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CHAPTER V,

TIE_SECOND EXPERIMENTAL TOWN - SPRINGS NEW NATTVE TOWNSHIP OF KWA-THEMA,

ABSTRACT ¢ The planning, organisation and teamwork in respect of Native
housing arc detailed, The part played by social surveys, pWannlng, the

dev010pment of row housc layouts, relotionship between the planning team
and the Native population, organisation on the site, hondling of building

Operﬁtorg, final costs, stage development or communal baildings, land-
qr-'anlnc and special buildings are 211 discussed, The n(\nn-lncﬂnnm A
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leldCd into successful and unsuccessful items of the work, which is the
result of team work in which the architect plays an 1mportant part,

REFERENCE DTAGRAMS:

Diogram 4 Zoning Diagram,

Diagram 5 Preliminary Tayout of Northern Neipghbourhood,
Diagram 6 Ieyout of Northern Neighbourhood.

Dingram 7 Iayout of Row Housecs,

Diagram 8 Civie Centre.

Diagram 9 Western Neighbourhood,

Diagram 10 Eastern Neighbourhood,
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Towards the cnd of 1950 the Municipality of Springs contacted

the
National Buildjng Research Institute with regard to possible assistance in

the p.l.uuu.:_ub of a new Native L;O'W'ﬂShip which was Lo be located about one and
a half milcs to the south-west of the town's new industrial site of '"Now
Erat,  The existing location of Payneville was very overcrowded and it was
estimited that at least l),OOO persons required immediate housing,

From
the point of view of expericnce gained in the Witbank layout it was
decided to Iollow certain definite lincs in carrying out this work, Firetly,
a complete socicl survey was suggested, in order that all the necessary

planning information could be cobtained and, secondly, it was agreed that

the work should be controlled and guided by a team,  The proposed avpro

—~ )
< CL
wis accepted by the Springs Town Council and the social SUrvey was commenced
in January, 1951,
The team approach was to follow the lines sugrested in P1gurc 52,
and the manner in which the plunning was to be uldc“ ak

ACH W4 g as lO_L.LOWu:

(a) The sociologist, working in conjunction with the town planner and

architect, was to frame a list of questions which required definite ansversg
in rospcct of planning problems,

(b) The sociologist was then to frame questionnaircs and organise a field
team of social workers who would be responsible for filling in the
questionnaires and for personal interviews.

(c) Ihe sociologist would exftract the information from the questionnaires

and present the planning team with the necessary information for detaileq
plenning,

(a) /
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(d) The town planncr and cngiacer vould inspect the site and discuss

Ll dim o Tae 1 ~th ~ +thea ~Tanmrndne ™hin e sione would include
Lne USCnical u},’u Gacn &u LT P.Lr,uuu.ub. LG 5C \A.LDK NMoSLons woulla inc BLOES
cost of ‘Q_qrﬂ’ oxtonlt of land to ho nnmorHlHr']y develope ], road, water

clecetricity and sewer connections in relation to the site, the general
densitics and development programme to be aimed at

(¢) The engincer would carry out a survey of the site, giving the
necessary drta—Inm respectof contours, oxieting buiddingsy—vegetetion
ete, Trial holes werc to be dug and any Ind soil conditiocns reported,

(f) After a detailed lund survey was camplcted, the town planner and
engincer would accustom themselves to the site and carry out any speeial
investigations necessary, {As bad ground was encountered a soil mechanics
specialist of the National Building Research Institute was consulted

and the building programme had to bte recvised in order to allow a safe

period of time to clapse between the felling of trees and the building
of houses.)

(g) The town planner would prepare a zoning diagram of the arca,

ok

supply, bulk-buying, storage, delivery and costs - and labour,

(1) The town planner, after receiving information from the sociologist,
would prepare prellmlnary layout plans which wculd be 1n)pocted by roads

plan would bhe prepared,

(j) The final layout would be inspected carcfully by constructing models,
which, from the architect's point of view, would assist him in positioning
and designing buildings,

pr oval Iy the Springs Municipality, the Haticnal Housing ond
g iscion and the Depurtment of Native AfTairs would be soug

ght
U,

(1) The architect, working in conjunction with the Manager of non-
Europcan Affairs, Cprings and the National Houe 1ng ard Planning Commission,
would prepare plans for houscs end certain other buildings,

(m) The engineer would organise the work on sitc and supcrvise buildine
operations,

(n) The Manzger of non-furopean Affairs would be responsible for moving
familics and for supcrvision and administration of the familics once
they were housed in the new Township,

In addition, many further details were actually atiended to by
the planning tcam,

Socisl surveye are not p'lnno hut they affnm*m‘ to collect tos

41
VET bl G
as much information as possible for oonulderation of compotcnt planners,
whose real work starts when the surveys arc conpleted, Without the
surveys, however, the plamner is left in the dark and nust base his decisions

upon guesses and prejudices (often referred to as CXperlence).

