I t  

might be started by a number of cases of s i te  obsolescence which could c ’ use 

a mass out-migration and a reduction in values as often happens when a free

way or express-way is b u i l t  without regard fo r  property values. So 

hypothetica lly at any rate, neighbourhood change has a s truc tura l and social 

manifestation w ith in  the sector which may also be found at the periphery.

I t  has been likened to a chain reaction which once started at some inner point 

r ipples at varying ve locity towards the outer margin. I t  is o f course 

conceivable that the r ipp le  could occur in the opposite d irec tion  as well.

The market fo r residentia l land w i11 fluc tua te  in sympathy with the f i l t e r in g  

process, so in th is  sens ■ f i l t e r in g  is a determinant of land values.

Social Area Anj! ys i s

l eading lo g ica lly  from concept', of the f i l t e r in g  process and the 

models of Burgess and Hoyt is  the work of the social area analysts Shevky 

and Bell (1955). The relevance of th i school of thought to the residentia l



mosaic and the concomitant property values l ies  in the questions which i t  

seeks to answer. F i r s t l y ,  do d if fe re n t population groups tend to occupy 

separate residentia l areas, and i f  so why? ; eeaond ly , how many such basic 

dimensions of th is d if fe re n t ia t io n  ex is t ?; and t h i r d l y ,  do the d if fe re n t 

groups tend to occupy certain types of locations re la t ive  to other land 

uses in the system ? (Shevky ariu B e ll ,  1955). The answers to these 

questions reveal three dimensions of tlie spatial d iv is ions of society : 

Booio-aconomic .• i-at.u.■, fctm i !.y » Ui • and d h n i ' '  t a tu . i . Johnston (197.5) 

notes that groups separate frum each other in order to maintain the ir 

iden t ity  and to reduce contact with other groups. So the system of 

residentia l d if fe re n t ia t io n  re flec ts  group a ttitudes to space and 

access ib il i ty .  In a purely spatial sense, as Berry (1972) has observed, 

individuals of s im ilar socio-economic status tend to be sectora lly  

d is tr ibu ted , those oi s im ila r f  : ly  status are arranged in zones and those

of s im ilar ethnic j r ig in  are gathered in discrete c lus te rs . The resulting 

pattern is one of radial lines superimposed upon concentric c irc les  which 

create a c e l lu la r  mesh with each ce ll deemed to have a degree of socia l, 

ethnic and economic homogeneity  and with a s im ila r family s ta tus . Both 

Lipworth (1961) and Davies (1964) have noted s im i la r i t ie s  between the 

spatial d isposition of selected socia l, economic and land use variables in 

Johannesburg and the model:, of intra-urban socio-economic organization.

Cohen and Hart's (1973) study of Portuguese immigrants in Johannesburg 

showed that th i > alien minority group tended to c lus te r in residentia l 

enclaves that o ffe r  both cheap housing and proximity to place of work.

Some important considerations for the res identia l land market emanate 

from the views of the social area analysts. F i r s t ly ,  the homogeneous nature 

of sub-groups in residentia l areas implies the homogeneity o f property prices



in such areas. Secondly, th is  characteris tic  implies also that urban 

processes o f growth, decay and renewal w i l l  have s im ila r spat al manifestations. 

F ina lly  the development of new housing at the rural urban fringe w . i l  be in 

ce lls  which conform both physically and socio-economically. This is important 

since i t  permits va lid  comparisons of property prices to be made over time.

Factorial Ecologis ts

Factorial ecology was born out of the c r i t ic a l  examination of the 

provocative social area model, which in turn has its  roots in the work of 

the early urban ecologists (Hart, 1974).

I t  seeks to describe and explain, using factor ana ly tic  methods, 

the areal d if fe re n t ia t io n  of the characteris tics and behaviour of human 

populations (Rees, 1971). Hart (1974) notes that the greatest research 

e f fo r t  in fac to r ia l ecology to date has been at the urban scale and that a 

substantial body o f cross-cultural urban fa c to r ia l ecology has emerged.

These stud ies, based mainly upon Western u rb a n - industria l societies have 

shown that the residentia l areas of these c i t ie s  may, in most cases, be 

d iffe ren tia ted  according to economic status and the family structure and 

age of the sub -d is tr ic t  populations. In instances where societies are 

e thn ica lly  hetcrogencou: the urban residentia l areas have been found to be 

further d iffe ren tia ted  according to ethnic composition (Timms, 19/’'',

Tin ms, 19 7 1 ) .  Both economic and f a m i ly  s t a t u ,  f o l lo w  the broad f in d in g s  

of  the s o c ia l  area a n a ly s ts .

f a c t o r i a l  e r o l o . y  become p o ss ib le  and f e a s i b l e  with the* advc i. o f  

the d ig i ta l  computor. This in nov a t io n  made p o s s ib le  ttv* handling of the 

v a s t  data matr ices  which am a c h a r a c t e r i s t i c  of these studies (Hart, 1973). 

The primary s i g n i f i c a n c e  of employing f a c t o r  analysis in social ecological
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studies was that i t  made e x p l ic i t  and objective tfv multi-dimensional 

urban structure implied in the work of Curgess and Shevky. I t  also 

relates specific urban social dimensions in a general way to the spatial 

views of c i ty  structure held by Burgess and Hoyt (Hart, 19/3). A model 

of the socio-economic structure of Johannesburg based upon the iactor 

analytic  approach (Fig. 1.6 and Table 1.1) reveals that, the ce l lu la r  

characteristics have considerable relevance fo r the residentia l proper ty 

market. I f  the symbolic designation of each cell accurately describes the 

characteristics of i ts  population, then i t  should simultaneously describe 

the consumer preferences of that population insolar as housing is 

concerned. This proposition w i l l  be tested in a subsequent chapter of 

this thesis.

Table 1.1 - Simple Dichotoi i ira i ion of Socio-Economic onsions
(Hart, 1973)

Factor 1 Factor 2 Factor 3 Factor 4 Factor 5

Socio-
Economic
Status

Stage in 
L ife  

Cycle

Southern
European
Immigrant

Jewish and
Afrikaans
Population

Non-Hhite 
Population

High (H) Young (Y) Many (M) Many (M) Many (M)

Low ( I ) Old (0) Few (F) Few (F) Few ( f )

The models and processes o f  urban growth and urban s t r u c t u r e  examined 

thus f a r  have i l l u m i n a t e d  a number o f  quest ions r e l a t i n g  to the s p a t i a l  

p a t t e r n  of  r e s i d e n t i a l  development and r e s i d e n t i a l  land va lues  . They reveal  

t h a t  c i t i e s  a re  constructed  : n zones,  sectors  and nodes w i t h  a soc ia l  

topography which in terms o f  income, o c cup a t ion ,  r e l i g i o n ,  H f e  s t y l e  and

m « .- -S'
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Ficj. 1.6 - A spatial model of the socio-economic structure
of Johannesburg. Letters in ce lls  re fe r to the 
dichotomized factors of Table 1.1. Each cell 
contains f ive  le t te rs  i l lu s t ra t in g  the character 
of the ce ll in terms of each of the f iv e  factors. 
(Hart, 1973).

stage in the family cycle is  not uniform. To fu rthe r understand th is  lack 

of uniformity in socio-economic status and urban behaviour, and the land 

valuation patterns which resu lt from i t ,  one must understand the reasons 

fo r  the development ol t h i s  soc ia l  topography.  The views of Louis W ir th  

(193H) are apt in t h is  connect ion.
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THE FAMILY CYCLE AND LOCATION

A fcONAi. STRUCTURE 

CBD Periphery

£li t) I. Smoil To**

2 Gro-wih N*w hewies •<»
'  A  > t^bu/bs for you"5 fom il.tl

U  U  Li U  U  UOv^J hw?M.

3 S u b d iv is io n  of oM h ime% 
Mu^e n«<» ^.Lurbun h*mo#

6  0  A 0  (j t iO

4 Flo* C»M!'«<■* nl>
E iyor>%-nrt 0# OPOfl.llfnl o*to 
M r v »  » r t l to  M w  o j t f r  s u h u r b l  

A '/tn ) .,f m n tt ilUuibs less 
moMi'jr

.  .W O IV I IJ A J .  F A M l . i t  S

dj til (A 0  d  D O  I N«W ApOil*«M-
Nt» Hbuiben home.

2 Subdiv-Kd K x .lt  -n««ii)d 
h e u i i  -  S u b u i b e *  h o - n

Fin. } . /  - S implified Cross-section Through a City
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of the Family Cycle Location Process 
(Johnston, 1971).

Louis Hirth : A Behavioural Co n t r ibution

The hou'> i nj requirements o ' an individual are l ik e ly  to vat y with 

the L i f t -  a t i jh  he chooses. In general people choose famllism, consumerism 

or careerism, or combinations of these in  the ir  s ty le  of l i i ' j .  Theso nit: 

thn Lrree major l i f e  styles. In terms of res identia l patterns, family-
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centred households tend to choose s ing le-fam ily units because of the space 

fac to r, the ownership factor and the family security f actor, i he car eer- 

and consumer-oriented individual tends to choose the rented apartment. At 

the outset there fore , one is confronted with a simple model of two housing 

markets. As has been noted elsewhere, an objective of the present, study 

is to describe the way these two markets arrange themselves in space. This 

may be done by examining the transportational behaviour of the d if fe re n t 

groups, since transport overcomes the f r i c t io n  created by space.

The Journey to Work

Because employment is concentrated at the c i ty  centre the journey 

to work is the principal t r i p  or ig inating  from a household each day. For 

those who are powerful ly oriented towards the c i ty  centre the access ib1 i >.y 

function assumes great importance, and they locate th e ir  homes as near the 

centre as possible. Residential land close to the centre is therefore more 

expensive than tha t fu rthe r out. This pattern ba . on access ib il i ty  

yields a curve of the form of a negative exponential function which declines 

rapidly with distance in the non-residential uses and than more gradually 

through the suburbs. The pattern was that found by Knos (1962) and oth-rs.

The model makes the assumption that the c i ty  is mono-nucleated and that the 

housing markets are segregated with apartments close to the CBD and single 

family units fu rthe r out. I t  is a simple two-zone model. Johnston (1971) 

comments that i t  does not allow for in e r t ia  since many older homes do not 

make way fo r  f la ts  as the owners moj be re la t iv e ly  r ich  family-oriented persons, 

mere may be no demand fo r land fo r  apartment , or the s ites may simply be 

unsuitable fo r a change in " md use. This pattern is found in Johannesburg.
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Other Journeys

While che f i r s t  model was based on access ib il i ty  to work, or the 

desire to minimise commuting costs, a common t r a i t  of career-oriented 

households (Richards, 1963), Johnston (1971) shows that in the family- 

centred units , other t r ip s  such as to school, shops and recreational 

fa c i l i t ie s  may assume a greater importance, and the minimization of t o t a l  

costs may involve a long commuting t r ip .  So the greater the commitment to

famil ism the less important is the centre of the c i ty .  This h/'s great

significance fo r the land market since individuals and fam ilies of th is  

i l k  w i l l  seek chcaper land on the periphery where stands are larger, the 

a ir  is  cleaner, the t r a f f i c  less dense, the noise level abated and the open 

spaces more extensive. These people w i l l  tend to have younger fam ilies, 

lower incomes, and be at an e a r l ie r  stage in the l i f e  cycle, with t in

converse applying to individuals in the inner suburbs. This pattern is

borne out by studies in Johannesburg (Hart, 19/4).

The Age of Housing

Another consideration is  the age of housing,with old houses near 

the centre of the c i ty  and new ones at the margin. The f i l t e r in g  model 

suggested the passing down of housing in the social scale which might be 

construed as incompatible with the young-marrieds on the fr inge . This is 

however not necessarily o, s ine  the land on which the older ho.nes are 

b u i l t ,  because of i t s  location o i . - a - v i n  the peak-I and-value ol the c i t y ,  

is u s u a l l y  too expensive for lowir income groups. This housing is e ither 

subdi/ided, thus giving a greater eturn with the large houses being occupied 

by groups of career-oriented individuals who give their- home . l is t ina t ive  

names, such as, in the case of Johannesburg, The Vicarage, The Eton Arms,
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Milnerloo, The Pink House and so on, or single families w ith s im ila r l i f e  

styles occupy them. So the zonal pattern persists but with a sectoral 

overlay. Anothei factor relates to the money market. Mortgages are 

d i f f i c u l t  to obtain on old deteriorated housing which is a reason why the 

older homes are usually occupied by older people who do not feel the need 

to jo in  the f i l t e r in g  process (Johnston, 1971).

The Resident la 1 Cycl e_

Foote and others (1960) have developed a residentia l cycle which 

models the residentia l behaviour pattern typical o f the in d iv id u a l. The 

cycle describes the various payments made in exchange fo r res identia l 

accommodation during the l i f e  cy< 1e , and although i t  says nothing about 

lo c a t io n *  th is  is  read ily  gleaned when viewing i t  against the models 

presented above ( f ig .  1.7).

'From the time of i t s  formation by a marriage, u n t i l  shortly
a fte r  i ts  dissolution by death of one o f the mates, a family
tends to go through th is  typical sequence of changes of
residentia l status :

1. Rental of small furnished apartment, perhaps b r ie f ly  
preceded by l iv in g  with parents o f one mate.

2. Rental of la r ' " ' r  unfurnished apartment connected 
with changes of husband's jobs.

3. Purchase of small second-hand house, bu ild ing of small 
equity.

4. Purchase of larger new house, often coincident with 
fu rthe r changes of husband's jobs or income: fu rther 
increase of equity.

5. Expansion of house by some remodelling; completion
of payments; "s e tt l in g  dovn" often while children are 
in high school.

6 . For a few, custom-building of a house.

7 Children leave home, neighbourhood begins to deteriorate.

8 . Sale of house longest occupied; purchase o f smaller 
house or rental of apartment near centre of c i ty .



9. Death of one mate; b r ie f  retention of separate home 
by survivor.

10. Sale of house, surviving mate moving in with a ch ild  
or into an in s t i tu t io n ' (Foote, 1950).

The broad outlines between Foote's cycle and that of Abu Lughod 

and Foley (1960) are substantia lly  s im ila r. I t  is immediately apparent, 

of course, that fo r certain categories of the market the cycle is very 

important. In the case o, small homes on small s ites at low prices, but 

w ith in  a high status sector (the two am not mutually exclusive in terms of 

Hoyt's model) step 8 can rad ica lly  upgrade the price of land. This is 

because re tired  people, looking for a smaller home when the space required 

by the children is redundant, are also s u f f ic ie n t ly  well endowed f in a n c ia l ly  , 

to raise prices in these lo c a l i t ie s ,  since they w i l l  recently have sold large 

homes (step 7). This is a feature of certain parts of the Johannesburg 

housing market and in th is sense is a determinant of value.

To conclude one may quote Johnston (1971) that, through the 

operation of the land -na lv - ' h&chanicr. , the d if fe ren t preferences fo r 

a c ce ss ib i l i ty ,  space and seclusion, plus the spatial patterns in the housing 

stock, a zonal pattern of l i f e  sty le  choices should emerge w ith in  the c i ty .

The Mig rant Minot i ty - Group Cluster

One f ina l social determinant of land value and residentia l 

development needs to be examined with i t s  conceptual influences. This 

is the location of m inority or migrant groups in the c i ty  and th e ir  e ffect 

upon the market (Mg. 1.8). Johnston (1971) id e n t if ie s  migrants as poor, 

unskilled people who are unused to c i ty  l i f e  who tend to form a c lus te r or 

an urban v il lage  for social and economic security. They are characterised 

by a lack of integration with the host community and a lack of mob 1 i t y ,



both social and physical. While i t  has been claimed tha t they become 

integrated with the passage o f time the model presented here w i l l  produce 

evidence to the contrary. I t  w i l l  be shown that the spatia l manifestations 

of these groups are strongly controlled by ethnic, l in g u 's t ic ,  re lig ious and 

economic considerations, that the ir  cu ltura l overlay sets them apart, and 

that th is  manifests i t s e l f  in the land market by an upward moving price 

because of the desire of others of the same group to move into the area. I t

also shows that the host moves out of the lo c a l i ty  as a resu lt o f pressure,

on the one hand, and due to the p o ss ib i l i t ie s  of easy gains in a se lle rs '

market, on the other. Here one is dealing exclusively with the lowest end of

the socio-economic spectrum. At the upper end there are also ghe tto - l ike  

enclaves of groups found in Johannesburg who fo r  cu ltu ra l reasons have 

resisted integration with the host, p a r t icu la r ly  where inter-marriage is 

concerned. This ra c ia l ly  segregated group has affected the housing market

O » #* • '• iw t t
# ###*«; eoweveilv 

— *,#»&***

Fig. 1.8 - Schematic Diagrams of a Growing C ity ,  Showing the 
Various Hypothesised D is tr ibu tion  of Migrant Groups 
(Johnston, 19/1).
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considerably in certain areas, p a rt icu la r ly  where i ts  in s t i tu t io n s  are 

located. Whereas the f i r s t  type of migrant or minority group c luster 

tends to be found in the zone of trans it ion  (Burgess iy?4), the la t te r  is 

found in the penultimate zone and is characterised by rather less 

propinquity between members.

This chapter has reviewed a number o f models which form the oasis 

of much of our understanding of soc ia lly  rooted determinants of residentia l 

property vaiues and of residential development.

Socially Rooted Determinants of Rei;n ,-»ntial Land Values 

1. Socially rooted determinants dependent upon physical factors.

These are a set of determinants many of which were iden tif ied  by 

Hoyt (1939). They encompass the inherent physical qua lit ies  of a s ite .  

More s p e c if ic a l ly ,  they re f le c t  the views, the climate, the s o i ls ,  the 

degree of prominance of une lo c a l i ty ,  the freedom from po llu tion  by suokn 

or noise, the qua lity  of the natural and exotic veqr.tation, the aspect, 

the slope and the facing, the degree of protection from winds and floods, 

the shape of the s ite  and f in a l ly  the re la tionship of the s i te  to those in 

i t '  general lo c a l i ty .  Social va li s arc attached to a l l  these essentia lly  

physical qua lit ies .

?. Socially rooted determinants dependent upon access ib il ity

Much value is attached to distance in the urban system. Watson 

(1955) has described th is  syndrome. He notes that distance can be 

measured in a varie ty of ways - physica lly , chronologically* emotionally.
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psych lo g ica lly  or behaviourally. A ll have a social value attached to them 

which can be translated into monetary equivalents. The most important 

distances a ffecting  the household are those to the place of work of the main 

wage-earner (usually the CBD) and those to the schools, shops and recreational

fa c i l i t ie s  a ffecting the rest o f the family. I he geographical location of the

household with regard to these distances w i l l  to some extent determine the 

value of the property i t  occupies.

3 . Socially rooted determinants dependent upon s ite  size

These spatial c r i te r ia  refer sp e c if ica l ly  to the size of a s ite . 

Many, such as Beckman (1957) regard th is  as a key variable in  the property- 

price equation, and probably because of i t s  influence much importance is 

la id  upon i t  by certain members o f the community. This importance is 

reflected in the prices paid fu larger s ites.

4 . Socially rooted determinants dependent, upon status

Status is an extremely important factor in determining property 

prices in urban areas. As Johnston (1973) notes

'to  transmit one's status in general terms, housing and, in 
pa rt icu la r ,  one's address are widely accepted as a symbol 
of position in society. Unlike many other symbols, address 
is usually not ephemeral; the characteris tics of an area's 
social environment often remain constant for several dec'1', es, 
even though the residents may change several times over, and 
these characteristics become widely known, through such 
generally accepted indices as property values, neighbourhood 
appearance and dwelling s ty le s '.

In another paper (1972) Johnston observes that . . .  there seems 

to bo general agreement w ith in c i t ie s  of a d is t r i c t 's  social position . . .  

the higher a d is t r i c t 's  status, the more desirable i t  is as a l iv in g  area 

fo r most people'.
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The influence of status can also be interpreted in other ways, 

some of which have been detailed in the present chapter. The leaders of 

society imbue the ir  residentia l areas with high status ju s t  as migrant 

communities have the opposite e ffect. Areas in which the population is ,  

fo r  the most part e lde rly , w i l l  in h ib i t  settlement by the young. Areas 

in which language, re lig ion  or ethnic o r ig in  play an important role in the 

community w i l l  be accorded a lower status by the host community. Status 

is therefore a wide ranging determinant with many in terpretations.

5. Socially rooter1 determinants dependent, upon h is to r ica l factors

The importance of h is tory as a determinant of res identia l property 

values re flects  those situations which are usually ascribed to 1 h is to r ica l 

acc ident'. Every township is conceived, planned, designed and la id  out 

both in space and in time. Inevitably the entrepreneurial decisions

regarding the number of stands, the size of the stands and the nature of

the survey re f le c t the times, and th e ir  imprint remains with the township 

fo r  a considerable period. In th is  sense h istory determines land values.

6 . Socially rooted determinants dependent upon the income of

individuals and th e ir  socio-economic status

The level and the range of residentia l property prices in any 

urban system is dependent upon the range of incomes and the socio-economic 

status of the population. Income is the r inal constraint imposed upon

the potential house-owner. Where the number of participants in the housing

market is largr- and diverse there w i l l  concomitantly be a great d ive rs ity  

in prices.



Socia l ly  Rooted Determinants of Res identia l Development

The extension of the residentia l areas of an urban system is in the 

f i r s t  instance a function of population growth. This must be true since the 

object of a l l  residentia l townships is to house people. However, the nature 

o f residentia l development is dependent upon a wide range of fac to rs , most of 

which are economic, arid w i l l  therefore be examined in the next chapter of th is  

study. 1 hose that are soc ia lly  rooted emanate primarily  from the processes of 

urban growth. These are the processes of invasion, succession, agglomeration, 

f i l t e r in g ,  renewal, b l ig h t in g , renovation, decentralization and dispersal. 

Residential development is also pos it ive ly  influenced by topographic factors, 

by the movement of other functions, such as o ff ice s , stores, banks and fac to r ies , 

by the location of important nearby towns and by the roads connecting towns.

Having examined the theories of urban growth and of the socio

economic structure of c i t i e s , and having establ ished a set o f soc ia lly  rooted 

determinants of res identia l property values and residentia l development one 

can move to a considerat,on of the economically rooted determinants.



CHAPTER 2 - THE ECONOMICALLY ROOTED DETERMINANTS OF RESIDENTIAL
LAND VALUES AND RESIDENTIAL DEVELOPMENT

This chapter reviews the economic access ib il i ty  models, extracts 

from them the economically rooted determinants of property values and 

those of residentia l development, and examines th e ir  l im ita t ions  and the ir 

relevance to the present study. Many of the models chosen lo r  review are 

concerned as much with commercial property as with residentia l property 

since they consider the principles governing values in each class of 

property to be fundamentally s im ilar. The contributions of the physiocrats, 

the agricu ltu ra l location theorists and the classical economists are included 

since they reveal the linkage between land f e r t i l i t y ,  land use, econo.ic rent, 

transportation and land value. Ihese elements which are a l l  conceived as 

market phenomena appear in various guises as the underlying parameters in the 

economic access ib il i ty  models.

The approach of the economic school of thought with regard to 

property values is defined by the fundamental role of the market mechanism 

and the natural forces of competition among economic a c t iv i t ie s  in an urban 

area. The assumptions upon which the economic models are founded a re , in the 

main, severely l im it in g  and fa r  removed from re a l i ty .  Despite th is ,  however, 

they generate useful and testable spatial models (Bourne 1971). Because of 

th e ir  constraint', they are regarded as belonging to the ■. .. vn • n n  • u i 

category.

The I im[ting ! ,su p t ions

The l im it in g  assumptions are described by Alonso (1964) in the 

introduction to his Study L >aatio> and Land Ua,' :
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' the approach . . .  w i l l  be . . .  that of economics, and frora
th is  wealth of subject matter only a p a l l id  skeleton w i l l
emerge. Both the Puerto Rican and the Madison Avenue 
advertising man w i l l  be reduced to that uninteresting 
ind iv idua l, economic man. The squalor of the pawnbroker 
and the f l a i r  of the exclusive fashion-house w i l l  disappear 
in to  that grey e n t i ty ,  the firm . The exquisite leg;I 
complexities of real estate w i l l  vanish into straightforward 
buying or renting, and the r ich  topography of the c i ty  w i l l  
vanish in to a featureless p la in '.

These l im it in g  assumptions can, of course, be severely c r i t ic is e d  fo r what 

they overlook, and one sees that in contrast to Chapter One, the market 

approach seeks to I ' l im i) .  i t v  most of the social determinants of va 1 u ■.

Bourne (1971) c r i t ic is e s  th is  aspect of the economic market approach saying

'man is not en tire ly  an economically rational animal with a single set of

market c r i te r ia  and with complete information at his disposal.. In fac t,  

contrary to the view of th is  school of thought, his decisions tend to re f le c t  

individual preferences, objectives, ignorance and even errors. The multitude 

of economic forces is extremely complex while there are also technological and 

transportational innovations, social a ttitudes and i ban development polic ies 

which add greater complexity to the patterns of urban land use than the pure 

a ccess ib il i ty  models would suggest (Bourne, 19/1). The approach in th is  

chapter is  chronological and follows the pattern of the ilow chart below 

(Fig. 2.1).

The Pnysiocrats andj,hp Theory of Rent

The economic theory of land values began with the in terests of the 

18th century Physiocr its in  the theory of cao;:o>' *<• r \ m l . These theorists 

pursued th e ir  interests in an agrarian economy, so i t  was understandable that 

th e ir  in terpre ta tion  of rent, pertained to ag ricu ltu ra l land, an in terpre ta tion  

s t i l l  followed today (Alonso, 1964). C it ies were re la t iv e ly  unimportant, and 

were regarded as parasites in the landscape. Alonso notes that th is lack of



3 7 .

R t C A H D O

VON T H U N K N MH*N',FOMfATr 11

A D A M  S M I T H

t A M ) I t  ONHMISTSK .M .H U R D

B U ilO K S S  I !•«>* . r-1 w Si.< ' IS'iMO*!
THEORY OF M INIM UM  

r m i , OF FRICTIONC IT Y  G RO W TH M O DKL9

HO YT

1 f I -VVf I M»wrtr OHS
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urban in te res t continued u n t i l  la te  in  the I'Jth century, and in some quarters 

persists to the present time despite the great increase in the importance of 

c i t ie s .

The foundation of present day theory is David Ricardo's classical 

theory of agricu ltu ra l rent which he produced at the beginning of the 19th 

century. His theory, although well-known is reproduced in outline here.

He said the f i r s t  land to be cultivated in any area would be the land of the 

f i r s t  qua lity . As the demand fo r agricu ltu ra l products increased so land of 

the second qua lity  would be brought under- cu lt iva t io n . This process continued 

u n t i l  theo re t ica lly  a l l  land was in production. The rent upon a piece of land 

of a pa rt icu la r qual i ty  was determined by i ts  ni n> tav.‘ p vo d u s t ive  advantage 

over land of the next qua lity  (Ricardo, 1817). Alonso (1964) relates that 

l ik e  Von Thunen, Ricardo recognised the advantage of proximity to the market 

in transportation savings, and that these savings would also accrue to landlords 

as rent. Ricardo's primary interest was, however, not in the value  of land, 

but in the f e r t i l i t y  of land, and he consequently offered no metnod of judging 

value. The great importance of Ricardo's work to contemporary theories of land 

values and to the present study is his clear statement of the re lationship 

between the q u a l i t y  of a s i te  (he used the term f e . v t i l  ' ty  in an agricu ltura l 

setting) and the re n t  i t  could command. Clearly, although a wide-ranging 

term, s ite  qua lity  is a primary determinant of s ite  value.

J.H. von Thunen's Theory of Rent and Land Use

In 1826 J.H. Von Thunen, sometimes called the ' fa th e r '  of location 

theory, produced his theory of rent and land use, and therefore, the f i r  t  

theory oi land values. This was applied sp e c if ica l ly  to ag ricu ltu ra l land.

He developed bid rent functions of the form of those in Fig. 2.2, and each 

land use bid against the others for the use of land. Land was in each case
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Fig. 2 .2 - Von Thlinen's Bid-Rent Curves ( Isard , 1956)

assigned to the highest bidder. The rent each crop could bid at each 

location was the savings in transportation of its  product which that s ite  

afforded in contrast with a more d istant s i te  ^Alonso, 1964). Land at the

margin o f production y ie ld e d  no savings in transportation and therefore, 

paid no rent. This idea is fundamental to a l l  a ccess ib il i ty  models and 

while Von Thtinen produced one in which the distance function was im p l ie d ,

Dunn (1954) and Isard (1956) have extended this theory with e x p l i c i t  

distance functions. The model of Von Thiinen was the f i r s t  to show that the 

linkage between land use and land value could be interpreted in term* of 

access ib il i ty  to some central point. The fundamentals of thcc.e access ib i l i ty  

characteristics can also be seen in Burgess' Concentric Zone model. I t  can 

also be shown that  where both the p r ic e  of  residentia l land and i ts  Spatial 

development are concerned, transportation is an im portant  factor. So, as 

a consequence of the access ib il i ty  requirements of human communities i L may 

be argued that transportation can determine the broadest l im i t  of urban 

property values. Von laiinen also makes a contribution to the subject of land
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use competition. The competing properties are those which are loco ted at 

the margins of homogeneous land use zones in the areas which Hoover ca lls  

the1 zones of an tic ip a t io n '.  Here property prices are a r t i f i c i a l l y  increased 

in antic ipation of changes in use and in a manner not very d if fe re n t from 

that described by Burgess (1929).

Cont r ibu tions of the Classical Economists

Von Thlinen was followed by the great classical economists of the 

nineteenth cm tu ry , Adam Smith, J.S. M i l l  and Alfred Marshal 1 but these 

erudite scholars produced l i t t l e  that would enhance our knowledge of the 

mechanism bv which values in land are spa t ia l ly  d if fe ren tia ted . Their views 

are included at th is  point since they were instrumental in introducing sc • 

of the constraints which are found in the contemporary economic models.

Adam Smith said nothing about land values, and contented himself w ith the 

remark that 1 urban land is unproductive and the behaviour of the landlord 

consistent with the monopoly s i tu a t io n '.  Nor did he o f fe r  any views on land 

use competition or the theory of competing rents. M i l l ' s  view was not 

substantia lly  d if fe re n t.  Ho said that the value of a fixed and lim ited 

supply of 'houses and building ground, in a town of d e f in ite  extent1 w i l l  be 

such that the demand is ju s t  s u f f ic ie n t  to carry o f f  the supply offered. This 

is once again consistent with monopolistic competition, with no mention being 

made of p e r ip h e ra l  growth. The town was seen largely as a a t a t i a  organism, 

and not as a dynamic system, in which land value is largely dependent upon growth, 

Marshall (1916) in his P r tn c ip le e  o f  rtaoncmin. devotes considerable space to the 

question of urban 1 and values. However, his interests are almost exclusively in 

what Alonso calls  ' the profit-making land uses' such as the re ta i l in g  component, 

i t s  associated wholesaling system and manufacturing industry. He was concerned 

with loca tion , and defines 's itu a t io n  value' as the sum oI money values ct the
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situation advantages of a s ite  (Alonso, 19G4). 'S ite  value1 said 

Marshall, 'was the price which a s ite  would fetch i f  cleared of buildings 

and sold in the free market, and this would be equal to i t s  s itua tion  value 

plus i ts  agricu ltu ra l ren t . 1 This is the f i r s t  indication since Von Thiinen 

of the economist's in te rest in land use compelition, with the various 

components of the market bidding against each other for the use of a s ite  

and that use capturing the s ite  ' from which the most p ro fitab le  results are 

an t ic ipa ted '. Another important factor in land values to which Marshall 

paid only ind irec t attention is  the of the s i te .  He stated that ' i f  

land is cheap he (the c n lv tp v  neuv) w i l l  take much of i t ;  i f  i t  is dear he 

w i l l  take less and build h ig h '. This is an example of achieving e q u i l ib r iu m  

in the factors of production of an enterprise. Marshall concludes that 1 the 

industr ia l demand fo r  land is in a l l  respects oara lle l to the a g r ic u l tu ra l ' .  

So, in the urban as in the agricu ltu ra l case, potential users of land make 

bids fo r various sites based on the ir  respective location advantages, and 

the highest bidder captures the land in each case. The para lle l does not 

extend to the f  r t i l i t y  of land (Alonso, 1964).

Marshall's analysis contains the essentials of present day theory 

as i t  is structured around tho market mechanism, but his theory does not 

extend to residentia l land (Alonso, 1964). Alonso (1964) c ites other 

omissions ;
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" . . .  the size of the s ite  is almost universally ignored.
Yet the market equlibrium ( in  which the market is cleared) 
must concern i t s e l f  with quantities as well as prices. [ In

d im in is h in g  u t i l i t y  with a l l  e x r- ip t th  v s a lth y  and
th a t  th is  i s  an example o f  the i t  -on - is L e n c j o f  the economic

. )
Later w r ite rs , however, seem content with considering a 
location as a dimensionloss point, and sp. of bidding for 
a s i te ,  paying no attention to i ts  sizt . he matter can be 
made very clear at the level of the firm . I f  two firms 
realize the same advantages with respect to a location, but 
one requires a s i te  only h a lf  the size of that required by the 
other, the former w i l l  be able to bid a price per square foot 
of land at that location twice as large as the la t te r .  Thus, 
fo r  the purposes of a theory in which the land market is 
cleared, and fo r the purposes of determining the bids per unit 
of land, the size of the s i te  must be considered, and the point 
of location must be given the a ttr ib u te  of extension. 1

The question of s ite  s i z e  to which Alonso directs attention here is 

o f  fundamental importance in th is  study. In the Johannesburg housing market 

there is a d irec t corre la tion between the size of a s i te  and i t s  price. In 

fac t in some lo c a l i t ie s  where space is a h i g h l y - p r i z e d  a t t r ib u te  of residence 

th is  factor manifests i t s e l f  in very high p r ic e s .  An attempt w i l l  be made to 

show that fo r  any pa t icu la r  area there is a standard s ite  size which adequately 

re flec ts  the requirements of that lo c a l i ty .  The re lationship between the 

loca tion , the price and the size of a s ite  w i l l  be examined in the f ina l 

chapter of th is  study. An attempt w i l l  be made to show that s i te  size is  an 

important determinant of value.

I

The ear 1y n ine teen  hundreds saw most o f  the a c t i v i t y  in  th is  

branch o f  economic theory  pass to America and t h i s  change was emphasised 

by Hurd's (1 9 03 )  c l a s s i c a l  s tatement  o f  the problem in h is  P r in c ip le s  o f  

C Pj L w . i  V a lie s .  His theory  o f  urban land va lues is fundamental  to a l l  

a c c e s s i b i l i t y  models and,  t h e r e f o r e ,  to  the prese t s tudy .  I t  c lo s e ly  

resembles Von Thiincn1 s model f o r  a g r i c u l t u r e  :



'As a c i ty  grows, more remote and hence in fe r io r  Und must be 
u t i l ize d  and the difference in d e s ira b i l i ty  between the two 
grades produces economic rent in locations of the f irs t-g ra de , 
but not in those of the second. As land of a s t i l l  more 
remote and in fe r io r  grade comes into use, ground rent is forced 
s t i l l  higher in land of the f i r s t  grade, r ises in land of the 
second grade, but not in land of the th ird  grade, and so on.
Any u t i l i t y  may compete fo r any location w ith in  a c i ty  and a l l  
land goes to the highest bidder . . .  P rac t ica lly  a l l  land w ith in  
a c ity  earns some economic rent, though i t  may be small, the 
f ina l contrast being with the c i ty 's  rent!ess and hence, 
s t r i c t l y  speaking, valueless circumference. 1

In summary :

Since value depends on economic rent, and rent on location, 
and location on convenience,and convenience on nearness, we 
may eliminate the intermediate steps and say that value 
depends on nearness (Hurd, 1903).

From the viewpoint of th is  study, and from that of other theoretical 

constructs, i t  must be clear that Hurd's statement is s im ila r to Ricardo's 

classical statement on agricu ltura l rent. One notes also that Hurd follows 

Marshall in link ing urban land value theory with ag ricu ltu ra l location theory, 

a fact which, when one considers Dunn's (1964) thesis, and that of Isard, 

(1956) is seen to be germane to th is  study. Hurd does not consider the 

thorny problem of the m'ze c f  the s i te ,  (Alonso, 1964) and he bypasses the 

question of residentia l land alues by saying f r i t  th e ir  basis is socia l-  

and not < - -m.m/.o. He allows that 'where residences contain more th i  one 

tenant... the basis of value is economic and conforms closely to the 

princ ip les governing business property , ' but does not explore the nai^r-e  

of th is  typv: of demand or make clear why residences w ith more than one tenant 

should d i f fe r  conceptually from single-fam ily residences (Alonso, 1964).

Hurd's important contribution is in his succinct statement of the re lationship 

between -^n t.  location, convenience and nearness to the c ity  centre.



Contributions o f Land Economists and Planners

As indicated by the flow diagram, in the early 1920's there v/as 

a divergence in the development of theory. The dichotomy lay with the new 

school o f land economists and planners, represented ch ie fly  by R.M. Haig, on 

the one hand, and E.W. Burgess and R.E. Park, the social ecologists, on the 

other. I t  was at this point that tne market-controlled school o f thought 

diverged from those who followed the social behavioural school. The la t te r  

have been examined and th e ir  relevance to the present study assessed.

Haig's theory presented l i t t l e  that was new. 'Rent appears as 

a charge which the owner of a re la t ive ly  accessible s ite  can impose because 

01 the saving in transport costs which the use of his s ite  makes poss ib le ', 

and a prospective occupant gain: the use of a s ite  by out-bidding competing 

users. Alonso ( 1964) points out that a s ig n if ic a n t contribution o f !' s 

theory is  ' i t s  strong s ta ll lent of the complementarity o f rent and > port 

cos ts . ' He joes on, 'transportation is a device to overcome the " f r ic t io n  

of space", and the better the transportation, the less the f r i c t io n .  But, 

'while transportation overcomes f r i c t i o n , s ite  rentals and transport costs 

represent the cost of what f r ic t io n  remains1. Haig recognises the location 

factor by saying that the costs of f r ic t io n  are never constant and w i l l  vary 

with the individual s ite . 'The theore tica lly  perfect s i te  fo r  the a c t iv i ty  

is tnat which furnishes the desired degree of a ccess ib il i ty  at the lowest 

costs of f r i c t i o n 1 (H ig, 1926) . Alonso (1964) notes that certa in  profound 

hypothetical considerations emanat" from t h i s  view * * . . .  the  layout of the

metropolis . . .  tend to br determined by a p r inc ip le  which may be termed the 

minimizing of th e  costs of f r i c t i o n . 1 Such a severe constraint does not 

hold in the case of Johannesburg since i t  presupposes that land values are 

ordered en tire ly  by the transportation component.
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The theory of minimum costs of f r ic t io n  has, part ly  as a resu lt 

of F irey 's  (see Chapter 1) view of the important ro le of sentiment in  

determining land values, been generalised to include ncn-economic factors :

'Ecological units tend to d is tr ibu te  themselves throughout 
an area so that the to ta l costs of gaining maximum satis fac tion  
in adjusting population to environment (including other men) 
are reduced to the minimum... As used in th is  hypothesis, tne 
concept of cost has a very broad meaning. I t  includes much 
more than economic costs. Negatively i t  includes dangers 
encountered end disagreeable experiences undergone. I t  
embraces whatever of va lje  is given up or is enjoyed in lessor 
degree in obtaining any given pattern oi adjustment. 1 
(Quinn, 1950)

Others of the market oriented approach have shied away from the 

severely constrained but generally applicable economic a ccess ib il i ty  models 

with views such as those of Turvey (1957). In his 'The Economic* o f  Beal

' ’ >

at length on the subject of the imperfections of the market. I t  is a well 

accepted fac t that the majority of residentia l sales in the urban land 

market are effected with very l i t t l e  knowledge of the range of p o ss ib i l i t ie s  

and a lternatives. Most typical buyers are influenced by salesmen, who, 

while th e ir  se ll ing  techniques are probably sound, themselves have a 

substantial ignorance of the market. Added to these imperfections are 

questions of legal complexities which are relevant to one c i t y  only; 

problems of zoning and taxation, the question of the permanence of structures 

and the in tens it ies  of use. furvey (1957) notes tha t i f  buildings ha>i very 

short lives the actual shape and form of the town would be close to an 

equilibrium pattern, but since, as Lowry (1960) says, there is a 

s ign if ica n t portion of a dwelling which gives l i t t l e  or no evidence of 

deterioration over time, most towns never reach equilibrium conditions.

So i t  is therefore impossible to present a cam panil i iK  r 1 O 'c  anal y hi h
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since the determining background conditions arc in s u f f ic ie n t ly  stationary 

in reU-.ion to the d u ra b i l i ty  of the buildings (Turvey, 1957). The outcome 

of th is  condition is the t h in *  th U  each town should be studied temporally 

and sp a t ia l ly  so that events of the past and past morphologies con be used 

to in te rp re t present and future patterns. In Johannesburg the problons 

created by imperfections o f the market and by zoning practices are numerous. 

Since no master plan exists fo r the orderly d 'velopment of the c i ty  as a wtole, 

individuals are compelled to purchase with a substantial ignorance of rhe 

market. Crnsequently a J ' " *  zonings, changes o f density and bulk factors, 

subdivisions and expropriations proceed to the detriment of pa rt icu la r  areas 

and these contribute to declining property prices. In th is  sense the factors 

l is te d  by Turvey (1957) are Important determinants o f res identia l land values 

and are probably administratively rooted rather than economic.

Wendt's Theory of City Land Values

Uendt (1957) presented a market oriented semi-mathematical modrO 

which considers the c i ty  as having a f i n i t e  stock of land. His theory is 

aimed at eccwZar and changes In aggregate land values, and ,n th is

i t  d i f fe rs  from other theories such as Alonso's (1964) which are aimed at 

e t a t i s  a q u l l i b n 'm  and th i  description of va r ia t ion , of land values w ith in  the

c i ty  at a given poinl in time. The theoretical model is  offered in  the 

following terns :

f  (P,V,S,PU,P1) - S lT + O jH ^ D , . )  

f x (i.R.Cy)

Where V (aggregate) v. lue of urban lanci 

f x - expectation;

P » population 

Y = average income
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S = supply of competitive land

= competitive pull of area

PI = public investment

I  = local taxes

0  ̂ = operative costs

I . jti = in terest on improvements

i = in terest rates

R = investment risk

Cy = capital gain p o s s ib i l i ty

D. = depreciation on improvements 
im

I t  is  readily apparent from the notation and terms of the equation

that the theory is not amenable to testing and remains largely hypothetical.

However, i ts  relevance to th is thesis on Johannesburg l ie s  in i cyclica l

analysis of urban 1 and values. Since the study of the past is useful only

insofar as i t  aids prescription and prediction for the fu tu re , cyclica l 

analysis is c learly  a sound approach to an examination c< pi opei uy pt i'-cs.

Wendt's theory is also important in i ts  use of economic parameters 

re la ting  to the money market and to other cyclica l indii.es such as the 

business and building cycles. These are employed in conjunction with other 

measures o f economic change in the study of Johannesburg.