The /
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The terms of reference of the survey were to moke an analysis

of the population in relation to housing, transport, place of work,
cducation, recreation and other social services in the overcrowded
location of Payneville, In addition, informetion was required in respect
of the ceconomic and future trends, which must be considered in the
planning and development of a now Native township.

From the incoption of the scheme it was decided to treat the

new township, known as KIA-THEMA, as a complete unit in which reople must
live, work and play ~ in fact an environment must be created in which the

dil ST QEAT L IS U VO wila Cll U

inhabitants must be able to live & full and happy life, This would require
a complete picture of the social inter-relatlonship of the different

groups making up the whole community in respect of time and situatiocn,

As a camunity is never static, it was nccessary to study aspccts of
demography and family composition, in order to achieve a flexible plan which
would satisfy both immediate and future demands,

H.J.J. van Beinum in a paper entitled "Social Science in relaticn
to Town Plamning", delivered to the Regional Confercnce on Housing Roscarch

in Africa south of the Sahara, in Prctoria, 1952, delfines the main factors
vhich lead to the integration of a neighbourhocd unit as:

(1) its size, (ii) its point of focus, (iii) its institutions and
amenities and (iv) the type of people who will inhabit the area, He

further states: "The size of & neighbourhood unit is accepted as being

between five to ten thousand people, but this is to @ great extent
arbitrary und is mainly brsed upon and determined by the point of focus,

the school or community centre', The argument is then advanced that
o Aaflan the 1anhAanll 4o natahliched oo the muunlana AF anadn
00 Ox UCiL vl pCILOL A Co W00l s wiil

nucleus of social COheSiQ'{’L,
whether +the resulting size of the neighbourhood iz cffective or not, In
the fourth point mentioned, the question of distinet or mixed groups is
discussed in relation to their particular demands which will vary,

according to whether the group consists of, for example, low income families
or economically independent professional classes,

The provision and pesitioning of amenities within a given
neighbourhood demands a great deal of carcful investigation, In the
social and industrial survey of Wolverhampton (known of as '"MIDLAND Iyt )

by Tom Brennan, the reletion of shopping facililies to housing arcas is
carefully examined and the conclusion recached thet the shape of the arca
of service is a semi-circle on the side of the shop away from the town
contre, Only the town centre servicing the hous

es about it., is in the

2 ADOUT Ll in e

shape of a full circle of service. This meuns that in terms of population

behaviour people do not walk away from the centre of the town to their
local shopping centre, In the same survey it weas noted that a correlation
did exist betwecn place of work, in relation to usc mode of loeal
PrradTE 2 (0 mnamal mm TS A T 2 Than vanr  mriaaa 4+ AT P U . B . N
1dCiiiTies suca a8 cilnic, 1idrary, youtd Ciuo, cinema and snopplng centre,
It was, however, not possible to determine the exact rcason for such a
correlation,

Hay Kantorowich after his recent visit to Israal made a similar
point in respect of the positioning of a civic centre in relation to three
neighbourhood units and the industrial sites of & new town, In this case
although the planncers had, after carcful consideration, zoned the civie
centre in one area, the natural pull of the inhabitants established the
centre in @ completely different arca,  The explanation was found in

population movement; the area sclected as the civic centre was not on the

routes /
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routes lcading either to the place of work or to the sea front, buf

the area naturally developed was, Tom Brennan sees this problem as
follows: "Planners should follow the same principlec as is adopted by
the news-vendor who takcs up his stand at the entrance to a station in

sreference to the most 'desirvable! site at +the oeomrm i o : ~
preirereice 1o UIC most ‘acsirabie’ Sitc at tne geograpnical centre of

the toun',

Considering the above factors it 1s obvious that a survey of
Payneville could give only a limited amount of information and in order
to obtain a full and comprehensive picturc of the relationship botween
the inhibitants' demands and the planning solution, future surveys of the
new township would bc necessary., In this respeet such questions as
grouping, size of neighbourhocd, and siting and provision of amenities
could be answered, and the success or otherwise of the plan asscssed,

The social scientist can assist the town planner in
analysing cxisting statistics which are then related and correlated

in ordeor to olve haoatins Aotao T no val3d atntiatd am anrd ok PR
n order To glve baslce data, il no vaiid statistics exist, then

surveys must be undertaken: the method wsuzlly adopted is the sample
survey technigue, bascd upon a statistical validity which allows for
examination of an appropriately chosen part of a whole, so that con-
clusions can be drawn for thc whole, This system of curveying samples

T 16 ::A,_:‘l ~ -3 e TheL - SN S W | A L o - P - -
only, was developed by Professor Bowley, of the London School of
3 3 T o 1P - and
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tool for the study of socicty, In regard to Native housing it is
an essential of all planning thot the vital information be obtained by
social surveys, In the case of the social survey of Payneville, the
agthor demanded a full survey, but as time passed it became obvious that
firstly, this mcthod wis extremcly expensive and, sccondly, the time
factor allowed so many changes and movements within the community that
the accuracy of the survey was completely upsct, In fact the total
survey method was a failurc,  H,J.J. van Beinum, the sociologist
undertaking the survey, displayed co-operation and control inuoarrying out
this survey, which he knew would not be very successful, Yhen he
completed his second and sample survey, he was able to chow immediately
that the sample tochnique was as reliable as a total survey, In

additi on, he was able to collect o (rzj‘l“(j"f deal more informaty

CC

b
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onc quarter of the time, than was possillc in the tolal survey, The
author learnt another very imporiant lesson in respect of social

surveys; thii was @hc framing of qucstionnaires. Tirstly, a questionnaire
must be carcfully drawn up so that it is clcar, concise and unbiaseds

time spent on working and framing of guestions can save untold diffiéultjcq
and problems at a later stage, Sceondly, questionnaires must be planned N
in such a way that only data rclevant to town planning are collected,

_.In the fielq of Native hogsing, the value of social surveys ag
applied to plauning can determine the social, emotional and material
needs of the inhabitants so that these can be satisfied by planning

. and
thus stimulate spiritual growth,

SOME TMPORTANT ASPUCTS OF THE SOCIAL SURVEY OF PAYNEVIIIE LOCATION,

SPRINGS,
To record all the information collected in respect of Lhe
inhabitants of Payneville Location which would be a complete thesis in
itgelf and sie H T T oy Redvanede 4 47, RN | PO _
S S A RGBS e o VAR SO IS COMp iy e recortd of IS Work 1E i

only / ,,,

Bl S

¥ Mr, H,J.J. van Beinum is sulmitting a thesis to Rhodes University,
Grahamstown, entitled "A sociclogical analysis of the dichotomy of walueg
in Western Society with particular reference to planning of urban
communities in South Africa,"
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only necessary to extract that information which is basic to the
planning of Kwa-Thema, Payneville's inhabitants would, as already
mentioned, form the greatest part of the QOpulatlon of the new Native

m

Bownunlp. The location corluii!lu:l 0‘74 pL_Lva bb.l.y owned houses and 6.LU

a pOpulatlon of 20, OOO pcrsons- TVlS meant that each hOer contalned
13.4 persons or that approximtely 2,500 families required housing,

The municipality, in order to prevent the growth of a
squatters' camp erected 1,100 temporary houses at Payncville which
were financed out of economic moneys to be repaid in ten years, 'The
intention was to create a temporary housing area which would accommodate
families until such time as permanent dwellings in the new township were
available, At the end of the ten year repayment period, the temporary
houses Wwould be demolished and replaced by permanent dwellings,  These
temporary houscs, built in rows, consisted of consolidated sand block
walls, covered by a rough-cast cement plaotcr and fitted with windows

iron roofs, The 1nfontlon was 4o salvuge Lhe doors, door frameq windows,
purlins, roofing iron and stoves and stove pipes for re-use in thc jelora
manent houses: the only loss would be the walls, the cost of which was
mostly in the labour, and in a small quantity of cement, In addition,

removed from the old location, would be housed prior to their beiné

moved to the new township, While in the dispersal area the administration
could collect information in respect of family size and income so that
correct placing in the respective housing types in the new township eould
be achicved,

Place of Hork.

The first information required was to ascertain whether the

families housed in Springs worked in the municipal area, It was found
that 965 of the famlllcs worked 1n the Location or in the municipal
area of Springs. {Sce Figure 59),

Demography.

The tertiary masculinity rate™ of total population was 102 which
indicatcd a population which was fairly static,and a permanent urban

population could be expected, From tho 1946 census Iingﬁn the tcrclary
masculinity rate of urban Natives in the Union was 179, 4 whercas in
rural areas it was 50,6,  The preponderance of malcs in urban arcas docs
not augur well for family life and the figurc at Dprings is important in
this respect as it indicates @ morc satisfactory proportion of*malcs to
females, Unfortunately, if the number of minc Natives in the area is
added, the figure is quite different and would be only slightly below

the national rate,

Figure /

# Iertiary masculinity as defined by Dr, H, Sonnabend in "Handbook on

n ol +1 o n
Race Retations fr—oouth (/foJ.\;G\.