Beckman's (1957) theory Is one of residentia l land values only and 

is  in many respects s im ila r to Alonso's (1964) model. I t  is  a matirvmtical 

model and is s ign if icant in i ts  use of the 's ize of the s i te '  as a key 

variable. I t  has two e x p l ic i t  a sumptions : that every household chooses 

i ts  residentia l location so as to maximise i X l iv in g  space preferences in



term s o f  h o m in g  expenditure,and that the average expenditure on residence

and commuting of the household is a w e ll d e fin e d  f u n c t io n  o f  income.

Alonso (1964) points out that these assumptions imply that the time anu 

bother ( i . e .  behavioural phenomena) of commuting do not a ffect location 

decisions. One of Beckman's conclusions is  that the wealth ier families 

se tt le  on the periphery of the c ity  (Alonso, 1964). As with s im ila r 

models discussed tlsewhore, Beckman's is fouled by i ts  constra in ts, i t  is 

inconsistent with re a l i ty  and reminds one of an opposed pattern of high 

status sectoral settlements. However his statement on the complementarity 

of income and residentia l location is very important.

Brigham's Theory o : R e s id e n t ia l  Land V a l u e s

Brigham's (1965) 'The t,vm inc> ‘■s o f  Beeid-■■ntial fo n d  Valued * 

presents a model whose assumptions are that the value (V) of a pa rt icu la r  

urban area s ite  is func tiona lly  related to i t s  access ib il i ty  to economic 

a c t iv i t ie s  (P), to i t :  amenities (A), to i t s  topography (T), to i t s  present 

and future use (U • i .e .  In d us tr ia l,  commercial or re s id e n t ia l) ,  and to 

certain h is to r ica l factors that a ffec t i ts  u t i l iz a t io n  (II). The basic 

land value model of the i th s ite  then becomes :

Vi ■ T . , U ., H-)

Brigham notes 'hat fo r  each component of the market the s ignificance of the 

access ib il i ty  amenity and topography parameters w i l l  be d i f fe re n t ,  so that 

the basic e- lation is restated :

vr, - gtPj. v V "v>

Vc , -  f 2 ( P p  v  v  h v )

v „  -  V V HV>

whem the subscripts r ,  c and I denol" cacli component. The analytical
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tool employed is m ultip le  regression analysis, but Brigham points out that 

' i t  is impossible to quantify a l l  the important land-value determinants 

and incorporate them into the regression model. Many of the q ua lita t ive  

forces that shape the structure of urban land values can be considered at 

an i n t u i t i v e  level (Brigham, 1965). He continues to develop an

access ib il i ty  potential variable of the form :

which assumes the CBD is n r :  the only work place in the c i t y ,  with th is  

equation measuring the access ib il i ty  of a residentia l s i te .  is the

access ib il i ty  potential of the i t ' s i te ,  t j  is the to ta l employment in  the 

j tt ' work place, is the distance between sites  ̂ and a, b and c 

are parameters; and the summation is over a l l  of the N work places in the 

community. Stated in th is form the access ib il i ty  potential o f  s ite  i 

varies d ire c t ly  with the vii,)loyment opportunities surrounding i t  and 

inversely with the distance between i t  and these employment opportunities 

(Brigham, 1965).

Brigham's modal, which can be c lass if ied  w ith the access ib il i ty  

or market oriented group is mentioned not fo r what i t  o ffe rs , but fo r  i ts  

obvious deficiencies. Here he has hypolhesized that variations in land 

values re f le c t differences in density of occupance, s i te  improvements, 

stand size, topographic contro ls , local amenities and the distance from 

the c i ty  centre. Being a s ta t is t ic a l  and a quantita tive  model, Grigham 

is compelled to omit cu ltura l influences. For example a spacious s ite  

has d i f f '  V- nt values fo r an individual with children as against an 

individual who has none; or a s ite  near a quasi-cu llura l in s t i tu t io n  such
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as a school fo r  these two people. The present analysis w i l l  endeavour to 

incorporate these influences upon price.

Hi ngo's Theory o f Resi Jen Mai Land Values

Wingo's (1961) model combines a theoretical analysis of t r a f f i c  

flow and the theories of the land economists in  an e x p l ic i t  mathematical 

model o f the market fo r residentia l land. He views rents (and therefore, 

prices) and transport costs as being complementary. However, no allowance 

is made fo r  the l ike  or d is l ike  of t ra v e l. Alonso (:964) notes that Wingo's 

analysis retains and makes even stronger Haig's view of the complementarity 

o f rent and transport costs in the urban ease, in perfect para lle l to Von 

Thiinen' s model. Wingo's model has many o. the fa i l in g s  already mentioned.

His c i ty  hds a population which is homogeneous with respect to income and 

tastes, although he does include possible deviations from th is  pattern.

Much attention is  pa id  to t r a n s p o r t  costs and r e l a t e d  i tems such as congestion. 

Rent fo r  land is  e q u iv a le n t  to  the costs o f  t ra n s p o r t  which have n o t  been 

incurred :

PA = k ( tm) - k ( t )

where k ( t )  is transport cost in do lla rs , nq is price and quantity o f land, 

and t m is the residentia l locat ion. Wingo's consumption function fo r 1 and 

is :

n * < V
"'hich assumes a p re fe ren c e  f o r  r r a t h e r  than Zcv. l a n d ,  a f a c t  which is  

true only  o f  c e r t a i n  members o f  the community and c e r t a i n l y  not a l l .  ( I n  

t h is  equat ion a and b are  pa ra m e tr ic  c o n s ta n ts ,  b o ) .  This f u n c t io n  

states t h a t  the h igher  the p r i c e  o f  land, tli less land the consumer w i l l  

buy (A lonso ,  1964). Market  e q u i l i b r i u m  is determined by



where n is the to ta l population of the c i t y ,  and incomes and tastes are 

homogeneous. This also assumes the simple a v a i la b i l i t y  o f land in a 

c irc le  (S(t) = v t " ) .  Such models with a f i n i t e  land q u a n t i t y  fu n c t io n  

lose much insofar as most c i t ie s  are expanding rapidly at the periphery and 

contemporaneously undergoing renewal in te rn a lly .  This facet must be 

overlooked since i t  is  not easily amenable to quan tif ica tion . The 

usefulness of Wingo's theory in the present study o f the Johannesburg 

housing market is the insights which i t  gives of the complementarity of 

property prices and travel costa. His considerations of the ind irec t 

costs and influences of congestion are also important.

Dunn's General Equ i l i brium Statement Applied to Housing

Dunn's (1964) theory of the location of ag r icu ltu ra l production 

has some pa rt icu la r ly  apt statements fo r the theory of the res identia l land 

market. Of pa rt icu la r  importance is his view re la ting  to market 

equilibrium in the case of many agricu ltu ra l products. His system of 

marginal rent lines and his argument fo r three competing industr ies,

IR* JR-1 ’ ^R+i is reproduced here. Consider any industry I R depicted by 

the marginal rent l ine  AB in Fig. 2.3. The to ta l area producing product R 

is e x p l ic i t ly  determined and is a ring about the market. So,

A '  <kRo? '  Kr / )

By the same token the amount of the product supplied to the market 

is determined and equal to E (kR̂  - KR/ )  .

I f  the price of a commodity (PR) increases, so does the spatia l extent of 

production which gives the greatest return and with i t  the area of production
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N I

Fig. 2 .3 - Considerations of Demand and a Mutually
Interdependent Price System (Dunn, 1954).

and supply. This is shown graphically in Fig. 2.3 in terms of a s h i f t  from 

AB to A 'B '. The increase in PR does not change the slope of the marginal 

rent line  (-E f) but serves only to increase the R intercept (ER(PR-AR)) and 

thus produce a ve rtica l s h i f t .  The boundaries fo r I R are fu rther apart. 

Consequently the production area, and hence the supply of both I R_-) and 

I RM w i l l  be diminished. I f  the supplies of these two industries are in 

equilibrium with th e ir  prices before the increase in PR, f his equilibrium 

w i l l  be destroyed. And since the demand for these two pro acts w i l l  be 

large re la tive  to the supply at the old price, th e ir  prices w i l l  r ise .

This w i l l  cause ve rtica l sh if ts  in CD and EF s im ila r to that depicted by 

A 'B '. This w i l l  serve to increase the supply of the products of I R-1 and 

un til equilibrium has been re-established fo r  these two industries. 

However, the values of KRj and KRo are changed once again, and the production 

of I R is restr ic ted .

Dunn's theory of com pnb it ive  land uac in  a g v ic u l tu v  is  applicable 

to competing unban uses. I f ,  for example, a residentia l area corresponds
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to I R and is bounded on the inner side l>y a Central Business D is t r ic t  

U r _1) and on the outer side by a sub-regional shopping centre ( I^ +| ) ,  

any upward change in the demand for lard in these two la te ra l uses w i l l  

r e s t r i c t  the amount of residentia l space available to 1R. Assuming 

equilibrium, th is  w i l l  have the e ffec t of increasing the price of s ites at 

Ip. An attempt w i l l  be made to show th is in an empiric statement in the 

present study.

Alonro's Theory of the Urban Land Market

Alonso's model (1964) employs classical consumer equilibrium 

theory, the fundamentals of which can be interpreted through a set of 

i n d i f f e r e n  t  curves. He employs most of Von ThUnen's assumptions, namely 

an iso trop ic  plain with equal access ib il i ty  in a l l  d irections, a single 

market centre, and rational economic man making decisions on the basis of 

complete information. He proceeds through a model of agricu ltu ra l rent 

functions and the bid price curves of an urban firm and shows that the 

location decision of the householder is substantia lly  the same as that of 

the farmer and the business man. The difference, however, is that the 

farmer maximises lo c a t io n ,  the business man p r o f i t / ; ,  and the householder, 

e a t ir , fa c t io n .  The analysis is both graphical and mathematical. The 

lim ita t ions  of the model are reve led when Alonso argues the case fo r  the 

equilibrium of the householder (Chapter 2).

'An individual who arrives in a c i ty  and wishes to buy some
land to l iv e  upon w i l l  be faced with the double decision
of how large a lo t he should purchase and how close to the 
centre of the c ity  he should se tt le .  In re a l i ty  he would 
also consider the apparent character and racia l composition 
Of the neighbourhood, the qua lity  o f the schools in  the 
v ic in i t y ,  how far away he would be from any re la tives he
might have in the c i t y ,  and a thousand other factors.
However, the individual in question is an "economic man", 
defined and s im plif ied in such a way that we can handle 
the analysis of his decision making.'
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Alonso's model is included for his views on the location decision 

o f the indiv idual householder. His use of indifference analysis and the 

insights i t  y ie lds of the sa tis fac tion  gained by the consumer at d if fe re n t 

locations is an important behavioural element in his theory. In the 

present study consumer behaviour in the market for residentia l land is a 

s ig n if ica n t element of the analysis.

Kvans' Theory of Resident ia l  Location

A.W. Evans' (1973) study is one of the most recent in  the f i t  d 

o f the economics of residentia l location. I ts  undoubted value l ie s  in the 

new assumptions i t  introduces and in  the empirical evidence i t  o ffers in 

support o f these assumptions. The in i t ia l  assumption is that there is  one 

work place (the CEO), cen tra lly  located and that cost and speed of travel 

are a function of distance from the centre. On the basis of th is  assumption 

the value of a u n it  of housing must decline at a diminishing rate from tru  

centre. This is  an important concept for the present study. Evans next 

introduces a theory of supply of housing space which with othei assumptions 

shows that the value of land and the density o f space units decline at a 

diminishing rate from the centre. fhis is also important to the study of 

Johannesburg. Population density is then introduced and confirmation of 

the predictions regarding rents, land values and densities is achieved thiough 

empirical analyses. Evans introduces assumptions regarding people's 

a ttitudes to d if fe re n t densities of occupance, to the quality of housing, to 

the characteristics of the occupiers and to the immediate neighbourhood. In 

th is way he discounts the importance of f i l t e r in g .  The trade -o ff theory is 

used to explain the re la tive  location of d if fe re n t groups. Ihis pa. vern is 

interpreted in terms of the possible range of Income e la s t ic i t ie s  oi demand 

fo r housing and on the d is tr ib u t io n  of incomes in the population re la t ive  to
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cost, speed and comfort o f trave l. Under these conditions the rich l iv e  

at the centre, the very poor l ive  adjacent to them, and incomes generally 

increase with distance from the centre, so that the very rich also l ive  

at the edge of the c ity .  Next, Evans introduces the idea that households 

of a given socio-economic group w i l l  prefer to locate in a s im ila r 

neighbourhood as others in the same group. This assumption introduces 

sectors to the spatial socio-economic pattern. The reasons fo r house-

renovation are examined, status as a determinant o f value is  noted, 

tra ve ll in g  characteristics of d if fe re n t families are analysed, comparative 

s ta tics  is used to show the effects of improvements in transport speed, 

sub-central work places are introduced, the geographical varia tion of wage 

rates in the c i ty  is noted, and f in a l ly ,  the varia tion  in household size 

in the c i ty  is described. Evans1 model of res identia l location is a 

refinement of previous economic models and serves to bridge the conceptual 

gap between the social and the economic models. Although the question of 

land values is a by-product of residentia l location in th is  model, many of 

i t s  tenets w i l l  be employed in the study of Johannesburg.

The Economica lly  Rooted Determinants of Resident ia l  Land Values and 
Residential Development

From the models which embrace the tenets of the economic market

approach to the study of residentia l property prices a number of determinants

can be extracted. As has previously been noted, these sometimes overlap 

those which are social Iy-rooted.

1. Economically rooted determinants dependent upon the money market, the

business cycle and the building cycle.

Th*>«e determinants are a l l  market phenomena and are among the most

common economic indices. They tend to fluctuate in sympathy with o;v
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another and are primary determinants of the general level o f property pi ices. 

P o l i t ic a l factors and in s t i tu t io n a l factors weigh heavily upon them so that 

in the present study these determinants w i l l  be related to the general state 

of the local ai.J national economy.

2. Economically rooted determinants related to the physical

characteristics of properties.

These determinants re la te  largely to the size o f properties and the 

densities which they afford. Site size w i l l  oe shown to be a p a rt icu la r ly  

important consideration.

3. Economic'illy rooted determinants emanating from land use competition.

In the zones of antic ipation in any c i t y ,  property prices escalate

in an tic ipa tion  of lard use changes. These areas are those in which 

processes of invasion and succession are imminent. Such areas are examined in 

the present study and the changing prices are ascribed to these processes.

4. Economically rooted determinants associated with taxation, zoning

practices, and administrative changes.

Under th is heading are a l l  the forces usually emanating from the 

local authority which resu lt in a change of land prices and lead to changes 

in d e n s it ie , in bulk or in use.

5. Economical 1y rooted determinants re la ting  to forces of supply and

demand.

In any dynamic urban system tfio rate of increase of population 

determines to a largu* extent the supply o f ,  and the demand fo r ,  housing. The 

present study w i l l  make an assessment of these changing factors over time.
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6 . Economically rooted determinants associated with the factors of

production.

Under this heading are the prices paid fo r  land, labour and 

cap ita l. These include a l l  the f a c i l i t ie s  required fo r home construction 

and th e ir  varying prices and a v a i la b i l i ty .  The supply ot the factors of 

production in Johannesburg w i l l  be examined and these w i l l  be related 

to the price of residentia l properties from time to time.

E conom i c ̂ ly j lo o  tj^Ue^te) mj n at denti a 1 Dove 1 o j-moirt

I t  has been noted elsewhere in th is  study that the primary

determinant of residentia l development in a c i ty  is the rate of popula.ion 

growth in the c i ty .  Population increases in urban situations are 

usually a function of the potential of the c ity  to a t t ra c t  people whicn 

in turn re flec ts  the character and the strength of the economic base of 

the c i ty .  In the case of Johannesburg residentia l growth is related 

in successive periods to changes in the c i ty 's  economy. This type of 

change can be regarded as a positive change. I t  is also conceivable 

that a c i ty  can grow as a consequence of some misfortune in other parts 

of a country or elsewhere. So, major con f l ic ts  such as wars nr droughus 

can cause a flood of migrants in to a c i ty  and so p rec ip ita te  a demand for 

housing. This would be regarded as a negative change.

Having reviowed the theory of the urban housing market and of

residentia l growth, and having iden tif ied  the major determinants, one 

con move to Lire empirical study, lire chronological development of the 

Johannesburg housing market is examined from its  inception ;n 1886 to
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1973 through M u n i c i p a l  housing values, actual property transactions and 

other relevant events which b e a r  upon the spatial evolution of the market. 

I t  is  convenient to iden tify  phases o f growth which correspond to periods 

o f expansion or quiescence in e ither physical or economic terms. At the 

conclusion of the analysis of each phase the relevance of the determinants 

l is ted  above is examined, and th e ir  changing relevance over time is 

scrutinized.
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CHAPTER 3 - FORMATION 1886 - 1902

The f i r s t  phase of the development of the Johannesburg housing 

market, that from 1386 to 1902 is called the Formative Phase. I t  is given 

th is  name because the foundations of the c i ty 's  future structure were la id  

during th is  period. In fa c t ,  so firm were these foundations that the socio

economic and physical structures which were discernable at the end of th is  

phase are s t i l l  discernable, although obviously at a much greater scale.

The settlement h istory of the c i ty  is presented in some deta il here since 

i t  allows one to gain insight into the nature of the land value sub-system 

and of residentia l development. Consequently the e a r l ies t mining camps are 

investigated, th e ir  location re la tive  to the present c i ty  structure is 

examined and the evolution of settlement and of the d if fe re n t socio-economic 

groups is traced to the present day. Using th is  approach the underlying

cauce.' of land value d i f fe re n t ia ls  and residentia l development are brought 

to l ig h t .

The question of choosing a s ta rting  point in time is not as simple 

as i t  might at f i r s t  appear. Clearly the discovery of gold was s ig n if ica n t 

in determining the broadest l im its  of the c i ty  of the future, but the 

cadastral system of old farm boundaries in th is  part of the Transvaal was 

extremely important as can be demonstrated by the a llocation o f various 

pieces of land to d if fe re n t uses and to d if fe re n t groups of people. 

Consequently i t  seems appropriate to describe b r ie f ly  the s itua tion  obtaining 

in the second South A f r i c a n  Republic (as the Transvaal was then known) at the 

time of the discovery of the r ichest gold reefs in the world.

Transvaal Sett  l em rit P_ai l urns Bel ore 1886

The settlement pattern of the Transvaal in the 1880's 

represented what Rostov (1960)calls  the Traditional Society, what Friedman 

(1966) ca lls  the Pre-Industria l Society and dn Kock (1935) a



Sem i-C iv il ised  Society. I t  was characterised by a number of se lf-  

s u f f ic ie n t  enclaves, largely isolated from one another. There was no 

urban hierarchy, and only the most rudimentary network existed. Three 

groups were c learly  iden tif iab le :

(1) The Potchefstroom group,

(2) the Soutspansbergers, and

(3) the Lydenburg community (Thompson, 1969).

The main towns were Potchefstroom and Rustenburg in the west, 

Pretoria and Heidelberg in the centre and southeast, and Potgieter-.rur, 

and Lydenburg in the north and northeast. These served as centres of 

re lig ious and social a c t iv i ty ,  and only secondarily as administrative 

co llec ting  and d is tr ib u t in g  centres, since economic considerations were 

minimal. The community although ' free and independent' was also poor, 

scattered, d isunited, p o l i t ic a l ly  inexperienced and v i r tu a l ly  surrounded 

by Africans. In short the Transvaal was a pure f ro n t ie r  area (Thompson,

1969).

The Discovery of Gold

In 1884, shortly a fte r the War of Independence, when the 

Republican Government was on the verge of bankruptcy, Frederick Struben, 

a prospector, began assaying on S terkfonte in, a farm near Roodepoort.

His reef yielded 6 dwts. of gold. In September of the same year he struck 

d r icher vein, and on the strength of th is  erected a m i l l .  I l i is  success 

was fv'l>wed the next year by the discovery of an auriferous reef which 

outcropped at the surface, and in 1386 the conglomerates mined by another 

prospector J. Bantjies returned 8 dwts. per ton. The Main Reef was found 

by a stonemason named Walker^who, while engaged in bu ild ing on the widow

1/ Leyds and other chroniclers aver that George Harrison, an Austi <ilion 
miner, discovered the reef.
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F ig .3.1 - The Original Farms on the Site .  Johann sbvrg

Oosthuizen's farm, Langlaagte (F ig .3.1), came across the outcrop while 

walking one Sunday morning. He took a piece down to the farm house, 

crushed i t ,  and found i t  to be gold-bearing (Longland 1893). Despite 

the positive finds the gold rush was slow to develop. The De Kaap 

f ie lds  in the Eastern Transvaal around Pilgrims Rest and Barberton 

were s t i l l  f lou rish ing , and many would-be prospectors by-passed the 

Witwatersrand. However, toward, mid-1886 J.K. Robinson and William 

Knight, Kimberley men of substance v is ited  the Rand, the la t te r  f loa ting  

the Witwatersrand Gold Mining Company at Drlefontein, and the former 

purchasing the Langlaagte Estate (F ig .3 .1). Having shown the ir  

confidence, other ca p ita l is ts ,  among them Rhodes, Rudd and Caldecott



acquired property and the price of land rose from a few hundreds to 

several thousands of pounds (Longland, 1893). Colonel Ignatius P. 

Ferreira, who maintained law and order among the diggers during the 

f i r s t  days a fte r  the discovery, informed the Government of the finds. 

This resulted in nine farms being proclaimed and opened fo r  prospecting. 

These were Langlaagte, Driefontein, Randjeslaagte, Doornfontein, 

Vogelstruisfontein, Paardeplaats, Turffontein, [landsfontein and 

Roodepoort (Fig. 3.2). News of the discovery spread and in no Mme the

rush was on.

wvLoe 
NEW MAP 

W 1TWATKRSRANBT GOLD FT ELDS
A M )  D I ' - T K I C  f

F ig .3.2 - Wyld':> Map of the Witwatersrand Gold F ie lds,
1889, and the Associated Cadastral Pattern.
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The I n i t i a l  Set tlement Pat tern

The youthful housing market of the town which was conceived 

early in 1886, was born in November when the f i r s t  mining camps 

developed. There were three d is t in c t  settlements on the northern 

margin of the outcrop, known as the Paarl Camp, Ferreira s f  •' v 

the Natal Camp (Fig. 3.3). I he Paarl Camp was la id  out in Novemhci 

1886 by the Paarl Gold Mining Company and surveyed by W.H. Auret Pritchard. 

The survey was e a r l ie r  than that of Randjeslaagte (Smith, 19/1) about 

which more w i l l  he said short ly . The Paarl Camp was located on the 

homestead grounds of Langlaagte No. 129. The Argus Annua I (189?) 

provides a good reason fo r  i ts  location in noting that i t  had a vety 

good supply of running water throughout the whole season, many of the 

build ing stands are water erven, having attached to the ' . piece of 

land, 300 feet by 150 fe e t , and are suitable fo r  growing vegetables.'

The in i t ia l  inhabitants of the camp were from Paarl in the Cape Province, 

and belonged to the Paarl Syndicate. No indication is given of uhe 

price paid for leasing erven in th is  township at the time, but i ts  

significance lies  in the fact that ?t  was the <r t ia l  township and could 

have become the core  settlement of the cit.

Further east was Ferre ira 's Camp, located on the farm 

Turffontein and adjacent to the outcrop. I t  was centred on a spot near 

the old Worcester Mine on the west o f what fo r many years was the Marshall 

Square Police Headquarters (Rand Daily Mail, 22.9.1936). Gray (193/) 

places the boundaries as Commissioner and Ferre ira 's  S treets, and Alexander 

and Frederick Streets. The survey date is unknown but incorporation of 

the Camp into Johannesburg occurred la te r in 1887. The name stems from 

the fact that the lessee of the ground from the owner of the farm 

Turffontein was Col. Ferreira, who paid approximately £3,000 per annum for
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Fig. 3.3. - The Location of the Mining Camps Which Formed the 
Primary Nodes of Settlement in Johannesburg, 1886.

the lease of the total area (The Transvaal C r i t ic ,  26.8.1904). Once again, 

although i t  is not possible to make an in depth analysis of th is  rudimentary 

property market, i t  is a necessary part of the early structure of tne c i ty  

upon which the subsequent residentia l land market developed.

The th ird  node of settlement was the Natal Camp, located neai the 

present Jeppe Subway, where Main Street crosses the railway l in e . I ts  

location was chosen by Veldcornet Johannes Petrus Moyer, who was the 

representative of the Government in his o f f ic ia l  capacity, and who pr io r 

to the proclamation, < ir r ie d  out a l l  the duties devolving upon a Mining



Commissioner. He established his tent adjoining the spru it and near 

what was then known as No. 1 Reef on the southern portion of Doornfontein - 

now City and Suburban. In th is  camp he transacted a l l  his business.

In the beginning i t  was known as Meyer's Camp, but as many of the diggers

who came f r c N a ta l  ma-Je i t  th i r  headquarters, i t  beca;,u known Tat/.r as 

Natal Camp, and the spru it as Natal Spruit (Gray, 1937).

While i t  might well appear from the discussion so far that the 

early housing of Johannesburg was in three diacrp-tn  c lusters, th is was 

not s t r i c t l y  so. The settlement, although centering on these camps, 

was in re a l i ty  scattered along the length of the outcrop. Fordsburg, 

fo r example, between Ferre ira 's Camp and the Paarl Camp had leases which 

date from 1 May 1887, indicating that shacks were on the land in the 

f i r s t  year of mining. The Fordsburg Dip which carried the stream, 

the Fordsburg Spruit, which had i ts  source in tne Kazerne b r ic k f ie ld s , 

(Braamfontein) (Fig. 3.3.) was hone to a large number of miners in 1886.

The cadastral system was formalised with the laying out of streets 

and stands on the well-known tr iangu lar property Randjeslaagte, the 

• u i to a l  ■Tc-nd' from the survey of the farms Braamfontein, Turffontein and 

Doornfontein (Fig. 3.4). In a l l  986 stands were allocated to the c i t y  proper 

with additional stands in Marshal Is town (1886) and City and Suburban ( 1889).

The Development of Co 1 d Min iruj_ 1886-1889

During the f i r s t  three years of its  existence, the residentia l areas 

of Johannesburg expanded at a remarkable rate. The reasons fo r th is 

expansion are to be found in the rapid development oI the gold mining 

industry at this time. The exports of gold increased from £67,500 in 

1886 to £1,496,700 in 1889. Schumann (1936) notes that a more important

1/  A widely used Afrikaans word denoting a stream.
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Fig.3.4 - The In i t ia l  Survey by Jos. E. de V ilT ie rs  of
Blocks on Randjeslaagte, December 8 , 1886.
(Strange L ibrary, Johannesburg).

factor which was characteris tic  o f the period was the s p e c u la t iv e

a c t iv i ty  and the extensive f lo ta t io n  of new mining companies. By the 

end of 1887 no less than 270 gold-mining companies had been formed,

(Amphlett, 1932) and by February 1889, the market valuation of the th i r t y  

best-known shares amounted to £24,813,200 (Economist, 8.3.1890). This 

gives an impression of the capital investment which had taken place in the 

industry in the f i r s t  three years, and in a geographical sense this 

investment was a l l  in Johannesburg. Amphlett notes that at Johannesburg 

the speculation was rampant, and public in terest was raised to a 's ta te  

bordering on excitement.' Early in 1889 the speculation came to an end, 

and there wa- a collapse in the market with a loss in value in a matter of 

weeks of some £12,000,000 (Economist, 1.6.1889). Schumann notes that the 

share valuation of nine land companies, with a nominal capita l of .1 S,233,000 

which had reached a maximum of £30,110,000 in 1889, f e l l  to £18,606,000 in 

March 1890 (Schumann, 1936). Housing was natura lly  one of the f i r s t  components



of the c ity  to be affected by the depression and th is  is the main reason 

fo r  the few townships gazetted at th is  time. By 1892,however, rc,overy 

was complete and development in build ing surged ahead once again.

Spatial Structure in the 1890'js

In viewing the f i r s t  f ive  years as a whole i t  is  d i f f i c u l t  to 

id e n t i fy  any clear d if fe re n t ia t io n  in commercial, residentia l and 

industr ia l usage, since the c i ty  was, as ye t, in  an embryonic state.

H o w e v e r ,certain key functions quickly emerged during these years, and 

in a spatial sense la id  the foundations of important future patterns.

In the f i r s t  instance the mining outcrop was the most 

in f lu e n t ia l feature. To the south o f th is  the land was devoted to 

the mining industry with the headgears of most mines coinciding with 

the emergence of the Main Reef. Other forms of industria l undertaking 

were non-existent, with the exception of a few brewing establishments.

The commercial a c t iv i t ie s  were largely confined by the four main squares. 

Von Brandis in the north-east. Market in the north-west, Marshall's in 

the south-west and the Government Square in the south-east (Tig. 3.4).

These open spaces were the termini of t r a f f i c  from Pretoria and 

Dtlago. Bay, Rustenburg, Kimberley and Port Natal respectively, and 

since p rac t ica lly  a l l  goods were i n i t i a l l y  imported by ox-wagon, these 

areas natura lly assumed a commercial s ignificance. As Gregson notes 

in his diary of 23 February 1893 'Every day I have to pass four times 

over the Market Place or Government Square, as i t  is ca lled , an immense 

place . . .  and i t  presents a very busy aspect in the morning, especially 

on Saturday when i t  is crowded with ox wagons drawn by teams of 16 oxen 

which come from a l l  the surrounding d is t r ic t s ,  p a r t icu la r ly  from Pretoria , 

Po'-chefstroom and the fe r t i le  country about the Natal routes.'
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An overlay to th is  spatial pattern was the location of the Stock 

Exchange in Commissioner Street, and the I and Club nearby. These two 

in s t i tu t io n s  completed the picture and commercial undertakings such as 

shops, ta i lo rs ,  dispensers, wholesalers, banks, post o ff ices and the 

ju d ic ia l in s t i tu t io n s  arranged themselves with reference to these points.

One might well enquire into the ivZ< koioc of th is  information to the 

housing  market ! The ju s t i f ic a t io n  is not hard to find. I t  relates 

d ire c t ly  to Hoyt's ideas v ie , - a - r is  the location of the high rent, and 

therefore, the high status neighbourhoods. In this embryonic town the 

wealthiest members o f the community were able to outbid others fo r the 

prime housing s ites , and in a market where p ro x im i ty  to workplace was made 

important through the lack of m obility  ot the community, the high status 

group chose to l ive  near the in s t i tu t io n s  described here. Sites to the 

south o f Commissioner Street and into the mining land were c learly  out of 

the question. This land was undermined to the extent of 40 feet (the bed 

dipped at 45°S)  and was therefore unsafe, and the by-products of mining were 

beginning to l i t t e r  the landscape. C lim atica lly  the area was also 

undesirable- p a rt icu la r ly  in winter when the mine dust, added to the dust 

from the streets and covered a l l  and sundry. As Gregson (1893) upon his 

a rr iva l by tra in  from Cape Town noted 'The town of Johannesburg i t s e l f  is 

very large considering i t s  short l i l e ,  and stretches fo r miles along the 

reef. Whatever gold there is b low the ea r th  I have seen l i t t l e  besides 

dust or mud on the s u r fac e .  The s t r e e t s  are in a v i l e  s t a t e ,  no drains, 

no pavements, dust, mud, s lu s h ,  pudd les ,  r i v e r s  - wretched. Here you 

walk on so il except in Commissioner S t r e e t  I ' The western  extensions 

of the town had received an e a r l y  setback with the location of non-White  

labourers and others in th ■ ' K a f f i r  location ' and the 'Coolie l o c a t i o n '
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in th is  sector, and the presence of a b r ic k f ie ld  in Burghersdorp 

(F ig .3.5). Also, as Mallows (1961) has pointed out the land to the 

west drops into the Fordsburg Dip, which as has been shown was a swamp 

and subject to flooding in summer. The eastern end of Commissioner 

Street suffered the same vicissitudes in the v ic in i ty  of the Natal 

Spru it, although th is  was not as deleterious an influence. This 

c learly  le f t  only the northern part of the settlement fo r the wealthy.

'Lawn

Within th is  area there were a number o f p o s s ib i l i t ie s .  That 

chosen by the high status group, as Berry(1972) ca lls  them, was in the v ic in i ty  

of Plein Square, an open space between Rissik and E lo f f ,  De V ilT iers and 

Plein Streets which appears in the ea r l ies t maps of Johannesburg (F ig .3.5).

I t  was marked simply 'P le in ' ,  which is Dutch and Afrikaans fo r  an open 

space in a bu ilt-up  area, and is used rather l ike  the English ' Square' 

irrespective of i ts  shape (Smith, 1971). On Tomkins' plan of 

Johannesburg and Suburbs, September 1890, i t  is  marked Plein Square and 

one can only assume that the non-Dutch-speaking inhabitants did not know 

the meaning of 'P le in 1 (Smith,1971). The character c f  th is  piece of 

land which is of course v i ta l  to i ts  u t i l iz a t io n ,  was captured by the 

Star of 15 September 1891. They refer to passing from the busy centre 

of the town to the / •(; • f u l  ncigJibourhood of what is commonly known as 

'Lawn Tennis' Square and to realise from the context that this is Plein 

Square (Smith, 1971). The 'P le in ' was taken over from the Park Tennis 

Club in November 1893 by the Sanitary Committee (the equivalent o f the 

City Council) who erected the telephone tower, the exchange fo r the 

telephone service which started in 1894 (Fig. 3.5). Be that as i t  may, 

the e l i te  gravitated to th is s ite  in the nineties giving trie housing in
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the area a markedly in fla ted value. This was where S ir Lionel P h i l l ip s  

f i r s t  lived with other notables in King George, Noord and Rissik Streets. 

P h il l ip s  was a r is ing  executive with the Corner House group of mines, and 

in 1392 he was elected President of the Chamber of Mines, a post which 

required him to entertain a constant round of d ign ita ries  who came to 

visiv. the new 'Eldorado un the Rand'.

The mining magnate. Col. S ir George Farrer had his home in 

Rissik Street. Others of th is group b u i l t  f ine hones to the north 

of the Wanderers Ground (Fig. 3.5) overlooking the c ity  and therefore, 

with a southern aspect. These hones were b u i l t  in the appropriately 

mmed suburb of Wanderers View. The area declined a fter the f i r s t  

railway pushed up to Johannesburg in IC92, and the station turned out to 

be almost coincident with Plein Square, so in the middle nineties the 

movement was ear 'ar,,'.: along the ridge to Doornfontein. The decline 

was also in i t ia te d  by the cutting which was excavated fo r  the Rand 

Steam Tram which destroyed the quiet character of the Ploin Square 

zone. I t  was taken over by Chinese Launderers and small shopkeepers 

as the rudimentary Central Business D is t r ic t  of the day invaded the 

southern portion of th is  formerly salubrious area. In much the same 

way,those in Wanderers View abandoned th e ir  homes and moved across to 

Doornfontein and more p a rt icu la r ly  to Charlton Terrace. Inevitably 

one must ask why the sector having been in i t ia te d  to the north of t h ? 

town did not continue in that d irection and instead moved to the east.

In answer to this,one must, ca ll two factors to mind. In the f i r s t  

instance, the quartz ltes,variously known as the Hospital H i l l  quart/,ites 

and further north th" Orange Grove quartz ites , form a b a rr ie r  to the



northward development of the c i ty .  On the s ite  of Johannesburg the 

geological structures are quartzites interposed with weak shales which 

y ie ld  the expected rid^e and vale topography with the quartzites forming 

the ridges and the shales the valleys. The h is tory is one of an advancing 

and re treating shoreline in former geological times, each being associated 

with a d if fe re n t deposition. To the housing market this topographic 

feature is extremely important since th is  f i r s t  ridge was a ba rr ie r to

the development of residentia l areas in a northerly d irec tion  at t h e t im e .

The second reason fo r the eastward movement of the e l i te  group was a former 

h is to r ica l fact which placed the hospital on the ridge overlooking the c i ty ,  

with the gaol (known la te r  as 'The Fo rt1) nearby. These in s t i tu t io n s  were 

not conducive to high status settlement and acted as barriers to northward 

movement. Consequently a high status sector fa i le d  to develop, despite 

the good s ta r t  o f the early n ineties, and most of the wealthy moved to 

Doornfontein. Gregson, w r it ing  home from Johannesburg in March 1893 observed 

the sane trend

'...You w i l l  remember I sent word some time ago tha t the town 
was a co llec tion  of t in  shanties, except in the main streets.
This w i l l  not be so fo r long, p a rt icu la r ly  in the newer parts.
I have been looking round as much as possible and i t  seems to 
me that i t  is growing most on the north-east, or higher side,
away from the Reef. Here some rea lly  good houses are being
b u i l t ,  some are almost imposing enough to be called mansions, 
and I notice there is no d i f f i c u l t y  in covering a house with 
greenery, which grows profusely. As you are aware even an 
ugly shape less house with creepers and flowers about i t  can 
look very a t t ra c t iv e ' . 1

The Development o f  the North I . 1' .tern >uburbs

The north eastern suburbs were also those whose positions combined 

elevation with an excellent view of the c i ty ,  and perhaps fo r tu ito u s ly  it. 

was Barney Barnato whose foresight developed this area. lie had arrived 

from Kimberley a fte r  Hermann Eckstein and the other mining magnates, and
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consequently fo iled  to acquire any ot the best mining properties. Instead 

he turned to the development of real estate, p a rt icu la r ly  in Yeoville, 

Doornfontein and the Berea, the la s t  of which v/as the location of his own 

home, Barn-ito House (although he never lived there). Doornfontein was 

la id  out by T. Yeo Sherwell as a township in 1837 (Neame, 1955) ,the same year 

that James Sivewright started the Johannesburg Waterworks and Exploration 

Co. L td .,  (F ig .3.5) which took over the township (Smith, 1971). At the 

northern extremity of Doornfontein, James Sivewright reserved a small 

township (which was never gazetted) which was called Charlton Terrace.

The nome commemorates John Charlton of the Pioneer Meyer and Charlton 

Mine (Smith, 19/1). For a short, span of about ten years th is  part of 

Doornfontein housed the e l i te  of Johannesburg. The homes were large, 

constructed primarily from imported materials, as witness the stained 

glass windows and walnut staircases, tney overlool ed the 'lake ' o f the 

Waterworks Company ( la te r  to be the s ite  of E l l is  Park), they were backed 

by a precipitous dip-si ope of the Hospital H i l l  series, the rrea was well- 

served by horse-drawn tram, had an excellent water supply, and was close 

to the c ity .  Larger than usual stands permitted an extensive form ot 

settlement with large gardens, conservatories and private recreational 

f a c i l i t ie s  such as tennis courts. This movement eastwards, which was 

active ly encouraged by the Johannesburg Consolidate Investment Co.,

(Barnato Bros.) appeared l ik e ly  to continue, when S ir Julius Jeppe b u i l t  

his mansion on the highest ground o f Jeppestown, but the proximity oi the 

mines, the fa l l in g  away of the terra in  towards G il lo o ly 's  Farm in the east, 

and the tenacity of the Corner House group in developing parts of 

Braamfontein,effectively terminated the high status housing sector or the 

early nineties. I t  is worth mentioning in passing that the acquisition



by JCI, o f the Houghton Estate, which adjoined the Ekstein properties 

in the north, in 1396, is probably evidence that the directors in tu i t iv e ly  

realised which way the e l i t e  would mox,e. The property was acquired fo r 

£90,000 (Gregson, 1896).

The Or in i ns_ a f_P ark town

During the middle nineties the path of high-rent-neighbourhood 

growth swung around from a north-easterly d irection  to a northerly one.

I t  is a commonly held view of most chroniclers of Johannesburg's housing 

patterns that the movement from Doornfontein, previously described as'the 

swagger suburb par exellan' to Park town, was the work o f Lady P h i l ip s .

She discovered the s ite  o,. Kt- vn ridge which was destined co become

Hohenheim ('Home on High') the f i r s t  o f her two Parktown mansions. The 

ridge is a natural arshed between the Limpopo and Vaal r iv e r  systems 

and standing at almost 6 000 feet above sea leve l,  i t  commands uninterrupted 

views o f the Magaliesborg some 40 miles to the north west, and the Pretoria 

h i l l s  to the north east. Hohenheim occup"- d a  i te  of about 20 acres of 

re la t ive ly  level land, ju s t ,  below the northern rim of the ridge. I t  was 

thus the pre-eminent residentia l s ite  of the c ity  in 1894. The immediate

reaction of P h i l l .p s ' contemporaries was to view the s ite  as l i t e r a l l y

outlanoish, since i t  was beyond the Hillbrow ridge (at the time the e ffective  

l im i t  o f housing) and ulso beyond the l im its  o f the c i ty 's  horse-drawn tram 

service. In consequence i t  was called 'P h i l l ip s  Fo lly ' - but not fo r long. 

Benjamin (1972) notes that the P h il l ip s  were society leaders, and the ir  choi 

inevitably affected the decisions of others of the wealthy set, so that w ith i 

a few years a l l  sites between Hohenheim and the Johannesburg boundary (one

block south of Empire Road) had been sold.

Parktown Becomes Pro-Emineni

In laying out Parktown, Eckstein and his associates were setting



up an opposing property prospect to that offered by the Johannesburg 

Consolidated Investment Company of the Barnato's in Doornfontein. I t  

was i f  anything pitched at a higher leve l, and with the advantage that 

a l l  the senior members of the Corner House went to l iv e  there.

Benjamin (1972) notes that apart from P h i l l ip s ,  Herman Jennings,the 

American consulting engineer of the Corner House group acquired the 

twenty acre estate of Sunnyside; John Hayes Hammond, another d irec to r 

moved in the mid 1890's and Edouard Lippert whose forests incorporated 

Parkview, Forest Town, Snxonwold and Parkwood, lived in the orig ina l 

Braamfontein farm house Onclerfopj■ c below the ridge (Fig. 2.6). Alfred Beit 

at one time seriously considered to be the richest man in the world - 

and S ir Percy F itzpatr ick bought stands, so that in i ts  early days 

Park town almost resembled a company compound (Benjamin, 1972).

Following the lead offered by the f i r s t  group of magnates, leading 

c it izens l ike  Henry Nou'se, C.S. Goldmann, T.M. Cullinan, Godfray Lys 

and George Farrer moved to Parktown with the anticipated effects on the 

land market. Whereas P h il l ip s  paid only £500 fo r his orig ina l 20 acres 

at an average of £25 an acre in 1892, the price of acre lo ts rose by a 

factor of four in early 1893, shot up to £150 by mid year, £300 in 1894 

and £1 000 at the end of 1895. Considering prices on the Hillbrow 

ridge and in Doornfontein were below £300, these in Parktv.vn at a much 

greater distance from the c i ty  were considered astronomical. In 18.16,

52 lots had been sold in Park town and i t  promised 'to  become the

principal suburb o! Johannesburg'. In 1897 the Star reported that

Park town was / / .m v  the favoured township so far as the upper

crust of Johannesburg is concerned'. Benjamin (1972) notes that w ith in

another 10 years Doornfontein was quite eclipsed.
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Quite apart from i ts  admirable geographical location and 

physical qua lit ies  Parktown's legal and zoning constraints were 

formidable and undoubtedly did much to establish i t s  pre-eminent position. 