(1) 1945 Census 1,152,022 Native males in Urban areas in the Union.
642 190 * females in Urban areas in the Union,

Total ,..... 1,794,212 Natives in urban arcas,
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cemposition by age and sex of the
population in Payncville,  This pyramid indicates a normal population
cxcept in the case of the young males and forales, which can possibly be

accounted for by the fact that thesc persons have been scnt to a rural

area for safe kecping,  Tre case is, however, still being investignted,
e

1T

1 mnann

fgare 60— ittustrates yot Purthor information collected which hag a
direct bearing upon rnew housing,

Certain vital information was @ifficnlt to obtain, and it is
obvious that in future better records must be kept of urban Natives,
Repglstration of all population births, deaths and marriages must be kept

if reliable information is to be obtained.

Teun Plannine and Housing Data,

The most important aspects of the survey were those obtained
frem the following analysos:

(a) tha (4

e £ N
L

shon—of frmily sizes T rolation o dvelling siz

(b) the classification of population according to rent-paying ability
of the familics to be houscd,

The—socTo=economic aspeet of the Payneville Survey is recorded,
together with the sample method applicd in an article 'A Study of the
Socio-Economic Status of Mative Familics in the Payneville Location,
Springs.,! by H.J.J, van Beinum*. In carrying out the survey a team of
four specially trained qualified Native social vorkers using questionnaires
vhich had irst becn tested in a pilet survey, was orgoniscd and directed
by van Beinum, In addition contact with the inhabitants wag catablished

bty explaining to different groups and ingstitutions, including the Advisory
Beard; the purposze of the survey, This resulted in friendly relationg

teing established belween the social workers and the inhabitants, n
additvion the co-operation and confidence hetween Lhe planning team ang
the community was based upon this Toundation,

In—erder—to cotablish the apility of {amilies to pay rent, the

nethods of Booth, Rowntree and Bowley were adented, but improved and
nodified, The family composition was broken down and all the familics in
the sample were grouped into a particular family sizo, c.e, one, two, Lhree
cr four percons per fumily, ote.

These fomilies are plobted alone *he base line AB of the gra
ot

‘ . o . iph,
Figure 61, and are prouped according arily size, shown below the line
AB, (viz, there are 17 singlc persons 111

ON =

H nilies of 2 pers
families of 3 persons, ete.)  Above the line MB Lhe family's lepal ang
regular income is plotted from Jleft +o right in ascending amomnts (i.e, in
“he 48 families conuisting of 4 pe per family, their incomes ag plotted
ringe from ne incane in the first cuse to £2 per month in the second ang

o .

third coas and finully Yo £35 per month in the last caso. )

ot

il L

From this basic informntion tabulated in Table XXXITL, i1 can be
seen how important such data can be in respect of planning, The danger
of working with an average fanily size when housing perzons 1o demonstrated

oy / vas

¥ Nutional Building Pescarch Institute, Bulletin No, 8 June, 1957,
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by the demoand for at lcast six dwelline sizos fo nrome Ly
Oy Lne aominG Ior avt oicast 31 GWEeLLing S1Z035 To J.’pUL V hous 3C Lhe
nonu]ution in terms of the minimm stondards of housine acecmnodads
= B e oy uL\_,u TOCT TAUTL,
5.02 persons, only 12.17% of the

Althougfh the average family size ig

total number of familiecs consist of 5 persons, all the houscs werc

deswr»od to accommeda to 1ho average family, then 47 67 of the fumilies
ould be overhoused, 13, L// would be corroctiy housed and 38,87% would be

oVeres 2P|

rerowaets As these _-_JJC‘)Lll so—indicate » tire coonomies aid correct Supply
of hovsc sizes to meet demand, are completely lost,

TABIE XXXTITI,

Lytractions fron socinl survev Springs (Pavneville).

i P
! ; -
N e i | Vo, of rooms | Percentape of houses
o Percenta i reguired in | of same socio-economic
1 e SEUC H . . ] - K 1=
persons " ge terms of mini- | type within each house
Compr“’lng‘ of total i mnum o‘f'nvzﬂmmﬁa I SA70
flmll SL)I‘VO ’ PLIREI Y Yo Lladlacia WD L T eee
4 Je ;rvey. ! of honging E——
! 3 i ooR »
, : accommodation, | MeYefe |9 El L,
oy~ <. . .
1 5,33% %ingle guarters 35, 40% - 64, 60
2 A A3y ! . '
14.. ;3/) H 1 vrocmed house I o ol 2107 Aol - At
3 13,1650 T [ TR AT EORTTT G Vo
4 15, 047:) ). 007
e o ; e I A e d . »
5 13 17/) 2 roorcd housc 50,00 | 13,3351 36,67%
6 11.925) ‘ ”
roomed house 57.36% 209 90
7 5. /‘O/o) 3 3 57,367 110,294 32, 35%
8 ) )C} )
Ve L . ol . -
oon STE A s
9 30 400) 4 roomed houuce 6CO67E 15,1500 18,127
. i
\ 4. e 1 N - of . .
ngore than 7.22% i 5 roomed house 65, 22% 17.39% 74397
persons,
TOTALS 100, 00% i L7 197 i
: - ENv A 7
N i
U
Average fandly cize = 5,02 persons,
5,5,8, = Sub=dub-cconomic,
S.E, = sub=Lconomic
B, = lconunic,
In order +o nogess the abilit o it
cetniiol ‘J(,‘lklll‘ gl ]? ' \.A-;(; ility Io pey rent it was noceessary Lo
stahlish, fo cech fomily eizo L.r'l.d composi Lolon, primary and sccondary
poverty dutwr Tines, The determinetion of the primar