Since Park town was responsible for the d irection of the subsequent high 

> ntal neighbourhood's growth and therefore, high land values in 

Johannesburg th is  aspect warrants further d scussion.

No stands in  Parktown were of loss than an acre and some estates 

exceeded twenty acres. The streets were of an abnormal width, and the 

design of the suburb departed from the standard grid which had previously 

been used in the c i ty .  Streets were allowed to fo llow the contour in 

elegant crescents and small parks and open spaces were introduced to 

re lieve the monotony (Tig. 3.7). 1 he land was s t i l l  leasehold as wet

a l l  other suburbs at th is  time. The main streets in Parktown were 

gravelled, culverts and drains were b u i l t ,  and they were lined with 

exotic trees grown in th£ Sachsenwald nurseries belonging to the Comer 

House Group (Benjamin, 1972). Stand holders were required in terms of 

th e ir  leases to fence the ir properties in a f i t t i n g  manner. Nothing 

unsightly was permitted and in th is regard, galvanized iron, a common 

fencing material in the less opulent suburbs was s p e c if ic a l ly  excluded.

Plans had to be submitted fo r a l l  build ings, and buildings to the value 

oh" at least f500 had to be raised w ith in  the f i r s t  year a fte r  purchase. 

Commercial components of land use were e x p l ic i t ly  prohib ited, 

as also were reed or grass houses, and ca tt le  kraals (Benjamin, 1972) 

although coach houses and the associated fodder lo f ts  and staoling For 

horses were attached to most homes. The distance from the c i t y ,  

especially in the early days ni.tdc private transport essential. 1 he services
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applied to th is wealthy enclave were numerous and in terms of the 

existing technology extremely good. Shortly a fte r  i ts  inception 

Park town had i ts  own sanitary service and street lamps provided with 

e le c t r ic i ty  from the private pi nt a t Hohenheim. Water came from the 

stream ai Suns Souci in Parktown West, and was stored in two towers in 

Ridge Road between Nos.17 and 18 (Benjamin 1972). The scheme cost 

£11,500. A carriage to and from the c i ty  was organized fo r  the benefit 

o1 Parktonians, and r ights of way across the township were guarded with 

a main gate in the v ic in i ty  of present day Clarendon Place. Benjamin 

notes that i t  was closed one day a year to assert the company's 

proprietary r ig h ts , and when a r iv a l  estate was advertised at Rosebank 

in 1896, the Braamfontein company hastened to place advertisements in a l l  

three local papers, warning prospective purchasers that they would have 

no r ig h t of access to the new suburb,through the roads of Parktown and 

Sachsenwa'ld. Another aspect o f exMusiveness was derived from Parktown's 

refusal to allow any ' coolie or ka^rer locations' to be started anywhere 

ne3r i ts  borders, recognizing the deleterious consequences o f such a move. 

They were also appalled at the government's decision to bu ild  a Fever 

Hospital on the suburb's southern boundary- in th is instance offic ia ldom won.' 

(Benjamin, 1972).

Parktown suffered a period of hibernation in the la te  n in e ties , 

following the abortive Jameson Raid, and the onset of the Boer War. Many 

homes were abandoned, as most of the English population fled to the Cape.

As Mrs. Isabel 1e Lipp, wife of the Standard Bank manager noted in 1900 

when she walked through thf deserted streets of Parktown : 'On some plots 

mild-eyed cows were grazing, standing knee-deep in r ich  green grass 

Many of the houses had an unoccupied look, but the gardens, except in a

J
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few cases, are well cared fo r ,  native boys le f t  in charge, no doubt, 

sseing a f te r  them. 1

Fo l low ing  the A n g lo -Boer war in 1902, Parktown flourished to even 

g r e a t e r  he igh ts  than p re v io u s ly  and consolidated i ts  pre-eminent position.

This  d iscuss ion  w i l l  return to the subject of Parktown when the period of 

C o n s o l id a t io n ,  1903-32,  is  examined. This followed the f i r s t  exciting f lu s h  

of the discovery, and the f i r s t  twenty years of development. The s ign if ican t 

p o in t  to make w ith  regard to  Parktown, is that i t  rose to such fantastic  

heights  o f  opulence during the 1890's, that the high rent sector was I irmly 

established, and the d irec tion  of growth of the c i ty  was irrevocably made.

This development was so important to the contemporary structure of the 

housing market that one is ju s t i f ie d  in devoting considerable attention to 

the social deta ils  o f the area.

Location of Lower-Order Socio-Lcenomic Groups

Having traced the development of the movement of the high-rent 

neighbourhood, i n i t i a l l y  around Plein Square, then eastwards to Charlton 

T e r r a c e ,  and f in a l ly  over the quartz ite  ridge to Parktown, one is now in a 

position to look at the location of the remaining socio-economic groups.

Berry (1 972 )  has made i t  c lear, as did Hoyt and others before him, that the  

spatial pattern of a c i ty 's  residentia l development depends in the f i r s t  

instance upon the preferences of the wealthy. I his group, has the financial 

power to seek out the optimum locations in the s ite  and occupy them in the 

manner which has been described. In competing among themselves they set. the 

level of prices fo r housing in these areas to which less wealthy people

cannot aspire. Consequently the lessor groups move in on the wealthy,

gathering as close as possible to the high-rental neighbourhoods, and in this

way gain status from proximity and by association. In much the same way that



the high status Parktom*ans feared the intrusion of other ethnic groups or 

institutions on th e ir  borders, so the second order socio-economic group 

b u i l t  homes as close to Parktown as possible. In terms of th is  pattern 

o f behaviour one would expect sectors to develop on e ither side o f tne high- 

status sector appearing in Fig. 3.6. These lower order sectors are now 

examined.

The Characteristics of Lower -Order Housing

One's attention is drawn in the f i r s t  instance to the properties 

o f the Barnato Prothers and, therefore, of the Johannesburg Consolidated 

Investment Company. These co llec t ive ly  comprise the upper part o f the 

north eastern sector during the Formative Period. They were the Rerea 

Estate, Yeoville, Bellevue and Hillbrow, the las t of which was situated 

on R-mdjeslaaj te  and belonged to the Transvaal Mortgage, Loan and Finance 

Company with which S. ;i Goldreich and Emmanuel Mendelssohn were associated. 

The municipal values (Fig. 3.8) show that these suburbs could be grouped 

with those inner areas to the east of the c i ty ,  namely Doornfontein, 

Bertrams, New Doornfontein, Fairview and Jeppestown. The 

la t te r  group la te r formed a d is t in c t ive  eastern sector, but during the 

early Formative Period the entire north eastern quadrant was distinguished 

by s im ilar property values. This was not surprising since the quadrant 

was i n i t i a l l y  conceived as a m id d le  area, despite the great variation

in physical qua lit ies  of the d i f f e r e n t  suburbs. Another unifying 

cha ra c te r is t ic  was the s im i la r i t y  in stand sizes w ith in the zone. Stands 

ranged from one-eighth to one-quarter acres (with the exception oi upper 

Doornfontein) and any departure from these sizes was unusual. Ih is  in 

i t s e l f  la id  a pattern of socio-economic status fo r  the area for  the n;xt 

two decades. The f i r s t - s e t t le d  parts of the quadrant were those immediately
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to the east o f the c ity  and including the Joubert Park v ic in i ty .  This 

was a natural development since the long east-west trending valley 

m il i ta ted  against movement northwards. Consequently housing spread down 

through Doornfontein and Bertrams to Fairview and Jeppestown, with a small 

offshoot towards the mining v il lage  of Wolhuter in  the east. The City and 

Suburban township next to the commercial quarter had become an industr ia l 

area a t an early stage and provided a barr ie r to movement in that d irection. 

Development above the ridge to the north started shortly afterwards with 

the sale of stands in Hi 11 brow in 1895.

Having delineated the north eastern middle class quadrant of the 

Formative Phase i t  is necessary to make a more detailed investigation of 

the chnvaot ■■ and q u a l i t y  of i ts  various par , Tvich w i l l  reveal the 

reasons for i t s  place in the c i ty 's  status I mg. The upper  parts of 

Doornfontein have been described and are s ..n as the antithesis of the 

lo u e r  parts. In the la t te r  area the social climate is affected by the 

low-lying nature of the s ite  which is near the lowest parts of the valley 

so natura lly  there is no outlook or view; the railway l ine  runs through 

th is  portion of the township; the south western corner is next to the 

City and Suburban township which was given over to workshops and industry; 

and f in a l ly ,  M e lv i l le 's  (1897) map shows a water reservoir and a brick and 

t i l e  works in the south eastern portion of the township. Another factor 

which applies in a general sense to the residentia l market in Johannesburg 

is that the more southerly locations of houses have always been associated 

with people of lower status, and th" more northerly ones with p ople of 

higher status. So i t  is reasonable to view the southern parts of Doornfontein 

and Fairview (then known as Caucus Township) as less desirable. Jeppestown

proved to he an exception in the residentia l market of the Formative Period.



The single most- s ig n if ica n t factor is the association which the township 

had with the Jeppe fam ily, one of the notable families of the time, and 

in pa rt icu la r  with S ir Julius Jeppe who was the founder of Jeppestown 

(Smith, 1971). The second fac tor concerns the ''levatea position the 

suburb occupies. I t  was in the highest part that Julius Jeppe b u i l t  his 

baronial mansion Whereas Doornfontein was w ith in  easy walking distance 

of the commercial centre of Johannesburg, Jeppestown was a mile and a 

ha lf to the aaf' and across the Natal Spru it, a factor which made 

i t  develop i <‘iy of the qua lit ies  of a v il lage . I t  can be looked upon as 

a s a te l l i te  v il lage  of this period. I t  had i ts  own Market Square (as 

shown in Goldmann's Map of the South African Mines 1895-96) two Churches, 

a Masonic Temple, a Club House, the f i r s t  l ib ra ry  outside Johannesburg 

proper, a Police Barracks and the St. Mary's Collegiate fo r g i r l s ,  and by 

1893 could boast almost 500 buildings (Smith, 1971). In addition the 

founder oi the township Julius Jeppe and his main partner. Ford, tended 

to sponsor cu ltura l amenities and a c t iv i t ie s .  As a chronicler observed 

in the early nineties

1 From a property owner's noint of v iew... the 
existence of a good l ib ra ry  considerably 
enhances the value of the estate upon which 
i t  is situated. Newcomers seeking desirable 
residentia l quarters are undoubtedly largely 
influenced to s e t t le  in a lo c a l i ty  where 
such social advantages are to bo obtained.'
(Standard -.nd D igyetv  •ms, 2 9 .1 .1 8 9 7 ) .

Within Jeppestown was a named but unyaze.tted township of Belgravia, called 

a f te r  the e l i t e  area of th is name in London. I t  was viewed by many as 

being a r iva l area to Doornfontcin and many of its  inhabitants subsequently 

moved to Parktown.



The middle class areas f o the north o f the ridge, namely Hi 11 brow, 

Berea Estate, Bellevue and Yeovil 1c developed shortly after the ir  nei^'hours 

i r, the vole below. Hillb^ow's sale of residentia l stands was extensively 

reported in the Start 1 it 'd  and Ih’ jg e ra  Ncuj on 25 July 1895 and th is report 

gives useful evidence of the intentions of the township developers. 

Recognising the trend to move north (stai :od by Ekstein's group in 

Braamfontein and Parktown) and encouraged by the booming conditions and 

the free a v a i la b i l i ty  of money, messrs. Goldreich and Mendelssohn placed 

th e ir  Hi 11 brow property on the market. The sale was handled by 

Richard Currie, probably the most knowledgeable property auctioneer in 

Johannesburg at the time. 1 he distance factor was immediately apparent 

in the higher prices paid fo r  properties overlooking the c ity  and, therefore, 

closer to town. These sold fo r  an average price of £165 per stand of a 

quarter acre, which was a good price bearing in mi no the price ru ling 

in Doornfontein of £300 per stand. Once over the brow o f the h i l l  and 

proceeding into the shallow valley which is a feature of the central 

portion of Hi 11 brow, the prices dropped o f f  to £55 per stand. The sale 

was commonly regarded as a good omen fo r the northern subuius and for 

the long-term prospects of the property market.

The B:-rea Estate, Yeovil le and Bellevue represent the remaining 

residentia l suburbs which in the la te  nineties occupied th is  part of the 

Wi twatersrand ridge. In contrast to the ear 111 r,et 11cii'vnts .vhit h 

were controlled to son" extent by the transport technology of the day, 

then the horse and buggy, (F ig .3.9) these were influenced by the hoise- 

drawn tram which supplied a service up to the Berea (Mg. 3.10). Ih is ,  

and the rapid in f lu x  of population to the gold mines made piopcrty
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development abov j the ridge an economic proposition. There is of course, 

the immediate poser as to why residentia l development did not at th is time 

continue in the eastern sector, beyond Jeppestown, towards what a lew 

years la te r  was to become Kensington. The reason seems quite clear when 

one consults the map of the existing networks. The horse tram routes 

extended along Commissioner Street eastwards into Jeppestown and southwards 

to the borders of Wolhuter. Consequently property development beyond th is  

would have required a settlement of s u f f ic ie n t economic strength to 

provide i ts  own bus service, s im ila r in fact to that provided by the 

Parktonians. As a result the eastern axis had to wait un t i l  a f te r  the 

turn of the century and the introduction of the e le c tr ic  tram before 

residentia l development became an economic proposition there.

Another factor of some small s ignificance pertaining to the 

Berea Estate and i ts  associated middle-income suburbs, was the trend 

developed in the mid-nineties of s i t in g  townships with regard to the 

excellent views to the north of the Witwatersrand ridge. This view 

in i t ia te d  the settlement of Parktown by Lady Florence P h i l l ip s ,  and the 

same advantages accrjed to the elevated sites of Berea and Yeoville which 

look down upon the va lley now known as 1 he Wilds, which carried t r a f f i c  

to the orchards and market gardens beyond the houghton Estate's 

plantations.

The North-Wes te rn Quadrant

Thus far attention has been directed towards the residences of the 

middle rank which developed in the north-eastern quadrant of Johannesburg.

At the same time a s im ila r development ><as taking place ! the north-western 

quadrant which involved the suburbs of Mayfair, Fordsburg, Braamfontein
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and Auckland Park. Braamfontein, although rated in the same category as 

Doornfontein had in fact a rather motly co llection of housing, which ranged 

from f a i r l y  substantial dwellings at the eastern end to poor qua lity

residences, many o f which were semi-detached, at the western end. The

reasons fo r  th is  pattern are not hard to f ind . The F irs t cemetery of 

Johannesburg was a t the corner of Harrison Street and Bree Street, where 

twelve stands were allocated fo r th is  purpose in 188/ (J. & L. Gray, 1987). 

This f i r s t  burial ground very quickly proved too small and la te r  in the 

same year the Braamfontein cemetery was taken into use. This r. the f i r s ,  

important cause o f low qua lity  housing at the western end o f Braamfontein.

The eastern end o f Braamfontein formed, together with the townships of 

Argyle and Wanderers View, an enclave of be tte r qua lity  homes. This part

was higher and overlooked the Wanderers Ground.

Auckland Park is an anomaly in the early res identia l land 

market o f Johannesburg, since i t  was almost three miles from the c i t y ,  and 

separated from i t  by a large area of open veld. I ts  o r ig ins  were s im ila r 

to many a Johannesburg township. I t  started as a gold mine which was 

subsequently turned into a residentia l township. I t  began as the Auckland 

Park Gold Mining Company, having been named by a New Zealander a fte r  the 

largest c i ty  in that country. The f i r s t  advertisement fo r  the sale of 

stands appeared in 1888. By 1890 the orig ina l farm house had been turned 

into a hote l, and a lake had been constructed {D iggers News, 25.3.1890).

The township was la id  out on larger than average stands, and with its fine 

s itua tion  on a gentle north facing slope i t  attracted middle-class residents. 

The problems created by i t s  distance from the c i ty  were overcome with the 

establishment of the Auckland Park Motor Service which ran eight services 

on ordinary week days, nine on Saturdays and one on Sundays. These, <i



correctly  re flec t ing  the linkage between the township and the 

c i t y ,  show that there were st rong employment and commercial 

linkages between the two areas.

Mayfair and fordsburg, although rated with the suburbs of the 

second rank (F ig .3.8 ) were soc ia lly  in fe r io r .  When the manager of the 

Standard Bank in Fordsburg fu l l  o f f  his bicycle in 1906, John Gregson 

who worked at the Commissioner Street branch was sent to re lieve him. 

His comments speak eloquently of i ts  character and standing :

'Fordsburg is the western prolongation o f Johannesburg and 
has i t s  interests closely bound up with the very prosperous 
mines of Robinson, Langlaagte and .the Crr m Reef group. I t  
is mainly a place devoted to the working classes and bears 
about the same re la tion to Johannesburg as say, Ancoats 
might to Manchester. In appearance Fordsburg is jus t about 
the opposite to the lo c a l i ty  in which I l ive  near Joubert 
Park, fo r  there -r not such a thing as an hotel or bar in 
that area, simply nice residentia l suburb, w h ils t here 
there is the noise of the mines, the smoke of the central 
e le c tr ic  power s ta tion , the smell and smoke of the gas 
works and the griminess of several engineering shops and 
kindred places, with an abundance of bars and drinking 
saloons. I am told that for some distance along the main 
road i t  is ,  with intervening re ta i l  shops devoted to other 
things, jus t an alternating advertisement fo r Ohlssons and 
the Castle Company's noted a les . ' (Gregson, 1906).

The high rating in Fordsburg would appear to stem from i t s  

commercial involvement.

Mayfair is a residential suburb of one-eighth acre stands 

which is next to an area marked as a 'native location ' on M e lv i l le 's  

189/ map. I t  was on tho railway line affording good access to the 

c ity .  Despite t h i s , i t  is d i f f i c u l t  to find a satis factory reason fo r 

i ts  abnormally high rating. In terms of social standing, i t  has always 

been of a low order.
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The Coloured Sector and the Southern Suburbs

Two patterns complete tl,e picture of housing during the Formative 

Phase. The f i r s t  of these is the embryo Coloured sector to the west of the 

c i ty ,  comprising Indian, Coloured and African communities; the second is the 

separate group o, townships co lle c t ive ly  called the Southern Suburbs.

The gold mining industry had largely been founded upon non-White 

labour so that one notes from M e lv i l le 's  1897 map that the non-White 

population of Johannesburg in 1896 (one decade a fte r  the discovery) was some 

51 ,000 out of a to ta l population of 102,000. They were made up of 952 

Malays, 4,807 Indians and Chinese, 42,533 Africans and almost 3,000 Coloureds. 

As commonly occurs in human settlements, these various ethnic groups gravitated 

to th e ir  own areas and formed 1 locations' which carried the d is t in c t iv e  stamp 

of th e ir  culture. A glance at the settlement map of Johannesburg fo r the mid

nineties reveals that most factors conspired to create a western Coloured 

sector at an early stage. Trere are a number of reasons fo r  th is  pattern.

In the f i r s t  place one would expect the poorest community to be remote from 

the wealthy. In th is  instance the Coloured locations were antipodally located 

with regard uo Doornfontein. In the second, one would expect the poor to be 

housed in the least desirable lo c a l i ty .  This element of environmental 

qua lity  was f u l f i l l e d  by th e ir  close association with the industry of 

Fordsburg, the Braamfontein cemetery, the Gas Works and the B r ick f ie lds . Ti.c 

fina l consideration is proximity to places of employment. This community 

would not have the economic strength to move great distances to work, and 

th is  made i t  Imperative that they should l iv e  near the c i ty .  These factors 

produced the Burghersdorp, Pageviow, Vrededorp and other non-White complexes 

which have since been extended fo r many miles to the west.

To the south of the mining land the southern group of suburbs were
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la id  out in the late eighties. The f i r s t  of these were Hooysens and 

Ophirton. They were some miles from Johannesburg and on the Kimberley 

road so they represented an isolated hamlet which derived a reason fo r  Us 

existence by servicing the wagon t r a f f i c  from both Johannesburg and the 

northern Cape. The Booysens hotel was a well-known landmark as <lso was 

Chandler's brewery in Ophirton. The residentia l land valu m these 

townships were of a lower order commensurate with the ir isolated position. 

Further east were Turffontd in , West Turffonte in , Rosettenville and La 

Rochelle. The S ta r  o f 2 August 1897 describes the sale of stands in 

Turffontein in the following terms :

'On Saturday afternoon the Australian Trust Company 
offered by auction sixty-om stands (100x50) in 
Turffontein or Casey's Township. The sale Look 
place on the ground and was fa i r l y  well attended.
Selling started shortly a fte r  two o 'c lock, and at 
four o '" lock , th i r ty  had been disposed of at 14j 
upwards. In a few instances over £100 was reached.
Eventually a l l  . . .  stands were disposed of at 
prices ranging from £45 to £117.10s. per stand, 
the aver.ge price being £74.16.6.'

Turffontein was fa i r ly  representative of the Southern Suburbs so residentia l 

land values in the south were about one quarter of those ru ling in 

Doornfontrin and a f i f te e n th  of those ru ling in Farktown. .he Southern 

Suburbs were occupied largely by blue co l la r  White workers and especially 

the mining community. Before 1906 there was no municipal bus service to 

the c ity  and access was hy means of the few roads across the mining land.

Spat ia l  Patterns and Relevarit^ojicejits

In reviewing the evolution of the Johannesburg housing market 

during the Formative Phase, a synthesis of the major soc ia l, economic and
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other determinants of land values, enables one to assess th e ir  impact upon 

the spatial patterns of residentia l development and to examine the 

re la tionship o f each to the appropriate concepts and models.

The primary determinants of the in i t i a l  settlement pattern were 

the mining outcrop, a l inear feature trending from east to west, and the 

series of ridges and valleys comprising the Witwatersrand. Like the 

auriferous outcrop, these were also l ine a r ,  and were s u f f ic ie n t ly  prominent 

to l im i t  the development of residentia l construction. The southward dipping 

reef was mined to a depth of four hundred feet which made the surface 

unstable and precluded any form of construction. Even i f  th is  was not the 

case, the mining properties w ith th e ir  scourge of dust and debris were quite 

unsuited to residentia l settlement. Consequently the f i r s t  year of nnn.ng 

produced a l inea l settlement of impermanent structures between the mines on the 

one hand, and the Witwatersrand, o the other, where access to work was perhaps 

the most sought-after a ttr ib u te . Secondary considerations were the a v a i la b i l i ty  

o f water and the absence of swamp or marshland, considerations which gave r ise  

to two of the three i n i t i a l  mining camps.

The promise shown by the f i r s t  year of mining, and the in i lux of 

people, prompted the Transvaal Government to set aside the tr iangu la r piece 

of land RcndJfoW fid  fo r a town, and th is  was formalised with the survey by 

Jos. E. de V i l l ie r s  in December 1886. The four squares, each the terminus 

of a major route from the surrounding countryside were instrumental in 

confining the settlement pattern during the next decade. Market Square 

attracted not only the headquarters o f the mining houses, the Stock Exchange 

and the Rand Club, but also the main commercial centre in Rissik Street. The 

location of the Wanderers Ground near Plain Square, and the recreational and 

social f a c i l i t i e s  i t  offered, attracted the loaders of society whose homes
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were in Noord and King George s tre e ts , and th i '  was consequently the 

lo c a l i ty  of the most expensive residentia l property. I t  is clear 

therefore that th^ de V i l l ie rs  survey, and the disposition of the 

topography and that of the mining a c t iv i t ie s  determined the disposition 

of both the residentia l land values and the settlement pattern. The 

middle-class residentia l areas were in the town i t s e l f  where homes were 

intermingled with shops, banks, warehouses and other components of 

commercial l i f e .  Later, in the 1890's, the middle-class people moved to 

the new townships of Doornfontein, Jeppestown, Bertramstown and Troyv il le . 

Access ib il ity  remained a dominant determinant of residentia l location and 

of residentia l qua lity . The blue co lla r  white workers settled in  the 

inner western townships, (Fordsburg, Mayfair and Vrededorp) l iv in g  in 

close proximity to the non-White slums of Burghersdorp, or in the Southern 

Suburbs. Industry gravitated towards the mines to which most o f the 

manufacturing a c t iv i t ie s  contributed. The principal determinants of land 

values and of the development of residences during the f i r s t  seven years 

were therefore, f i r s t ,  the economic strength of the ore deposits which 

created an area of opportunity conducive to migration; seaondt the linear 

pattern of the outcrop nf the auriferous reef; t h i r d ,  the cadastral 

influence of the v i t v a lg ro n d  known as Randjeslaagte; f o u r t h ,  the nature of 

the de V i l l ie rs  ground plan; f i f t h  the east to west trending Witwatersrand 

ridge which confined settlement on the north; s i x t h ,  the importance of 

access ib il i ty  to the mines and associated industr ia l areas; seven th , the 

location of the Wanderers Ground and therefore the homes of the leaders of 

the community; c i.gh ih ,  the deleterious influence of the non-White c luster 

to the west of the towrt-centre which adversely affected land values in that 

v ic in i t y ,  and n in th ,  the adverse influence of the industr ia l zone which 

developed along the Main Reef road which acquired its  name from the
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With these determinants in mind one can consider the extent to which 

they re f le c t  the underlying theories and models of both residentia l 

development and of the land market. The approach employed in th is  study 

in iden tify ing  the major determinants is the cu ltu ra l-h is to r ica l approach 

of Quinn (1940). I t  is proved appropriate since i t  considers both the 

temporal and the spatial dimensions of settlement. These reveal the 

behaviour of the typical consumer from time to time which in turn manifests 

i t s e l f  in the physical fabric  o f the urban landscape. While the absence of 

e ithe r an annular pattern or of invasion and succession processes discounts 

the a p p l ica b i l i ty  o f  Burgess' Theory, that of Davie (1938) comes close to 

modelling the embryonic structure of Johannesburg. In keeping with his 

view, the CBD was 'more square or rectangular than c i r c u la r ' ,  industry was 

located near transportation and i t  extended along the major roads, low grade 

housing was close to the industr ia l and transportational areas and f in a l ly  

f i r s t  and second grade housing was elsewhere. Far greater insights are 

afforded however, by the views of Homer Hoyt (1939) and by those of tne 

social area analysts who followed him. The processes which give r ise  to 

sectors of s im ilar socio-economic qua lity  were evident in Johannesburg once 

the ground-plan became a re a l i ty .  By 189?, six years a fte r  the gold-rush, 

the socio-economic structure was manifested by clusters of d i f fe r in g  statu* 

and e th n ic ity ,  these being representative of the sectors of tne fu ture. 

Clearly those processes associated with internal change in the urban 

structure, such as f i l t e r in g ,  wore absent in view of the comparative 

youthful ness of the town. In terms of the economically rooted determinants 

of residentia l land values a number of considerations are relevant, at th is 

juncture. Although no municipal valuations were conducted before 1904 i t  

is  reasonable to assume that s i te  rentals reflected the socio-economic
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structure of the town. Likewise, s ite  size and the density o f settlement 

revealed a strong positive corre lation with land values, the most densely 

settled areas were those in the Insanitary Area of Burghersdorp, a non-White 

area where land was cheap. Residential development and the introduction of 

new townships followed the business cycle which in turn was dependent upon 

the production o f gold, the economic base of the town. F ina lly  the journey 

to work and the constraints o f transport technology (the horse and buggy and 

the bicycle) m ilita ted  against a dispersed settlement.

The residentia l development of Johannesburg during the la t te r  part 

of the Formative Phase, that from 1893 to 1902, was influenced by seven 

factors. t -C re t in , the high status c lus te r of residences around Plein Square

was adversely affected by the a rriva l of the railway l ine  on the Rand and the 

decision to build t ie  railway station next io  the Wanderers Ground. This 

precipitated the f i r s t  movement of a socio-economic group to the new lo c a l i ty .  

Secondly, the increasing number of people a rr iv ing  in Johannesburg created a 

new demand for residentia l stands. T h i rd ly ,  the greater population density 

ju s t i f ie d  the introduction of the horse-drawn tram. F o u r th ly ,  the competitive 

property interests of the Johannesburg Consolidated! Investment Company (the 

owners of Doornfontein) and the Braamfontein Company (the owners of Parktown) 

introduced, for the f i r s t  time, r iv a lry  in property development. F i f t h l y ,  

the spread of settlement northwards out of the valley and into Parktown, 

rii'llbrow, Berea and Yeoville was affected by the community's leaders.

S i x t h l y ,  the garden c i ty  theory o f Ebenezer Howard introduced a new set o f 

principles which affected the design of residentia l townships, and created 

new residentia l environments in certain areas. F in a l l y ,  the p o l i t ic a l  

developments which beqan with the Jameson Ra’ d and end"d with the Anglo- 

Boer War e ffec t ive ly  terminated the Formative Phase.

Tn conceptual or theoretical tnnns Davie's model of urban
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structure comes close to simulating the Johannesburg pattern in 1893 when 

the railway l ine  became the primary determinant of industria l location, and 

when commercial land uses began to extend along the main radial s treets , 

especially Commissioner Street. However of much greater s ignificance were 

the socio-ecological views p a rt icu la r ly  those of Shevky and Bell and Hoyt.

The la t te r  makes special mention of the fac t that high 'renta l d is t r ic ts  

tend to move along the l ine  of the contour and towards the more elevated 

parts of the town's s i te '  (Hoyt, 1939). In conformity with th is  p r inc ip le  

the leaders of Johannesburg's society in the 1890's moved eastwards along 

the contour from Plein Square to Charlton Terrace in Uoornfontein and 

inc iden ta lly  to the upper elevated parts of the suburb with the better 

views. As 1 as been described, th is  c luster o f wealthy people were shortly 

prompted to move on to Parktown as a consequence of Sit Lionel and Lady 

P h i l l ip s ' development of th e ir  new home at Uohenheim. The homes of the 

society 's leaders acted as a powerful magnet to others of the high status 

community, as Hoyt observed, so that Parktown's future was assured by these 

events. Another s ign if ica n t aspect was the route taken by the road link ing  

Johannesburg to Pretoria. This passed through Parktown and confirmed Hoyt's 

view that 'high grade residentia l growth may proceed . . .  along major roads 

. . .  l ink ing  other important towns . . .  His theory is also confirmed insofar 

as movement was towards open elevated country, away from 'f loods , and 

industry with i ts  po llu ting  odours'. The Shevky-Bell (195b) model which 

pustulated a degree of socio-economic homogeneity in d isc,e tc  parts of c it ie s  

was generally applicable to Johannesburg in the 1890's with Parktown 

representative of such a high status c e l l .  The invasion of parts of the 

downtown area by commercial uses once i t  hid been evacuated by residents 

conforms admirably to the w U-knnwn processes o f Burgess although no 

annular pattern is d iscernible in the Lownscape of the period. Stan size



and the preference fo r space which was a feature of Parktown, and to a 

lesser extent to Doornfontein, relates d ire c t ly  to the garden c i ty  con opt 

of Eoenezcr Howard and represented a changing pattern of behaviour on the 

part o f consumers of real property. This was probably related to a 

disenchantment with trad it iona l early V ictorian environmental p r inc ip les, 

on the one hand, and greater affluence, on the other. Considerations of 

access to the c i t y ,  s ite  renta ls , an,: the principles governing the 

residentia l location of other socio-economic groups did not d i f fe r  from

those prevalent e a r l ie r  in the Format ve Phase. One f ina l influence needs

to be mentioned. Quinn's cu ltu ra l-h is to r ica l viewpoint would find the 

p o l i t ic a l  events which culminated in the Anglo-Boer War of considerable 

significance to urban residentia l development. This was indeed the case. 

The war curta iled mining, reduced investment, caused a freezing of property 

prices and an outflow of capital and people. In th is  sense i t  had a 

profound e ffec t upon the urban system, a lb e it  fo r a re la t iv e ly  b r ie f  period 

Having synthesized the determinants of residentia l land values in 

Johannesburg during the Formative Phase and having related these to both 

the spatia l patterns of development and the underlying concepts and 

models, one can move to the next phase during which the early developments 

were consolidated. For th is  reason i t  is termed the f i r s t  phase of

Consolidation and covers the ,,eriod 190? - 1913.
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CHAPTER 4 - THE FIRST PHASE OF CONSOLIDATION : 1902 - 1913

The phase of Consolidation is so called since very l i t t l e  r e a l  

growth took place p a rt icu la r ly  when compared with tha t during the 

Formative Period. The amount of building however was considerable, as 

is i l lu s t ra te d  by Fig. 4.1, but the same cannot be said of growth in the 

value of real estate. The depression which began in 1904 was one of the 

severest and most prolonged South Africa had experienced, and only in the 

la te  th i r t ie s  did property values move back to levels comparable with those 

of the previous century.

The data in th is chapter come from two sources. F i rs t ly  a family

of graphs (Fig. 4.2) which show the growth of the residentia l prooerty market 

from 1904 to 1967. These s ta t is t ic s ,  which are municipal valuations are 

p lotted at approximately six-year in te rva ls . They are based upon market 

conditions. Secondly, the same information is shown cartographical1y and 

the market is divided in to f ive  status rankings fo r each valuation The 

status rankings have been arrived at by p lo tt ing  the values of the c i t y 's  

residentia l suburbs in ascending order, and divid ing the negative exponential 

graph which th is procedure gives, into . ive categories. From these, sectors 

emerge which represent areas of s im ila r land values (Fig. 4.3). Each is 

analysed temporally and sp a t ia l ly .  These two representations of the 

housing market, enable one to determine the rates ot growth (or dec!in .)  in 

d if fe re n t lo c a l i t ie s  and also to examine the ir  spatia l manifestations.



4.1 - Johannesburg : The Growth of Buildings 1886-1964.
( d t y  Engineer's Department, 1964).

(Tabulated S ta t is t ics  : Appendix A)
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Preva11 ing Economic Condi t ions

At the s ta r t  of th is  period, the Anglo-Boer War caused the almost 

complete cessation of gold mining. The v i l u j  o f gold output f e l l  from 

£15,452,000 in 1899 to £1,481,000 in 1900 (Schumann, 1936). Total exports 

f e l l  rap id ly , while imports continued t . r ,se in a conspicuously unfavourable 

trade balance. Immediately a fte r  the cessation of h o s t i l i t ie s ,  boom 

conditions prevailed in the Transvaal. Prospects for the future seemed 

good, the gold mining industry was resuscitated, a development loan of 

£3b m il l io n  was acquired, and reconstruction schemes further contributed 

to the speeding up of economic a c t i ' ' '  ’■y and stimulated a speculative 

environment (de Kock, 1936). As both de Kock (1936) and Schumann (1936) 

note, the result was an in f lu x  of foreign capita l and immigrants, an undue 

increase of imports, the in f la t io n  of c red it and the enhancement of revenue. 

More sp e c if ica l ly ,  in 1903, more than 70,000 persons landed at the Cape and 

Natal ports, most of them bound fo r Johannesburg; imports advanced from 

£30 m il l io n  in 1901 to £45 m il l io n  in 1902, and £49 m il l io n  in 1903, and 

exports from £13 m il l io n  to £20 m il l io n  id £25 m il l io n ;  the population of 

the Cape, Transvaal, Orange free State and Natal increased from about 630,000 

in 1891 to 1,117,000 in 1904; f in a l ly ,  the to ta l bank deposits which stood at 

£25 m il l io n  in 1899, rose to £47 m il l io n  in 1902 (de Kock, 1936). The 

consequences of th is  financial environment to the housing market of Johannesburg 

are obvious. Vast sales of real estate ensued and property developers rushed 

ahead with plans to develop land fo r  townships in a wave of speculative 

optimism. However these co nd i t ions  did not obtain f o r  long. For a number 

of reasons thp boom could not be m ain ta ined .  The pr imary source o f  trouble 

was the labour  shortage which a f f l i c t e d  the gold mining i n d u s t r y .  After the 

Anglo-Boer War there  was a general  shortage of u n s k i l l e d  n a t i v e  labour which



was remedied only in 1904 with the importation of Chinese coolies (de Kock, 

1936). A secondary reason fo r the depression was the stimulus which Natal 

and the Cape had received as a resu lt or the Anglo-Boer War, when there was 

a great demand fo r the ir products. Production had been increased again 

a fte r  the War in antic ipation of a boom and the increased growth of the 

gold mines. When th is growth fa i led  to materia lise a reaction set in and 

the economic disequilibrium caused a cyc lic  recession. The depression lasted 

u n t i l  1908 when the economy again began a rapid recovery. De Kock (1936) 

notes that the shortage of Black labour was removed and the gold industry 

advanced by leaps and bounds. The diamond industry also recovered an I 

resumed i t s  progress and the benefits of the construction of branch railway 

lines in many parts of South Africa were increasingly fe l t  and promoted the 

development of farming operations (de Kock, 1936). A ll these factors 

produced a buoyant economic climate in th country as a whole, and in 

Johannesburg in part icu la r in view of i ts  increasingly important position 

as a domestic market. The establishment of the Union of oouth Africa in 

1910 stimulated the economy fu rther. Progress was severely cu rta iled , 

however, by a wave of labour unrest in 1913 and the outbreak of war the 

following year. These events created the economic and p o l i t ic a l  climate 

which prevailed in South Africa during the period, here termed, the f i r s t  

phase of Consolidation, and against which residentia l development and 

residentia l property values in Johannesburg w i l l  be traced.

’

The most important single factor which permitted the expansion 

of the Johannesburg housing market in the f i r s t  decade of the twentieth 

century was the introduction of the e le c tr ic  tram car. P rio r to the 

Anglo-Boer War, the public transport system of the c i ty  was the horse-
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drawn tram. This rather slow and ponderous vehicle operated w ith in a 

fromework of topographical controls. The primary routes are shown in i ig.

F i g . 3.10.

I t  is clear tha t the quartz ite  ridge of the Hospital H i l l  series 

prevented the horse trams from operating beyond i t  and s im ila r ly  m ilita ted  

against township development. To the south, the 21 square miles of mining 

land made the Southern Suburbs appear almost as another town, and quite 

beyond the reach of Johannesburg-based trams. The developer of La Roc.idle 

in the Southern Suburbs stated on 5 November 1895 that ' in  order to 

fa c i l i t a te  communication with Johannesburg, ( I )  w i l l  order two handsome and 

comfortable omni-buses, build stables, and hand the same over to some f i t  and 

responsible person, and w i l l  pay him a monthly subsidy of £15, on condition 

of such person establishing an hourly service at a maximum fare of sixpence 

per head per t r ip .  This service is  to be inaugurated w ith in  six months from 

the date of sale' (Merkel, 1895). This statement i l lu s t ra te s  the Importance 

of transportation to residentia l property development. Apart from La 

Rochelle, both Park town and Auckland Park, then also considered remote, 

operated th e ir  own private horse-drawn buses.

Development and expansion of the housing market was therefore 

constrained lo ca lly  by two factors : in tne f i r s t  instance by the topography 

and in the second by the level o f technology. The e le c tr ic  tram was 

introduced in 1906. The pattern of th is  network is shown in Tig. 4.4.

I t  reveals the perpetuation of a trend which has already been Jesc r i lcd , 

namely, th development of the north-eastern quadrant. Within the sector 

bounded by the ridge on the north, with i ts  more elevated proper I i  os of 

H illbrow, Yeoville and Observatory, and the mining outcrop to the south 

associated with i t s  properties of Jeppestown, Kensington and Malvern, l ive
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Introduced in 1906. (Rand Daily Mail, 1970)

train lines operated. In the north-western quadrant there were only

three, namely, those to the Mayfair and the Crown Hines areas, to

Rowlands by way of Braanfontein and Brixton, and to M e lv il le  by way of 

Auckland Park. To the north a l ine  ra Jong what was then called the 

Old Pretoria Road, ( now Jan Smuts Avenue) to the terminus at Rosebank.

This route was by way of Park town, between Forest Town and W es tc lif f ,  

easl. of Parkview, west of Parkwood and through Park town North to Rosebank. 

Saxonwold was by-passed completely, a fac tor which contributed to i ts  

lu te  development. A second north-bound route descended the ridge at 

Orange Grove and went is far as Norwood. Two routes, one along F.loff 

Street Extension, and one along the Booysens ro id , extended southwar d
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through the mining land, to serve the Southern Suburbs. This transportation 

network encouraged the development and settlement of  townships which would 

have been regarded as remote during the Formative Phase. In th is  sense 

i t  was a powerful determinant of res identia l expansion, and in the account 

o f  township development which follows i t s  influence and that of the 

prevailing economic climate is constantly borne in mind.

In view of the emergence of an inc ip ien t sector-pattern during the 

la t te r  stages of the Formative Phase i t  is reasonable to continue the analysis 

w ith in a sector-framework. Consequently a sector by sector analysis of the 

patterns o f residentia l development and residentia l property values fo llows. 

Smith's (1971) ,7o/.\.> r r j& o y  . 11 A’ u. n is the standard reference re la ting

to Johannesburg townships, and i t  is  used extensively in th is  section.

The Northern High Status Sector

The Formative Phase of Parktown's development set the character  

o f the high rent sector at  an ear ly  stage. Consolidation took place 

with the a r r iv a l  of  S i r  A l f red M i lner ,  the B r i t i s h  High Commissioner, 

who took up residence at  unnyside a t  the suggestion of S i r  Percy F i t / p " t r i c k .  

A man of M i ln e r 's  stature had a profound e f fe c t  on the housing market, both 

in Park town and in the neighbouring suburbs. His occupation of one of the 

premier i t°s ensur, d that  not only would his v ice-regal  influence spread 

across Mi!: corner of the c i t y ,  but that  many other notable poop1 e would 

v i s i t  the area. Benjamin (1972) note that  Sunnyside counted such nn-n 

as Lord Kitchener, Lord Ba . u-Powel1 , General the Hon. Sir  N e v i l l e  L y t t le t o n ,  

and B rita in 's  colonial sc rotary, Mr. Jo a; h Ch.mb r In in ,  among i t s  guests.

By 1904 there were I/O houses in Park town, and an acre of land
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could be sold fo r  almost J2 000. A number of public schools and a 

convent were b u i l t  in the suburb, and the a rch itec t S ir Herbert Baker was 

persuaded by Miltvir to leave his Cape Town practice to aid in introducing 

'a better and more permanent order of architecture in the Transvaal1.

He lived in 'The Stonehouse1 on Park town Ridge.

Parktown's eminence is well re flected in i ts  lay-out and in i t s

design is perhaps a re flec tion  o f the fact that i t  was conceived at a time 

when there was a strong desire to escap.’ c i ty  l i f e .  'f<u - in  u rb s ' had 

become the id e a l, and Parktown'? establishment derived from the social 

impulses of a 'desire fo r privacy, lo r exclusiveness, fo r an environment 

of snobbish iso la tion  - tfu ?c were th in g s  dr< -t ■‘■eon the scone roo t 

(Mumford, 1938). The layout of Park town reflected the prevailing social 

arid economic forces. As has been noted elsewhere, the stand sizes lacked 

uniformity in a l l  senses except one - namely, that they were uniformly 

large. A cu lt  oi pervaded the area. This argu'd against

stereotyped or regular layouts and further expressed i t s e l f  in the 

architecture of non-confornity (Zar, 1972). The ground plan of the township 

departed from the form ality  of the g r id - iron  pattern, and the planners took 

note of natural determinants such as contours and outcrops. Zar (1972) notes 

that there were certain a rb itra ry  factors which also had an important bearing 

on Park town's planning, notably tho establishment of //.>■ i n  before the

suburb was formally la id  out. Perhaps the underlying concept which in  

Parktown, is best displayed by the views of Ebenezer Howard regarding Garden 

City Theory of which the g - Ion unhu ■ was the progeny : ‘ ( i t )  was a to ta l 

contradiction of the concept of co llec tive  idealism and here, . . .  in 

Park town, the cu lt iva t ion  of in d iv id u a li ty  and social competitiveness were 

powerful forces. The garden suburb had us i ts  basic concepts the idea of a
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suburb ' o i t l i n  a p a r k ’ and the word 'park ' represented some association with 

the rural approach inherent In Garden City Theory' (Zar, 1972).