- ry poverty dotign Jine
vas to incluce Tho minimum czxpendilure required Tfor Lie harost subsistence
Tt et P N M . N E SULSlstenee
withoul injury to health, Mhic werld “nelude expenditure on Leed, clothin
fuel, lighting and clenning waterio - £y

‘ 1o, transport and L<.l.'f, and won |r> not
include ony other iiemo ocuch os medd e

J
icine, ecducotieon Savipie P
T Vel ol VLT 'y LL”“"_UT(‘

cnd houschold equipment, In foet it ds hardly a human atardoged o
: - - - EE— ARt Hving
and obviougly omiis ~lmost ag much as it includes, ©
Fach /

/ e
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Bach of the items included in the primary poverty dat
lated as {ollows:

&, Food

—————

Thig colenlation was iet considered to be the
ninimum possible for health, as worked out 'tnd dmm»mmm by-a-dictar
p

RS TR S N )

survey, carricd out on a random s.wyﬂc of 100 Native LulIﬁlllOu in the
Payneville ILocation by the Division of Nutrition. This survey, being

undertaken at the somc +1rwc ag the sample survey, estoblished the loweat
pcesible price for stuffs purchascd in the area,

B, Clothing,

This was bascd on the calculation of the data obtaincd from a
survey done by Fthel Wix¥* but s dJuﬂCd to the lowest prices existing in
second hand clothing shops in Springs and Paoynovillc,

C, Fuel, Tighbine and Cleanine materinls,

This item of expenditure was largely based upon the survey of
Ethel Wix,

D, Transnort,

This woes taken as &/8 per person per month only for those persons
working cutside of the J()wilcq arcao, This only allewed for the monthly

bus farce Lo the centre of Springs fron Payneville, at the rote of onc

RN o~ e - R .
return iKing doy,
B. Tax,

Tax for an adult nmale

/ is 1 per annum and amounted e
1/8 per month,

In debermining the sccondary poverty datim line all 1

16 |_\A'LiJ
Tigted for the privcary poverty datun line were _Lllchld(“d but an cxpond i ture
vwas allowed for rent, The cconemic rents Tor the i ferent ¢,]y<m of
dwellings for various femily sizes were determined wit 1 the assistance of

Hr* Netilonal I-Ious.uzg end Ploanning Commission, in r spoet ol proser nl=day
951) buildi » conts, The items included in t}
o

W rent vere repaymont of
capLLal CO.:&t.n f honse aud services, maintenance sdminisiration and

running costs, basca upon the housing accomucda tlon stondards of ihe
HiI’i’"lUI'l standards of howsing aceommodation for non—Fure opeans Thae
resultant economic wonthly rents were as follovuss

C;

Single quartors 0
; pierson housc 0
4=5 »erson house 0
6-7 pcrson house 0
8-9 percon house 0
10+ person house G

L i obvious thet bofore a family con affaey

| . Pe—bo Ty T mT, 1t
mist hove an income sufficient to provide its mor sbers with those

neeeselllcs of life essential to the maintenance of uJ.niTm standards of

¥ Ethel Wix, "The Cocl of Living - August-December 19501 &,
Institute of Race Relotions, Johamesburg,
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health and decency, In applying the lines of primary and sccondary
poverty to the incomes of familics, the lines will vary greatly even
within one particular family sizec, dependent on the composition of each

familw within +thot gemas

family within that group, For simplicity the average values will be used

: : ; SRS Y
datum lines for cach family sizc are applied horizontally across the
resultant histograms of the incomes, The examplc demonstrated on the
Figurc is in relation to a family eize of 4 persons; the line E-F
indicates the mean primary poverty datum linc and C-D the sceondary
poverty detum line, The interscction of these lines with the histogrom
are then projected down vertically on to the line A.B., thereby dividing
the families into three cconomic classes or groups,