Next to Parktown, to the north, and fu rther along the ridge to the 

east, the Johannesburg Consolidated Investment Company acquired the property 

o f the Houghton Estate Company. This township was in time destined to 

become a r iv a l  to Puri.town fo r  the pre-eminent position in the housing market, 

smith (1971) notes tha t the e a r l ie s t record of the area was an entry in the 

South African F i n a n c i a l  Record of 24 March 1K94 regarding a case in the High 

Court, Pretoria between the Houghton Estate vcrsu, Mr. B. Barrett and others: 

■On 1 February 1888 Samuel Fox, acting on behalf of Henry Roberts, took a 

lease of a portion of J .J . Grohler's in te res t in  the farm K lip fon te in . On 

10th July 1888, Fox sub-let a portion of the property to M.S. Barrett and 

E.S. McHattie at £100 per annum. On 20th July 1888, Fox q.q. ceded the lease 

to  Joseph Nicholson who ceded i t ,  on l i t h  March 1899, to the Houghton Estate 

Company. The company bought one portion ' ,  Groblnr s grown.! on 1 th "

1889, and the remaining portion on 1st April 1889. On the portion leased by 

him, Barrett had planted blue gum trees numbering 270 000, which he cut down 

from time to tim e.' The immediate predecessor of the Houghton Estate (.old 

Mining Company was the Houghton Syndicate comprising a group of prospectors 

from Pietermaritzburg who hoped to find gold in the early  n ineties. Khon 

the mining venture proved unsuccessful they started planning a township in 

1894. As has been stated elsewhere, Barnato, one of the Hand Lords, had 

captured much of the real estate to the north east of the c i t y ,  and in 1896 

ha consolidated his position with the acquis ition of the Houghton Estate. 

Stands were sold from 1901 on the wp| " portion, north of the Pretoria Koad 

(Louis Botha Avenue). A year la te r  the Johannesburg Consolidation Investment 

Company purchased the plantation from Messrs. Barrett and Co., and added i t
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to the township (U.G. 34-1912, p .53). This la t te r  portion is Lower Houghton, 

named so because of i ts  position in re la tion to Houghton Estate (Smith, 1971). 

The pattern and character of the township ahoxm the ridge is quite d if fe re n t 

from that b p lo v ,  especially with regard to the age of buildings. The S ta r  

of 4 January 1902, quoting the J .C .I.  D irector's Report dated 16 December 1901, 

stated that Houghton was being surveyed as a very high class residential 

suburb with larger plots than usual. Lower Houghton, although generally 

described at th is  time as being covered by eucalypt p lan ta tions, was not 

e n t ire ly  so. In a le t te r  w ritten  to re lations in England on 27 September 

1896, John Gregson notes that much of the land on 'the north side of the 

rocky ridge is now being bought up fo r residential purposes and fo r market 

gardens . . .  The land is fetching handsome prices, o f the order of 

£140 an acre '. He goes on to mention that the 2 100 acres o! the [.state was 

transferred to the Barnato Brothers fo r  £90 000. Land above the ridge, 

because of i ts  oetter location with regard to V e c i ty  was fetching prices 

of up to £240 a stand. Of pa rt icu la r in te rest to the present study is the 

relationship of these prices to those ru ling in Park town which show that 

the Houghton Estate was in f in i t e ly  in fe r io r  in the eyes of the buying public. 

The gap between the housing markets of these two prestigious suburbs tended 

to close in the years that followed, especially as the commercial sector ol 

the c i ty  took over from the mining sector, and spawned i ts  share of people 

with the wealth nd the inc lina t ion  to l ive  there. I ho market-garden ng 

element in the landscape of Lower Houghton and Orange Grove was quite 

important at the turn of the century, as is evident from the following 

passage from a le t te r  by John Gregson (</ September 1896) on the subject 

of a market gardo er in th is  lo ca li ty  named Louw . . .  ' i t  speaks well fo r 

the prosperity of these gold f ie ld s  that a man like  Louw can come here with 

p rac t ica lly  nothing, as he did four years ago, bu ild  a house and stable,
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plant about 400 trees, and send two of his daughters to the Ladies Seminary 

at Wellington, Cape Colony, to f in ish  the ir  education; a l l  out of planting 

potatoes and cabbages etc. and growing barley which he se lls  green on the 

Johannesburg Market at fabulous pr ices .' I t  is clear from the next passage 

of the le t te r  that growth in the d irection of Houghton Estate was anticipated; 

'Louw has an option to purchase his farm fo r  (700, and I believe i t  would 

have been bought over his head, but fortunate ly fo r  him he has a 10-year 

lease from oneViljoen, a of th is  State. The grounding is 1: morgen

in extent, equal to about 24 acres, and i ts  rental is £40 a year. He te l ls  

me that w ith in  the past month he has been offered £1 000 cash, and 12 morgen 

of ground two miles fu r th e r  away from Johannesburg for his lease, but he 

does not wish to accept, as he think- that by purchasing the property he may 

succeed in f in a l ly  getting about £4 000 fo r i t ' .  These notes show that th is  

part of Houghton Estate, which then represented the vuval-uvban f r in g e ,  

was eagerly sought-after by speculators, and that there was some antic ipa tion  

of good p ro f i ts  in real estate.

With Houghton Estate developing to the east of Parktown a complementary 

development took place to the west. Two suburbs of note should be mentioned 

in th is  context. The f i r s t  was W estc lif f .  I t  was la id  out by the 

Braamfontuin Company (Ecksteins) on 'the elevated ridges and terraces facing 

the Magaliesberg Range, to the West and adjoining Parktown.' Richard Currie 

who handled the private sales noted that the majority of plots commanded 

extensive views, th t the t i t l e  and leases would be issued o,. the same terms 

and conditions as those of Parktown ' the Premier suburb of Johannesburg', 

that the suburb was w ith in  easy walking distance of Hospital H i l l ,  that a 

number of private estates recently acquired by prominent c it izens adjoined
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Johannesburg than any that had recently been la id  out, that the roads 

were 50 feet wide, that i t  would soon become as 'fashionable' as Parktown, 

and f in a l ly ,  chat the stands were of large size, ranging from ha lf to one 

acre. A number of s ign if ican t factors emerge from th is description. 

F i r s t ly ,  there is a constant reference to Parktown, both as to re la tive  

location, and to fashionable qua lity . This reinforces the view that 

Parktown established the spatial pattern of rental neighbourhoods. The 

second important factor is the emphasis given to the d i \ ta n o e  from 

Johannesburg, and the qua lit ies  of the s ite  as to size of stands and views. 

I t  became clear that these were the sought-after qua lit ies  o f the upper 

echelons of society in the Johannesburg of the time. Stands were sold in 

W estc liff for £300.

F ina l ly ,  to complete the pattern of the high rental neighbourhoods 

of the c i ty  f o r  th is phase, one must consider the s ite  and s itua tion  of 

Observatory. This suburb, l ik e  most others belonging to th is  category is 

situated on the elevated Orange Grove quartzites and commands excellent 

views. I t  was established as part o f the farm Doornfontein in 1903 by 

the Reserve Investment Co. L td . , and named a fte r  the Government

Meteorological station which was b u i l t  on a s ite  of ten and a ha lf acres

donated at nominal cost, by the Bezuidenhout family (Smith, 1971). The

suburb conformed in most respects, hut to a lesser degree to those

p r e s t ig i o u s  areas f u r t h e r  west .  I t  had large stands ,  good views and 

perhaps most im po r ta n t ,  had r e c e n t ly  been connected to  the < i ty  by means 

of the e le c tr ic  tram s e r v ic e .

The Northern Middle-Class Sectors

The middle-class areas of the early part of the i n i t i a l  phase of
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Consolidation tended to be somewhat randomly located as is evident from the 

1904 valuations and the 1913 valuations. 1 here is evidence to suggest a 

ring of second order suburbs which include Parktown West, Braamfontein,

Hi 11 brow, Berea and Doornfontein, ( r ig. 4.3). Anomalies in terms of vc.lue 

in th is  ring arc Parkview and Auckland Park.

Parktown West, that part of Parktown west of the Old Pretoria Road 

(Jan Smuts Avenue) developed a character quite d if fe re n t from Parktown 

proper. Whereas the la t te r  had been la id  out in acres or more, Parktown 

West was la id  cut on quarters and halves, with some blocks ar» small a, 

eighths. The smallest stands occurred in Loch Avenue, and involved a 

number of cottages designed by Sir Herbert Baker to accommodate the employees 

of Hermann Eckstein, the head of the Bnamfontein Company. Ih is  group of 

properties became known as 'Eckstein 's Compound' and the name is useful in 

defining the socio-economic status of the area at the turn of the century.

This part o f Parktown was allocated to a lower status group, la rgely  for 

reasons of physical qua lity  and layout. Unlike i ts  more opulent neighbours, 

Westcl i f f  and Park town, th is portion is  b u i l t  on a slope with a uc .& te r ly  

aspect which, next to a southerly one is the le a n t  sought a fte r  aspect in 

Johannesburg. I t  produces cold mornings and hot afternoons. Tne view was 

also amongst the least desirable of those available, looking as i t  did, 

towards the non-White locations west of the c i ty .  Prices of stands in 

Parktown West (judged by the municipal valuations of 1904) were of the order 

of £100 in the la te  nineties which made them comparable to Berea, Yeoville 

and Bellevue, and to parts of Braamfontein. Parktown Extene ion , tha t part of 

Parktown immediately contiguous with Milner f ark (on its  non.hern side) is a 

small zone deserving special mention. O r ig in a l ly ,  th is  part oi Parktown was 

known as Parktown South, (Mayor's Minute 1904). The stands in th is  subdivision
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re la tive  to the deep valley o f the Braamfontoin Spru it, which forms part 

o f th e ir  southern outlook, is  one which gives a commanding position. This 

was a more sought-after area, a fac t supported by the number of residences 

i t  has designed by S ir  Herbert "aker. Across the valley to the South, 

forming the northern slope, is Milner Park, the agricu ltu ra l showground.

This large open area was presented to Johannesburg by the Transvaal 

Government at the ins tiga tion  of Lord Milner in 19US (Maud, 1938). At f i r s t  

th is  open space was l is te d  as a park, and inev itab ly , i t  did fo r the residences 

of Parktown South (which overlooked i t )  what the Zoo Like did for properties 

in that lo ca li ty .  So a small island of higher land values has obtained in 

Parktown South (now called Parktown Extension) since i ts  inception.

Parkview, which adjoins W estc liff on i ts  northern margin, but 

at a much lower elevation, belonged i n i t i a l l y  to the Braamfontoin Company 

and sul acquontly was sold to the Transvaal Consolidat J Land and Exploration 

Company, which was i t s  successor. I t  was la id  out by P.P. iomkins in 1960 

'when i t  was almost universal practice to adopt the g r id - iron  pattern, 

irrespective of natural tonography, and one can appreciate his vision in 

ignoring custom and creating a garden township, taking advantage of a l l  

the best natural fea ture ,' (S.A. Survey Journal, 1961). The f ive  primary 

factors which contributed to Parkview's rating value at th is  time (1913)

( f ig .  4.3) can be l is ted . The f i r s t  was i ts  location very close to the 

high rental neighbourhood sector and the fact that i t  formed, in a physical 

sense, the natural northward prolongation of the M estc l if f  promontory, 

with a gentle sloun over much, of i ts  area; secondly, the mayor of 

Johannesburg, Major J.N. O'Hara, perhaps emulating the practice o f the 

Rand Lords in Parktown, lined the streets with exotic jacaranda and oak.
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was b u i l t  along the north-western border, f i l l i n g  the bottom o f the va lley, 

and providing not only a f a c i l i t y  commonly associated with the higher socio

economic groups, but also affording an a ttrac t ive  open space; fou rth ly , the 

Hermann Eckstein Park or the Zoo Lake (as i t  was more recently known) formed 

the north-eastern boundary; f in a l ly ,  i i  must be remembered that trie e lec tr ic  

tram-car, in i t ia te d  in 1906, ran out along the Old Pretoria Road along the 

eastern edge of Parkview, and afforded an added a ttrac tion . I t  is clear 

that had the stand s i ze s  been larger, the group l iv in g  in Parkview would 

undoubtedly have occupied the f i r s t  socio-economic rank. However, the 

demand fo r real estate in that category had not only been f a i r l y  we1! 

saturated by the development of the huge Houghton Estate, but the economic 

climate, as has been shown, m il i ta ted  against extensive spending on property.

because of i ts  effects upon land viiues in the v ic in i t y ,  i t  is 

appropriate to examine the characteristics of the large open space created 

by the Zoo Lake and the Zoological Gardens. Smith (1971) notes that the 

Zoo, as i t  is popularly known, is part of the Hermann Eckstein Park, and 

in the terms of the g i f t  o f the Jraamfontcin Company, which had started i ts  

own Zoological co llec t ion , a piece of land o f some three hundred acres was 

given to tne c ity .  The Zoo Lake is an a r t i f i c ia l  lake which was f i r s t  

sanctioned by the City Council in February 1906. The in tention was to 

discover whether a larger lake was feasible. The t r i a l  proved successful 

and (i 1? ner lake w constructed as rel iei work during the depression of the 

next few years (Smith, 1971). fhis park straddles the Old Pretoria Road and 

occupies the lower portions of the broad valley below the Park town Ridge.

I t  forms the focus of a group of suburbs including Parkview, Greensido East, 

Parkwood, Saxonwold and Forest Town. In a la te r  section of th is  study the
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contemporary housing markets of these suburus w i l l  be examined, and the 

influence of the Hermann Eckstein Park upon them w i l l  become apparent.

The ring o f second order suburbs fo r the f i r s t  part of the 

Consolidatory Phase was completed with Forest Town's development from 27 

March 1894. Smith (1971) notes that this township was mentioned again 

in the Johannesburg Census of 1896, on Pritchard's Commercial Map of the 

same year, and on the Jeppe-Pritchard plan which was issued in about 1897.

I t  was, however, not u n t i l  30 October 1908 ( i .e .  a f te r  the new township 

ordinance had come into force) that the Braamfontein Company applied for 

permission to lay out Forest Town on the farm Braamfontein Mo. 127 'under 

A r t ic le  93 of Gold Law No. 15 of 1893' (Smith, 1971). I t  was gazetted in 

the Union Gazette only on 10 January 1911. There are two important points 

re la ting to Forest Town which are germane to the present study. I t  was 

f i r s t l y  in many respects the mirror image of Parktown West. I he d is tr ib u t io n  

of stand sizes was the same, the planning and layout of the townships (which 

take cognizance of old roads and lanes which traversed the area, are the 

same) and the socio-economic group inhabiting the areas,closely resemble one 

another. The s ite  of Forest Town was o r ig in a l ly  a plantation which belonged 

to the Braamfontein company, so i t  was necessary to have on the property a 

number of o f f ic ia ls  to manage the timber in a l l  aspects o' i t s  culture and 

marketing. Those mm had cottages b u i l t  fo r  themselves and the ir  families 

in the present Sherwood and Torwoou i.oads, near the Old Pretoria Road. The 

most important of these people wore the plantation manager and the company 

secretary. Some way below the ir  homes and in the d irection  ot Saxonv.old 

was a saw m ill from which the timber was brought by ox-wagon (Perrins, 1972). 

The second point is that this was the t ‘ < t \d -v r ‘han / Y / ' v  of the day, the 

Sachsenwald was a wooded area as also was Forest Town and i t  was used, not
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only fo r  commercial purposes, hut also fo r  recreation, pa rt icu la r ly  o cundays. 

Lord Milner was one who rode in the Sachsenwold every morning. In economic 

terms the encroaching c i ty  inevitab ly questioned the returns which could be 

derived from timber, as an a lternative to those from real estate, and the 

suburb was consequently surveyed and offered on freehold terms to the public.

As in Parktown West, the group moving to th is  area were of middle-class stock, 

the area was i n i t i a l l y  regarded as remote from the c i ty ,  and th is  probably 

accounts fur i ts  f a i r l y  slow development. As lace as 1920 the lower portions 

near the Zoo were s t i l l  clothed in forest. The prices of land in Forest 

Town were comparable with those of Parktown West and Parkview, £80 per stand, 

as is evidenced from building plans of houses of the period. In 1913 there were 

only 13 buildings in the township and those belonged to company employees.

Beyond the Zoo from Forest Town, on the northern side, the suburbs 

of Parkwood (1907), Parktown North (1903), Parkhurst (1903) and Rosobank 

(1895) were la id  out and offered for sale. These, as with other properties 

fu rther east were i n i t i a l l y  speculative in haracter. Unlike the inner ring 

of older suburbs demarcated by the Park town Ridge, the nc.utv areas were beyond 

the l im its  of public transport, which proved to be the main consideration in 

l im it in g  the ir  development. Their survey and sale was fo r the most part a 

symptom of the upsurge in economic a c t iv i ty ,  and in antic ipation of buoyant 

conditions following the Anglo-Boer War. The boom fa i led  to materia lise 

however and fo r some tine these estates were almost devoid of buildings 

while consolidation and i n - f i l l i n g  took pi nc ■ in the inner ar-'a •.

Arthur lie ik le the doyen of Johannesburg real estate agents sold the 

freehold plots of Park town North on 20 January 1904. Smith (19/1) notes that 

apart from the excellent so il and water, and the beautiful views, much was 

made of the fac t that 20 000 young trees ready fo r transplanting would be
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givcii free to purchasers, pro ra ta , and that the e le c tr ic  tramway that 

was shortly  to be la id  to Hermann Eckstein Park would make communication 

easy, as Park town North was only f i v e  minuter, w:lP. away ! This suggests 

that the success of the sale of stands depended somewhat upon the approaching 

tram-line. More support fo r th is  idea comes from the valuation role of 1913 

which notes that at that time there were 299 stands to be sold, and that the 

value per stand was £60.

The case of Rosebank was not materia lly  d if fe re n t from tha t of 

Parktown North. Richard Currie was the owner, and sold p lots on 10 Sepuembei 

1896 (Buipin, 1955). The stands were of large size end the township 

realized the good return of £25 000 (Smith, 1971). L i t t le  building

followed the sale as is shown by A.3. Henochsberg's statement in An o ld

Stagir'e h'rmovi u , published by the CNA in 1933 :

' I  was at the auction sale when f i r s t  the Rosebank
stands were sold. There was a f a i r l y  good demand.
I purchased four. When going to Rosebank, several 
times a fte r  the purchase, I could not f ind the way 
to where these stands were situated. There were
only one or two very small places erected and no
other building was done for some considerable time.
I sold the stands at a small p r o f i t ,  but today they 
would fetch at least four times as much as they cost 
me.'

Despite th is  comment of an early speculator in the Rosebank property 

market, i t s  future was assured, since, at the turn of the century i t

had been chosen as the terminus of the northern route of the e lec tr ic

tram car service.

The municipal valuation ro l l  at the time of the post-war 

boom (1904) shows that there were twelve houses in Rosebank, giving an 

occupancy rate of 7 per cent with a mean valuation of £150. Tnis fe l l  to 

£100 in 1913.
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Parkhurst, (at f i r s t  known us Now Parktov/n) dates from 1903, and was 

a suburb wnich held the attention of the property market before the post-war 

recession. Stands were offered and sold at £100 fo r  one-eighth of an acre, 

on the basis of ten guineas down, and the balance in nine annual, in te re s t-  

free instalments. Within the ensuing decade the municipal valuation was £8 per 

stand. The sale of stands was well advertised and was stimulated by a 

competition run by the township owners, the African Realty Trust, to find a 

name fo r  the suburb. This competition brought the remarkable response of no 

fewer than 12 000 entries. Much was made of the rural se tt ing , free from dust, 

the advantageous location 'w ith in  less than 4 miles o f the Market Square, (and) 

in the d irec t line  of growth and development of Johannesburg's most a r is toc ra t ic  

suburbs', the advantages of being near the Hermann tickstein Park and near 1 The 

proposed Municipal E lec tr ic  Tramways.' (Transvaal C r i t ic ,  21.8.03).

Close tc Parkhurst but almost a separate v il lage  was Linden. The

average value o f residentia l stands was £30 in 1904 and £35 in 1913. These

were large but the township was well ahead of its  time and tended to develop 

the character of an agricu ltu ra l rather than an urban settlement. I t  was 

la id  out in 1901 by Lourens Geldenhuys and Johannes R. van der Linde, the 

former being the owner of the farm Emma rent i a , a portion of Braamfontein 

(Smith, 1971). I t  was fo r many years well-known fo r  i ts  production of 

excellent poaches, and while most of the inhabitants found employment in 

Johannesburg they were ^Iso committed to growing f r u i t .  With subdivision, 

the ag ricu ltu ra l aspect of the suburb declined.

I he Western Low-Income Residential Sector

The broad one of lessor-priced res iden tia l land which ringed the

c ity  in the f i r s t  decade of the twentieth century was represented in  the

western sector by a number of suburbs of the poorest qua lity . Iheso wore.
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in order of th e ir  increasing distance from the inner core, Vrededorp and 

Pageview, Cottesloe, Richmond, Bri- Um, Paarlshoop, L'or.tdene, Soph i a town, 

Newel are, Claremont, Newlands, A lb e r tv i l le  and Albertskroon. In t iv  

previous chapter, two observations we, ? made which are relevant to th is  

pattern. F i r s t ly ,  i t  was noted that it. the embryonic settlement of 

Johannesburg, th is  western sector harboured the lowest socio-economic group 

and was iden t if ie d  with the native and coolie locations on i t s  inner margins. 

Secondly, the physical nature of Johannesburg's s i te  produced a convenient 

corridor (with the mining land to the south and the quartzi te rid.j.: to the 

north) w ith in which this s ic to r  could evolve. This physical fact enabled 

a predominantly non-White community to occupy a number of suburbs which 

were almost obscured from the views of nearby exclusively White townships. 

Bearing these factors in  mind one can examine the residentia l development 

of th is  sector, on the one hand, and it:> housing market, on the other, 

from 1902 to 1913.

Smith (1971) notes that as early as 1893 the Executive Council of 

the South African Republic in response to a pe tit ion  from burghera  and 

brickmakers at Braamfontein, requesting that stands be granted to the,a 

at a nominal price, decided to empower the Mining Commissioner of 

Johannesburg to issue not more than 160 stand licenses to indigent persons 

at Braamfontein. This resolution was subsequently amended, and the 

Transvaal C r i t ic  of 23 June l"0b reported that o f the 771 o r ig ina l holders, 

321 were s t i l l  in possession at the time. In th is  instance the individual 

had only squatting r ig h ts , and could pass the land e ither to heit-^ n  tu 

poor persons approved by the government (Smith, 19/1). After the muHo- 

Boer War the B r it ish  authorit ies removed the re s tr ic t iv e  clauses concerning 

the b i r jh o r . - '  r ig h t  of s e l l in g ,  and immediately speculators moved in to the 

area.
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Freehold t i t l e  was acquired by the Town Council in 190/ (Act No.27) and 

thereafter i t  could transfer freehold tenure to owners on certain conditions.

The effects of these actions upon the price of housing in the area was 

s ig n if ica n t.  There was s t i l l  a large residue of Indian families and Coloureds 

intermingled with the poor Whites, the stands were tenths of an acre and most 

of the surrounding influences, p a rt icu la r ly  the Braamfontein Cemetery, the 

Gas Works, the Railways, the Brickfie lds and f ie  industry of Fordsburg 

constituted an environment o f  poor qua lity . I t  is in teresting to note, therefore, 

that while Vrededorp was not rated in 1904 (presumably because of the 

Government-controlled leasehold t i t l e ) ,  in 1913 th is  was fixed at £f>5. When 

compared with the r a t i n g  o f  Parktown North a t  160 one is reminded of the 

views of Alonso (1954), Be; y (1972) and others, that poor people l ive  c lose  

to th e ir  work-places on « .-Jr ■ land.

Pageview is  on o rga n ic  p a r t  o f  Vrededorp and was f~om the o u t s e t  a 

Malay q u a r t e r ,  so t h a t  in  most resoects i t  wos s i m i l a r  to Vrededorp,  w i th  

the same strong corn »rc ia l  i n t e r e s t s ,  but  w i t h  fewer  Ind ians and no Whites.

I t  was not rated separately since i t  only acquired i t s  separate status, and 

indeed i t s  name in 1943. I t  was marked on M e lv i l le 's  (1897) map of 

Johannesburg as a native location and was presumably distinguishable from 

the 'K a f f i r  location' which M e lv il le  shows to the south of the railway line.

The l a t t e r  d i s t r i c t ,  bounded by the r a i l w a y ' s  reserve  and the mining outcrop  

and in many respects ( " i n c i d e n t  w i th  the shal low v a l l e y ,  the Fordsburg D ip ,  

holds a spec ia l  p lace in the e v o lu t io n  o f  the western lo w -s t a tu s  s e c to r .

M e l v i l l e  (1 897 )  descr ibes the var ious parts  of th is  zone as comprising  

the ' k . i f f i r '  and ' c o o l i e '  loc -U ion  , the B r i c k f i e l d s  ( u s u a l l y  known as 

Burghersdo 0 the Gas Works ( the  precursor  o f  the p res en t  power s t a t i o n )  

and par ts  o f  Fordsburg and F e r r e i r a  Town, (as i t  was then c a l l e d ) .  At the
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turn of the century th is  low-lying area had developed into a severely 

b l ig h te d  d is t r i c t ,  and because of the conditions i t  was called the 

Johanneoburg In e u n ita rg  A w a, i t  formed the inner region of the Indian, 

Malay, Coloured and African sector, and in establishing th is  ethnic 

settlement pattern i t  has le f t  i t s  mark in perpetuity. Smith (1971) 

notes that the Johannesburg Insanitary Area Improvement Scheme Commission 

investigated the problem in 1902 and th is  resulted in Ordinance No. 19 of 

1903, which empowered the Council to expropriate the slums. The area in 

question, according to evidence given to the Public Haalth Committee by the 

Medical O ff ice r of Health, Dr. C. Porter, on 12 August 1902, included 

Burghersdorp as fa r west as Malherbe Street, and including the part known 

as the 'B r ic k f ie ld s ' ,  another area known as the 'coo lie  lo ca t io n ',  in 

addition to part of Burghersdorp, and the eastern part o f Fordsburg, 

lim ited on the vest by Pine Avenue (Smith, 19/1). The d is t r i c t  was 

expropriated in September 1903. but by March 1904 r ' ere s t i l l  l iv in g

t are in the utmost squalor, bee use of the enormc. s i t in n  to any

plan fo r moving them elsewhere. An epidemic of bubonic p i , which 

broke out on 19 March galvanised the Council to action. A a> aon o f 

police was thrown around the location and the inhabitants were sent to a 

segregation camp at K!iptown (subsequently P im vilie ). A corrugated iron 

fence was constructed enclosing the entire  area and early on the morning 

of 3 April 1904, the Fire Brigade set the whole place a l ig h t  (Neame, i960). 

Th'. area was surveyed and replanned and in  October 1904 renamed, 

appropriately, Newtown (Smith, 19/1). The story told in these lines has 

sonr important consequences fo r the housing market both w ith in  the western

1/  Some chroniclers not that the outbreak of plague was f ic t i t io u s  and 
was in fact th" creation of a newspaper reporter who hoped i t  would 
galvanise the authorities in to  action 1
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sector and fo r the c i ty  as a whole. During the Formative phase of development 

or the settlement, the foundations of the slums of the western sector were 

la id ,  and there is evidence that th is  pattern has been perpetuated in both i ts  

social and spatial character to the present day. In fact a succession of slums 

have developed w ith in  the sector and a variety of clearance schemes have boon 

in i t ia te d ,  but apparently to no ava il. The root cause of the problem is 

economic, a community constrained by low income. I t  is s ig n if ica n t that 

the population of the Insanitary Area was sent to K lipspru it which <as merely 

an extension of the existing sector. There was in fact.no other lo c a l i ty  in 

the environs of Johannesburg w i l l in g  to accept a lew status non-l'hito 

community, and c learly  one of the reasons was the deleterious consequences 

which such a move would hive on property values in the v ic in i t y  of such a

settlement.

Further west, beyond Mayfair, the property of the Langlaagte 

Estate and Cold Mining Company intervened between the c ity  and the isolated 

hamlet of Paarlshoop, whose settlement geop aphy has been outlined in a 

previous section. At the onset of the Consolidatory Phase, Paarlshoop was 

well se tt led . Land was valued at th* modest f igu re  of f.40. The plan of 

the township resembled that of a v il lage  as also did i ts  socio-economic 

character. The stands were water-erven giving r ise  to vegetable and f r u i t  

c u lt iva t io n ,  the centre of the v il lage  had a Church Square, and as Smith 

(1971) observes, most of the Inhabitants found employment in the adjacent 

gold mines. This separate id e n t ity  of Paarl hoop is  also attested to by its 

omission from M e lv i l le 's  Plan of Johannesburg and Suburbs (1897). In 

drawing up his map, M e lv il le  placed Mayfair, M e lv i l le  and Auckland Park as 

the western-most suburbs of the town, and he looked upon Paarlshoop as a 

separate en tity .

.
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At the western extremity of the sector the suburbs o f Nev/lands, 

A lb e r tv i l le ,  Claremont and Albertskroon formed the somewhat rudimentary 

rural urban fringe at the turn of the century. Smith (1971) quotes The 

Star (15.2.1972) in suggesting that the name of Claremont was derived 

from the suburb of the same name in Cape Town. The fact that New!and:; 

adjoins Claremont in Johannesburg as also in Cape Town would appear to 

lend some credence to th is  view. Claremont was surveyed on the farm 

Waterval No. 79 and the f i r s t  stands were auctioned by Arthur Meikle on 

3 December 1896. An advertisement appeared in the C r i t ic  on 23 October 

1896 which described the suburb in glowing terms. The f i r s t  advertisement 

was followed by another on 13 November 1396 which detailed the stands as 

numbering about 1200, of 50 x 100 feet (one-eighth acres), and being on an 

elevated slope between the Langlaagte and Maraisburg stations. The trams, 

i t  intimated, would stop at Claremont regularly on and a fte r  Sunday 15th 

November and would transport individuals to the Park Station ( i .e .

Wanderers Ground) in the c i ty  in f i f te e n  minutes. Other attractions 

were the 'presence of re ticu lated water from the Johannesburg Waterworks, 

the magnificent views (presumably to the south), the . a i r ,  the lack 

of building res tr ic t ions  and the c o n v e r t ib i l i ty  f r t  easehold to freehold 

at a nominal cost of f i f te e n  pounds'. Smith (1971) notes tha t the 

development of the township was retarded by the outbreak of war in 1899, 

and th is  is largely true. However, there are other factors, possibly 

more s ign if ican t which delayed i t s  development. (In the other hand, the suburb 

was quite remote from the main settlement, being fa r beyond even Auckland 

Park, which, as has been described was then considered a separate v i l la g e  

beyond the l im its  of continuous settlement. On the other hand, Claremont's 

location was within the sector of low status neighbourhoods, and while i t  

might be argued that i ts  rural s itua tion  would tend to suggest a d if fe re n t
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settlement h istory from that of the main parts of the sector, the gold 

mines nearby largely determined the s ta tu o  o f the community and consequently 

the value of the land. In 1904 Claremont was valued at £30 a stand which 

placed i t  in the lowest category of the hierarchy of suburbs.

Of A lb e r tv i l le  and Albertskroon the former was the f i r s t  to be 

surveyed a,m auctioned. The auctioneer H.J. Morkel offered 500 stands for 

sale on behalf of the A lb e r tv i l le  Syndicate on 22 October 1096. The 

township, l ike  Claremont formed a part of the farm Interval and according 

to the advertisement was situated in a lovely valley about three miles 

from Jonannesburg, and f ive  minutes drive from the railway. 1 he topography 

was said to y ie ld  excellent protection from wind and dust (Smith, 1971).

In common with Albertskroon, which was named a fte r  Andries Johannes Alberts 

(apparently no re la tion  of Hendrik Abraham Alberts, who gave his name to 

A lb e r tv i l le )  th.se townships were la id  out on the smallest stands. For 

reasons s im ilar to those of Claremont, and because of th e ir  greater distance 

from the railway l in e ,  they were extremely th in ly  settled. In 1904 there 

were only eight houses in Albertskroon, and the value of stands in A lb e r tv i l le  

was £8 each. This was the lowest valuation for any township in Johannesburg 

at the time.

Newlands, the last of the suburbs promulgated at the turn of the 

century on the fringe o f the low status sector, dates from 1897. In 1904 

at the time of Arthur Meikle's f i r s t  valuation he placed a mean value of 

£17 per stand for the- suburb, a figure which matched the lowest status 

ranking for the c i ty .  The township conformed to the now common pattern in 

the lo ca li ty  with small stands in a grid pattern y ie ld ing  an extremely 

fine texture and close settlement. Its  socio-economic evolution has been 

consistent with the conceptual developments described e a r l ie r .
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In reviewing the low-status western sector fo r the period 

1902 to 1913 i t  would be true to say that the pattern can he traced to the 

orig ins of the c i ty 's  socio-economic landscape, that the topographic and 

mining controls tended to accentuate an otherwise normally observed 

phenomenon, that the community was largely non-White, that the stand sizes 

were small and re lied mainly upon the railway l ine  to provide the linkage 

with the core, and that the values were uniformly low, creating the lowest 

echelons of the market fo r residentia l land. Within the sector a few 

urban villages (such as Paarlshoop) persisted as h is to r ica l re lics  of an 

e a r l ie r  period, and developed as anachronisms, i t  remains now to examine 

residentia l development and residentia l land values of townships situated 

to the east o f the town centre.

The Lastern Middle^Olass Sector

The 1904 value surfaces reveal a ring of suburbs of the second- 

order, close to the core area of Johannesburg. These were New Doornfontcin, 

Bertrams, T royeville , Jeppestown, Fairvicw and Wolhuter. Further down the 

valley were th ird-order townships of Bezuidcnhout Valley and the large 

suburb of Kensington. Those of the inner zone can be divided into two 

groups, on the one hand, those to the north of the railway l in e ,  and on 

the other, those to the south. The northern group were, in 1904, fu l ly  

se tt led , and represented upper middle-class people, and were the mature 

townships of the day. The inhabitants were professional and commercial 

people and the age and the condition af the buildings had an appearance 

of good qua lity . The southern group, comprised the City and Suburban 

and Wolhuter townships which were no longer residentia l townships and had 

become Industria l and engineering areas and were rated according to th is 

predominantly commercial orientation.



The outer ring of suburbs comprising Bezuidenhout Valley and 

Kensington developed in response to the demand fo r land of the middle rank, 

close to the c i ty ,  and with good access ib il ity  which was afforded by the 

e le c tr ic  tram-car. When the farm Doornfontein was proclaimed a part of the 

gold f ie lds  in 1886, the northern portion was excluded from the proclamation 

by tne owner F.J. Bezuidenhout. This he reserved fo r himself and his family, 

and in 1902, following his death, the area became the township of 

Bezuidenhout Valley (Smith, 1971). The Star (23.6.1902) notes that the 

advertising of the property was under taken by Arthur Moikle and that the 

f i r s t  sale took place in October 1902. Its  low rating was due to i ts  

re la tive  newness and i t s  location on the eastern perimeter of development.

I t  l ie s  in an east-west trending depression, which approaches a depth of 

three-hundred feet below the surrounding ridges. On the northern side are 

the quartz ites, backing upon Observatory, and opposite are those of 

Langermann's Kop (Fig. 4.4). The re lationship of the topography to the s i te  o f 

the township gives i t  very l i t t l e  outlook so that residentia l s ites have no 

good views. Added to th is ,  the land drops away from th is  point to G il lo o ly 's  

Farm further east. Through the centre of the valley is the Bezuidenhout 

Spru it, a small stream which, although undistinguished in th is  part, becomes 

more substantial fu rther down. I t  divides the valley into two parts, each of 

which has been distinguished by the size of the stands allocated to i t  in the 

o r ig ina l survey. F if th  Street forms the boundary between one-quarter acre 

s ites  to the north and one-eighth acre s ites to the south. Although the 

d if fe re n t ia ls  in property values between the two parts is not availab le, i t  

is not unreasonable to suppose (provided that the smaller stands were not 

n o ta r ia l ly  tied) that the larger stand, commanded the higher prices. Tne 

1904 valuation of $"250 declined dramatically in 1913 to £50 per stand.
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Adjoining Bezuidenhout Valle> on the southern margin is 

Kensington, a suburb o f considerable proportions, with almost eight- 

thousand stands. I t  extends from Jeppestown on the c i ty  side, along both 

the main eastern valley and the southern quartz ite  ridge, a distance of 

almost one and a ha lf  miles. Within th is  vast area, a varie ty of socio

economic groups, topographic characteristics and l i f e  styles are 

discernable. On the one hand, there were those who lived on the 

Jeppestown border who, in a re la tive  sense were close to th e ir  places of 

work in the c i ty ,  while on the other, those at the opposite end of the 

township were at the rural-urban fr inge , which had to wait another ha lf-  

century before i t  was developed in the late fo r t ie s  and f i f t i e s .  In terms 

of stand-size there were the smallest subdivisions in the south-west, and 

some residentia l sites of over an acre in the north and east. Some of the 

properties on the Kensington ridge not only combined size with a magnificent 

northern aspect (s im ila r to that enjoyed by W estc lif f ,  Parktown and 

Houghton Estate) but also had an excellent view of the northern areas, the 

north-west over the c i ty  i t s e l f  and the north-east to the rural farmland 

with i ts  picturesque, undulating grasslands. The deleterious influences 

of the mine pr perties were screened from most of the township by the 

Kensington ridge as also were the unfavourable c limatic influences, and 

the wind-blown dust from the mine dumps. The Langermann's Kop lo c a l i ty ,  

because of i ts  prominence, and because of i ts  d i f f i c u l t y  of access, and 

i ts  re s tr ic t iv e  building s itua t ion , was allocated fewer s ites in terms 

of area than other parts. The promontory was named a fte r  Max Langermann 

the Chairman of the Kensington Estate Co., and sometime c i ty  councillor 

(Vade Mecum, 196/). In the centre of Kensington, Rhodes Park was laid 

out in 1903 to 'increase lung space . . .  in the centre of the property'

(S.A. Mines, Commerce md Industries, 1903). I t  was subsequently enlarged
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(September, 1915) to a greater size with the g i f t  from the Kensington Estate 

Co., of 43.88 acres. This extension was subject to the condition that the 

C ity  Council should spend £2 000 on laying out the ground within two years 

(Smith, 1971). Unfortunately with the onset of the war th is  was delayed, 

but Smith (1971) notes that bar-iron fo r fencing was obtained from Bethlehem, 

and with th is  the park was enclosed. The fac t that i t  bears the name of

Cecil Rhodes is coincident with the event of his death which had occurred

in the year previous to i t s  development (1902). In the centre of the par'., 

which is near the bottom of the Kensington va lley , there were some good 

springs and from these an ornamental lake and water gardens were developed.

The significance of Rhodes Park to the housing market was not as apparent 

in those early years as subsequently, but i t s  position as a feature of great 

beauty, and an open space make i t  very s ig n if ica n t to the contemporary pattern. 

In another sense, Rhodes Park provides a focus fo r  the township as a whole, 

and in many respects i t  docs fo r Kensington what the 7oo Lake contributes to 

the valley in which Parkview, Parkwood, Saxonwold and Forest Town are located. 

This unity expresses i t s e l f  in a socio-economic and cu ltura l outlook which is

a d is t in c t ive  feature of the Kensington scene. In fac t, i t  would not be too

extravagant to say that th is syndrome re flec ts  a Kensingtonian s p i r i t  which 

has some of the qua lit ies  o f those of the Parktonian, insofar as a sense of 

belonging to an area is a d is t in c t iv e  part of the thought and l i f e  of the 

lo c a l i ty .

Smith (1971) notes that the origins of Kensington can be traced 

to the 7 October 1896 when Max Langemann obtained a lease from the owners 

of the farm Doornfontein fo r the s i te  of the township. Wood and Ortlepp s 

New Map, Wvtuntpv-' vund Go I d f  i  * ’ s , issued in 189 9 has Kensington proposed 

township* marked on the s ite .  The Kensington Estate To., L td .,  purchased
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Langermann's rights on 4 April 1902, and la te r  in the year James B. 

Tucker and W.H.A. Pritchard surveyed the township (Smith, 1971). The 

Transvaal C r i t ic  (June, 1904) ran an advertisement on the suburb which, 

because of i ts  attention to deta ils  o f an environmental and locational 

nature is  worth reproducing :

'Kensington Estate is a suburb which affords scenery of a 
great natural beauty and, in addition to commanding t ru ly  
magnificent views, i t  is most conveniently situated for the 
professional and business men of Johannesburg, as the Eastern 
Extension o f Commissioner Street enters the Property about 
Two Miles from Market Square. Its  varied and s t r ik in g ly  
agreeable characteristics are rapidly becoming more widely known, 
and astonishment is general on the part of v is ito rs  that residentia l 
building sites of so desirable a nature should be available so near 
to the business centre of the c i ty  - being, p rac t ica lly  speaking 
w ith in even easy walking distance. The grandeur of the Mountainous 
Kopjes on the one hand, and the Open Rolling Veld, gently sloping 
towards the Bezuidenhout Valley, on the other, together with miles 
of Picturesque Avenues and Roads reveal a park-like  prospect, which 
can scarcely fa i l  to captivate the eye of those who de ligh t in 
locating th e ir  homes amid Nature's A r t is t ic  Surroundings.

As a Bracing Health Resort the township is unsurpassed in the whole 
country. Even when the summer is at i t s  height and the atmosphere 
in the town and elsewhere is oppressive and heavily charged with 
dust, there is invariably on th is  Estate a cool, refreshing breeze, 
which is as enjoyable as i t  is invigorating and recuperating to 
those who are subjected to the wear and tear of c i ty  l i f e .  Another 
important feature is that the deleterious and deadly dust scourge 
is conspicuous by its  absence.

Notwithstanding the prevailing commercial depression, shrewd and fa r-  
seeing observers are continually securing surpassingly choice positions, 
and c lien ts  rarely view the property without convincing themselves of 
the adv isab il i ty  of se l l in g  out elsewhere and hastening th e ir  steps in 
the d irection o f this Ideal Residential Quarter. The Estate Company 
is only disposing of a lim ited numb-r of Stands at present prices, 
which are appreciably lower than current rates in the adjoining 
neighbourhoods, and i t  needs no expert experience on the part of 
intending purchasers to enable them to readily assess the re la t ive  
values of the respective s ituations themselves.

Arrangements have been made to ensure the running of the new E lec tr ic  
Cars through the Estate at the e a r l ie s t possible date in a d irec t route 
connecting Roberts Avenue with the centre of the Town

As A Medium For An Investment also, these Stands are unequalled, 
and a l l  who wish to inspect same arc co rd ia lly  invited to communicate 
with the Estate Manager.'
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The relevance of this advertisement is the way i t  establishes the qua lit ies  

which appealed to the buying public at the time. By and large the same 

q ua lit ies  are sought a f te r  at present. Much was made of the semi-rural 

atmosphere and, in an otherwise featureless environment, of the ridges and 

valleys which abound in the area. Much was also made of the a ir  and the 

healthy qua lit ies  i t  induced, since there was a prevailing consensus that 

respiratory ailments were the inevitab le outcome o f a polluted atmosphere.

One might also note the reference to 'the deleterious ana deadly dust scourge' 

which shows that the mentally and physically abrasive properties of wind

blown mine sand were factors to be considered when purchasing a s i te  on 

which to bu ild  a house. Another important influence was the 'miles of 

Picturesque Avenues and Roads which re ealed a park-1ikc prospect...

When in July 1909 freehold t i t l e  was offered to certain leasehold townships, 

Kensington was included and had a number of re s tr ic t iv e  clauses attached to 

the t i t l e  to properties in the suburb. These were not d iss im ila r from those 

obtaining to Park town and nay well have emanated from that quarter. The 

s tipu la tions (Gazette, 2.7.09) were that ' the transferee shall have no r igh t 

to construct or keep grass or mud huts or grass or mud houses, or ca tt le  

kraals or p igsties . . .  nor shall he plant any blue gum (Euca lyp tus  g l o b u l u s )  

or black wattle trees ( A c u r i  ? d scw 'rsn s ,  variety AfoZH o im a)  . . .  (nor erect) 

unsightly fences ( in  which) are included barbed w ire, reed,loose stone, (and) 

galvanised iron (unless) well and properly painted1 (Smith, 1971). Shis and 

what has ber n said previously is evidence that the township developers made 

a consciour e f fo r t  to place Kensington f a i r l y  well in the hierarchy of suburbs 

in the hope that i t  would not only maintain i ts  va lue-leve ls , but perhaps 

Improve th e  with the market as a whole.

The significance of the new e le c tr ic  tramcars shortly  to link



Roberts Avenue with the commercial core of the town cannot be overlook J. 

Those areas with c ithe r a d irec t l in k ,  or an anticipated one, with the 

town-centre, were rather more sought a fte r  fo r residentia l purposes than 

those not so favoured. The transport technology was a most s ig n if ica n t 

factor at th is  time.

Reference has been made co the commercial depression which 

prevailed at the tine  of Kensington's proclamation. I t  was a bad time 

to flood the market with a vast number of stands. On the other hand, 

being a large suburb with a great varie ty of stand sizes in d if fe re n t 

lo c a l i t ie s  to choose from, t was possible to 'p ick the eyes' nut of the 

estate, and th is  appears to have happened. Many "large properties on the 

Kensington Ridge and opposite at Langermann's Koo were settled f i r s t ,  and 

at prices comparable with those ru ling in Houghton Estate, while the 

smaller sites adjoining LanQemunn's Kop on the west, and that part 

contiguous with Lorentzv ille  and TroyeviIle , were also settled. Proximity 

to the already developed part of the town was an important determinant.

Behind Kensington und adjoining i t  on i ts  southern margin, the 

township of Morristown was surveyed and la id  out. The f i r s t  reference to 

the township was contained in A r t ic le  775 of the Executive Committee of 

the South African Republic dated 1/ December 1889. I t  records that 

Mr. H. Morris was allowed 1 to give out' a piece of ground at Doornfontein 

as claims oi surveyed into stands (Smith, 1?71). Hyman Morris was the 

accredited reprr ,r;nt'itive of the Duvenhage Syndicate and the Z.A.R. 

Stadtscourant of 26 February 1890 contained a notice to the e ffec t that 

Doornfontein No. 323 was to be surveyed into stands. The assumption is 

the11 th is is th< beginning of Morristown (Smith, 1971). The township appears 

on GoldmamVs Map of the W itw a te i- 'm r  I G o ld f i i  i No. 98 in his
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So'ith A f r ic a n  V im c ,,  Vol. 3 and on Wood and Ortlepp's Nr.u Map (February 1899), 

but not on the Mining Industry Commission's Map of 1902. The f i r s t  

indication that Morristown and Malvern are one and the same township comes 

from an observation in the Transvaal C r i t ic  (8.7.1904) which noted 1 some 

interested members of the Witv/a tors rand Township, Estates and Finance 

Corporation, Ltd. met on I July 1904 and reported that some of i t s  property 

east and north of Jeppestown had la te ly  been amalgamated with other 

properties and floated as the Malvern Estates and were la id  out as stands fo r 

a residentia l re s o r t .1 The f i r s t  notice of the sale in the Star (20.9.1905) 

is worth reporting fo r  the insights i t  o ffers in to the market of the eastern 

sector :

'During the past few years the growth and development of 
townships in the immediate v ic in i ty  of Johannesburg 
(presumably the Randjeslaagte area) has proceeded at a 
brisk pace, but in no d irection have these extensions 
been so rapid and numerous as in the Eastern Suburbs. 
Jeppestown has become a th r iv  ng business centre, the 
one time lonely plantations and drives of Belgravia 
no’,/ abound with v i l l a  residences, while houses and 
shops have sprung up in a l l  directions (and) in the 
adjacent properties known as Fa^rview and Jcppes 
Extension. The demand for residentia l and business 
s ites in th is  d irection s t i l l  continues, however, and 
an opportunity is about to be offered to those who 
wish to acquire stands by the sale of Malvern Township...'

Malvern was a well-attended resort on Sundays and public holidays, 

and the popular pastime of promenading during which one saw, and was seen, 

was followed on the r id ing ground. Although no evidence has been found 

as to the precise lo ca li ty  of this meeting place, one assumes that i t  was 

e ither at the western reserve or th - eastern reserve. Those two open 

spaces la te r  came to be called AI md'-r and [ otheringham Parks 

respectively. The p robab ility  is that the r id ing  ground was the 1atte>’ 

since mention was mad • in The Transvaal C r i t ic  (16.2.1906) of ' the 

excellent view of the surrounding country (which) can be obtained in a l l
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d irec tions ',  fly 1906 the e le c tr ic  tram ra i ls  had been la id  through 

Jules Street, and the Cleveland and Denver railway stations were close 

to the border of the property. Consequently, the township enjoyed 

'greater f a c i l i t ie s  of access to the centre of the c i ty  than any other 

suburb.'

Being, in some respects the reciprocal of Kensington, Malvern 

had on elevated position but with a southern aspect overlooking the mining 

properties and the associ ’ ted engineering and metal-working shops of 

Denver. The outlook was perhaps somewhat better than in more recent years, 

since the waste-products of mining had yet to assume th e ir  gargantuan 

proportions and a view to the green h’ l l s  beyond could be obtained. The 

stands were of the smallest size so that socio-economically the inhabitants 

were of middle and lower order. The 1913 land-valuc surface map reveals, 

together with Jeppestown, a second order-ranking, which is due to the more 

generally settled nature of the township, when compared with Kensington 

beyond the ridge. Values at th is  time were closely associated with the 

degree of occupancy.

The Low Income Con muni ty nf_ the Southern Suburbs

Leaving the settlement and property values of the townships north 

of the mining land, and viewing those of the Southern Suburbs, one sees 

a pattern l i t t l e  changed from that of the Formative phase. Only one new 

town .hip was proclaimed in the 1002 to 1913 period, and the already 

existing townships con tin', d with in - f i l l i n g .  Regents Park, adjoining 

La Rochelle on the oast d tes from 1 January 1904 when Dr. J.F. Neale 

started the township on K1iprivlersberg No. 2b (Smith, 1971). On 30 

March 1905 the Regents Park Estates Ltd. , Look over the township and
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Sam Goldreich (who also developed Hi 11 brow) Itad a hand in its  development.

The suburb was named a fte r  Regents Park in London (Smith, 1971). The 

location o f  the suburb against the mining land, and on a grid pattern with 

one-eighth acre stands, and with no means of access to the c ity  accounts for 

i t s  low status ranking. Its  mean value in 1913 was a mere l i  per s ’ and 

which was second only to Forest H i l l  (£15) and Rosettenville Extension (£15) 

as the cheapest property in the Southern Suburbs. Hip terms of the sale at 

Meikies saleroom adds weight to these values. Stands were obtainable on 

payment of only £10 with the balance free of in te rest - surely an adequate

incentive to purchase.

Changes i n Municipal Valuer. 1 -1 ■

In reviewing 4 changes in residentia l property values in 

•Johannesburg (Fig. 4 . 2 ) ,  one notes tha t properties belonging to d if fe re n t 

socio-economic sectors responded d if fe re n t ly  to the depressed economic 

conditions. Those in the high status sector declined by at least 60 par 

cent of th e ir  1904 values.(F ig.4 . 5 ) . Properties in the second rank tended to

lose less (>41 per cent); in the th ird  rank s t i l l  less(>30 per cent); while 

in  the fourth and t i . ' th  ranks the losses were >24 per cent and >12 per 

cent respectively. I f  one is permitted the assumption presented by the 

large groi.%) of market oriented models, that the price paid 1 or (evidence 

is a function of income, th is  set of data is more meaningful. The 

d is tr ib u t io n  of income in the population follows a curve, which shows a 

small percentage of the population in the upper income bracket, and a
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F ig .  4 .5  -  Percentage Change in Mean M unic ipa l  V a lu a t io n  
per Township,  Johannesburg, 1904 to  1913.

l a r g e  percentage in the lower  income brac ke t  ( F i g .  4 . 6 ) .  In Johannesburg 

where there are e th n ic  f a c t o r s  c r e a t i n g  a ca ste  s o c i e t y ,  t h i s  syndrome is  

emphasised. The incoma curve and the curve of r e s i d e n t i a l  status rankings  

( F i g .  4 . 6 )  are o f  the same general  form. Consequent ly ,  the number of 

p a r t i c i p a n t s  in  the market 3t  the upper l e v e l s  (S t a t u s  Rank I and I I )  is  

very s m a l l ,  so demand in t h i s  a^ea is e l a s t i c .  In response to  a changc 

o f  p r i c e ,  the q u a n t i t y  o f  the good demanded v a r ie s  g r e a t l y .  In the lower  

c a te g o r ie s  (S ta tu s  Rank IV and V) the number o f  p a r t i c i p a n t s  in  the market  

i s  l a r g e , (p o s s ib ly  as much as 75 pe r  cent  o f  the m arke t )  and demand is  

t h e r e f o r e  i n e l a s t i c ,  so the consumer buys whatever  the p r ic e .  In p a s s i n g ,  

one notes t h a t  p r i c e  changes in the lower c a te g o r ie s  (because o f  the low 

i n i t i a l  p r i c e )  w i l l  be . m i l l .  This is shown in  F i g .  4 . 6 .  In the ceiV >
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of the curve (Status Rank I I I )  the e la s t ic i ty  of demand may approximate 

un ity , where the change in demand is proportional to the change in price, 

revealing an area of s t a b iL i t u  in the system.

v

W , o r  S U fcO H fl'. '

Fig. 4.6 - The Curve of Housing Status Rankings
and Income, Johannesburg.

A Synthesis :
Values, Urban Spatial Patterns and Relevant Concepts

The objectives of the present chapter are threefold. F i r s t ly ,  to 

describe the economic and p o l i t ic a l  climate which existed in South Africa 

as a whole, and in Johannesburg in pa rt icu la r during the period from 1902 

to 1913. Secondly, to trace the development of residentia l townships and the 

associated land values in those townships during the same period and f in a l ly ,  

to describe the spatial patterns which emerged from th is  urban growth. From 

th is  the determinants of residentia l development and of res identia l land 

values during the period can be id e n t i f ie d ,  and these in turn can he
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compared to the determinants during the formative Phase and related to 

the underlying theories and models.

Residential development in Johannesburg during the period from 

1902 to 1913 occurred in three phases, each of which was determined by 

the i ' d i l a t i o n s  of the business cycle. the princ ip le  expressed r<e<e, 

namely that residentia l development is largely contro li I by the general 

level of economic a c t iv i ty ,  has been articu lated by Wendt (1957), Bourne 

(1951) and others fo r whom urban land values are the resu lt of the in terp lay 

of economic forces. The f i r s t  phase of development was precipitated by the 

antic ipation of general prosperity throughout the country following the 

Anglo-Boer War. Some of the circumstances which contributed to th is  

climate have been described here. The spatial manifestations of th is  

optimism emerged in Johannesburg when a great number of new t.ownshps ware 

surveyed, promulgat id and gazetted between 1902 and 1904. The locations 

of these townships, th e ir  configuration, the numbers of stands and Inc ir  

sizes, th e ir  municipal valuations and the ir  general prospects have been 

the subject of much of the present chapter. I t  is appropriate thet efot e 

to view the business cycle as a powerful determinant of res identia l growth. 

The economic recession in 1904 was a cyc lica l recession caused b> a 

labour shortage. I t  l e f t  Johannesburg with numerous residentia l townships 

but with l i t t l e  prospect, in the short term, of the ir  occupation. The 

unoccupied areas were mainly those beyond the Parktown r id je  so that sheer 

distance from the commercial area was a l im it in g  factor in residentia l 

growth under recessive conditions. I his s itua tion  conforms closely to 

Evans' (19/3) model. The fina l phase, that from 1908 to 1913 was one of 

re la t ive ly  rapid recovery with the labour shortage removed and the gold 

mining industry advancing 'by leaps and bounds' (de Kock, 1936). However, 

the residentia l 1 d market did not respond to th is  revival because the

«
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supply o f new township land fo llowing the Anglo-Boer War had yet to be taken 

up by the public. So an important feature of the business cycle 's 

re la tionship to residentia l land is i t s  capacity to stimulate a gross over

supply which might not be u t i l is e d  for a considerable period of time.

The second determinant of residentia l growth and o f property prices 

is  that of transportation. The review of suburban development in the present 

chapter reveals a close association between the changin transportation 

network, largely as a consequence of introducing e le c tr ic  tramcars, and the 

density of population and s e t t le s 'n t.  The new form of transportation 

encouraged the settlement to break i ts  topographic bonds and new townships 

p ro l i fe ra t 'd  b yond the Parkto ;n ridge and elsewhere. The d e s ira b i l i ty  of 

these new estates e .5 commonly 1 inked to the approaching tramcar system.

Perhaps the significance of th is  new development is realised when one 

recalls Alonso's (Hu ,) statement that transportation is a device to overcome 

the f r ic t io n  of space, and one appreciates that the commercial d is t r i c t  of 

Johannesburg was s t i l l  the main employment area, so this innovation set in 

motion some very important forces. Their effects were only rea lly  manifested 

in the physical development of the landscape during the following decade. 

However, i t  can be noted in passing that the profound influence of 

transportation on access ib il i ty  which occurred at th is  stage of Johannesburg's 

development is in close conformity with the a ccess ib il i ty  models of Von Thu'nen, 

Ricardo, Dunn, Haig, Alonso and Hurd.

The th ird  determinant of residentia l development and the price of 

land was one which grew out of the princip les embodied in Ebenozer Howard's 

'garden c ity  concept' .  This determinant v s largely absent during the 

Formative Phase. The primary characteristics of the philosophy of the 

garden c ity  concept were embodied in the suburb of Parktown and to a 

lesser degree in U e s tc l i f f , Houghton Fstatr and Observatory. Space for
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l iv in g  in a garden atmosphere, space for recreational pursuits, space for 

large trees and shrubs a l l  combined to produce the phrase /•us i n  uvb j.

A llied  to these strong spatial preferences and ‘ he amenities they afforded 

v re those associated with a f ine  aspect (usually north-facing) f ine  views, 

evated sites "roe from the dust of the mines and the noise of the industry. 

In short, the th ird  determinant is an environmental one, and since those who 

subscribed most to th is  philosophy were the wealthy, the spatia l 

manifestation was sectoral. The only exception to th is pattern was found 

in those townships along the Parktown ridge which derived th e ir  importance 

from the elevated nature of the ridge i t s e l f .  In a l l  respects the high 

status sector confirms Hoyt's theory and of course those of his successors 

the social area nalysts.

Another area of confirmation for the sector model at th is  time 

was the influence of the location oV the s o c if 'y 's  leaders uoon the spatial 

pattern of property values. Quite apart rrom the local n o ta b i l i t ie s  of the 

phase of Consolidation, were those people associated with government, the 

most important of whom was Lord Milner, the High Commissioner. His 

occupation of the Sunnyside estate in Parktown fu rther confirmed the pre

eminence of th is township and must inev itab ly  have influenced the residentia l 

land prices.

Just as Milner influenced Parktown, so the non-White community 

determined the residentia l qua lity  and status of the western sector. These 

nu 'vous suburbs have boon described in deta il and from these descriptions 

emerge common dew, tin.>tors which ac ount in large measure fo r the 

residentia l property prices there. The determinants taken co lle c t ive ly  

re fe r to the s i-e  of stands which were universally smalli the reliance
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upon the railways as a means o f access to the commercial parts of the 

town; the employment of many of the inhabitants in mining and industria l 

occupations; the poor environmental qua lity  which was influenced by the mines 

and the associated industries; the presence of large numbers of non-Whites; 

the density of population, and f in a l ly  the poor qua lity  o f housing, lacking 

in many of the refinements found in the high-status sector. In most 

respects th is sector f u l f i l s  the c r i te r ia  which create the lowest 

socio-economic areas o f Davie's and Hoyt's models. The processes that 

produce annular d is tr ib u t io n s , such as those of Burgess were not discernable 

in th is  youthful urban system, however, the ethnic component o f the 

population can be regarded as a determinant of the level of residentia l 

prices in those parts occupied by them and the associated White suburbs.

The f ina l determinant of the pattern of res identia l growth, i f  not 

that of property prices, was the pattern of land ownership. Since much of 

the s ite  of Johannesburg was in the hands of e ither the Braamfontein Company 

or the Johannesburg Consolidated Investment Company, these groups determined 

the general character of suburban growth. This was achieved by con tro ll ing  

the layout, location and design of new townships, prices of stands and the 

circumstances of th e ir  se ll ing . This influence is i l lu s t ra te d  in the case 

of Houghton Estate which, with over two thousand stands of one acre and more 

in size, e f fe c t ive ly  saturated the market in th is  category fo r a considerable 

period.

In reviewing the determinants of residentia l location, residentia l 

growth and residentia l property prices during th is b r ie f  f i r s t  phase of 

Consolidation, one notes the development of a continuum. In many respects the 

key determinants of the continuum are those embodied in Beckman's (1957) 

model, namely, the size of the s ite  and the income of the ind iv id u a l. As
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Johnston (1973) notes, groups separate from each other in order to maintain 

th e ir  iden tity  and to reduce contact with other groups. So here in 

Johannesburg in 1913 the young c i ty  was uni-centred socio-economically and 

e thn ica lly  sectoral, with high income communities occupying large expensive 

s ites with excellent amenity characteris tics , remote from the town centre, 

near the leaders of industry and government and well served by public 

transport, while the low income communities occupied small, cheap s ites with 

poor amenities, close to the ir  work places, remote from the society 's 

leaders and generally near the railway l ine . The middle incone groups 

occupied sectors between these extremes. F ina l ly ,  the spatial l im its  of 

residentia l development were largely determined by the business cycle.

u
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CHAPTER 5 - THE SECOND PHASE OF CONSOLIDATION : 1913 " 1932

The slackening of progress in the gold mining industry a fte r  1913 

and a series of p o l i t ic a l ,  economic, and social events, m il i ta te d  against 

expansion of the settlement sp a t ia l ly  and fostered a desire to consolidate 

w i th in  the existing framework. This took the form of build ing upon the 

many vacant stands in the established townships, and also the rebuilding in 

a more substantial manner of those dwellings made from less sa tis factory 

materials, primarily wattle and daub and corrugated iron and timber. I t  

also took the form of a widespread a u b d iv in io n  of larger stands which had 

bren a fcatu ic  of the i n i t i a l  survey into smaller, more manageable properties. 

The s p i r i t  of consolidation is i l lu s t ra te d  by the f i r s t  major urban 

rehab il i ta t ion  scheme, that of Newtown, which was completed during th is  

phase, arid with i t  the co n s t ru c t io n  and r e - l o c a t i o n  o f  important 

in s t i tu t io n s  of  local government and a d m i n i s t r a t i o n .  In p a r t icu la r ,  one 

should note the b u i l d i n g  of the City Hal 1 on the Market Square, and that of 

the Newtown Market with i t s  abatto ir and railway sidings. These are signs 

of a maturing of the settlement and of a movement out o f the youthful phase.

The m a t u r i t y  of the s e t t l e m e n t ,  a t  t h is  j u n c t u r e  allows more 

a t t e n t i o '  to be paid to the r  w ' nna l economy and to in te r n a t io n a l  events .

This is the w ider  background which prov ides the framework o f  the economic 

and s o c ia l  environment in which r e s i d e n t i a l  development cont inued .  This  is 

fo l lowed by an examinat ion o f  change; in  the  con- l r u c t i o n  i n d u s t r y ,  the  

money m a rk e t ,  th > t e v i d e n t i a l  land values and r e s i d e n t i a l  development and 

the bu . incss cyc les  and lo ca l  events which a f f e c t e d  them. The y e a r  chosen 

as the commencement of t h i s  phase is because i t  was a ye a r  in  which a 

v a lu a t io n  occurred.  In terms o f  the economic c l i m a t e  however one must



return to 1910, since an important event occurred in May of that year.

F.conomic Developments Following Union

The establishment of the Union of South Africa may be regarded 

as an important landmark fo r several reasons. The erection of a umrorm 

national policy created a favourable environment fo r economic development; 

the transportation network was unified and operated on business principles 

and th is  favoured the Witwatersrand, a uniform and well-equipped department 

of agricu lture  was formed, and f in a l ly ,  the creation of a department of 

commerce and industries encouraged industr ia l development. Tins was the 

f i r s t  o f f ic ia l  recognition of the importance of manufacturing industry.

The s ites which grew most rapidly were those at the ports and at the centre 

of mining in the in te r io r ,  the heart o f which - lohannesburg. The 

significance of industr ia l growth to resident’ , development and property 

prices w i l l  be examined presently. Industry s also stimulated by a semi- 

protective t a r i f f  introduced in resoect of a number of items when the 

Customs T a r if f  Act was passed in 1SH.

In the f i r s t  four years o f Union the foundations were la id  fo r  a 

new national policy of economic development. This policy was making sound 

progress and one notes from the interest in building and fron the behaviour 

of the business cycle that the cyclica l depression between 1904 and 1909 

came to an end. The optimism associated with th is  minor boom evaporated 

however, with the outbreak of h o s t i l i t ie s  in Europe in July 1914, and with 

the South African Rebellion in September. The c iv i l  war lasted two months, 

and was suppressed only in December 1914. I t  was followed by the SouJi . s t  

African campaign which was completed in July 1915. These events caused 

serious disturbances in trade and industry. De Kock (1936) reveals that imports 

declined from £41 m il l io n  in 1913 to £35 m il l io n  in 1914, and to £31 m il l io n
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in 1915. Exports declined from CG6 m il l io n  to £39 m il l ion  and £34 m il l io n  in 

these years, respectively. The revenue oh the Union declined from £15 

m il l io n  in 1913/14 to £14 m il l io n  in 1914/15, causing a d e f ic i t  

of £2 m il l io n .  F ina lly , an amount of about £20 m il l io n  was appropriated 

from loan funds during the period August 1914 to March 1916 for thu purpose 

of defraying expanses incurred in connection with uhc rebellion and the South 

West African campaign which nr ••./it a increase of £1 m il l ion  in the annual 

in terest charge «riich had to be met out o f taxation (de Kock, 1936).

After i 1 r>, the shortages created by the F irs t  World War acted as a 

stimulus to t v South African economy and especially to industr ia l 

development. Prices rose with an abnormal demand for foodstuffs and raw 

materials from Europe. Imports in to South Africa which t ra d it io n a l ly  came 

from Europe or America were in short supply because of the war, and local 

producers and manufacturers took advantage or the opportunity created by a 

lack of foreign competition and a rise in prices (de Kock, 1936). The incicas 

in production s tim ula t'd  banking, and the spread of financial in s t i tu t io n ^  

provided the economic support to sustain growth. F ina lly , the natural 

protection enjoyed by Aouth African industry because of i ts  remoteness 

from Europe and America, was fu rthe r enhanced by a r ise  in f re ig h t ,  insurance 

and import charges (including customs charges), the la t te r  to provide mote 

revenue to cover the greater expenditure.

As a resu lt of thes factors South African agriculture expanded 

rapidly and a large number of new factories came in to existence. Schumann 

(1936) notes that from £1/ m il l io n  in 1911, the gross value of industr ia l 

output rose to £40 m il l io n  in 1915/16 and to £98 m il l io n  in 1920/

1921, and the value added by the process oi manufacturing rose from about 

£8 m il l io n  to £18 m il l io n ,  and £40 m il l io n ,  respectively. The number of 

industr ia l establishments in the Union increased from 2,500 in 1911 to

7,000 in 1920 and the employees from 66,000 to 180,000 .



Exports were increased proportionally. This was a time of great in 11ation 

in money values, as is indicated by the r ise  in the index number of

wholesale prices from 1 ,000 in 1910, to 1 ,723 in 1918, and ? , b ] 2 in 1920.

Paradoxically, in th is  climate of expansion and growth, with cred it easily 

obtained, and p ro f its  and dividends at a high level when one would expect 

property speculation, the prices of . f i l in g s  in Johannesburg m i n e d  

depressed. This phenomenon w i l l  be examined shortly.

The inflationary and expansionary phase which dominated the war 

years and tho? immediately fo llow ing, was terminated in 1920 by a severe 

depression which affected most countries. The manifestations and symptoms 

of th is depression were s im ilar to those of previous depressions, especially 

that following the Anglo-Doer War. Prices f e l l  rapid ly, p ro f i ts  dwindled, 

there was a contraction of trade, heavy losses, bankruptcies, budget

J e n c its ,  unemployment, wage reductions and strikes (de Kock, 193G). Of

, the las t was represented on the Witwatersrand by the severe s tr ike  

of 1922 when considerable damage to property occurred. The cyclica l 

recession came to an end in 1923, although the locust plague which ravaged 

much of the country at the end uf the year threatened to plunge i t  into 

another gloomy phase.

The White population of the country grew from 1, 116 ,000 in 1904 to

1,276,000 in 1911 and to 1,519,000 in 1921. This growth approximated the 

natural increase of two per cent so very l i t t l e  immigration took p i'ce  

during th is  period. However, the internal red is tr ibu tion  of population was 

significant., and resulted fro. i a rural-urban migration. The Hi twater rand 

was a major magnet fo r many of ihese migrants. The White urban population 

of South Afr ica increased by 29 per cent between 1911 and 19/1, whereas the 

rural population shaved a net increase of only 9 per cent during the i>aine
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period (Schumann, 1936). The significance of this increasing population 

fo r  urban residentia l development and the market For residentia l land is 

not hard to f ind  and w i l l  be examined presently.

The period from 1924 to 1929 was one of a major revival in economic 

fortunes. I t  represented the longest continuous phase of expansion which

the couhtry had witnessed For halF a century. Do Kock (1936) observes that 

exports increased from £78 m il l ion  in 1923 to £84 m ill ion  in  1924 and to 

£97 m il l io n  in 1929, while the corresponding figures fo r  imports were £57 

m il l io n ,  £65 m ill ion  and £83 m il l ion . The value of the gross output of 

factories and workshops rose from £79 m il l io n  in 1923/24 to £13 m il l io n  

in 1928/29, and that o f mineral production from £52 m il l io n  in 1923 to 

£60 m il l io n  in 1929. Gold production increased steadily and diamond sales 

rose dramatically with the discovery of the a l lu v ia l deposits near Lichtenburg 

and in Namaqualand. These discoveries were well-placed to cap ita lise  on the 

booming conditions which obtained in America. 1 he agric tura l scene was 

also one of substantial increase, and pastoral product!- n, especially in the 

case of wool reached new heights oF output. The export oF farm products 

rose from £22 m ill ion  in 1923 to £31 m il l io n  in 1928 (dc Kock, 1936).

A change in f isca l policy occurred in 1925 which encouraged the 

growth of the urban centres and with i t  the demand for residentia l 

accommodation. Prior to 1925 the Government viewed the customs t a r i f f  on 

Imported items as a source of income, so most imported commodities were 

liab le  to taxation to provide the reven needed by the Government during 

the f i r s t  fourteen years of Union (dc Kock, 1936). In th is  way, local 

producers acquired an incidental protection. Under the revised t a r i f f  of 

1925 however, a policy of protection and encouragement of local industries 

was d e f i n i t e l y  and c y e tc rn a v ira H ’j  brought into e ffec t (do Kock, 19'6). This
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not only protected the local producer but allowed the free access of raw 

and semi-processed materials required fo r manufacturing purposes. ' his 

indus tr ia l iza t ion  policy emerged from the conviction tnat nining and 

agriculture would be unable to support the r is ing  White population.

The f in a l phase, that from the las t quarter of 1929 to the second 

ha lf  of 1932 was one of acute economic depression. Imports f e l l  despite 

an increase in gold exports, bank clearings and bank deposits f e l l ,  the 

Union revenue declined in spite oT increased taxation, an railway roceipts 

dropped (Fig. 5.8). Most o f the recessive factors were in agriculture 

and diamond mining, since world prices in both fe l l  d ras t ica l ly .  The gold 

mining industry, on the other hand, was the ‘ only b r ight s ta r on the 

h o r izon ... ' (dc Kock, 1935). I t  continued to expand, and while i t  reaped 

the advantages of the lower priced inputs, i Ls own product maintained a 

price at t h i old leve l .  Those events were important fo r  Joh^nnosbut g because 

the decline in agricu ltu ra l prices fu rth e r  increased the flow of people frc. 

the rural areas, and added to the problem of accommodating them.

In 1 9 3 3  the Government abandoned the gold standard and the pound was 

linked to s te r l ing . In view of the favourable trade balance enjoyed by 

South Africa in her dealings with B r i ta in ,  and in  view of the volume of th is  

trade, the new financia l arrangements e ffe c t ive ly  brought about a change in 

the general economic posit ion of the country. fn doing so i t  terminated 

the second phase of Consolidation. Afte r 1934 the values of residentia l 

properties returned for  the f i r s t  time to levels obtaining during the 

Formative Phase.
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Building Act i y j t ^ in Johanne^burg A fte r  1910

Building a c t iv i ty  in Johannesburg increased rapidly from 1910, 

following the depression of 1904 to 1909 (I ig. 5.1). The s ta t is t ic s  

showing the annual building plans approved fo r the c i ty  reveal that 

the number in 1910 was the highest since 1905. Of pa rt icu la r significance 

was the tendency to move away from the construction of wood and iron 

build ings, and to erect what the City Engineer called 'a good class of 

dwelling '. I t  showed, he said 'tha t Johannesburg is becoming more and 

more the home of the people who have to work in i t ' .  During 1911 there 

was a r e n j i s s c v i r o  of large building schemes which had more or less been 

in abeyance over the previous s ix  years. The largest of these were the

premises of Messrs. Norman Anstey and Company in the heart of the re ta i l in g

d is t r i c t ,  while among the public buildings the new law courts were nearing 

completion. At t!~e same time the subdivision of residentia l lo ts  in a

number of townships occurred, and caused a p ro l i fe ra t io n  of new stands.

I t  also emphasised the need fo r good residentia l sites close to the c ity  

since the subdivision took place in the inner areas around the core.
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Fig. 5.1 - Johannesburg : The Number and Value of Building Plans
Approved 1903 to 1953. (C ity Engineer's Reports).
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Topographic i nfluences on Settlemont

The value of buildings in each township in 1910 is a good index 

of where the majority of the people lived in Johannesburg at the time.

The pattern is one which correlates closely with that showing the revenue 

from rates levied. Despite the fact, that these were paid on land only 

(and not on buildings) there is a positive corre lation between the 

suburbs of high land value, and those which were fu l ly - b u i l t .  The 

surprising feature is that the pattern was s t i l l  strongly constrained by 

the lim ita tions of topography. Despite the opening of the f i r s t  e le c tr ic  

tramway on February 26, 1906, and the in i t ia t io n  of a l l  the contemplated 

routes by August (City Engineer's Report, 1910), the number of buildings 

to the north of the Parktown Ridge was re la t ive ly  small. Birnam, I l lo vo  

and Dunkeld were fo r example, v i r tu a l ly  without any dwellings, as buildings 

in these suburbs accounted fo r values of less than £500 each. So although 

the e le c tr ic  tramcar encouraged settlement in the outlying townships, i ts  

i n f le x ib i l i t y ,  the prevailing economic climate and the p ro l i fe ra t io n  of 

vacant stands in the o lder, inner areas m ilita ted  against th is  residentia l 

expansion. The topographic controls can also be related to the heavy 

dependence upon the horse-drawn cab and carriage, and most important, the 

bicycle. In April 1903 there were 785 drivers of carriages and carts in 

Johannesburg where 12 000 bicycles, 279 scotch carts, 484 cabs, 67 wagons, 

10 trac tion  engines and 28 motor cars were registered (City Engineer's 

Report, 1904). Under a heading 1 Johannesburg on Wheels', a press item 

read :

'Perhaps the best til: ' to see Johannesburg on wheels is at 
one o 'c lock, and the best place is  Von Brandis square.
There you see suburbia going home fo r  lunch. Georgeous
private carriages, and less gorgeous hired ones, heavy
double-seated traps and l ig h t  single-seated spiders,
noisy nerve-shaking motor buses, and s i le n t  smooth-
running motor cars, rickshas, me to r-cyc les , cycles - a l l
jo in  in the endless procession from the throbbing centre
of the c ity  to the quiet homes in the suburbs'. (Shorten, 1970).
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The rendezvous  at Von Brandis Square is s ig n if ica n t for U  

represented the corner of the c i ty  closest to the developed north-eastern 

quadrant, where most people lived. From there they could go -p the ridge 

to H illbrow, Berea, Yeoville and Bellevue, or eastwards to Doornfontein,

Bertrams, Jeppestown and beyond to Bezuidenhout Valley and Kensington.

In 1908 the Press drew attention to the w a n in g  popularity o f the 

b icycle, remarking that in 1906 there were 27,600 in the town, a f igure 

that had dropped to 22,977 by the fo llowing year (Fig. 5.2). At the time,

(1910) nearly everyone in Johannesburg owned a b icycle, and at week-ends 

even some of the mining magnates and th e ir  wives were seen cycling to the 

Wanderers Ground. This reliance on the bicycle as a means o f getting 

to and from work meant that the advantages of l iv in g  W o n J  th* Parktown 

ridge, not only at a great distance from the c i ty  but also with a major 

mpedimant intervening between residence and work-place, m il i ta te d  against 

those suburbs. Consequently the value o f buildings in Bramley, Fairwood, 

Gardens, Highlands North, KiHarney, Orange Grove and Parkwood, was in 

each case below 115,000, and since dwellings cost between C500 and n  ,000, 

these areas, considered conservatively, could not have had more than 

twenty houses each. The influence of the e le c tr ic  tramway, which 

proceeded along the Old Pretoria Road and along what was to become Louis 

Botha Avenue, played an important role in building up fmdivijwaZ townships. For 

example Helms* ( f  15,490), Parkview (£24,8/5), Parktown North

- r
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F ig .5.2. - Private Motor Cars ard Bicycles Licensed in
Johannesburg, 1900-1940. (C ity Engineer's Reports).

(£16,450) and Rosebank (£15,630) (the terminus at that time), had 

rather more d el I in < than tfr townships away fron the tramway.

Oh the o t lv r  northbound route. No: wood (£34,475) and 0 iklands 

( i 26,550) were wel 1 represented. These figures fo r the values of 

buildings in townships r u r t h  of the Park town ridge palc in to  insign ificance, 

however, when they are compared with those of properties to the aoubh 

o' the ridge. Yeovil1o, for example, had buildings to the value of 

over a quarter of a m il l io n  pound , while Park town (nu doubt a special 

case), exceeded ha lf a m il l ion . 1 he older inner ring of M elv ille  

(£64,705), Mayfair (59,280), Lorentzv il le  (£80,275), Kensington (£81 ,705),
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Jeppestown (£549 ,075),  Fairview (£159 ,635) ,  New Door.nfontein (£317 ,105) ,  

Bezuidenhout Valley (£163 ,525) ,  Bertrams (£148 ,875),  Berea (£210,490)  

and the Bellevues (whose combined bui ld ing values stood at  £250,000 in 

1910) were the h a M  c-ov. townships of the White population o f  Johannesburg.

This was the area of m j o r  demand for housing, and very few people (as

indicated by the amount of bu i ld ing)  evinced a desire to dwell in the ring

of townships to the north of the Parktown ridge. This is an important

consideration for  the second Consol idator/  period of res ident ia l  development.

During the e n t i re  phase the res ident ia l  property market remained extremely

qu ie t .  The d i fference in values between the sectors was r e l a t i v e l y  small,  and

only three decades l a te r  did values return to those rul ing a t  the beginning of  the

century (Fig.  4 .2 ) .  One of  the major reasons was not that the demand had

f a l l e n  of f  - but rather  that  the market bid cver—rcach d i t s e l f  in the

Formative Phase. At the end of the Anglo-Boer War and the

period imn, J ia te ly  a l t e r  i t  whan boom condit ions preva iled,  th.. number of

stands placed on the market through new town hip development, fa r

exceeded the demand. Consequently the population ( ig.  5 .3 )  was

able to grow qui te  dramatically  without m a te r ia l ly  a f fec t ing  the p r tc -  of

res ident ia l  land, since many surveyed stands in proclaimed townships were

awaiting occupation. Added to the influence of an ear ly  over-supply of

stands was that  of the state  of the economy. Shorten (1970) has summarised

the posit ion in these terms : ' during the / i rs t  ten years of the 

century t h e e  was a disconcerting f luc tua t ion  in land values in the municipal 

area. Up to the end of 1905 these values continued to r is e  u n t i l  a peak of  

ju s t  under £30 m i l l ion  was reached. In the fol lowing two years a considerable 

drop was recorded and the downward trend continued unt i l  June, 1911, when a l l  

land in the town was valued at  only £27,985,738,  p ra c t ic a l ly  the same f igure
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Fig. 5.3 -  The Growth of the White Population of Johannesburg, 
'  18J0 -  1930 (Vade Mecum)

as in 1902 (F ig .4 . 2 ) .  This period, referred  to as the ' f i n a n c ia l  

b i : : i a a r d \  was one of  the rare  occasions in Johannesburg's h istory  when 

the usual r is ing tendency was reversed and the overall  value of land 

dropped. The f a l l  was due port ly  to the factors already mentioned, but 

also to a feel ing of  uncertainty  engendered as a resu l t  of the rep I i cement 

of Crown Colony administrat ion by responsible government in the Tran . v a a l , 

and par t ly  to tne world-wide economic c r i s i s , al luded to above, and the 

Rand miners' s t r i f e  of  1907 (Shorten, 1970). For 31 years overall  values 

continued at  a depressed l e v e l ,  and i t  was not un t i l  1936, lour years a f te r  

South A f r ic a 's  departure from the gold standard, that  the tota l  again
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reached p a r i ty  with the 1906 f igure .

The core of  the Southern Suburbs at  T u r f fo n te in ,  was consolidated  

with buildings to the value of  £207,455 in 1910, while  Roset tenv i l le  with 

some commercial property was nearby, with a build ing value of £49 365, as 

was La Rochelle,  with £67,030. The Southern Suburbs had not expanded much 

beyond these l im i ts  although stands awaiting homes were vacant in  

Kenilworth. The value of buildings here was only £0,000.

Population Growth

I t  is perhaps appropriate at  th is  juncture to depart from the 

central  theme of  the * 'os idsntnl  property market, and the reasons (or  i t s  

depressed s t a t e , to examine another relevant  fac to r ,  namely, the growth 

o f  the White population of Johannesburg. Population growth holds a 

special place in the theory of the urban land market because of the price  

response which occurs under condit ions of increasing and diminishing  

populations. Host of  the a c c e s s ib i l i ty  models re ly  upon a stable and 

unchanging urban population and therefore a constant ra te  of demand, and 

inev i tab ly  minimal spat ia l  growth, and in this way t h e i r  variants can be 

quant i f ied .  In prac t ice ,  however, a changing urban population is the ru le  

ra ther  than the exception.

Since i ts  incept ion,  Johannesburg has had an increasing population,  

with the rate  of increase, especia l ly  during the depressed periods of the 

Consol idatory phases, y n  it r  thm in prosperous times (I ig. 5. 3 ) .  The 

reasons fo r  th is  are not hard to f ind .  I he depressed s ta te  of gold mining 

a f t e r  the Anglo-Boer War was due, in  the f i r s t  instance,  to a 1 about shoy tage. 

During the war most of  the gold mines closed down and the native  labour force 

which numbered 110 000 in 1899, had dispersed. Some of  the mines were gradually
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reopened a f te r  the B r i t ish  occupation of the Rand, but a year l a t e r  in 

1901 only about 30,000 Native labourers had returned to t h e i r  jobs and 

barely a third of the ava i lab le  7000 stamps were in operation. The 

solution to the problem was sought in the importation o; Chinese labourers,  

and by 1905 some 51,000 had rescued the posit ion and prosperity returned 

to the industry.  There was therefore the anachronous posit ion of  a country 

in the ravages of a depression, but Johannesburg, because of the buoyant 

posit ion of the mines, r e l a t i v e l y  booming. Consequently the White 

population increased from 83,353 to 119,953, and the to ta l  population from 

155,642 to 237,104 between 1904 and 1911. Under normal condit ions any 

town with an increasing population of this magnitude would expect a 

corresponding increase in the demand Tor res ident ia l  property,  and thet ofoie  

an increase in prices.  However, fo r  reasons which have been dcta i len the 

ant ic ipated boom in real estate f a 1ied to develop.

p o l l t ic a l  and Economic_Developments 1913 to 1920

Local events confined to the Witwatersrand and centered upon 

Johannesburg during the period 1913-1914 had a considerable e f fe c t  uoon 

res ident ia l  development. The f i r s t  was the 1913 s t r ik e  which culminated in 

a f u l l - s c a l e  rebe l l ion  by thousands of  workers, disrupt ing production,  

desf oying public property,  and taking l i f e .  The value of buildings  

approved and the number of  plans submitted ( f i g . 6 .1 )  declined dramatica lly  

during this period. Fortunately,  the objects aspired to in  the reb e l l io n  

were not a t ta ined ,  and the events of 1913 were rapid ly  overshadowed by the 

declaration of war in Europe, and by the resolve o f  the tnion Ih-r1iament 

on 9th September to declare war on Germany.