-

(i) The first group, dotted on the drawing, consists of those
families whose incomes are not highcr than the primary poverty datum line
and, therefore, cannot afford to pay any rent, For the purposc of iden-
tification this group is tcrmed the !sube-subeeconomic! or S5.5.L,

(i1) The second group, indicated by cross hatching, consists of those
families whose incomes arec higher than the primary poverty datum linec but
not higher than the secondary poverty datum line, Thesce families can
afford to pay some rental but require assistance; they are, thercfore,
'sub=cconomic! or S,

(ii1) The third group, wnsheded on the graph, consists of those familios
vhose incomes exceed thc sccondary povérty datum line, This group can

afford)to pay an economic rent and is termed 'cconomic! or I, (ref, Table
XXXIII).

) Study of Figurc 61 will show that as the family size increases
the incomes increase too, This may be due to the fact that more members
contribute to the family income and/or that the larger families have been

in the urban area longer and have learnt to make more of the opportunities
offered,

: §6s when the
family size increcases, The economic group decreases as the family sige
inereases whereas the sub-sub-economic group increases, This gives a
picture common to any survey of housing of low income groups, The total
figures of the survey give

47% are sub-sub-economic,
B%am:mb@wmmm,
40% are econonmic,

It is of interest to notc that according to the income level
of £15 per month as determined by the National Housing and Planning Commis-
sion, in defining the upper income limit of subsidised rentals for gsub-
economic loans, that 34% of the population is cconomic and 66% is sube
economic, which means a reduction of numbers in tho cconomic clags,
The method adopted by the National llousing and Planning Commission, although
easily applicd in practicc, is one which will subsidise small families who
really do not require assistance and will force large fomilies into the
economic c¢lags when in actual fact they are the ¢

are—thefamilics who really require
assistance, A more practical scale would be to base income limitg upon

family size, but many argue that this will only encourage larger familics,
Determined, however, upon such a bagis as the primary and secondary poverty
datum lines, the cncouragement of increasing the family size will give no
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financial assistance to the larger family, Such a scale would be as
follenras
!
! Income limit for detormining
. Sizc of natural family assisted rents (upper limit
or income per month, )
2 and 3 persons £10 per month.
4 and 5 persons £15 pcr month,
6 and 7 persons £19 per month,
8 and 9 persons ' £22 per month,
10 and more persons, £24 per month,
|

This scale is far from perfect but docs give a bettor relationship between
family size and income in determining assisted and economic rentals in

YT L .
praciice,

This survey had virtunlly introduced a new and fundamental
approach to the problem of providing Native housing, The application of
the survey to the planning shows immediatcly how important thesc results
were and how a new concept was born which had to provide houses not only of

differing sizes but also to cater Tor three economic classcs of people,
The survey was so important that the Council for Social Rescarch lont
financial support to further surveys of this nature - i,e, ability to pay
rents - throughout the Union, in order to ascertain the general picture
and establish whether Springs was just an isolated casc.

cannot establish actual rentals but can indicate how rent 4
should be related to fomily sizc,

The surveys
eterming tion

SURVEY OF SITE,

At the same time as the socicl survey was progressing, the
Enginecr's department carried out a complete survey of tho site,

A care-~
fully prepared contour map of the whole area was drawn up and included such

details-astrees, footpaths, existing tracks, existing cemetery site ang
Native huts, A soil survey was carried out and, from exemination of trial
holes, the pattern of soil types was plotted, Unfortunately this plotting
was not an easy matter as later 'on site! inspections revealed that an:

caled that soil

types varied very rapidly, and to plot an exact pattern from trial holeg

was extremely difticult, The Soil Mechanics Division of the National
Building Research Institute has, however, overcome this difficulty, The
complete arca of Springs was covercd by an acrial survey taken by Trigonome-
trical Survey photographers. By careful inspection of these photographs
and knowing the soil conditions encountered in certain areas, thc sciene
tist was able to plot on exact soil pattern, This information has helped

the planning a great deal and saved much time spent on inspecting the site,

As the social to an cné the planning team really

sterted its work in earncst, Mcetings werc called and such items as
vater supply, electrical supply, scwerage disposal, road construction
link services and roads into the industial area, werc all discussed, ’
Estimated costs for development work were assessed end the most economical

o anad 1.
urvey canm

development—programme was drawn up. & time schedule was drawn up for
ordering of matcrials, completing drawings, surveying, bringing main ger—
vices onto the site, road development and finally, for reeruiting a labour
team and commencing building,

The /
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The author was then given the task of producing a general zoning
diagram and preparing the plan of a neighbourhood for approximately 7500
persons, The 7iwst two weeks were spent mainly on the site, which con-
sisted of an arca of 300 acres on the farm Rietfontein and 700 acres on the
farm Vlakfontein same three miles south-west of the centre of Springs,
The plﬂn’ning team had decided to dev f
it was the most conv t i v = x
existing sewvers, This area was almost entirely covered by a bluegum plane
tation and detailed exeminations of the site were a very important factor,
As the site was fairly lcvel and scrvice costs had to be kept to a minimum,

10

age in the planning had to be chocked by repcated visits to the site,

......... am had decid irst, as

e A N N
velop the area Rietfontein

~

ZONING DIAGRAM,

The first stage in developing the plan was to draw Up @ zoning
diagram and plan 2 main road pattern, Diagram 4 shows the main zoning and
it was cstimated that the area would accommodate 30,000 persons or about
6,000 dwellings. This was then rclated to the information geined from the
social survey, and revealed that the town would he completely occupicd in

from 10 to 15 yoors, This information caused the Springs Municipality to

oy o0

negotiate for an extension of a further 600 acres which would mean that the
township, when fully developed, would house from 35,000 to 40,000 persons,

e ighbourhood units surrounding a
civic r\pntr’o’ but ag the plan was developed seven neighbourhoods wero formed,
4s pedestrian access and a bus service constituted the main forms of
transport, the neighbourhoods were ringed by a main road which would form

the bus routes, and each neighbourhood was linked to the civic centre by a
park strip,  The park strips would contain schools, churches and playing
fields and the residential areas were grouped on either side of these
strips, thus concentrating services within the residential zonc, The basic
principle behind the planning was to allow short walks between home and

bus route, playing field, park or school, Within each neighbourhood unit

a further breakdown was visualised ~ roughly that three residentia
would comprise a neighbourhood and these would contain a primary
shopping centre and playing field,

1 areas
school,

The proposed zoning diagram was discussed with three main bodions
(a) the local authority (b) the National Housing and Planning Commission
and (c) the Department of Native Affairs. In the discussions with the
local authority the Town Engineer after 'on site! inspections broke the
area down into arcas of development giving priorities and indications of
the lines of drainage and connections to existing services within the town,
The Town Council approved the scheme in general and agreed upon the immediate
development of the Northern neighbourhood, The plan was also discussed
with the Advisory Board of the Payncville location, and after con
the zoning diagram was placed on the public notice board for public
inspection, At the next meeting of the Advisory Board it was decided to
call the new town 'KWA-THEMA! and it was apparcnt that interest was growing
very rapidly,

sultation

UL 163

The technical officers of the National Housing and Planning
Commission studied the proposals and gave directions on the fin

ancing of
the scheme and general approval of the layout, The Department of Native
Affodirna madas natiana 3n rmadna + oo

] AP s ot L3
allalrs made suggestlions 1n respect ol bulfer bJBI'lpS, the purchase of

s + 5

information from the social survey, a complete picture had now been

obtained and considerable interest had been aroused,

PLANNING /
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o

NEIGHBOURHOOD, (Diagrams 5 and

4 rough sketch of the first neighbourhood was prepared in
accordance with the information of the social survey, but many problems
immediately prosented themselves, — The economy of developrent lay in
single storey dwelling types but to avoid the drab monotony usually

essociatedwith such o Ioyout, TequiTed carerul planning, Much of the
ground was unsuitable for building purposes and it was nccessary to
arrange the dwellings upon the good land and leave the less favourable
arcas as parks, sport ficlds and open spaces, Fortunately, the area not
suitable for building was ideal for parks, This arrangement, although
reasonable, removed the open spaces away from the dwellings but by means

of loop roads safe access from home to park land was maintained,

Certain problems
follows:

(a) The provision of housing for the sub-sub-cconomic group appearcd

nanh

to present the planners with an impossible task and required a new
a el

pPprodcas

(b) The existing houscs in Payneville were mostly one and tw
roomed dwellings and should play an important part in determining
house sizes which were to be built first,

o
the

(¢) The next problem which presented itself was in respect of the
economic class of Natives; as these people were depcndent upon the rest
of the community for their incomes it was impossible to houss them first
as they required trading sites, schools, churches and, most important, a
community of consumers,

(@) The desirable sizc of neighhourhood was not known and also, no
one could determine whether the neighbourhocd should be formed all of one
class of persons or if the mixed type of development was the ideal solution,
It was noted during the progress of' the social survey that a class grouping
vas taking place in Poyneville and that friendships were formed rather

through work and position than from tribe or place of home in the location.