The e f fec ts  of the war on Johannesburg in general,  and on the 

property marknt  in  p a r t ic u la r ,  f a l l  into two per iods. The immediate 

e f fe c t  a f te r  1914 was a diminution in the supply of  essentia l  mater ia ls
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and especia l ly  in a wide range of manufactured items. These included 

not only machinery, r o l l in g  stock, generating plant and foodstuf fs ,  but 

also a complete range of build ing m ater ia ls ,  from br icks ,  cement and t i l e s ,  

to stoves, sanitaryware,  corrugated i ron ,  and doors and sashes. The 

shortage is revealed in the general decline in build ing operations at this 

time (Fig.  5 .1 ) .  I t  is important to remember that  many items for the 

build ing industry were s t i l l  imported from B r i t a in ,  ju s t  as was most of the 

s k i l l e d  ar t isan labour. The overall  posit ion is well  i l l u s t r a t e d  by the 

comment, of the City  Engineer :

'w m s m t
the Peace of Vereeniging in 1902.

■
advances. '  ( C i t y  Eng ineer 's  R e p or t ,  1911) .

nf n n r t i r i i la r  si cmi f i cance at th 4. : -S*- + r n f n r
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increasing in te res t  in the more remote northern suburbs, a fac t  which 

is closely associated with the improvement in roads .id municipal 

transport services. Another technological factor was the r e t ic u la t io n  

of water by the Rand Water Board to these areas. Parktown North fo r  

example, was included in  the re t ic u la t io n  scheme in 1914, as also was 

Rand View. These are indications of  a s u f f ic ie n t  population to warrant  

such expenditure almost a t  the f r inge  of sett lement.  Previously the 

inhabitant:  of Parktown North got th e i r  water from wells and boreholes 

as tho w ater- tab le  on the granites of that area was close to the surface.  

Riviera was incorporated in the re t ic u la t io n  scheme in February 1914.

The Rand Water Board Act of 1914 affected res ident ia l  developmen. m a te r ia l ly  

since i t  enabled "» Board to proceed with the Vaal River scheme to 

secure an addit ion I w i t  r Supply oI ten m i l l io n  gallons per day. This 

encouraged the extension of the res iden t ia l  to./nships to accommodate the 

rapid ly  increasing po; i ld t ion.  The migration of rural  dwellers to Johannesburg 

durin;j the f i r s t  two year:, o '  th.j " i r  caused some el arm among i uni cl pal 

author i t ies  and pronpted the mayor, Norman nstey, to observe that . . .

’ The provincial  au thor i t ies  must be convinced of the 
necessity for  le g is la t io n  to cope with the growing 
volume of indigency that  is due to the in f lux  of  
people from the country to the towns and the increase 
in the numbers ot unskil led white people . . . '
(Mayor's Minute, 1914).

In 1915 the ' u r . l  community began to respond to the shortages 

and dislocations induced by the war. The City  engineer (1915)  

n'ltod m in rea > in the nun her o ' industria l  and comwerci ? 1 warehou os 

in the Newtown and Market Street  Last l o c a l i t i e s ,  and that, in f.ewtov.'ii 

'a number of  indu t r i a l  establishments of a large s ize ha'e recently  been 

e r e c tc l ,  such a.- up - to - ' ! ' te  and well-equipped mil ls  for  the preparation of
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cereal foodstuf fs ,  soapworks, candle works, animal manorial works, and 

other trades of  industr ia l  importance. ' He also noted ' th a t  the town 

is becoming an important commer ial  and industr ia l  centre for  the whole of 

a very large country -  as large as the ha l f  of Europe, this has apparently 

caused the increase in b u i ld in g , fo r  during a period of four or f ive  years 

the gold mining industry has not i t s e l f  shown any considerable extension

to warrant t h i s . 1

The d i \ i v o i f i x a t i o n  of the economic base of the town, away from 

the narrow mining or ien ta t ion  towards a commercial, f inancia l  and industr ia l  

function largely  induced by the war, a t trac ted people to Johannesburg. Jt 

became the major growth centre for the national economy, a factor which 

caused a d iv e r s i f i c a t io n  in population s t ructure ,  and began fo r  the f i r s t  

time to introduce other ethnic elements, mainly Jews from the middle 

European countries and the Russian s a t e l l i t e s ,  and of course the formerly 

rural Afrikaners of  the T l a t t - ' l ' j n d ' . So for the f i r s t  time the settlement  

pattern was div ided,  not as in the past,  only on the basis of colour,  on 

the one hand, and wealth on the other ,  but now, on the basis of  ethnic  

or ig in  as w e l l .  This var ia t ion  had a spatia l  manifestation with the d i f f e r e n t  

ethnic groups g rav i ta t ing  to th e i r  own gh e t to - l ike  enclaves, and in doing 

so, inf luencing those parts of the res ident ia l  mosaic in which they set t led .

This i n f l u e n c e  was both s t r u c t u r a l  and economic,  the l a t t e r  be ing expressed 

in  p r i c e .  The te chn o lo g ica l  ov e r la y  cont inued to e x e r t  i t s e l f  e s p e c i a l l y  

through tha development :>f t r :  vays so t h a t  in 1915 inns h d been la  d to  

Jules S t r e e t  ex tension .nd to the Municipal  boundary in  the e a s te rn  s e c t o r ,  

to Rockoy S t r e e t  extension i n  O b s e rv a to ry , and to  f o r e s t  H i l l  Township m 

t'r . Southern Suburbs. Water and e l e c t r i c i t y  r e t i c u l a t i o n  end the main -Jr .mage  

scheme f o r  the town made co n s id e ra b le  headway, and the Sewerage Scheme for 

the nor thern  d i s t r i c t s  was i n i t i a t e d  m  M l 5. All these f a c t o r s
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combined to a f fe c t  res ident ia l  development, although the over-supply 

of land fo r  houses and the process of subdivision in ex ist ing townships

kept prices a t  subdued leve ls .

The proclamation of new townships, which had proceeded apace 

from the b i r th  of the c i t y  in 1886 to the F i rs t  World War in 1914, slowed 

down appreciably a f t e r  this time. The f i r s t  quartcr-century had seen 

111 new townships proclaimed. During the course of 1914, plans were 

submitted for  an extension to Brixton,  and fo r  the new township of 

Hurst H i l l ,  which was surveyed by W.H. Auret-Pr i tchard,  on the m 

liraamfontein No. 11, for  the Auckland Park Real Estate Company (Smith,

1971). This tovnship which had 263 stands was only 63.45 acres in 

extent so i t  added l i t t l e  to the stock of res ident ia l  land. I ts  

s i tua t ion  in the western sector ,  among those townships of the lower- 

rank was also s ig n i f ic a n t .  These were hard times when l i t t l e  c red i t  

accrued to the township developer who dabbled in high status property.

At the same time that  Hurst H i l l  was proclaimed, a part of  the A l b e r t v i l l e  

township was withdrawn (Mayor's Minute, 1014). No reason was given for

this move.

The c o n s o l i d a t i o n  o f  the towns in f ras truc tu re  was fu r the r  

improved in 1916 when a formal move was made to u t i l i s e  the ',700,000 

l e f t  in 1906 by Mr. A l fred B e i t ,  fo r  the formation of a un ivers i ty .

A s i t e  of 80 acres was reserved by the Council in I'lilner Park. I t 

VMS chosen because of i ts  locat ion v tu -a -vv ;  the bulk o, the population,  

because of i t s  proximity to the high-status sector ,  and f i n a l l y  because 

this l a rg e  are-) o f  open space was so close to the c i ty .
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In 1916 the general s ta te  of build ing operations corUinued at  a 

depressed l e v e l . Although the e f fe c t  of the war was less in Johan .csburg 

than in most other places, this continued to be the case. The - e d i t i o n  

was p ar t ly  ascribed to the d i f f i c u l t i e s  in transport condit ions, and also 

to the high prices of cer ta in  build ing materia ls brought about by the 

interference with the normal sources of supply. These factors great ly  

increased the pr ice of  timber and a l l  classes of steel and i ron work, 

including roofing i ron.  According to the City Engineer (1916) the prices 

of these and other mater ia ls increased by two to three - fo ld  over those of 

normal times. As a resu l t  bui ld ing became more expensive and the quant ity  

of work ava i lab le  was reduced. In 1916 only 4551 bui ldings were erected 

in Johannesburg, a f igu re  which re f lec ted  most unfavourably with the 7422 in 

1911, 7590 in 1912 and 6698 in 1913 (Fig.  5 .1 ) .  In 191/ the f u l l  e f fec ts  of  

the shortages became apparent when the price  of houses in the northern and 

eastern sectors increased by 30 per cent (C i ty  urj ineer  s Repor*,  1917).

A side e f fe c t  was the stimulus afforded local t i l e  manufacturers who advanced 

th e i r  production in the face of a shortage of corrugated i ron.  In fact  

the demand fo r  earthenware and cement t i l e s  o f  local manufacture was so great  

that  they were unable to supply in under three months not ice (C i ty  

Engineer's Report,  1917).

The r e t ic u la t io n  of e l e c t r i c i t y  to the suburbs of  the inner areas 

was almost complete by 1917. Of the more important townships s t i l l  without  

e l e c t r i c i t y  a t  th is  t ime, Orchards, Oaklands, Parkhurst,  Sophiatown, Claremont. 

Gardens, Abbotsford, Martindale,  Ncwlands, Langlaagte and Prospect were 

id e n t i f ie d  as such by the manager of the E l e c t r i c i t y  Department. This 

fac t  in part explains the lower values and the lower population densit ies  

in th ,e areas. They were, without exception, suburbs s i tuated near the

rural-urban f r inge  .
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In 1918 one new township, Haddon, was passed by the Council.

I t  was situated south of Turffontcin and adjacent, to the western boundary 

of Forest H i l l .  The area was 65.69 acres with 182 lots ol one-quarter 

acre in extent. In the same year the "re to r ia  Main Road becume Loui-)

Botha Avenue and the Old Pretoria Road became o f f i c ia l l y  Jan Smuts 

Avenue. Tnc naming of these two major access routes a fte r  the Prime 

M in ister and a senior p o l i t ic ia n  coincided with th e ir  return from the 

Peace Conference on 24 June 1919. These roads, together w ith Oxford 

Road, have played a major ro le in providing access from the north uo the 

c i ty ,  especially a fte r  the tramway system was completed, and consequently 

have m ateria lly influenced the pattern of residentia l land values, and 

the d irection of residentia l growth of the high status sector.

The termination of the c o n f l ic t  in  Eurooe witnessed the end 

of the building depression and heralded in a i ew phase of development.

This is  shown by the increase in the number of plans passed and the 

number of buildings approved (Fig. 5.1). However only one new township 

was proclaimed during 1919. This was The H i l l  which was established on 

K lipriv iersberg No. 25 by City Deep Limited (Transvaal Provincial 

Gazette, 29/1/1919). I ts  character although adequately described by 

i ts  location is fu rther attested to by an e a r l ie r  comment in 1912 when 

Raymond W. Schumacher, Chairman of C ity Deep Limited, mentioned starting  

a township, ' to  which he had given the descriptive name The Hi 11, to the 

south of Regents Park. I t  was to be a model v i l la g e  where miners of his own 

and other companies were to be encouraged to acquire the ir  own homes 

(Smith, 1971). The township was presumably delayed by World War i.
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The H i l l  is of in terest because i t  represents the perpetuation of a trend 

which exemplified the times. Money was expensive, there was cost 

in f la t io n  in building and a demand fo r cheaper houses. This, associated 

with the aftermath of war precluded the expansion of the high status 

sector and restr ic ted  development to the eastern and western areas and

the Southern Suburbs.

The housing shortage became serious in 1919. The City engineer 

reported (1"19) :

' I t  has ueen increasingly d i f f i c u l t  :o h ire  houses, 
and the number of sales at increasing y enhanced

Um erihe 'nom al ra te '-  dul W ^ w p l ^ e j n g  forced 
to own the ir  own homes to obviate being turneu out. 
by a new tenant or a new owner. Building has not 
fo r a long time kept pace with the requirements, and

E IE aE E sim  F ‘size. As the build ing progress is only about oU 
houses per month, i t  w i l l  be seen that unusua 
steos w i l l  have to be taken to ease matters. the 
Town Count,1 is seriously considering the erection 
of private housing, but is at present hamperec by 
want of sta tutory powers.'

The s itua tion  was further aggravated by a b u ilde rs ’ s t r ik e ,  which, fo l io  mug 

the s tr ike  of the employees of the Municipal Power Station in March 1919, 

and was probably the forerunner of the serious d is location of 1922, which 

affected the residentia l land market for some tine .

During 1919 the General Trionni I Valuation of a l l  lateable property 

in the municipal area was completed. The buildings wore each separately 

inspected and valued by a s ta f f  front the Building Survey Office. At the 

nnri o f th" eiaht-month operation, i t  was found necessity to considc

.

I m
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increase the values in certain parts. These occurred mainly in Park town, 

Houghton, Riviera, Wanderers View, Berea, Argyle and Westcli f t . The City 

Valuer noted that the increase in prices was 'evidently o f a "boom" nature, 

and could not be ju s t i f ie d  on the cost of land , lua  the cost o> 

improvements'. Further, he added, ' In  some cases, p a r t icu la r ly  in the good 

d is t r ic ts ,  the price of large houses has doubled (City Value* s Repot t ,

1919). The price changes were c learly  related to the overall increase in 

the price of labour and materials and to the favourable economc climate 

a fte r  the war.

In dealing with the value of land, Mr. Arthur . ie i r le ,  the 

well-known Estate Auctioneer and Salesman' noted that 'while the value 

of land fo r  business in the central area has appreciated, in  the 

suburbs and especially the outlaying parts there has been l i t  cle change, 

owing to the vast quantity of empty and unsold land available a l l  round 

the c i t y . ' I t  is evident therefore that the residentia l land market, 

insofar as s ite  values were concerned, was s t i l l  labouring unde> conditions 

of gross over-supply, the resu lt of the environment which obtained dui nig 

the Formative Phase of Johannesburg's development.

P o l i t ic al and Economic Developments After 1920

The analysis of the market for res identia l land in  Johannes urg 

a fte r  1920 must be viewed against a number of events, of which the following are 

most important: the financial crises in the gold mining industry in 1920, the

problem of unemployment, and the consequent problem of the d i lu t io n  of the 

colour bar in mining, the period of labour unrest which culminated in the 

1922 revo lt ,  the ensuing period of unprccerrdentcd pro pe i ty and



build ing a c t iv i ty ,  with art inoveaee in the value of build ings, but a 

re la tive  decreast? in the value of building land, the remarkable increase 

in the population both white and black induced by the migration of rural 

dwellers to the towns, the change in the mode of transport from the 

bicycle and carriage to the automobile, and f in a l ly ,  the gradual decrease 

in the cost of bu ild ing materials and labour.

Since 1919 the working costs o f the gold mines had risen steadily 

from 17s Id to 25s 9d per ton. Towards the end of 1921 the price of gold 

dropped suddenly from 104s to 97s 4d, and soon afterwards the price was 

down to 95s (Shorten, 19/0). With a gold price at th is  level seven of 

the f if te e n  marginal mines showed a loss, and the opinion was mooted that 

i f  the remaining ten sh il l ings  of the then ex is ting premium disappeared, 

and the gold price fe l l  to the pre-war figure o f 85s, 21 of the 39 producing 

mines would be forced to discharge some 10,000 Wnites and many thousands of 

non-Mvtes (Shorten, 1970). C learly, to avoid the impending c r is is  in the 

primary industry of the country, costs had to be reduced. At the same time crises 

presented themselves in agriculture and in the diamond industry. When the 

B r it ish  boom collapsed in 1921 the wool farmers, who had been saved in 1919 

(by the purchase in B rita in  of much of the ir  c l ip  at 20 per cent above the 

current prices) had to watch the ir  product being auctioned off a t a fraction 

of the figure i t  had fetched two years previously. Produce prices also fe l l  

d isastrously, there was no market in diamonds and secondary industry was 

depressed. The re ta i l  trade los t ha lf  i ts  volume and when the banks were 

obliged to re s t r ic t  c red it,  many overstocked merchants and s to r . Keepers were 

ruined (Shorten, 1970). As a consequence of these depressed conditions, 

co s t-o f- l iv in g  allowances and war-bonusos wc.v cut hack so that any advantages
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which might have accrued to the urban consumers due to the general price

decline were o ffse t by a decline in wages. Retrenchments followed and 

unemployment increased, prompting the mayor o f Johannesburg to note that 

1 the question . . .  is one of grave concern . . .  during the year I have 

received many deputations, and attended meetings and conferences on the 

subject, - including a conference of Reef Mayors' (Mayor's Minute, 1920).

The unemployment was also aggravated by the return of large 

numbers of men from active service, the closing down oi certa in gold 

mining and diamond concessions and a re s tr ic t io n  of expenditure. A ll ied  

to th is ,  the number of rural dwellers moving to the Witwatersrand Increased 

dramatically (Table 5.1). Schumann, (1936) w r it ing  shortly  a fter th is  

second Consolidatory phase, noted that the rural-urban migratory process 

was one of the most in teresting indices of socio-economic structural change. 

In most countries, he said, the process was one which marked the gradual 

indus tr ia l iza t ion  of the modern community. I t  introduced numerous social 

c i ty  problems, and in the case of Johannesburg, i t  necessitated not only the 

adaptation o f t ra d it io n a l ly  rural people to the to ta l ly  d i f fe re n t  

environment of the c i ty ,  but an equally d i f f i c u l t  adaptation of a mainly 

Afrikaans-speaking community to a manly English-speaking environment 

(Schumann, 1936).

The general ctnnges induced by internal migration in the twenties 

are abundantly clear from the figures (Table 5.1). Schumann (1936) 

distinguished between secular and cyclica l f luctuations. He noted that 

in several countries there was a marked internal not migration towards 

industria l a ra s  during times of prosperity, and that th is  movement 

subsided, or was sometimes reversed, during depressions. 1 he movement
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(Pr'el'iriTifary Report, Union Census, 1936)1

Urban Areas 54.6
Ten Largest Cities with Suburbs 61.9
Thirty  following c i t ie s  and towns 20.3
Hi twatersrand 73.1
Cape Town and Suburbs 46.6
Durban and Suburbs 59.1
Pretoria and Suburbs 69.6
Port Elizabeth and Suburbs 100.7

seemed to  be r e l a t e d  to  the business c y c le .  In the present  case i t  may 

be noted th a t  the e x cep t iona l  in c re a se  in  the urban po p u la t io n  seems 

undoubtedly to have been in f lu e n c e d  by the depressed c o n d i t io n s  ru ling 

in 1921. The depressed s t a t e  o f  a g r i c u l t u r e  and the re la tive  p r o s p e r i t y  

of the mines l a r g e l y  determined the trends o f  popu la t ion  movement of the  

twent i  in a l l  South A f r ic a n  towns and c i t i e s ,  and Johannesburg proved 

to be a powerful  magnet. C l e a r l y ,  j u s t  as in the prev ious decade, t h is  

i n f l u x  o f  people to Johannesburg m a t e r i a l l y  a f f e c t e d  the town's r e s i d e n t i a l  

land market  and the p a t t e rn  o f  r e s i d e n t i a l  growth.

In 1922 the W itwatersrand was para lyzed  by a s e r io u s  s t r i k e .  The 

importance o f  the 1922 s t r i k e  in the present  study concerns i t s  in f lu e n c e  upon 

r e s i d e n t !  >1 prop er ty  values i n  Johannesburg. The s t r i k e  was p r e c i p i t a t e d  

when organized White labour on the gold mines confronted the Chamber o f  Mines 

on the use of non-t i i ; : tes in the in d u s t r y .  The c i v i l  u n re s t  which culminated  

in ex te n s iv e  damage to propc i ty and lose of l i f e  on 9 March 1922, was f i n a l l y  

cue H o d  by m i l i t a r y  a c t io n .
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The behaviour  o f  buyers o f  houses between January and March 

1922 is r e f l e c t e d  in  th e  pr ices  r u l i n g  in  the c l a s s i f i e d  columns o f  

TZi-s Star a t  the t im e.  Another guide is  th e  number o f  p r o p e r t i e s  

o f f e r e d  f o r  s a le  over  the same p e r io d ,  as compared w i t h  any o ther  

pe r iod .  No s i g n i f i c a n t  v a r i a t i o n  in e i t h e r  the volume o f  business  

or  the pria  ? can be discerned dur ing January ana February .  During 

the second week o f  March,  and immedia te ly  p r i o r  to  the  major  outbreak  

of  v io le n c e  on 9 March, a l l  p o t e n t i a l  s e l l e r s  withdrew t h e i r  p r o p e r t i e s  

from the m a rk e t ,  and f o r  a pe r iod  o f  e leven  days no houses were o f f e r e d  

f o r  s a le .  T h e r e a f t e r  during the l a t t e r  weeks o f  March, s e l l i n g  was 

resumed, but  a t  a lower  l e v e l .  P r o p e r t i e s  were o f f e r e d  a t  pr ices  

ranging from 10 per c n t  to  30 per cent lower than during October 1921. 

S p a t i a l l y ,  a p a t t e rn  i s  d i f f i c u l t  to  d i s c e r n ,  but i t  would appear t h a t  

the h igher  s ta tu s  communities reac ted  more un favou rab ly  to  th e  

r e v o lu t i o n a r y  c l i m a t e  than the lower s t a tu s  communit ies.  The 

p r e v a i l i n g  mean p r ic e  asked fo r  Park town p r o p e r t i e s  in  l->2. was 

approximate ly  £ 5 , 0 0 0 ,  and t h a t  in  Houghton E s ta te  £ 3 ,4 0 0 ;  th e  middle  

income suburbs oi Parkv iew,  f e o v i l l e ,  Berea and Kensington,  commanded pr ices  

p r ice s  in  the range £1 ,7 50  to £ 2 ,5 0 0 ;  w h i l e  the poorer  areas or 

M a y f a i r ,  Paar lshoop,  M e l v i l l e ,  Ber trams,  Doorn fon te in  and those in  

the Southern Suburbs, v a r ie d  between £600 and ( 1 , 5 0 0 .  fhc recovery o! 

the- m r f e t  was roi a rka b le  so t h a t  by May 1922 va lues had re tu rned  to 

t h e i r  former l e v e l s .  Thr- p r i c e  o f  b u i l d i n g  land was q u i t e  u n a f fe c t e d  

by th > s i t u a t i o n ,  almost c e r t a i n l y  because o f  the o v e r -s u p p ly .
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The same could be said of the Equity Market (Fig. 6 .4), a fac t which is 

a t te s te d  to by a report which was couched in these terms :

•"The Financier" draws attention to the remarkable firmness 
of the K a f f i r  market in the face of the parlous conditions 
at present prevailing on the Rand, and considers that i t  
speaks volumes lo r the confidence f e l l  in t ie  future of tne 
gold mining industry, and opines that the resuscitation or 
the dormant mines on the East Rand and the exp lo ita tion  and 
extension of the Reef southward w i l l  be in te resting  phases 
of the aftermath of the s t r ik e 1, ( i re  Star, 13/3/1922)

The building industry was also unaffected by the s tr ikes .

Following the trend established in 1920, when there was a grave shortage 

o f houses, and when labour, especially plumbers, plasterers and bricklayers 

were almost unobtainable, the position improved and approached an 

equilibrium s itua tion  by 1923. By then the cost of bu ild ing had been 

greatly reduced by introducing more local sources of supply, in  both 

materials and labour. In terms of bu ild ing cost indices, the City 

Engineer (1925) placed the highest post war period of cost in f la t io n  at 

1920 (170), decreasing gradually in 1922 (140), 1923 (130) and 1924 (12o).

The value of buildings approved during th is  period continued to increase 

(Fig. 5.1) although a s l ig h t  f a l l - o f f  was noted in 1924. However, very 

few new townships were proclaimed. In 1920 Wemmer Township, situated 

south of Marshal Istown, and the Western Native lownship, situated south 

of Martindale, were approved. The former was established on the Wemroer 

section of the property of the V illage Main Reef Gold Mining Company Limited. 

Smith (1971) a Hides to a quotation from the Municipal Magazine, i October 

1917 which probably referred to th is  township, and is o, in terest in 

indicating the a tt itude  towards the development of disused mine

property :
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' A New Central Township

In a recent issue of the o f f ic ia l  "Gazette" of the Province 
of the Transvaal appears an application fo r permis ion to 
establish a township under the provisions of the Act iio. 33 
of 1907, the applicants being the Village Main Reef G.M. Co.
Ltd.

The application for the permission to turn mining ground in 
juxtaposition to the trading centre of Johannesburg to useful 
purposes should be supported, and would be supported, by 
commercial In terests, fo r i t  would mean, i t  established, closer 
touch with the big customers fo r  the wholesale people and 
closer touch with thousands of re ta i l  customers with re ta i l  
dealers. The big Central Depot on ti e Village Deep is close 
by.
As a gold producer on the present company basis the V illage Main 
Reef w i l l  probably come to an end w ith in  a couple of years' time, 
but whether the gold oreduction from the ground w i l l  come to an 
end is quite another matter, and whether, i f  the company suffers 
demise w ith in  that time or not i t  by no moans follows that the 
government w i l l  grant the application fo r the establishment of 
a township over worked-out mining ground situated not fa r d is tant 
from the outcrop.

The Mines Department, to do them the least jus t ice  to which they 
are e n t i t le d ,  is not svayed by the matter of p r o f i t a b i l i t y ,  but 
by reasonableness and safety. 1 he Village Main Reef area belongs 
to the very, very f i r s t  row of deep leve ls , and but fo r the fact 
tha t a couple of rows of outerap claims were exhausted by the defunct. 
Jubilee and Salisbury Co. would he, and is ,  considered as an outcrop 
mine. In these circumstances the in s ta b i l i ty  of the foundations is 
such that i t  is highly improbable that the consent of the Government 
Mining Engineer w i l l  be obtained fo r authorization to lay out such a 
township. Creeping ground is nat the kind of place on which 
factories are l ik e ly  to be anchored, but t in  shanty stores and 
wholesale dens for the d is tr ib u t io n  o f the unclean things might 
readily f ind  a home there. 1

This comment is useful as i t  demonstrates the th ink ing, not 

only of developers, but also of the gold mining companies, who began to find 

themselvr.-s in possession of large tracts of land no longer useful for mining 

operations, clo^e to the commercial part of the c ity .  That Wemmer 

developed as an industr ia l and warehousing township was not surpris ing, 

since th is  land was in short supply, while that fo r residentia l uses was
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not. The Werner development in 1920 was also s ig n if ica n t fo r the e ffec t 

i t  had of leading manufac turers  down the Booysens Road and El o f f  Street 

Extension in to the heart o f former mining land.

The Western Native Township's proclamation was a C ity Council 

decision. I t  decided, i n i t i a l l y ,  in  1918, to us' NewlandS farm as a 

non-white township. The proposal was consistent with the practice of 

confining non-White settlement to the western sector. The township of
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Newlands which dates from 1897 is contiguous with the Western Native 

Township, a fac t which accounts in part fo r the former's low valuation 

of 1922 (Fig. 5.5).

Because of the post-war recession in 1921 no new townships were 

proclaimed fo r most of the year. In October however, the Salisbury 

Claims township and an extension to Wemmer township were placed on the 

market. Both were part, of the industria l zone south of MarshalIstown.

On the town's north-eastern boundary '..inksfiold was surveyed on Doornfontein 

24, and gazetted, and approved on 8 March 1922 (Provincial Gazette, 192/).

In terms of the conii>Tt)W iv y  residentia l townships. L inks fie id  accommodates 

most of the desirable qua lit ies . I t  is located on the dip slop.' and at the 

foot of the eastern section of the quartz ite  ridge which in th is  part is 

well defined. I t  affords a measure of protection c l im a t ica l ly  which, when 

a l l ie d  to a f ine  northerly aspect and a good view produces an admirable 

residentia l environment. The stand sizes were large (40,000 square feet) 

by existing standards. However despite these favourable factors there 

were others which, at that time, m il i ta ted  against the township. I t  was, 

fo r example, a considerable distance from the c i ty ,  and well beyond the 

l im i t  of existing settlement, and being on the northern side of the ridge 

i ts  access ib il ity  was made even more d i f f i c u l t .  These facto*s combined 

to give L inksfie ld  a municipal valuation in 1922 of only f 65 pet stand,

which placed i t  in  the lowest status ranking (Fig. 5.5). Very few properties

were developed, as is shown by a to ta l build ing value of only £11,055 in

1925. In terms of people this probably accounted fo r no more than twenty

fam ilies , so i t  was not, at that stage, sought-after land.

During 1923, Townsview, Turf Club, South Kensington, West Turffontein
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Extension and the K1ipriversberg Estate Smail Holdings were gazettedt 

which once again showed the demand fo r land in the lower status areas.

With the exception of South Kensington, a l l  are located in the Southern 

Suburbs on small stands. Nineteen twenty f ive  saw the fu rthe r development 

o f the new industr ia l and warehousing area on the mining land when V illage 

Main township entered the property market, and in the same year Saxonwold 

was gazetted. The property on which Saxonwold stands was bought o r ig in a l ly  

by Hermann Eckstein as part of the farm Braamfontein. His intention of 

mining the property did not r ise  to expectations, so he planted an extensive 

eucalypt plantation and called i t  Sachsenwald, a fte r  Bismark's estate in 

Germany. An account of the area in The South African Empire (18 March 1893) 

by Mr. Garth, the farm manager of Prince Bismark's plantations in Germany, 

records that the trees were at the time about 30 cm. high (Smith, 1971).

The planting was undertaken by Edouard Lippert who lived at Onderkoppies 

(Oxford Road, Park town) and th is  is no doubt why M e lv i l le ,  on his 1897 map, 

refers to the area as L ippert's  Plantation. In laying out the town.,hip, 

Tompkins the surveyor, took the Rand Regiment's memorial as the sa lien t 

feature and directed the streets so as to give as many views of th is  

ed if ice  as possible (S.A. Survey Journal, 1951). He also suggested that 

building l in e  res tr ic t ions  should be Imposed to preserve unobstructed 

views of the monument. Smith (19/1) observes that such were regarded as 

revolutionary idea', at that time.

Saxonwold, which acquired i ts  anglicised name at the time of the 

F irs t  World War, is an important township in the northern suburbs, and 

deserves special mention. I t  was a late developer, in the sense that 

the general proclamation of land for residentia l purposes had gone tar 

beyond i t ,  and had enclosed i t  on e ither side. Consequently i t
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represented a large wooded area (337 acres) in the centre of the prine 

residentia l areas of the c ity .  I t  also contained as open spaces the 

Rand Regiment's Memorial, which has an area of 40 acres, and to the west 

the Zoo grounds and Hermann Fckstein Park. This environment o! park

l ike  landscape prompted the citizens o f Johannesburg to press for i t s  

retention as a wooded park, and a number of public meetings were held 

to bring th is  about. The las t of these (Mayor's Minute, 1925), was 

held at the C ity  Hall and was very poorly attended and 'indicated an 

incredible state of apathy and indifference on thu part of c it izens , more 

especially ratepayers, whom i t  more nearly a ffec ts , to ihe v i ta l  in te .r^u 

o f the town.' Although the motion of protest a t the establishment of 

Saxonwold as a township was passed, the matter was taken by the Transvad 

Consolidated Lands Company to the Townships Board, and i t  was gazetted on 

11 March 1925.

An important f c f u r e  of Saxonwold is the use of large stands 

around a l l  the open spaces. This ensured that users of the Zoo and the 

parks would be unaware of the enc irc ling  houses, as these were concoaied 

behind the foliage of large trees. These peripheral stands were over an 

acre in extent while the others were half-acres. As fa r as was possible 

Tomkins, the surveyor, departed from tlv1 conventional grid pattern which 

distinguished most tovnships at the time, and introduced crescents and 

curved streets, which followed the l ine  of the contour. Tnese wete 

planted with exotic trees, mainly planes and jakaranda, which came 

from the nurseries in the orig ina l plantations. A number of omrw 

factors conspired to n *ke Saxonwold a financia l success. The I h s t  was 

the state of the money market. South Africa as a whole, and Johannesburg
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in part icu la r was going through a period of great financial s ta b i l i t y  and 

general prosperity. The urban system was under expansionary pressure due 

to the arr iva l o f many se tt le rs ,  not only from the country d is t r ic t s ,  but 

also from other towns and overseas. 1 he number of plans passed nd the

value of buildings approved was higher than at any other time (Fig. 5.1). 

Under such conditions of prosperity and general l iq u id i t y ,  a new township 

with an excellent location v ia - a - v i r  the c i ty ,  the high status secto-, and 

the major roads, parks and gardens of the c i ty ,  and la id  out on large stands 

offering splendid amenities of space, promised to be an instant success. 

Consequently i t  is not surprising that the c ity  valuer's map of 1928 placed 

Saxonwold in the higher-status category (Fig. 5.6).

P o li t ica l and Economic Deve lopment from 1926 to 1929

In 1926 the favourable economic conditions oF the previous f iv e  years 

continued to stimulate the construction industry and to maintain building and 

property prices at a high level. The volume of output in manufacturing 

continued to r ise , and with i t  th :  employment in a l l  sectors (Fig. 5.7).

Other business cycle indices re flec t ing  the a c t iv i ty  of banking and other 

financia l in s t i tu t io n s ,  wholesale prices and industr ia l equity prices, 

imports and revenue from railways, a l l  combine to present a favourable 

economic environment fo r the country as a whole and consequently for 

Johannesburg in pa rt icu la r ,  in view of i ts  dominant position at the core 

of the space economy (F ig .5.8 ). This phase also coincided with the 

fo r t ie th  anniversary of the discovery of gold and allowed a series of 

extravagant celeb r tions to bo held i the c ity .  null ding 1 n 

the City Centre resulted in f ive  large structures, namely, the North 

B r it ish  Building the Netherlands Bank, the Alliance Building , L 'c t^ 'o  

Building and the Penrey Roberts Building. Some of these added to the
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f inancia l heart of the core, near the Stock Exchange, and in most instances 

represented a second generation of construction. The City Valuer (19E6) 

noted that 1 Many of the older properties are being removed and are giving 

place to l a r g e  pa la tia l structures. In fact i t  may well be doubted i f  

the City has ever experienced more a c t iv i ty  in building than at present. 

Property values in the centre of the c i ty  in part icu la r arc increasing 

year by year, and are in some cases double those pa.d 10 or 15 years ago. 1
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While th is  favourable s itua tion  obtained in the a o rm e rc ia l d is t r i c t ,  

showing the new d ive rs ity  of Johannesburg, the same could noi. no said 

for prices in the r> '■■leKtiat areas. Due to fa l l in g  costs o < cons i t  uc t > on 

in 1926, the market fo r residentia l property did not increase except in 

the best areas, and in some parts there were actual declines, although 

these were marginal. One such area was Wanderers View, previously one 

of the better suburbs of Johannesburg. The decline here was due to the 

agreement between the Railways Administration and the Wanderers Club, 

in which the la t te r  agreed to se ll i ts  property fo r  £53,300. She 

prospect of losing this valuable open space which formed part of the
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outlook of Wanderers View and having i t  replaced by an enlarged Park 

Station, reduced the demand fo r housing in the area. Howeve a 

common form of investment in the laLc twenties was the low-rise apartment 

build ing (usually less than f ive  storeys) and th is  new and more intensive 

form of land use, which was permissible in the absence of a formal 

town planning scheme, started to make i t s  presence f e l t  in the Wanderers 

View, Joubert Park, Argyle and wen Braamfontein areas. I t  is 

important to note that th is  was the f i r s t  major outward r ipp le  01 

commercial land use from the Central Business D is t r ic t ,  in to  the adjacent 

residential areas.

The pattern of non-White settlement was fu r th e r  entrenched when 

the Eastern Native Township was developed on former mining 1 and at George 

Goch, south of Jeppestown. In 1926 the Council spent £52,98J on housing 

in th is  area. The proclamation was an important one for the spatial 

pattern of residentia l development in the c i ty  because i t  revealed the 

fundamental p rinc ip le  of settlement which was to apply to Johannesburg 

fo r the next f i f t y  years, namely, that the mining property and the 

railway reserve to east and west of the c i ty  and the land adjacent to i t ,  

would in future be devoted to industr ia l and commercial uses, with pools 

of non-White labour conveniently located along i t .  This p r inc ip le  

permanently downgraded the White townships which were in th is  ribbon.

In Jeppestown, the laying of the foundation stone of the new 

Synagogue in 1926 was an important event. I t  revealed th a t , together 

with the growing I ordsburg-Mayfair Hebrew Congregation on the opposite 

side of the c i ty ,  the Jewish Community of Johannesburg was growing.
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In common with many such groups which exh ib it a high degree of e thnocontr lc ity , 

and who, in a residentia l sense, tend to he exclusive, these two communities 

gave a measure of s ta b i l i t y  to prices in areas which, were i t  not fo r  the ir  

presence, would have declined before they did. I t  is a common observation 

that the Jews, because of the ir  commitment to a commercial way of l i f e ,  tend 

to l ive  close to th e ir  businesses. This is an observable pattern which stems 

from the settlement of the twenties, and has been perpetuated with l i t t l e  

change. The subject o f the contemporary Jewish settlement pattern and th e ir  

influence upon the residentia l property market w i l l  be examined presently in 

more de ta i l .

Only one suburb was proclaimed in 1926. This was Hossnore, the 

township next to Auckland Park on i ts  western side. Smith (1971) suggests 

that i t  was named a f te r  Sir Abe Dailey's second w ife , Mary t.'estenra, who 

was the daughter o f Lord Rossmor ?. This seems easonable since the African 

Township, Mining and Finance Corporation. Bailey's f irm , was responsible 

fo r  Rossmore. The Council approved the establishment of the township, ano 

expressed the opinion that there was no necessity to lay out fu rther 

townships fo r the time being, a clear intimation that the market was 

saturated. Rossmore was established upon half-acre lo ts  which matched 

much of i ts  neighbour, Auckland Park, and consequently pitched i t  at the 

upper middle socio-economic group. Its  insulation from the lower-income 

townships of Brixton and Westdene, by the r id g ' on the one hand, and the 

Racecourse and Country Club on the o ther, ensured i t  of th is  status (Mg* 5.6).

The next year, 1927, s w a perpetuation of the now well- 

established trend of the twenties, with an active property market and an 

active construction industry, and 1 the erection of several large blocks
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of residentia l f la ts  in various part:, of the Municipal Area' (Mayor's 

Minutes, 1927). In 1928 the town of Johannesburg acquired i t s  v i ty  

status, the Cottesloe Gas Works were Inaugurated, thus changing the 

character of the Richmond Valley and that of the Braamfontein Werf 

(or Water Erven) from one of rural t ra n q u i l i ty  to one of industry.

Other industries, and in particu lar laundries, were quick to move into 

the area. The c i ty  as a whole was rapidly increasing i ts  industr ia l 

holding, and th is  stock was fu rthe r complemented in 192S whan Induslria 

township was proclaimed.

Tnis was a large township (93 morgen) which lay along the 

railway l in e  between the non-White townships of the western sector and 

the mining land. I t  is important to th: c i ty 's  residentia l development 

m terms of both i t -  natur r,umbers i t  would in future employ.

As the industries moved to , o, yrev in annesburg, so more people 

gravitated towards the c i ty  and in i >o f i l l e u  the empty stands of 

the residentia l areas and raised the prices. Because of the range of 

occupations offered by industry, the socio-economic spectrum of the 

population widened, and the residentia l land market became more d ive rs if ied .

On 18 April 1328, Observatory Fxt°nsion was gazetted, although at 

the time i t  was called Observatory East. Development in th is  d irection 

was logical since land above the Parktown-Houghton and Observatory ridges 

was s t i l l  regarded as superior to that fu rther north, mainly because of 

i t s  access ib il i ty  to the town. I t  came in to the 1934 Valuation Roll at 

1100 per stand which compared favourably with Auckland Park and Rossmore 

and thus occupied a position in the th ird  rank.

The Degression 1929 to 1932

The c r is is  years of 1929 to 1932 during which the world was
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plunged into a depression of great magnitude are of some in te res t in the 

present study. During 1929 the progress of the c i ty  in terms of land and 

improvement values was unchecked. There we:e 1,425 new houses b u i l t ,  the 

property market was keen, and the demand for business s ites in the c i ty  

remained firm. Eighteen stands wore sold in Industria township and the 

build ing boom which had then lasted nine years maintained i t s  growth-rate. 

The wages o f artisans went up one penny to 3s. 5d. per hour, and the price 

index fo r build ing remained at 120 (1914 = 100). There was s t i l l  a large 

proportion of the c i t y 's  population l iv in g  in uns< vered townships despite 

the fact that 2,337 properties were connected during the year, bringing 

the to ta l to 24,758 (Mayor's Minutes,1929).

Two new townships were gazetted. In the eastern sector 

Cleveden was developed by the Central Rand Freehold Proprietary Ltd. , on 

proclaimed mining land between Denver end Cleveland, from which i t  derives 

i ts  name (Smith, 1971). I t  entered the m;.rkct with a mean value per 

stand of £45 which placed i t  among the most in fe r io r  suburbs, a fac t which 

was consistent with i ts  location near both the railway and the mining 

property. The other township to be gazetted was the Crown Township, yet 

another industria l township which was la id  out on Langlaagte No. 13 (Council 

Minutes 1930).

During the following year the f i r s t  signs of a rece^ >n were 

evident, with unemployment in d number of major industries. As in Lhe past 

the City Council, in conjunction with the Central Government, Introduced 

r e l ie f  work fo r  Whiles. This look the form of road bu ild ing , sewer 

construction and the extension of the tramway from the terminus at
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Kensington Golf Course. The extension cost £6,800, and in addition 

£18,244 had to he spent on a new e le c tr ic  sub-stau on to provide additional

current to meet the heavier demands on the Malvern and Cezuidenhout

Valley routes, where the density o f population had so rapidly increased. The

main areas of unemployment were the working class areas of Fordsburg, Jeppestown,

Fairview, Booysens and the Southern Suburbs. The property market of the

period presents some con fl ic t ing  evidence. The City Engineer, in his 

report o f 1930 notes that 1 the build ing boom has continued with no appreciable 

change in p r ic e ' , while the City Valuer observes ' th a t  the property market 

has been easier than i t  was twelve months ago, and although there is very 

l i t t l e  business in central business properties, they appear to be well-held 

and are maintaining the ir  p rices '. Perhaps the c o n f l ic t  is one of degree 

and in te rpre ta tion.

Construction work was maintained at a good level with the build ing 

of the new station £318,000 while another industria l township. City 

and Suburban was gazetted, and the residentia l extension to the west of 

Dunkeld entered the market. Both were conceived in  better times.

During 1931 the unemployment s itua tion  deteriorated further. There 

were a number of demons  ̂ vns, some of which necessitated the interference 

of the police. The Ma>ur received six deputations during the year, representing 

the unemployed. The main reason advanced by the Labour Bureau was the in f lux  

of people from the rural d is t r ic ts ,  p a rt icu la r ly  from the a l lu v ia l diamond 

f ie ld s  in the Lichtenburg area. These had been forced to find other means 

of employment owing to a lack of workable ground and the low prices offered 

fo r  diamonds. Despite these recessive conditions the property market 

remained firm , and three new suburbs were proclaimed. Two of these, Greenside
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and Melrose East were fa r out to the north of the c i t y ,  while the other, 

Reynolds View, was established on a portion of the western reserve of 

Malvern (Lot 1895, Malvern). Reynolds View had in fact come before the 

Council in  1924, when the economic climate following the disturbances o f 

1922 was not altogether favourable, but the application had been allowed 

to lapse.

Pesidentia l Development in t he North- 'Jestorn Sector a fte r  1930

The general pattern of events of the early th i r t ie s  continued i, i:o  

1932, but of special in te rest was the development of the north-western sector. 

Thus far residentia l growth had largely taken place in a north-easterly 

d irection . The f i r s t  township to be proclaimed in the north-western 

quadrant was Greenside, and this was followed by the Council's decision 

to purchase land fo r  a cemetery, well beyond the urban fringe. A s ite  was 

chosen on the northerly slopes of the quartzites on the farms Braanfontein 

and Waterval. I t  was purchased from Mr. Frans Geldenhuys presumably related 

to Lourens Geldenhuys who was closely connected with the townships of 

Emmarentia and Linden. This move was due to pressure on ooth the 

Braamfontein and the Brixton cemeteries, and the need for additional 

burial ground. The land chosen for the West Park Cemetery was well-su ited 

to residentia l usage so the decision was unfortunate. However the City 

Council was apparently not aware of the probable futUK es ide rt ia l 

development of the c i ty .  At the time the s ite  was well beyond the bu il t -up  

areas and was to a l l  intents and purposes, in t u country. At about the 

same time, Mr. Frans Geldenhuys give the Council s ix ty  acres of land for a 

picnic s i te  on the stream which flowed through the quartzites near West 

Park. The park was named the Frans Geldenhuys Park (Council Minutes,
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1932). While the cemetery probably had no e ffec t upon settlement in the 

north-western sector, the development of Greenside certa in ly  precipitated 

a move in that d irection.

Technical and Planning Developments from 192/ to 1932

Of pressing importance in the la te  twenties was the development 

of an e f f ic ie n t  sewage system fo r  the whole c i ty .  The influence of 

other technological innovations on the price of res identia l properties 

and residentia l land have been examined. Among these innovations were 

the influence of transportation services, the influence of e le c t r ic i ty  

re ticu la t io n  and the influence of roads. The technological innovations 

in waterborne sewage disposal of the early th i r t ie s  were considerable, 

and since th is  service is the most important in township development i t  

can be examined here in some de ta il.

Until 1927 Johannesburg possessed only one sewage treatment works 

in the K1ipsprui t Sewage Farm which was constructed in 1905. All sewage 

from the Municipal area was treated here although only the inner portion 

of the Municipality was provided with waterborne sewage. In the 

outly ing suburbs the night soil system of co llection  was in vogue u n t i l  

1927. The sewage collected was introduced at various specia lly  

constructed sanitary intakes along the sewers and then conveyed to 

K lipspru it for p u r i f ica t ion .

In 1926 the Council decided on the extension of waterborne 

sewage to the suburbs, portions of which had rapidly become populated 

a f te r  the war. Because of the configuration and general topography o1 the 

municipality i t  was decided to establish separate sewage disposal works 

in the various natural drainage basins. These were termed the Central,
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Parktown ridge, a natural divide between so many things was also the divide 

fo r the sewage schemes. The North-Eastern system divided along a l ine  

to the west of Forest Town and east of Parkview, the la t te r  being in the 

North-Western system.

While i t  is not necessary to go in to  the technical deta ils  of these 

innovations, i t  requires no great ins igh t to see that the northern suburbs, 

which p r io r  to th is  date had had th e ir  sewage removed through th e ir  

sanitary lanes, benefited tremendously from the new system. This a l l ie d  

to the other technologies o f e le c t r ic i t y ,  transportation, water re t icu la t io n , 

stormwater drainage, paving, curbing and road-making, transformed the area 

frc. : the viewpoint of the qua lity  o f l iv in g  i t  could sustain. The am i i t ie s  

which each stand offered could now be said to be on a par with those older 

suburbs of the inner areas which were the f i r s t  to reap the benefits of these 

innovations. Partly as a consequence of th is  one sees a rapid change in 

the value structure of the northern suburbs a fte r  193? (Fig. 4 .7 ) .

Another important milestone in the evolution of settlement and

the residentia l land market was the passing in 1931 of the Township and Town

Planning Ordinance. Prior to th is  much of the development was made on an

ad hoc basis and while no great damage was done in the early days, the City 

Engineer o f the late twenties and early th i r t ie s  complained of the 

d i f f ic u l t ie s  of moving between suburbs. I t  was, at th is  time, almost 

impossible, fo r exam,tie, to gain iccess to Houghton Drive from the adjacent 

suburb of Parktown. Many exanples of th is  sort were cited. The 

Ordinance also intervened on the question o f land use, and on 4 November 

1932 a Town Planning Committee was formed and a Civic Survey of Johannesburg 

was started. The objectives were s im ila r in some respects to those of the
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present study. These were to examine the growth and the development 

of the c i ty  both past and present. I t  was f e l t  that an understanding 

o f the development was essential to making proposals fo r future 

development. Maps were prepared i l lu s t ra t in g  various portions o f the 

c i ty ,  the densities and growth of population, the increase in property 

values and the development of business and indus tr ia l areas, the use 

of ex isting land, the res tr ic t ions  on townships, the provision of 

services of water, l ig h t ,  sewage and gas, transport f a c i l i t ie s  and main 

roads, parks, open spaces and children's playgrounds and th e ir  re la tion  

to the various residentia l areas as to distance and size. Regrettably 

none of th is  information has survived.

Economic Developments from 1929 to 1932

Some of the effects of the world-wide depression from 1929 to 

1932 upon Johannesburg can be guaged from the s ta t is t ic s  of the plans 

submitted by the public fo r  approval under the Building and Drainage 

By-Laws. These figures 'show the s ta r t l in g  varia tion between the f i r s t  

and second six-months in th is  respect1 (Table 5.2) (Council Minutes, 1912). 

The to ta l value for 1931 to 1932 and the number of plans passed is  actually 

higher, but this la t te r  fac t is mainly accounted fo r  by the large number 

of plans for small drainage jobs dealt with on account of the rapid 

extension of the sewage system.

fCo t m (TTTfTn ute f , 19 3?)

Number Value (1)

July 1927 - June 1928 5496 2,735,37/
July 1928 - June 1929 6625 3,258,148
July 1929 - June 1930 6462 3,408,829
July 1930 - June 1931 6646 3,080,564
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In 1932 llirse new townships entered the market. These were Glenesk, 

Mayfair West and Selby. The f i r s t  o f  these is in the Southern juu 'iro i, 

while Mayfair West represents a continuation of Mayfair in both conception 

and in design. I t  was ranked among the lowest grade of townships in 1934. 

Selby is a township on the s ite  of the old Ferreira mine which was named 

a fte r  Paul Selby (1877 to 1940) the American manager o f Ferreira Deep from 

1926 to 1927 (Smith, 1971). I t  added to the increasing stock of industr ia l

land in the c i ty .

Despite the depressed conditions, building continued at c brisk 

pace in the central area with the new Public Library (£225 000) on tin  

Market Square, the Metro Cinema, the Colosseum Theatre (£200 000) and f la ts  

and warehouses in the eastern parts, ho/ever residentia l development came 

to a v ir tu a l s ta n d s t i l l  fo r  a few months. Orlando Native Township was also 

established at th is  time to house 80 000 Africans. I t  was an important- 

event for i t  revealed a new p o l i% , that of developing a south-wesucrn 

sector fo r  Africans, u ltim ate ly to become a dormitory area of almost a 

m il l io n  people. I t  sho-s also that the old east-west axis c low status 

White and non-White housing along the railway line  was becoming saturated.

By la te  1933 the City Valuer observed the signs of a revival in 

the build ing trade as indeed occurred fo r the whole economy following 1G 

departure from the gold standard. The ensuing boom in the property values 

of the t h i r t i e s , and the reasons fo r th is  boom are the subject ol the next 

chapter, which, because of the spectacular nature of the economic revival 

w i l l  be called the phase of Acceleration. I t  remains to draw together tne 

many factors which determined the value of residentia l land, the charade/ 

of the residentia l development and the spatia l manifestations ol each 

during the second phase of Consolidation. From th is  synthesis one can 

re la te the determinants to the underlying theories and concepts.
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A Synthesis : Determinants of  Resident!,il Development, Resident ia l  Property 
P rices : Their Spatial Manifestation and Linkage to the Underlying Theories 
and Models

Johannesburg was almost f i f t y  years of age at the end of the 

second phase of Consolidation and t. '■> f a c t o r ,  more than any other, contributed 

to the complexity of the urban system at th is time, and distinguished i t  from 

the previous phases. Consequently the determinants of res identia l development, 

of residentia l land prices and o f the spatial patterns emanating from these 

are drawn from a very much wider range of c r i te r ia  than was previously the 

case. The soor i l  dctem ri-  ante embrace population growth (o f which ru ra l-  

urban migration is a p a r t ) , urban re h a b i l i ta t io n , f i l te r in g  of groups of 

individuals, and the location of high status people and in s t i tu t io n s .  The 

economic d e te rm in .n ta  embrace a l l  phenomena which emanate from the market 

place. These are the price of gold, its  output and i t s  changing significance 

with regard to the c i t y ’ s economic base; the business cycle and i t s  influence 

upon the money market, the price of building materia ls, new township 

development, the price of houses and land, the in f lu x  of population,the 

build ing cycle and the a lternating periods of prosperity and recession.

The r i ' b ia a l  d te rn in a n t.-  embrace those external factors which affected 

the c i ty  as a whole, and inevitab ly therefore, the residentia l component.

These include on the one hand, important events, such as the formation of 

Union in 1910, the f i r s t  World War, the South African Rebellion, the 

s trike^ of 1913 and 1922, and on the other hand, important policy changes 

such as the f isca l change which occurred, in 1925. The other* detcc-minants 

embrace miscellaneous factors of which topography, technological innovation, 

spatial f r ic t io n  (evaluated largely in terms of distance) and local 

government (such as the town planning ordinance) are the most s ign if ica n t.
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Each of those groups o f determinants can be examined with i t s  spatial 

manifestation and its  linkage to the underlying theories and models.

F ina lly  i t  is  possible to assess the varying influence of these 

determinants in each of the phases examined thus far.

The Social Determinants

The most important of the social determinants during the phase 

from 1913 to 1932 was undoubtedly that of population change. In the present 

chapter a close accordance l,as been noted between the o sc il la t io n s  of the 

business cycle and the in f lu x  of migrants to Johannesburg. In times oi 

recession, precipitated by low prices for agricu ltu ra l and pas«.ot al 

commodities, or by plagues of locusts or drought, large numbers of Blacks 

and Whites d r if te d  to Johannesburg. Here the strength of gold mining 

supported a range of a n c i l l ia r y  industries which could o f fe r  employment to 

these people. The Whites were mainly Afrikaans-speaking people and f u l f i l l e d  

most of the characteristics ascribed to them by the theory. Johns ion (1971) 

summed up these characteris tics by saying that migrants are usually poor, 

unskilled, unused to c i ty  l i f e  and individuals who tenu to form a cliij '.e i 

or an urban v il lage  fo r social and economic security. They se ttled  mainly 

in the western low-status sector and in the Southern Suburbs and inevitab ly 

imbued these areas with the low values consistent with the ir  status.

Hart (1973) in his fa c to r ia l ecology of contemporary Johannesburg has 

r e v e a l e d  a pattern in the western sector which s t i l l  retains the socio

economic characteristics i t  acquired between 1910 and 19JO.

The second s o c ia l  de terminant  is  t h a t  which emerged from the  

movement o f  the h i g h - s t a t u s  community from D oorn fon te in  to the view s i t e :  

of Park town, W e s t c l i f f , Houghton E s ta te  and O bservatory .  This movement 

was i n i t i a t e d  in  the Format ive Phase, b u t  l i k e  so many soc ia l  processes,
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took many years to complete. In theoretical terms i t  is not unlike the 

f i l t e r in g  process described by Lowry (I960) but is more akin to the 

invasion and succession process of Burgess (1924). The mansions of

Charlton Terrace (l)oornfontein) were gradually taken over by a community

of 1 ower-status as movement to the north took place. Elsewhere in the 

eastern quadrant a s im ila r pattern of movement could be seen as 

individuals moved from Belgravia and Jeppestown to Houghton Estate and 

Observatory. The e ffec t of this process on the property market was noted 

by Arthur Meikle the estate agent and auctioneer when he said that the 

price of residentia l land in the older inner areas was declining at the 

expense of the newer areas more remote from the c ity .

The next social determinant, that of the location of the leaders of 

society and prestigious in s t i tu t io n s  has been iden tif ied  in each phase of 

the residentia l development of Johannesburg. When the University s i te  was 

to be chosen, attention was inevitab ly drawn to Milner Park fo r th is  was 

not only w ith in the high-stalus sector and adjoining Parktown, i t  was also

a large open space very near the centre of the urban system. I ts  position

undoubtedly influenced the pattern of residentia l development near i t .  The 

leaders of society continued to l ive  in Parktown and in  the large homes on 

the ridge from W estc liff oL Observatory.

The environmental qua lity  o f these sites continued to be the 

primary determinant of th e ir  value. In every respect th is  pattern 

conforms to Hoyt's model. He noted, in p a rt icu la r ,  that should the line  

of the contour (which controlled the d irection o f high rental development) 

move in a d irection contrary to that of the sector, then high status 

growth would move in that d irection. This is why the high status
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properties spread along the ridge rather than immediately into the valley in 

which was the Hermann Eckstein park.

Prior to examining the economic determinants i t  is as well to observe 

that by 1930 Johannesburg's residentia l mosaic had the ingredients of the 

contemporary system. The socio-economic status was undoubtedly sec to ra l, a 

rudimentary zonal pattern o f family status was discernable on the basis of 

township age while ethnic contrasts were evident between the predominantly 

English, Afrikaans and non-White communities and to a lesser extent, the 

Jews. So the fundamental spatial divisions of society as propounded by 

Shevky and Bell (1955) were to be seen in Johannesburg during i ts  second 

consolidatory phase and th is  is evidence of some maturity in the systerr.

The Economic Determinants

An examination of the economic theories and models of the urban 

1 and market reveals an almost complete dis in terest in the type of determinants 

which operated in Johannesburg between 1910 and 1932. Only Hoyt in a recent 

paper (1964),Brigham (1965), Bourne (1971) and Wendt (1957) acknowledge the 

importance of the business cycle, the building cycle, and the c i t y 's  economic 

base as determinants of i t s  behaviour. The fortunes of Johannesburg and 

especially i ts  residentia l areas were closely tied to the gold mining industry.

When i t  fa lte re d , as happened in 1922 through fa l l in g  prices, th? market fo r

residentia l property softened, Conversely in times of general economic recession 

as was the casr* between 1929 and 1932 the strength of the gold mining industry

was ident in the firmness of the urban land market. Johannesburg's expansion

was also closely tied M the industry as the main a ttra c t ive  force fo r  people 

from other parts of the country and overseas. The development of the large 

dc estic  market of Johannesburg was due e n t ire ly  to the gold mining industry.
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The business cycle can also be regarded as a determinant of 

residentia l development and of residentia l land values because i t  

largely controls the l iq u id i ty  of capital in the system. When capital 

is available fo r  investment new townships are proclaimed, construction 

advances and the price of land, houses and materials r ise . The opposite 

is generally true in times of recession. During the second consolidatory 

phase in Johannesburg, residentia l development could not advance sp a t ia l ly  

due to the oversupply of residentia l land during the Formative Phase. 

However a large amount of construction took place in the inner areas 

(aided by extensive subdivision of stands) and in th is  way the rapidly 

increasing population was housed without extensive peripheral growth.

Another important economic determinant was the de alopment o f a 

strong industria l component in Johannesburg. I t  grew in response to the 

expansion of the gold mining industry, the increasing numbers of people 

on the Witwatorsrand, the change in f isca l policy in 1925 which activ  dy 

encouraged local industry and the development of a large in te r io r  market. 

I t  also grew out of the stimulus afforded by the f i r s t  World War when new 

sources of many industria l commodities had to he found. The changes in 

the economic base of the c i ty  emerged gradually and were by no means 

complete at the end of th is  phase. However the property market responded 

to the changing economic and social environment in a gradual recovery.

This began a fte r  the 1922 s tr ik e ,  and a decade la te r  the municipal values 

had returned to parity  with those ru ling in 1904.

Other Determ inants

The theories and models of Ricardo (1817) Von ThUnen (182b),

Dunn (1964) and Alonso (1967) a l l  contain e ither e x p l ic i t  or im p l ic i t  

distance-decay functions. This aspect of the f r i c t io n  created by space
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has many manifestations in Johannesburg between 1910 and 1932. 

these were physical, some behavioural. The introduction of the e le c t ro  

tramcar in  1906 had in theory, reduced the importance of distance from tne 

commercial d is t r i c t ,  however, in practice, a combination of the impediments 

to movement caused by the Parktown ridge, on the one hand, and the reliance 

on the b icyc le , on the other, res tr ic ted  residentia l development to the 

north of the c ity .  Inevitably i t  also placed l im its  on the prices of 

properties. In the la t te r  stages of the phase, p a rt icu la r ly  from 1920 

onwards when prosperity was the keynote of the society, the popularity of 

the bicycle and the horse-drawn vehicle waned, and automotive transport and 

the mass-transit system encouraged development in the more remote townships. 

Prices in these areas recoonded accordingly ( r ig .  5.6). The spatia l pattern 

of res identia l settlement in 1932 revealed the tru th  of Hurd's (1903) 

comment that 'value depends on nearness'and Haig's (1926) view that ' tne 

perfect s i te  . . .  is that whic -nishes the desired degree of access ib il i ty  

at the lowest costs of f r i c t io n  . I t  also confirmed Von ThUnen's 

p r inc ip le  that 'maximum net earnings are attained when the in tens ity  o. 

c u lt iva t io n  is proportioned to the price of the gross p roduct'. In th° 

case of residentia l property,earnings are equated with sa t is fac t ion , and 

in tens ity  of use and price are a function of distance and cost. In this 

sense distance was an important determinant of residentia l land values.

An im portant  f a c t o r  in f lu e n c in g  the s p a t i a l  development of the  

r e s i d e n t i a l  areas was t h a t  o f  te chn o lo g ica l  in n o v a t io n .  The behavioura l  

models such as those o f  Beckman ( 1 9 5 7 ) ,  Muth (1 961 )  and Evans ( 1 9 / 3 ) imply 

t h a t  in novat ion  d i f f u s i o n  i s  l a r g e l y  a f u n c t io n  of the i n t m . ,  it.y of 

development.  So a te c hn o lo g ic a l  in n o v a t io n  r e v e a ls  i t s  maximum development  

a t  the c e n t r e  o f  an urban system where development i s  a t  a maximum, and 

d e c l in e s  w i t h  d is ta n c e  towards the p e r ip h e ry .
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The technological innovations in Johannesburg between 1910 and 

1932 were those contributing to the qua lity  o f residentia l l i f e  - water, 

e le c t r ic i t y ,  sewage , conununications (roads, postal services, telephones) 

and transport. The inner areas received these f a c i l i t ie s  f i r s t  and these 

benefits were passed to the price of residentia l properties in the inner 

areas. As the services spread, and they spread into the inost desirable 

lo c a l i t ie s  f i r s t ,  so the construction of homes followed. In th is  sense 

these services influenced both residentia l development and residentia l 

prices.

Turvey (1957), who was interested in the imperfections of the 

market fo r  urban property examined the influence of local government upon 

the pattern of prices, and concluded that matters such as zoning can have 

a material e ffec t.  In Johannesburg the Town Planning Scheme introduced 

in 1931 could conceivably have had such an influence. The ro le  played 

by the scheme w i l l  be examined in the following chapter in view of i ts  

introduction at the end of the phase of Consolidation.

The main differences between the rather b r ie f  f i r s t  phase of 

Consolidation, and the much longer second phase can be summed up in the 

following points : f i r s t l y ,  in the phase from 1902 to 1913 Jonannesbutg s 

residentia l component was influenced by local factors or which the most 

important were the production of gold, the small and re la t iv e ly  uniform 

population, ^he narrow socio-economic spectrum and the lim ited range 

o f residentia l property types. The urban processes were simple, 

technology was unsophisticated and the distance separating residence 

and workplace was small. After 1910 the town was influenced by events 

of a national and international nature and i t  came under the Influence of 

intensive population migration (a phenomenon which has been termed the
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iv.ost important process o f social change). The urban processes became mure 

sophisticated when the elements of invasion and succession and renewal and 

re ha b il i ta t io n  became evident. The population acquired new ethnic groups 

which influenced the residentia l mosaic and the economic base began to 

move away from a mining orienta tion  to a mining and industr ia l orienta tion. 

Technological innovations cncouraged the la te ra l spread of settlement but 

th is  was also constrained by the process by which residentia l properties 

were subdivided. Towards the la t te r  part of the phase the influence of 

automotive transport became evident in the settlement pattern.

-w-
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CHAPTER 6 - THE PHASE OF ACCELERATION : 1932 - 1960

Many students of the social and economic h istory of South Africa 

look to the events of the la t te r  months of 1932 as heralding a new phase 

of development in the country. Among these are tie Kiewiet (1941), 

Richards (1935), de Kock (1936), Schumann (1936), Knowles (1936), van Eck 

(1961) and Hobart Houghton (1967). The last follows the descriptive and 

somewhat imr -seise phases of Rostov/ in his The Stages o f  Economic Growth 

(A Non-Comrrunist M a n ife s to , i9 60 ) .  Houghton describes the period as 

’Stag Three ' The South A fr ic a n  T a e e -u ff in to  S e lf~ s u s ta in c d  G raJth.

In the present study the term 'Acceleration' is used to describe the phase 

since i t  describes the sentv.,_»nts embodied in Houghton's terminology and 

i t  follows lo g ica l ly  from the previous Chapters- hence, Formation, 

Consolidation, Acceleration. Figures 5.1 and 4.2 reveal the ra te  o f  

b u i ld in g ,  and the in c re a se  in  the m u n ic ip a l va lues  at th is  time, surely 

s u f f ic ie n t  ju s t i f ic a t io n  to use the term 'Acceleration in the present 

context.

Bui 1 ding as an Index of Economic Ac t iv i t y

Schumann (1936) notes that building a c t iv i ty  is considered a 

good index of general economic conditions. I t  has been accorded a special 

value fo r  purposes of forecasting. A study of the monthly figures of 

building plans approved in South Africa since 1922 (I ig • 6.1) reveals the 

building boom which developed a fte r  the depreciation of currency in 19.32.

A study of the s ta t is t ic s  fo r individual c i t ie s  shows that Johannesburg 

and the Rand had the greatest re la tive  increases (Schumann, 1936).

While i t  must be noted that business cycle indices (Fig. 6.1)
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reveal an improvement in economic conditions p r io r  to the depreciation of 

currency, there is agreement that th is event had a greater impact than a l l  

others in creating the improvement which lasted u n t i l  1936. I t  had a 

profound e ffec t upon building a c t iv i ty  on the one hand, and residentia l 

property prices on the other. I t  also had a profound e ffec t upon the 

primary industry which formed the economic base of the c i ty  whose housing 

market is the subject of the present study. C learly, therefore, one would 

expect tl f luc tua ting  price of gold to be more in f lu e n t ia l  upon residentia l 

property prices in Johannesburg, than upon those in any other South African 

c i ty .  The increase in the price of gold was equivalent to a reduction of
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working.costs of s ix sh il l in g s  a ton, which is  more s ig n if ica n t when i t  

is noted that in 1932 i t  was estimated that a reduction of only four 

sh il l in g s  would double the available tonnage. By 1934 the Treasury was 

reaping £13,000 000 a year from gold p ro f i ts ,  whereas in 1932 i t s  share 

had been £4,300,000. Equally important for South A fr ica was the 

£80,000,00' of new capital invested in the gold mining industry in the 

course of the next six years ( Shorten, 19/0). This was the j 'n a n o ' ta l  

fo u n d a t io n  of this phase of development. I t  not only enabled, but indeed 

compelled  building and property prices to escalate as they subsequently 

did. C learly, therefore, this single event, the abandonment of the Gold 

Standard, created a completely new and optim is tic  economic climate in the 

country, and most of a l l ,  in Johannesburg. The mines received a new 

lease of l i f e ,  and the range of a c t iv i t ie s  supporting the mining industry 

was favourably influenced. The r ipp le  e ffec t was apparent with a rise n 

the number of bank clearings, increases in imports and railway revenue, a 

decrease in wholesale prices and a reduction in the number oi Luiopoan 

insolvencies (Fig. 6.1). The commercial sector of the community gained 

unparalleled prosperity, the population of Johannesburg swelled with new 

arriva ls  from both the country d is t r ic ts  and overseas, and in  consequence 

the demand for housing in a l l  categories grew rapid ly. The analysis of 

the spatial patterns of residentia l land values which developed in response 

to th is  economic climate, w i l l  fol low presently.

Inc.lease i n J lanufactur inj

Another importan* event,  re lated to the pros on i ty  of the gold 

mining industry,  was consolidation of the manufacturing function oI the 

Witwatersrand. Although a l l  towns in the region were a f fe c te d ,  

Johannesburg showed the greatest increase in the number < f factories.
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Of part icu la r s ignificance were the iron, steel and engineering industries 

whose fortunes had up to that time been closely associated w ith the gold 

mining industry. An increase in the prosperity of the one inev itab ly  had 

a s im ila r e ffec t upon the other. Drake (1971) notes that while wages in 

the engineering industries remained more or less constant between 193  ̂ and 

1937, the value added to the product increased from 350 in 1933 to 539 in 

1937, an increase of 54 per cent, or a growth rate of 13.5 pot cent per 

annum. The numbers employed rose from 24,81? in 1933 to 50,982 in 1937, 

an increase of 25,170 or 26.3 per cent per annum. The fact that the 

industry was able to absorb th is number without any s ig n if ica n t r ise  in

wages is ind icative of the unemployment which existed during the 

depression. Capital investment increased rapidly during the phase, most

of i t  being invested in machinery. In fact during 1933, 1934, 1935 and 19jG,

the amount invested in machinery on the Witwatersrand exceeded that invested 

in Lm d and b u i ld in g e  throughout South A fr ica . Much of th is  investment was 

in Johannesburg. Houghton (1968) notes of th is phenomenon .

'As the economy in the country improved and gold 
production increased, the Witwatersrand engineers 
extended the ir  scope and the ir  markets, a s itua tion  
closely associated with a gold price r ise  from 
£ 12-5s an ounce in 1933 to £15-5s an ounce in 1939 .

At the same time the Government recognised the need to fos ter manufacturing 

on the Witwatersrand, and consequently introduced protective railway 

ta r i f f s  which favoured the area. Discriminatory t a r i f f s  wore also applied 

to Imported a r t ic le s .  These moves, together with the in f lu x  of V.hices 

from the ' p l a t b v l m d ' , variously estimated at between 20n,0U0 and 300,000 

people, created a substantial market on the Witwatersrand and in 

Johannesburg in pa rt icu la r. These are the principal events in the 

immediate pre-war period against which residentia l development is seen.
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The Second World War presented a great challenge to South African 

manufacturing industry the growth of which is reflected in s ta t is t ic a l  form

below (Tables 6.1 and 6.4).

fable 6.1 - Growth of flan^fact^ im )_Durin^}[orld  War I I  (Hobar<. lloughton_>J068)

1933-1939 1944-1945 1939-1945
% Increase

Number of establishments 8614 8316 8

Number of workers :
All races (thousands) 236 361 53

Whites only (thousands) 93 112 20

Non-Whites only (thousands) 143 249 74

Value of gross output (R m il l io n ) 281 608 116

Value of net output (R m il l ion ) 128 276 116

Most of the new industry was located on the Uitwatersrand, with 

Johannesburg at i t s  centre. This inevitab ly had a material e f fe c t upon 

residentia l development.

The increasing dominance of the Southern Transvaal over most of 

the other m,jor centres of the country is reflected in Tables 6.X and 6.3. 

The f i r s t  shows output and employment of the indus tr ia l regions, the second 

the ra tio  of population in the core areas to the national average. As 

indices of economic and social growth these s ta t is t ic s  show the accelerating 

importance of Johannesburg at the heart of the Southern Transvaal. The 

demand fo r  houses which these changes Imply is clear.
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J ob 1 u .6.2 - Output and Fmployuient of Industria l Regions as a Percentage 
o f the South A'f r ic a t r ' lo u  f. "(TioFart-HoucjFtoF, ~ 19FI)"
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Southern Transvaal
Value of net output 37.4 34.7 44.0 47.1 45.6 48.0
Total employment 28.2 34.1 43.9 44.9 44.1 45.2

Cape Western 
Value of net output
Total employment 20.9 19.6 16.5 16.2 15.8 14.3

Durban and Pinetov.n 11.7 11.6 12.2 12.5 12.3 11.4
V: e o f net output 11.7 11.6 12.2 12.5 12.3 11.4

\ 1  employment 11.1 11.5 10.9 11.2 11.1 10.8
’v . Elizabeth/

value o f net output 3.1 5.8 5.7 5.4 7.6+ 7.0+
.otal employment 3.4 5.0 4.6 4.6 5.8+ 5.8+

The Rest of South Africa ++
Value o f net cutout 25.7 25.6 19.6 17.6 17.4 18.3
Total employment 35.4 30.0 24.7 23.1 23.2 23.9

+ Uitenhage added tc Port Elizabeth
++ A residual category comprising a l l  industries o'her than those in the 

four main regions.
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Table 6.3 - Ratio of Population in the Core Areas to the National Average 
(firowett and f a i r , 1972)

Year Cape Town Durban Johannesburg Southern
Transvaa

A. A ll Races 

1904 1.69 1.98 2.24 1.4b

1911 1.40 1.88 2.81 1.80

1921 1.46 2.05 2.88 1.84

1936 1.51 2.10 3.47 2.15

1946 1.64 2.20 3.97 2.40

1951 1.77 2.35 4.07 2.46

1960 1.77 2.37 4.03 2.47

1970 1.83 2.31 3.93 2.45

B. Whites only 
1867 4.81 1.71 0.68 0.69

1890 3.55 1.74 1.73 1.27

1904 3.98 2.00 4.16 2.21

1911 2.87 1.81 5.11 2 . /I

1921 2.98 2.10 5.29 2.81

1936 3.00 2.26 6.19 3.21

1946 3.06 2.38 5.50 3.47

1951 3.06 2.43 6.35 3.49

1960 2.93 2.58 6.14 3.52

1970 2.90 2.71 6.13 3.66

Other  Indices of Johannesburg's Growth

Tho s t a t i s t i c s  which c o l l e c t i v e l y  r e f l e c t  the growth of  

Johannesburg f u r t h e r  s u b s t a n t i a t e  i t s  in c re a s in g  dominance a t  the 

h e a r t  o f  the c o u n t ry 's  economy ( f i g s .  6 . 4  and 6 . 5 ) .  The t o t a l  

p o p u la t io n ,  which between 1886 and 1932 had n  iched 4 0 0 ,0 0 0 ,  took 

only a f u r t h e r  s ix te e n  years to double;  dur ing  t h i s  l a t t e r  per iod
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the in f lu x  o f  Africans in to Johannesburg was partly  due to the higher 

wages and the better employment opportunities which presented themselves 

there; the to ta l assets of the c i t y ,  which in 1903 were £637,552, had 

moved from £23 m il l io n  at the time of the Depression, to £39 m il l io n  in 

1941, and to £77 m il l io n  in 1950, an increase of 100 per cent in less than 

a decade; the net rateable value of land in the municipal area, and the 

annual revenue turnover increased exponentia lly, both appreciating by more 

than 400 per cent between 1932 and 1950. Another useful measure of economic 

a c t iv i ty  in an urban system is the amount of energy consumed per annum 

(Fig. 6.5). Since manuTafturers are commonly large consumers of e ither gas 

or e le c t r ic i t y ,  th is  measure is used as an index of the increase of th is 

component in Johannesburg during, and immediately fo llow ing, the Second 

World War (Table 6.5).

Gas consumption increased from approximately 200 m il l io n  cubic 

feet in 1932 to 700 m il l io n  in 1 )40, and to 1,500 m il l io n  in 1950. This 

reoresented an e igh t-fo ld  increa. in the use of th is  form of energy in less 

than twenty years. E le c t r ic i ty  consumption was not materially d if fe ren t.

Here the s ta t is t ic s  fo r 1932 show that 100 m il l io n  units o f e le c t r ic i t y  were 

sold in Johannesburg, r is ing  to 350 m il l io n  units in 1940, and to 700 m il l ion  

units in 1950. F in a l ly ,  the s ta t is t ic s  re la ting  to the value and number of 

build ing plans approved each year during the same period shows that 7,0 ) 

plans with a value of £5.5 m il l ion  were passed in 1935 ( the values are not 

given before this date), rather less than 5,000 plans with a value of £3.8 

m il l io n  in 1940 (due no doubt to the re s tr ic t iv e  conditions o f the Second 

World War), r is ing  to 5,000 plans with a value of £30 m il l io n  in 1960, most 

of these w.re private dwellings (Table 6.6).
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Table 6.4 - Growth of Manufacturing in South A f r ica 1944-1955
(Hobart Houghton, 1968j

1944-1945 1954-1955 Increase % 
1945-1955

Number of establishments 9,316 13,725 47
Number of workers
A ll races ( thousands) 361 653 81
Whites (thousands) 112 184 64
Non-Whites ( thousands) 249 469 88

Value of Gross Output (R m il l ion ) 608 2,221 266
Value of Net Output (R m il l ion ) 276 964 249

Table 6.5 - E le c t r ic i ty  and Gas Production, 1932-1968
(City Engineer's Reports)

Year Units Sold Energy Year Units Sold
g a s /f t3

Energy
g a s /f t3

1932 103 m 197 m 1951 790 m 1598 m
1933 111 m 199 m 1952 928 m 1708 m
1934 1953 1063 m 1741 m
1935 150 m 326 m 1954 1064 m 1759 m
1936 190 m 435 m 1955 1149 m 1819 m
1937 232 m 546 m 1956 1179 m 1802 m
1938 267 m 618 m 1957 1170 m 1857 m
1939 298 m 714 m 1958 1219 m 1919 m
1940 319 in 762 m 1959 1281 m 1952 m
1941 330 m 789 m 1960 1350 m 1958 m
1942 y j  m 845 m 1961 1393 m 1914 m
1943 350 in 1008 m 1962 1444 m 1926 m
1944 397 m 1111 m 1963 1532 in 2014 m
1945 416 m 1194 m 1964 1640 m 2107 m
1946 428 m 1232 m 1965 1808 m '"61 m
1947 471 m 1346 m 1966 2101 m 2143 m
1943 523 m 1449 m 1967 2247 m 2216 m
1919 621 m 1498 m 1968 2631 m 2344 m
1950 716 m 1530 m



Table 6.6 - Johannesburg : Value and Nu:nber of Building n lans 
" Approved, 1932 - l 96ii. (VacTe MecunT)

Year Value ( i )
(x 000 000)

No. Year Value (£) 
(x 000 000)

No

1932 - 7,329 1951 20.0 7,128

1933 - 5,863 1952 29.0 6,018

1934 - - 1953 18.0 5,150

1935 5.5 6,962 1954 20.0 5,270

1936 8.5 28,973 1955 20.7 5,561

1937 11.4 11,522 1956 17.5 4,794

1938 8.3 9,175 1957 13.0 4,116

1939 6.5 8,128 1958 15.7 4,488

1940 3.8 5,230 1959 13.5 4,237

1941 2.3 4,485 1960 20.0 5,091

1942 3.0 4,120 1961 14.9 5,752

1943 1.4 2,960 1962 11.0 4,577

1944 4.1 4,893 1963 13.0 4,394

1945 3.7 4,135 1964 19.5 4,471

1946 6.1 5,052 1965 32.5 4,373

1947 7.7 6,163 1966 31.1 4,356

1948 9.5 4,970 1967 26.0 4.476

1949 16.6 6,391 1968 32.3 5,284

1950 11.5 5,832 1969

Economic and Spatia1 Deve1oprn^nt  1950 to 1960

One f ina l phase of the economic, social and p o l i t ic a l  events germane 

to th is  study is that of the 1950’ s. I t  is impossible to establish a d e f in ite  

point at which the minor recession of tho f i f t i e s  affected the national 

economy and concomitantly, the Johannesburg c i ty  economy. However, the
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nation.il election of 1948 in which the national Party was brought to 

power appears as a s ign if ican t event (Fig. 5.4). 1 he prices of stocks

and shares ana the Gross Domestic Product (Fig. 6.3) settled back 

market!y a fte r  1948, and most other indices reveal a minor recession 

in the economy. In Johannesburg however, changes we-e minimal.

The population continued to grow at an ever-increasing tempo (Table 6.7), 

the annual revenue turnover, the net rateable value of property and the 

tota l assets improved as never before, although a decline in  the 

consumption of e le c t r ic i ty  and gas was noted ( t ig .  6.5). The 

phase of Acceleration came to an abrupt ha lt in March 1960 with the 

Sharpevilie R io t, a fte r  which there was a sharp fa11-o f f  o f in te rest 

in both the housing and the equity markets. ih is  is an appropriate 

point at which to close the phase.

The r tp a t ia l  growth of residentia l development is shown fo r  the 

periods 1925 to 1940, and 1940 to 1955 by Fig. 4.1. Here one notes the 

unusual amount of construction which took place, especially in the 

former period, when the abandonment of the gold standard af.'ected the 

build ing industry so markedly. One notes a iso the extension to the 

north-western sector which was in i t ia te d  by the proclamation and 

development of Greenside during the la t te r  part o f  the Consolidatory 

Phase. F ina lly  a r in g  broken only by the mining land and o 1 

varying width was added to the total stock of residences, strongest, 

in the north and north-east (the areas best served by roads)and 

weakest in the west and south-west, those sectors in which the lowest 

socio-economic groups lived.
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6.7 - Growlh (All Ra<es) 19
’  ("VaBe Mecuin)

Year Wh i te Native Coloured Indian Total 
x 000

1932 205 151 20 8 385
1933 - - - - -
1934 - - - - -
1935 240 183 15 11 430
1936 248 160 19 10 438
1937 272 204 23 11 508
1938 - - - - 508
1939 285 221 23 11 540
1940 295 227 23 11 557
1941 307 247 26 12 593
1942 317 246 25 12 600
1943 328 256 26 13 623
1944 339 265 27 13 645
1945 350 275 28 14 667

1946 320 260 22 16 619
1947 329 388 25 15 758
1948 336 400 26 16 778
1949 343 452 27 17 839

1950 350 470 27 17 86

1951 350 470 27 17 864

1952 347 393 31 + 21 791

1953 351 401 32 22 804

1954 354 409 33 22 818

1955 357 413 34 24 827
1955 361 418 36 25 839

1957 - - - - -
1958 393 562 47 29 1.030
1959 404 725 50 32 1,211
1960 409 711 58 2\ 1,213
1961 415 721 57 27 1,220
196? 394 687 52 39 1,172
1963 406 712 66 40 1,222
H 4 435 706 71 35 1,247
1965 442 713 67 39 1,2
1966 449 733 107 37 1,327
1967 476 77,3 76 38 1,364

1968 415 673 57 12 1,15
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These spatia l patterns of development were summed uo by the 

Mayor in hi; Minute (1934-1935) in the following terms :

'During the year under review, great and increasing progress 
has been made in the growt, of our c i ty .  The increase in the 
rate of progress can, in large part, be ascribed to the rise 
in gold price, with the consequent expanding of mining 
a c t iv i t ie s  a l l  along the reef. I ts  progress w i l l  be to a 
large extent, re flected, p a rt icu la r ly  from a Municipal point 
o f view in the comprehensive reports contained in th is minute. 
I would l ik e ,  however, to stress che tremendous strides that 
have been made in the building sphere. When one realises 
that during the short period of my term of o f f ice  - November, 
1934, to November, 1935, - 8207 plans fo r build ings, with an 
estimated value o f considerably over £6,000,000, were passed 
by the Council, one w i l l ,  I th ink, gain some conception of the 
phenomenal progress that is being made in the "outward" or 
"v is ib le "  growth of Johannesburg. Again, when one considers 
that the valuation o f land and improvements in Johannesburg in 
December, 1924 - that is ten years ago - was approximately 
£51,000,000 and that at the end of December, 1934, i t  was 
approximately £75,000,000 and to which must be added the sum 
of £8,000,000 for non-rateable property, one is forced to the 
rea lisa tion  that one is a c it izen  of what is becoming "no 
mean c i t y " ' .

The new township development at the s ta r t  o f  th is  period of 

prosperity re flects the economic mood of the times. Greenside East 

was gazetted in November 1933 and contributed to the stock of properties 

in the higher status category. I t  was established by the Transvaal 

Consolidated Lands and Exploration Company (a legacy of the Eckstein 

Group of companies), and although i t  was surveyed by C.P. Tompkins in 

1929 i t  was only made available to the public in early 1934, presumably 

because of the i n h i b i t i n g  i n f lu e n c e  the Depression would have had upon prices. 

As i t  was, i t  entered  the nronerty market w i t h  an average municipal value 

per stand o f  £120,  which made i t  comparable w i t h  Auckland Park ,  Observatory 

Extension and Rossmore, but r a t h e r  lower than I ts  neighbours to the east 

(Fig. 6 . 6 ) .  Stand sizes in Greenside East arc larger than average.  An 

exact size cannot be applied to the township since, in the survey, Tompkins
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employed a variety of shapes, and most of the stands are neither square 

nor rectangular. This is due to the physical location of the township at 

the bottom of a valley w -re i t  is "shoehorned" in to the space remaining 

w ith in the boundaries of e a r l ie r  suburbs, namely, Parkwood, Parkhurst, 

Parkview, Greenside proper, and the northern end of the Parkview go lf  

course.

The V illage Deep township was proclaimed in  1933, (Council Minutes, 

1934), although Smith (1971) places the date at 14 February 1934. I t  

appears on Goldmann's ’lap as Ingramsburg, according to an entry in the 

South African Financial Record, on 19 February 1898. Even at that time, 

due to the new in te rest in deep l e v e l  mining, the name of V illage D?ep was 

mooted. I t  was started by Village Deep and Rand Mines, who applied to lay 

out the township on the farms Booysen E s t a t e  No. 20 and Turffontein No. 21 

(Smith, 1971). Within a y e a r  o f  i t s  proclamation. V illage Deep ceased to 

have a residentia l function and became an industr ia l area. This is 

important since the economic climate was changing in favour of industria l 

land and the good location of V illage Deep well w ith in  the mining land 

made i t  unsuitable for residentia l purposes. The stands were large, which 

favoured factory construction, i t  was on E lo f f  Street extension, the 

principal street of the c i t y ,  and close to the railway l in e . In 

consequence the V a lu a t io n  R ol l  of 1934 gave the mean value of 1210 per 

st<wd which accorded w . th  the average values f o r  s ites on former mining 

ground. I t  has subsequent ly become i  prime l o c a t i o n  f o r  warehouses for 

l a rg e  r e t a i l  o u t l e t s  which opera te  from the ce n t re  o f  the c i t y .

In 1934 a valuation was taken of a l l  property in the municipality. 

The mean values (Fig. 6.6) do not show appreciable changes over those i f



214.

1928, although in certain lo c a l i t ie s  there is evidence of improvement. The 

central high status sector (Rank 1, Fig. 6.6) moved ahead rap id ly , and in 

some cases residentia l properties doubled in value. This was especially 

the case in those townships fu rther from the centre, such as Park town North, 

Rosehank, Melrose, Uunkeld and Dunkeld West Saxonwolu and Houghton. This 

was due to the favourable economic conditions which obtained in 1934.

The supply of money in Johannesburg enabled the wealthy to raise the bidding 

prices in the more salubrious neighbourhoods. Another fac tor which 

increased the values in peripheral townships was the movement towards the 

ownership of private motor cars (Fig. 5.2). In th is  regard one should 

note the declining in te rest in the bicycle and the greater reliance on 

automotive transport which enabled people to commute from greater distance^. 

Inevitably th is  made the remote townships more desirable since land could be 

had at lower prices, while affording the same a ccess ib il i ty  in terms of time, 

as the inner suburbs. This s itua tion  with regard to the residentia l 

prope.ty market was acknowledged by the C ity Valuer (Council Minutes, 1934) 

when he noted that 'the property market fo r central sites in  pa rt icu la r is 

very firm  and suburban properties also show an appreciation. Vacant stand., 

in the more popt ar suburbs are becoming more d i f f i c u l t  to obtain. The 

developments w ith in  the other sectors were, at th is  stage, unspectaculat , 

in terms of the overall o a lu *  of property. However in terms of spatial 

development the pattern is  one of rapid expansion. The eastern sec tot 

advanced rapidly in bu ild ing , with Kensington leading the way from 

Bezuidenhout Valley. Improvements to property in the former advanced by 

almost £250,000 between 1929 and 1934 (Council Minutes, 1934).

Between 1935 and 1938 the fu l l  effect, of the buoyant economy was 

f e l t  with a p ro l i fe ra t io n  of new townships serving a l l  members of the
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community and in a l l  lo c a l i t ie s .  These ranged from Orlando African 

township in the south-western sector, through Paarlshoop Extension 1, 

Braamfontein Werf Extension and Crosby in the western sector; Greenside 

Extension 1 and 2 in the northern sector; L inksfie ld  Ridge, Raedene 

Estate, Percelia, Rouxville Extension 1, Cyril dene and Highlands North 

Extension in the north-eastern sector; and f in a l ly  an extension to The 

H111, and Stafford in the Southern Sul'irbs and on the mining land. These

townships ranged from the very smallest stands in Orlando (vuiich was nut

a freehold township) to the acres and more of Melrose North and L inksfie ld

Ridge.

The general condition of the property market is indicated by the 

auction of Greens ide Ex tensi >n 1 in which 507 stands were placec; he fore 

the buying public on 26 April 1936. Of these 444 were disposed of at 

the sale. I t  f i r s t  appeared in the valuation r o l l  in 1940 at a mean per 

stand value o f £350. This placed i t  in the second rank (Fig. 6.7).

Tv/o years la te r ,  Greens ide Extension 2 was auctioned and the stands 

numbering 151 in a l l ,  wore disposed of at. the s<ile.

Also in 1936 Melrose North was la id  out in large stands on ground

adjoining the Bird Sanctuary and in the valley of one of the tr ib u ta r ie s  of 

the Jukskei River. This was part of the farm Syferfontein No. 2. Prior 

to i t s  development as township land, Melrose North was a dairy farm, which 

was sold to the Dalmally Country Club, which because of financia l 

d i f f ic u l t ie s  had never functioned.. The township had a municipal value 

of £350 a stand in 1940, with improvements of over £30,000. This value 

reflected the advantages which had accrued to the area.

Other developments of note were the recommendations of the
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community and in a l l  lo c a l i t ie s .  Those ranged front Orlando African 

township in the south-western sector, through Paarlshoop Intension 1, 

Braamfontein Werf Extens ion and Crosby in the western sector. Greens ice 

Extension 1 and 2 in the northern sector; L inksfie ld  Ridge, Raedene 

Estate, Percelia, Rouxville Extension 1, Cyril dene and Highlands North 

Extension in the north-eastern sector; and f in a l ly  an extension to The 

H i l l ,  and Stafford in the Southern Suburbs and on the mining land. Miese 

townships ranged from the very smallest stands in Orlando (which was not 

a freehold township) to the acres and more of Melrose North and L inksfie ld

Ridge.

The general condition of the property market is indicated by the 

auction of Greenside Extension 1 in  which 50/ stands were placed before

the buying public on 26 April 1936. Of these # 4  were disposed of at

the sale. I t  f i r s t  appeared in the valuation ro l l  in 1940 at a mean per 

stand value o f £350. This placed i t  in the second rank (Fig. 6.7).

Two years la te r ,  Greenside Extension ? was auctioned and the stands 

numbering 161 in a l l ,  were disposed of at the sole.

Also in 1936 Melrose North was la id  out in large stands on ground

adjoining the Bird Sanctuary and in the valley of one of the tributa; ies of 

the Jukskei River. This was part of the farm Syferfontein No. 2. Prior

to i t s  development as township 1 and, Melrose North was a d m y  fa>m, which

was sold to the balmally Country Club, which because of f inancial 

d i f f i c u l t ie s  had never functioned.. The township had a municipal voiue 

of £3',0 a stand in 1940, with improvements of over £30,000. This value

reflected the advantages which had accruec to the area.

Other developments of note were the recommendations of the



Johannesburg and Germiston boundar’' ' 1- Commission. As a resu lt of thesr? 

find ings, the municipal boundary v/ao extended to include the townships of 

Cra ighall, Greymont, portions of Craighall Park and i l lo v o ,  the remaining 

portion of Linden, together with portions of the farms Waterval No. 7 and 

K1 ip fonte in  No. 4 (Smith, 1971).

Craighall took i ts  name from the estate of Craighall which was 

purchased in 1891 for £3,000 by William Rattray. He ’iad nameo i t  a f te r  his 

home in Blairgowrie, Perthshire (Smith, 1971). I t  is one of tne older 

townships in Johannesburg, dating from 2 October 1902, when Arthur Meikle

auctioned 229 plots at his sale rooms. I t  w.is la id out in one-acre stj,:ds

and was described as being f ive  or six miles from the Market Square,

<. .-ndidly watered, since i t  had a stream running through i t ,  and bounding 

the Yokeskei (s ic )  River, besides innumerable fountains on the ground1. At 

the time i t  was ju s t  beyond the Municipal boundary so that purchasers escaped 

municipal taxes. The o r ig ina l owner, Rattray, hud formed a lake on the 

Braamfontein Spruit in 1902 by build ing a weir across i t ,  and th is was one of 

the added a ttrac tions. Despite these many advantages Craighall was conceived 

long before i ts  t i m e , and fo r  many years i ts  onl> claim to fame was as a picnic 

spot over week-ends and public holidays. However, because of i ts  early 

proclamation and th? fact that trees were planted along a l l  ths s tree ts , i t  

was regarded is a good area when i t  was incorporated into the Municipality 

in nl in the valuation ro l l  of i t  was accorded an average value

per stand of £180.

I l lovo  was also p a r t ia l ly  incor, jrated at th is time. I t  was however 

regarded as a fa r mure salubrious suburb and f i r s t  appeared in the valuation 

r v i l  with average values in the v ic in i ty  of $‘025 in 1940. This placed i t  in 

much tht- same category as Dunkeld (£900), Me rose Estate (£600), Rosebank (£650)
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and Waver!ey (£550), a l l  of which were part of the high status sector, and 

with s im ila r physical a ttr ibu tes . When compared with the premier suburb 

of Parktown (£1,000) the comparative value of I l lo vo  becomes more 

meaningful. I t  had f i r s t  been surveyed cn the farms Zandfontein No.32 

and Cyferfontein No. 380 before March 1904. Smith (1971) records tha t 

the part w ith in the Johannesburg Municipal area had formerly been known as 

Rhebok's portion of Cyferfontein. Plots were offered fo r sale on 7 August 

1902 (The Star, 11.7.1902) but by 1916 no stands had been sold (Council 

Minutes, 1916). i l lo vo  was surveyed during a period of recession. I t  

was well beyond the fringe of development of even the early twenties, and 

the so-called bicycle and buggy era. Later, however, in the th i r t ie s ,  

when Jan Smuts Avenue and Oxford Road were extended, metalled and 

widened, (the islands in the la t te r  as fa r as the municipal boundary were 

completed in 1938) and the motor car became a common mode of transport 

?nd the Wanderers Club moved from the c i ty  to Kent Park, next to I l lo v o ,  

the township came into i t s  own. Stands were large, the aspect was 

north-easterly and gently sloping, the outlook pleasant, and the 

neighbourhood of adjacent Dunkeld, Melrose and Rosebank well-planted with 

trees. Added to this was the buoyant economy and the community was, by 

and large, prosperous. Under such circumstances a township l ik e  I l lo vo  

could only have a good future as is shown by the values attached to that, 

portion in Johannesburg (Fig. 6.6).

A description of Craighall Park, which was also incorporated in 

1937, appeared in The Transvaal Leader of 10 March 1911. I t  is typical 

of the  s ty le  used to describe what was in re a l i ty  a barren stretch of 

farmland which in common with Craighall and I l lo v o ,  was ahead of i t s  time 

as an economic proposition in real estate. Because of the insights i t  

offers into the qua lit ies of the township the a r t ic le  is reproduced verbatim
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“ Craighall Park - I ts Beauties and Advantages

Craighall Park Township, which forms the northern boundary of 
the Johannesburg Municipality, is one of the beauty spots of 
the Rand. A drive or a ride through the pretty  b its  o f scenery 
met with in Parktown, the Sachsenwald and Roscbank is one of the 
most charming obtainable. The business man finds in the 
exhilarating a i r ,  oeacc and calmness, which are part of the 
place, a restorative to the nerves. Craighall has accordingly 
won i t s  way into popular favour. In the way of scenery there is 
much to in terest one on the estate. The hotel and grounds which 
have been purchased by Mr. Harry Curtis at a good round sum, are 
a t t ra c t iv e ly  designed and p r e t t i ly  la id  o u t, and from the position 
they occupy on top of the h i l l  a commanding view is obtained of 
picturesque country. P la in ly  v is ib le  are the townships of 
Parktown North, M e lv il le  and other well-populated suburbs. The 
main avenue, with i ts  s t i te ly  trees and broad way leading to 
Craighall Park, is another feature of in te rest of the estate which
cannot f a i l  to a t t ra c t  notice. On the west and south sides 
of the hotel broken stretches of water which have been caught 
and collected by the surrounding h i l l s ,  g lis ten  in the sunlight, 
Craighall being* p a rt icu la r ly  fortunate in possessing an abundant 
supply. The lake i t s e l f  is a f ine  sheet, where boating can be 
had in the most favourable circumstances. There are any number 
of boats to be had. In the v ic in i ty  are vO be found numerous 
shady nooks, leafy trees, patches o f verdant green, and
miniature waterfa lls , res tfu l and cooling to the eye; while
the place suggests ideal spots fo r walks and picnicking. Fishing, 
too, is a pastime that can be indulged in owing to the lake having 
been stocked with carp. Apart from these advantages, the estate 
possesses that of a rich s o i l , and at present the a g r ic u l tu r is t  is 
to be seen at work on the slopes o f the h i l l s  and f la t - ly in g  ground. 
I t  is asserted that crops, f r u i t ,  vegetables and flowers are readily
grown on the property. Excellent stone is obtained from the quarries
of the estate, the interesting bridge on the north side of the lake 
having been b u i l t  from stone obtained from these quarries. Five 
different, varie ties of marble are also found at Craighall.
With the object of giving the public an opportunity o f purchasing 
plots at the Craighall Park Estate, i t  has been decided to se ll 300 
of these in freehold. The sale v / i l l  take place on Tuesday, the 21st 
instan t, at I I  a.m. at the auction mart of Messrs. Lezard and Co.
Six hundred plots are being shown on the plan at the auctioneers' 
sale room, so that a purchaser has an excellent opportunity o f 
making his choice. The price for each ha lf  acre lo t  is  £30, which 
includes free transfer and other expenses, an estimated saving of 
£12.10s. per p lo t. The auctioneers are instructed to o ffe r  
purchasers at th is sale good terms, namely, one-third of the 
purchase price in cash on day of sale, and the balance in two 
equal instalments at six and 12 months.
Craighall should certa in ly  make an ideal residentia l part, while 
purchasers w i l l  not only obtain the freehold of the ir  property, 
free from transfer expenses, but w i l l  have no municipal rates and 
taxes to pay. The sellers arc also allowing the owners of plots 
the r ight o f quarrying the ir  own building-stone free of charge fo r 
a period o f three years a fte r  the sale. At present the tram 
service runs to w ith in 900 yards of the Craighall Park boundary, 
and in the event of the proposed e le c tr ic  r a i l  scheme from 
Johannesburg to Pretoria being carried out, residents w i l l  be 
enabled to run to town in 12 minutes." (c ited in Smith, U / l ) .



Reference to the Growth of Buildings in Johannesburg (Fig. 4.1) 

shows that Craighall Park had p rac t ica l ly  no buildings at the end of the 

th i r t ie s .  However the municipal value of the halJ -acre lots in 1940 was 

£120, which placed i t  in about the middle o f the hierarchy of townships 

comprising the residentia l property system.

One other township deserves mention fo r the special properties w.'ich 

i t  embodies. This is  L inks fie ld  Ridge. I t  was proclaimed on 28 June 1939 

being part of the farm Doornfontein No. 24. L inksfie ld  Ridge which should 

not be confused with L inksfie ld  fu rthe r north, occupies the northern slope of 

the steeper parts of the Orange Grove quartz ites . Hermann Kal1enbaih, the 

township owner, res tr ic ted  the number of stands because of the topographical 

qua lit ies  of the township. Consequently, a line of homes appear on the c re a t  

o f the ridge, a l l  of which have a magnificent out 1ooL to the north-ea ;c and 

to the north-west and a second l ine  of houses l ie  along the base of the ridge. 

The properties arc long and narrow. L inks fie ld  Ridge was slow to develop 

fo r  a number of reasons. Building costs on the steep slopes of the quavt/.ites 

have always been abnormally high. This is due to the expense of assembling 

materials on the building sites and to the d i f f ic u l t ie s  o f laying foundations 

in the shallow, rudimentary soil and as often as not in so lid  roe.s wnich 

requires the use of explosives. High costs are incurred in build ing roads 

in sewering and in providing other essential services. In return fo r  these  

costs the incumbent of o stand on L inks fie ld  Ridge gains one of the finest 

view-sites in the Transvaal. The upper portions of the property reach

6,000 feet above sea leve l, about 500 feet above the surround t ng country.

Due probably to the proclamation of Melrose, I l lo vo , Craighall and the other 

high statur; townships at th is  time, the L inks fie ld  Ridge properties were 

sold slowly and mostly a fte r  the Second World War. The average municipal 

value of a stand in 1946 was £900.
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Development Near the Centre of Johannesburg

At the centre of the c ity  two factors, one economic, the other 

technological, caused a transformation. The f i r s t  concerned the price of 

cen tra lly  located commercial : . The best commercial s ites increased

in value from an average of £400,000 per acre to £800,000 between 1932 and 

1934. At the same time the high-rise commercial bu ild ings, designed 

specially fo r American c i t ie s ,  were introduced to Johannesburg. The City 

Engineer noted in 1938 ' the type of building and s tree t architecture which 

prevailed here for about 35 ■ T s , is undergoing rapid transformation, 

wh ils t the erection of so many buildings and blocks of the "sky scraper" 

type have given something of the impression and skyline e ffec t of the 

ambitious structures regarded as typ ica l of American c i t ie s ' .  The 

second important factor was the introduction o f the f i r s t  town planning 

scheme under the Ordinance of 1931. I t  was designed to control the 

c i ty 's  development in a l l  i ts  stages, but i t s  relevance to the present 

study is i ts  influence upon zoning practices with regard to density, 

bulk, building lines and, perhaps most important, land use. The s ing le

family residences in the Hi 11 brow portion of Johannesburg, in Argyle, in 

Wanderers View and in Braamfontei.i, gave way, in places, to low-rise 

blocks of apartments, and the process was formalised in terms of the 

Town Planning Ordinance of 1931. Zonings of 'General Residentia l' and 

General Business' were applied to these townships which were previously 

' Special Residential' areas - This encouraged property developers and 

entrepreneurs to increase the density of the area which overlooked the 

c i ty  from Berea in the east to Braamfontein in the west.

At the same time another process, (or perhaps another part of

"» A*.



the samv process) became apparent. Signs of automotive congestion appeared 

in the commercial area of Johannesburg and on the major roads leading to i t .  

Access t(. the Central Business D is t r ic t ,  especially from the Northern Suburbs, 

was res tr ic ted  by the South African Railways property. This un it of land 

cut the commercial heart of the c i ty  from its  limbs, the large mass of 

residentia l townships. Consequently a vast programme was mooted to lower 

the railway lines and to produce a series o f bridges link ing  the Central 

Business D is t r ic t  wich the suburbs to the north. I t  was conceived in  1932 

and had barely begun by the outbreak of the Second World War. The scheme 

for the c i ty  to be more e ffe c t ive ly  linked with i t s  hinterland did not stop 

at bridging the railways to the north, i t  was to be pursued in a l l  d irections 

so that in the course of time a l l  the dish-crossings1  ̂ which had served the 

population fo r fo r ty  years would be removed.

This scheme affected residentia l development and the residentia l 

la id  market in a number of ways. In the short-te^m the effects were f e l t  

close at hand in Braamfontein, Wanderers View and Argyle where prices rose 

sharply a f te r  the Second World War. This sector became an extension of the 

Central Business D is t r ic t  and prices advanced in antic ipa tion  of th is ,  

especially when the Town Planning Scheme's zoning practice fa c i l i ta te d  the 

changes. In the long term, the development, u lt im ate ly  affected the price 

of land in Parktown, and brought about its  u ltimate decline as the pre-eminent 

residentia l d is t r i c t  of Johannesburg, although i t  should be noted that the 

invasion process here d iffered from that nearer the Central Business D is t r ic t .

The Spatial Pattnrn of Residential Value. 1940

The spatial patterns of property values fo r  1940 (F ig . 6. 7) show 

the perpetuation of a now well-established process. A very strong high

1/ A term used by the City Engineer to describe the dish-shaped roadways 
which had previously been used to cross the Railways Reserve.



status sector ran from Parktown to Dunkeld and I I  lovo, northwards along 

the in te rf luve  separating the drainage basins of the flraamfontein Spruit, 

to the west, and the Klein Jukskei, to the cast. These expensive 

residentia l properties were associated with two main a r te r ie s , Jan Smuts 

Avenue and Oxford Road (previously Rosebank Road, and renamed in 1935).

Within the sector could be iden tif ied  three zones corresponding to the 

settlement period 1885 to 1902 (which terminated at Parktown ridge),

1902 to 1929 (the l im i t  of th is zone at Rosebank coincided with the 

l im i t  o f the e le c tr ic  tramcar) and f in a l ly  the th ird  zone incorporating 

the Craighalls, the Dunkelds, the Melroses, and II lovo . Within th is  

sector an inc ip ien t sub-regional shopping complex at the transport 

terminus at Rosebank had made i t s  presence f e l t  and had developed a variety 

of functions.

The western sector had continued to develop i ts  primary function, 

that of housing the Coloureds, the Indians, the Malays, some Africans and 

low status Whites. So th is  area was a corridor o f blue co l la r  and factory 

workers. Within the area, as at Sophiatown, the most appalling and 

insanitary conditions developed as more and more Africans came to 

Johannesburg, seeking employment in mining, industry and commerce. The 

development of Orlando township was the resu lt of the slums in th is  

sector. With the exception of Auckland Park and Rossmore,whose average 

municipal values per stand in 1940 were £250 and £225 respectively, a l l  other 

townships fe l l  into the lowest qua lity  rating (less than £140) (Mg. 6.7).

The nost conspicuous changes appeared in  the north-western sector. 

This quadrant of the c i t y 's  housing was developed a f t e r  the Great 

Depression. In fa c t,  the only suburb of long standing was Linden, 

which dates from the turn of the century. The northern portion was
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incorporated in to  Johannesburg in 1937. The reasons fo r  th is  development 

are not hard to find The Geldenhuys brothers, l.ourens and Frans held much 

of the land in th is  sector. Lourens' farm, Enmarcni.ia, named possibly 

a fte r  his w ife , Emmarentia Margaretha Botha (Smith, 1971), was a portion of 

the farm Braamfontein, and although the township o f Enerentia (s ic ) appec 3 

in Proclamation No. 31 of 1903, issued by the Lieutenant-Governor of the 

Transvaal (31.7.1903) i t  was not developed as such at the time. This was due 

to Geldenhuys' reluctance to turn his fann into a township during his l i f e 

time. After his death, his heirs, some of whom resided at the orig ina l 

homestead ( s t i l l  standing at 14, Greenhi11 Road) established the township.

Since the owner of the farm died only in 1929, th is  land was v ir tu a l ly  frozen 

fo r  the f i r s t  three decades of the century. The s itua tion  was in some respects 

analogous to the case of Saxonwold. In view of th is  position . uch of the 

land between Greenside and Linden, comprising the greater part of the north

western quadrant, could be developed only <."'er 1930. The fac t that the 

application was submitted in 1930 probably determined the nature of the 

layout and size o f the stands in Emmarentia. I t  was conceived in prosperous 

times when there was a market for large sMnds (mainly over hall an acre).

The township was proclaimed on 28 April 1937, and the extension to Emmarentia 

1n October of the same year (Smith, 1971). I he s itua tion  of Emmarentia is 

most a ttra c t ive . I t  is on the north facing slope of the quartzites with a 

prominent view over the Parkview golr course to the north-east and Jan van 

Riebeeck park to the north-west. Adjoining the township on the west is the 

nature reserve which is a part of the M e lv il le  Koppies. This 1- i l e area 

was retained as an open space in the township plans when i t  was submitted to 

the Council. In the valley below the nature reserve is Emmarentia Dam,

b u i l t  a lte r  the war of 1899-1902 by Louw Geldenhuys at a cos* of T1 01 

The water was used for ir r ig a t io n .  The dam became part of the on.low ietu to 

the c i ty  at the time of the proclamation of the township. In a sens:1, the



dam forms a focal point fo r much of both Emmarentia and i ts  extension, 

ju s t  as, in the nearby valley, the Zoo lake is a focus fo r  the townships 

there. The average municipal value of stands in the township in 1940 

was 075  which placed i t  at the top of the th ird-order suburbs (Fig. 6.7). 

This position was to improve in the years ahead.

Beyond Emmarcntia at the rural urban fr inge , the township of 

N o r th c l i f f  on Aasvogel's Kop was gazetted on 3 October 1934. I t  was in 

many respects s im ila r to I inks fie ld  Ridge, and suffered the same 

vic issitudes. D i f f i c u l t  of access because of its  steep slopes, remote 

from the c i ty ,  poor in developed roads, and having a rock structure which, 

on the northern face, was found to be deeply weathered and not en tire ly  

suitable fo r foundations, th is  township tended to flounder in the early 

years. I t  was, one must 'Iso remember, at the edge of the most undeveloped 

sector of the whole system, so that despite the magnificent outlook, people 

were reluctant to l iv e  there . However, with the passag of time, and the 

rapid development of the north-western sector in the th i r t ie s ,  the township 

grew from an improvement value of 123,125 in 1936 to 1156,245 in 1946. The

average municipal value of .tands in 1440 was 1400, making i t  a second order

suburb.

Linden 's  development and p lac ing  in the second rank is as soc k  ^ed

w i th  the s iz e  o f  the standi which were unusual ly  l a r g e ,  and i t s  long

standing as a township.  O r i g i n a l l y  a group o f  a g r i c u l t u r a l  ho ld in g s ,  

successive s u b - d iv is io n s  h ive been a f e a t u r e  of  i t s  h i s t o r y  and development.  

In 1940 i t  had a mean municipal  va lue o f  1400.

The n o r t h - e a s t e r n  and easte rn  s e c t o r s , both c o n ta in in g  townships  

of long s tanding and e x t .e m e ly  w e l l  served by p u b l ic  t r a n s p o r t ,  had a
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good share o f the build ing boom. Most of the vacant stands v/et o b u i l t  

upon and with the exception of properties in prominent positions (Mountain 

View, Kensington Ridge, Langermann's Kop.Linksfield and Observatory) the 

townships were a l l  mlddlo-ranking providing accommodation fo r the large 

middle-class community (Fig. 6.7).

In the Southern Suburbs Booysens ceased to be a residentia l area 

and became a manufacturing d is t r ic t  specia lis ing in the engineering industry. 

Because of the overall increase in manufacturing in Johannesburg and the 

consequent increase in the worker-component of the population, the 

townships of Turffonte in, Kenilworth, Regents Park, The H i l l  and La Rochelle 

experienced a substantial increase in build ing operations. In terms of 

qua li ty ,  as indicated by the municipal values, the Southern Suburbs as a 

whole occupied the th ird ,  fourth and f i f t h  status ranks, with the age of the 

township , being the pr imary value-determinant. Tbe oldet to.vns'iip > wf;re 

generally of a higher order.

Residential Development Du-ing thr Second World War

The onset o f the Second World War had a considerable e ffec t upon 

both the spatia l evolution of residentia l development in Johannesburg, and 

on t.hp price of new construction. I t  did not however m ateria lly  a ffcv t the 

price of the existing housing stock which continued to r ise  (! ig. 4.1).

This single international event r.o dominated residentia l patterns and prices 

in Johannesburg that i t  is appropriate to deal with these f ive  years as a 

separate phase.

At the outset , the Johannesburg community was both prosperous and 

economically buoyant, although most indices reveal a general slowing of the
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economy a fte r  the boom years of the middle th i r t ie s .  A number of major 

construction works were completed. One of these, the build ing of theatres 

and cinemas i l lu s tra te s  the spread of this function to the suburbs.

Cinemas tra d it io n a l ly  follow settlement and seldom precede i t ,  so i t  

is not surprising that the Lake Cinema in Parkview, the Adel phi in 

Rosettenville, the Curzon and Clarendon Cinemas in Hi 11brow and the 

Twentieth Century Theatre in the Central Business D is t r ic t  were a ll 

commissioned in 1939 and 1940. Following th is  spate of major construction, 

conceived no doubt in better times, the Second World War temporarily out 

an end to the building of large structures.

New township development was restr ic ted  to the lower socio

economic areas, primarily the Southern Suburbs, and without exception 

these were extensions to existing townships. This was due to the increase 

in thu vj iiufactui ing function of the c i-ty and with i t  the increase in the 

number o f factory workers requiring housing. Two s ig n if ica n t aspects of 

th is  development were the location, and the size of individual townships. 

They were near the mining ground, and of less than 10,000 square feet in 

area and they consequently had low municipal values and low market prices. 

So average municipal values of £200 were found in Regents Park Extension 

2, 1400 in Rosettenvilie Extension 2 and £350 in Kenilworth Extension 2. All 

t i l ls  was In the Southern Suburbs but despite this, large open spaces could 

S t i l l  be found very close to the Central Business D is t r ic t  and the growing 

industria l areas on the railway lines. The 'hard core' of the Southern 

Suburbs had advanced very l i t t l e  from the previous century. By con trast, 

northern residential development was ten miles from the City H a ll , in the 

d istant townships of CralghaU Park, N o r th c l i f f  and Linden. This pattern 

re flec ts  the demand for housing in each area.
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The only other township to be gazetted in the f i r s t  year of the 

war was a second extension to Highlands North. I t  was la id  out in less 

than quarter-acre lots with a few larger stands making up the ends of blocks. 

This development placed 16 stands on the market, and so made v i r tu a l ly  no 

difference to the stock of land in the Northern Suburbs. The location and 

the fact that the stands were s l ig h t ly  larger gav a municipal valuation of 

£375 (1946).

[he growth and development of the north-western areas p r io r  to the 

war also affected th • inner parts of the sector. In 1940 the Muldersdrift 

Road through M e lv il le  was widened and macadamized to accommodate the increased 

t r a f f i c  from th is quarter, and at the same time some streets in  Braamfontein 

were extended. Melle Street p r io r to 1940,had terminated at Hoofd Street, 

near the crest of the ridge in Braamfontein. However the need to connect the 

municipal bus service with Empire Road, led to the excavation of 'an extensive 

embankment from Hoofd Street, through Milner Park to fmoire Road, the object 

being to fa c i l i t a te  t r a f f ic  from the north and north-west to the central 

area during the reconstruction of Jorissen and Biccard S tree ts '.  The la t te  

two had assumed some importance as major arteries fo r  t r a f f ic  to the north , 

north-west and western sectors, fhe improvement of roads to the north

western sector was in response to residentia l development there.

In his report to the Council in 1940, the C ity  Engineer alluded 

to the effects of the war on building in the following terms :

' Thn phenoi: n il expansion and development of the C ity , which 
formed a marked feature of my previous report on bu ild ing work, 
hrs, during th is  year, 1939/40, been subject to the vic issitudes 
consequent upon the outbreak of war in Europe. This has been 
reflected in nearly a ll departments of l i f e  and a c t iv i t y  of the 
C ity , and, as is  usual under c r is is  and upheaval, not least in 
connection with che build ing trades, in which the deterrent 
e ffect is immediate and often prolonged beyond the period when 
a c r is is  and i ts  concurrent influences have passed. In 
consequence of the war, with i ts  world-wide repercussions, the 
volume of work administered by th is  Department, as indicated 
in the amount of expenditure, shows a considerable d im inu tion .1
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Early in 1941 a l l  building materials were placed under the control 

of the m il i ta ry  authorit ies who directed the ir  use towards the war e f fo r t .

1 he e ffec t of th is  move brought the construction of private 

housing to a ha lt.  However two new townships were proclaimed in

1941, these being extensions to Brantley and Cleveland. The f i r s t  added 

only .88 acres to the to ta l stock of housing land in the northern suburbs, 

while the la t te r  had an area of .90 acres comprising seven stands, so its  

e ffec t was equally inconsequential.

The following year another spate of suburbs fo r housing the 

lower income groups entered a depressed property market. These were 

Blairgowrie, Rewlatch and Rewlatch Extension 1, and Rosettenville 

Extension 3. The orig ina l appli :ation fo r  the establishment of Blairgowrie 

situated at the northern fringe on a portion of Craighal1 and the farm 

K lipfonte in No. 4, was made in October 1938. So the idea of a township 

acro.s the Jukskei from Craighal! had been established well before the war. 

"owever the Council had, at that stage rejected the applica tion, and a new 

one was considered on 25 April 1940. Proclamation occurred on 20 August 1941 

(Smith, 1971). P ractica lly  no building took place in Blairgowrie u n t i l  the 

late f i f t i e s  and early s ix t ie s . After th is i t  blossomed, and the 

p ro ! i fe ra 4 ci homes across the landscape was one of the features of the 

boom years of the period. The portion in Blairgowrie w ith in  the M unicipality 

was 139.63 acres which comprised 409 stands each o f approximately 10,000 square 

feet. The average municipal value of £250 in 1946 was a token value since 

no one lived there. A s im ila r s itua tion  obtained in the additions to the 

Southern Suburbs. Rewlatch and i ts  Extension were valued a t £250 and £275 

respectively, and thi- th ird  o. err ion to Rosettenville at £300 per stand.

in the south-western sector the City Council was making stout

?
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e ffo r ts  to overcome the problem of housing the many thousands of non-White 

families which were in the slums of Sophia town and Alexandra township. The 

Orlando housing scheme, which was in i t ia te d  in 1940 with 750 houses was 

completed, as also were 350 at Ncordgezig nearby. An ind ication o f the 

times was the response when the Council called fo r  tenders to fence these 

newly-completed properties and none of the leading firms in the c i ty  was 

prepared to submit a tender. The reason given by a l l  being that the 

res tr ic t ions  on materials and the shortage of s k i l le d  labour made the 

p robab ility  o f f u l f i l l i n g  such contracts too uncertain.

Between 1942 and 1944 another f ive  townships were proclaimed. The 

pattern established e a r l ie r  was perpetuated as, without exception, these 

catered for the lower socio-economic communities. Welfare Park was 

established fo r sub-economic homes. The Witwatersrand in general, and 

Johannesburg in pa rt icu la r , s t i l l  suffered from the problem of the poor- 

White, many of whom had come to the urban areas from the y la t t d a n d  during 

and immediately a f te r ,  the Depression. Welfare Park was the outcome of a 

number of attempts to ameliorate th is  problem. In 1937 the Council bought 

land at K1ipriviersberg Estate on which the township was la id  out. I t  

conformed in most respects to other townships in the Southern Suburbs. The 

land had previously been used by i t in e ra n t farmers as the K1ipriviersberg 

Small Holdings, and was a poor location fo r res identia l purposes. I t  was 

close to the mine dumps and slimes dams of the City Deep Gold H ir ing Company, 

the Eastern Native Township and the South African Railways Reserve. With 

R-wlatch and i ts  Extensions, W -I fare Park occupied the lowest soc io 

economic rank of the system although, presumably because of i ts  sub- 

economic character, i t  did not. appear in the valuation ro l l  of 1946. I t  

was la te r  changed to South H i l ls  and South H i l ls  Extension and, because
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of the large pool o f White labour which this group of densely settled 

suburbs afforded, the industr ia l estate of Electron was established 

on land adjoining them to the east immediately a fte r  the war.

Nearby, Regents Park Extension 3 was also proclaimed ac th is  time, and 

had an average municipal value of £200 per stand. I t  conformed in a l l  

respects to Rewlatch, but was marginally better than South H i l ls .

Homestead : n . south of the railway l ine  between Paarlshoop 

and Mayfair in the western sector was proclaimed in 1942. I t  was 

surveyed by H. Nielsen on Lanylaagte No. 13, and called Homestead Park 

because of the orig ina l homestead of the widow Gosthuizen, on Langlaagte 

(Smith, 1971), the farm from which the f i r s t  gold on the Witwatersrand 

came. Smith (19 ' 1) notes that J.B. Robinson, the mi nine magnate also 

lived in th is  part icu la r house. Be that as i t  may, the township 

comprised 563 stands, on an area of 130.73 acres which yielded very small 

s ites. The average municipal value per stand in 1945 was £325. A large 

park in the centre o f the township, to which the name Oosthuizen Park has 

been u n o f f ic ia l ly  appended (Council Minutes, 1939) was accepted by the 

Council in lieu  of endowment at the Jme of proclamation.

A township which did not conform to those proclaimed between 

1941 and 1944, was Win,ton Ridge. I t  was named a fte r  Winston Churchill 

the B r it ish  Prime M inister (Smith, 1971). Situated almost at the 

municipal boundary i t  adjoined Bramley on i ts  western margin. I t  

comprised 79 st rids and had an area of 56.27 acres. Stand sizes were 

of the order oi 18 000 s , .are feet or 1/3 acre, and the municipal values 

in 1946 averaged £450, although no buildings had been erected in the 

suburb (Tig. 6 . 7).



232.

The paucity of buildings in the townships proclaimed during 

th e  e a r l y  war years  was the outcome of shortages of materials and labour.

An i n d i c a t i o n  of th is  is given hy the City Engineer who observed that in  

1943  he had only 4 per cent of his pre-war s ta f f ,  the other % per cent 

be ing  on active service or in para-m ilitary occupations. This meant that 

th e  c i t y  and indeed the whole country was l iv in g  o f f  i t s  capita l stock.

I t  was as much as i t  could do to replace the worn and depleted, le t  alone 

renew the obsolete. From th is  s itua tion  developed a housing shortage such 

as had never been experienced. The City Engineer described i t  in  the 

following terms in 1943 :

•Shortage of housing rscommodation becomes increasingly

be greatly in tens if ied  on the return of troops on the 
cessation of h o s t i l i t ie s . '

And in the following year the report was s im ila r :

'The prolongation of the war with world-wide ramifications

nature to be carried out. Ihe bhor tage of houses

IB lS is?
(City Engineer's Report, 1944).

The amount spent by the p u b l ic  on housing continued to  decline 

al though the City V a lu e r  was moved to r r - r k  t h a t  ' the demand f o r  suburban 

stands arid p r o p e r t i e s  cont inues f i r m ' .  t h i s  statement was iv  course m
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keeping with the anticipated trend. As the general stock of housing 

declined and consequently became scarcer due to res tr ic t ions  and 

shortages, so prices rose in sympathy. In fact the upward revaluation 

of property in Johannesburg a fte r  the war (as compared with the pre-war 

values) was of the order of 76 per cent.

A fter the collapse of Germany in May 1945 and that of Japan in 

August, the general condition of Johannesburg's housing was in a 

deplorable state. There was a grave shortage in the middle and lower 

income categories. Most - evidential areas showed signs of functional 

and economic obsolescence and physical decay. Ir are was not only a back

log o f homes to be bu ild , but also a back-log of general maintenance to be 

done. Fortunately, the Town Planning Scheme of 1931 and i t s  various 

amendments up to 1945, had rezoned a large parcel of land near the Central 

Business D is t r ic t  in tne Joubert Park, Argyle, H illbrow, Wanderers View 

and eastern Braamforitein areas (east of Bertha Street) from soecial to 

general res identia l. This, with the technological innovations which 

produced high-rise structures, and the la tent demand for accomrnodatior , 

sent entrepreneurs into constructing residentia l apartments at a pace 

which was unprecedented. Apartment buildings of more than £30,000 in value 

were b u i l t  on the corners of Nugget and Smit Streets, Paul Nel an 1 Claim 

Streets, Banket and Smit Streets, Pretoria and Banket Streets, Ockcrse and 

Klein Streets, in de V i l l ie rs  Street, in Aster Street, (Cyrildene) and in 

Loveday and Stiemens Streets. Apart from a few s im ila r buildings in 

Turffontein almost a l ’ of Niesr were in the new general res identia l zone 

overlooking the commercial part ol the c i ty .  C learly, these buildings 

which wire usually only four storeys (a greater number required an e levator), 

formed a new generation of land use. This is not to say tha t Berea, Yeoville , 

Hillbrow and Joubert Park had not been townships without many private hotels
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and guest houses fo r  a number of yoars previously. (The chronicler John 

Gregson lived in one overlooking Jouhert Park in 1896). But these were, 

neither in concept nor in design, s im ila r to the post-war apartment 

build ing.

Despite the acute shortage of cement, the lack of spare parts 

fo r construction machinery, and the c r i t ic a l  shortage of bricks and p 1 pe 

layers, the build ing industry set to work to make good the d e f ic i t  which 

the City Engineer (who had been co-opted to the Government ranks as 

Director of National Housing) described as 1 a national and local problem1.

New township development in 1945 included an extension to Selby 

for more industr ia l land, Talboton, two extensions to Pe"ce1i 1 in the 

Southern Suburbs, and the proclamation of Sandringham. This la s t ,  named 

a fte r  the B r it ish  Royal estates, c me before the Council in  December 1923 

(Smith, 1971). I t  was delayed by the war and was only heard of again on 

25 April 1944, when the B r it ish  Empire Service League purchased i t  and 

applied fo r i t s  incorporation w ith in  the municipality (Smith, 19/1).

When i t  was gazetted i t  became a township housing the fam ilies of returned 

so ld iers, so i t  was conceived as a middle ranking suburb on a mean stand 

size of s l ig h t ly  less than 20,000 square feet. Those properties which 

border'd the Royal Johannesburg Golf Course and the Huddle Park bolt 

Course fu rther on, were rather larger than the others.

In reviewing tl; > residentia l development and the value o' 

residentia l properties during the war period, one notes that the 

overriding consideration was the shortage of materials and labour, 'h is ,  

a l l ie d  to a r is ing  black and white population, both of which were being 

Supplemented by migration from outlying d is t r i c t s ,  and also the d irection
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of materials away from housing and towards the war e f fo r t ,  created a chronic 

shortage of residentia l accommodation. New township land added conspicuously 

to the amount of th ird ,  fourth and f i f t h  order stands and v i r tu a l ly  not at 

a l l  to the higher orders. This was no doubt due to the saturation o f this 

category by Emmarentia and i ts  extension, Nor th e ! i f f  and the extension to 

Melrose North immediately p r io r  to the outbreak of war. The spatiul pattern 

shows the same strong axis of the central sector extending to Dunkeld, 

Craighall and l l lo v o ,  a conspicuous new strengthening of the north-we, tern 

sector, an upgrading of the ridge- townships, especially Observatory Extension, 

Mountain View and L inks fie ld  and a thrust eastwards from the old core of the 

Southern Suburbs. A more detailed description o f these patterns is unnecessary 

at th is  stage since much of such description is im p l ic i t  in the discussion 

thus fa r.

Resident! al Develooment Af te r  the Second WorId War

The f ive  years following the war were most d i f f i c u l t ,  both fo, the 

Johannesburg housing market, and fo r those who exercised some adminiSurat” '-! 

control over i t .  The problems can be enumerated as follows : F i r s t ly ,

the Controller of Bui lding Materials pi iced severe res tr ic t ions  upon most 

materials fo r construction, and especially iron and steel; second,y , the 

White population of Johannesburg, already short o f accommodation as a result 

of the paucity of build ing Ju, ing the war years, was fu rthe r affected by a 

major migration of people from the beleagured countries of Europe, and .

Steady in f lux  from the farming d is t r ic ts  of South A fr ica ; f in a l ly  whereas the 

population or Johannes’ urg, as a whole, had increased by 47 p 'r  cent between 

1936 and 1946, that of the non-Uhites had increased by GR per cent. In 1936 

the number of non-Whites in and ound Johannesburg was 61,140 Uo&  than the 

to ta l of the other races. In 1946 i t  was 6,346 move. So the th ird  major

_



237.

housing problem was that associated with the presence of large numbers 

of non-Whites. In fact of a l l  the problems which a f f l ic te d  Johannesburg 

in th is period (1945 to 1950) th is  "as by fa r the most important.

In 1945 the lowest socio-economic order of White housing was 

increased in  size when additions to South H i l ls  brought the number of 

stands there to 933. The City Engineer noted that the scheme had 

proved an unqualified success in accommodating families whose incomes 

were in the range o f 130 to £40 per month. Rentals on thes<- Council 

homes were from £7-1 Os to £3-1 Os.

The problem o f  accommodating re turned  s o l d i e r s  who were able to 

purchase proper ty  in the B.E. . township of Sandringham was fu rthe r 

attended to w ith  the proc lamat ion o f  Roosevel t  Pnrk in 1945. I t  was 

owned by tne C i t y  Counci l  w!>o developeu 1,300 stands of approximately

18 ,000  square f e e t ,  in the no r th -w e s te rn  sec to r  near van Riebeeck Park. 

Stands were transferred a t  cost by the Council, and building loans at 

3) per  cent made the sche." a popular  one, and contriouted to the township's 

rapid development.

General residential development beyond the established zone of 

apartments in Hi 11brow, Joubort Park and Braamfontein responded to the 

shortage of accowmod ition with schemes at KiHarney, Rosebank and in 

I l lo vo . These were on important roads to the north, and situated in the 

high status sector. There was considerable opposition to th e ir  

development sincr- they introduced r new and non-conforming lanu-use to 

these areas. Killarney is on Braamfontein No. 11 and dates from 1906, 

when i t  was sui /ed by F.Z. M e lv il le  (Smith, 1971). Before tha t, i t  

was owned by .1.0. Coi ! , and his name appears in th is  area on Wood and
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