Once again the planning team met anpd, with the rough layout
plan in front of them, decisions werc reached as +o the immediate ains,
As the area Rietfontein was well-wooded it was decided to retain as many
selected trees as possible to assist in creating a pleasant appearanco,
but as thesec would cause foundation troubles no treec was to be left closer
than 30'-O" to any house, The technical staff of the Building Research
Institute advised that after felling the trees the area be left standing
for a year so that a stable soil condition eould be achieved,* This
meant that tree felling would have to commence irmediately but as trees
vere to be left to cnhance the appearance a detailed plan was essential,

Fortunately a small area north of the railway line was sparsely wooded and

the / v ee

Ref &, Fenmings, "Foundations Tor Buildings in the Orange Free
State Goldfields," Journal of the S.4. Institution of Engineers,
Vol, 49 Nos, 4 and 8,
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these arcas first 1oaving the necessary time for tree f'n'l"l"nng and

obtaining conditions of stability in the soil.

The first housing to be undertaken was to be for the sub-cconomic
class as this type was understood in so far as standards and costs were
was dependent upon the remainder of the community for its livelihood; this
group, however, would form a part of this first neighbourhood, and plots
50" x 70" would be set aside for economic houses, The sub-sub-economic
group demanded a new approach and after discussions on controlled
squatting, serviced stands and other methods such as !'self-help' or 'stage
building! it was decided that all these methods were wasteful and would
result in unattractive areag of which the town of Springs could never
be proud. The Town Engineer pointed out that wages were constantly
increasing, that greater opportunities were being offered to the Natives as
the secondary industries of Springs developed, and that ho intended using
Native building operators to construct KWA-THEMA; all these factors

P T i P D T - L T T o T Ny~ L Urar, DU etpn, IR o~ LY
pOlnDlng LO a pUSSLUJ—G gecitasc L1 Lo Duwibel” OL sSub=sub=cconomic iramiiies,

da ded o o)
3% aea o

standards and not reduce the space or occupancy in any way, except for
the bath space which was to be provided in a slightly extended W.C, (This
arrangement allowed & space big enough to accommodate a free-standing
zinc bath in front of the W,C, pan). Every economy of building was to

3 [ CCU a,
The planners were to consider terraced houses with reduced structural
standards, while the engineer was to inspect the economies of task building
and the employment of Native building operators, Tte resulting houses
would then provide shelter at the lowest cost possible, but would not
rovide a full range of comfort as would be found in the econcomic houses.
Occasional damp walls during heavy rain storms would be permitted and
provision of complete privacy between dwellings was not considered a ma jor
nroblem,
¥

OV AE, /

Finally, after inspection of the site during a period of heavy
rainfalls, it was decided definitely to concentrate the houses upon the
good ground and to position school buildings and other buildings in the

Ope A TT &) S ~ peE oS ana aTirgging o 3 oles, ¢ reason
for this decision was that in general, more money is made available for
these buildings than for housing, and an increase in the costs of providing
special foundations is slight in comparison with total costs, when the
building is more expensive, ’

The questions of neighbourhood size and the problems arising
from the mixing of different classes could not be answered, but it was
decided to create neighbourhoods and residential areas of different sises

and composition, and then by further visits to establish what was the
most successful layout,

Work then commenced on the preparation of the final layout

awing of t 3 g seeDiagram 6, et terr—
scheme was checked on the sitec as the work proceeded in order to obtain
_ the most economical layout, The author's wife, in addition, built up a
contoured model of the site so that each section when planned could be
viewed on the model by positioning of unfixed dwelling units until a
~ wtisfactory layout was obtained, As the sections were completed, they
were surveyed on the site and the Assistant Engineer marked the trees
which had to be retained. One point which became very obvious during the
work, was the necessity of obtaining a balance between the aesthetin s

aluoea
- A WD
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=11 T casy natter to

create delightful and interesting arrangements but when the scwors and
vater supply vere considered it was found that cxcavations had increased
and so had the number of running feet, In addition, the temptation of
viewing the model from above often led the ovserver to believe that the
layout was good whercas to the person in the street, the view was not at
all satisfactory, In the layout, Diagram 6, the repetition of the loop
roads may appedr very monotonous to the person travelling down the main
approach road from north to south, but in actual fact this is not the

casc, Firstly, there are six differcent blocks of housing and these are
further relieved by two shopping centres and a large pork strip,  Secondly
the ground formation is such that some roads offer a complete vista through
to the park strip or to o church, school or creche, whereas others provide
a short view terminating on a risc in the road, By January 1952, the
layout of the arca north-west of the railway lines was completed and
approved by the Town Council, the National Housing and Planning Commission
and the Deportment of Native Affairs, This section was divided into

two residential areas, cach containing a primary school, shopping centre,
churches=md ursery schools, and hoving a Tocal point in a common
community hall, tennis courts, sports stadium and provisional swimming

bath area,  The area was for mixed development to study whether an incen-~
tive could be produced to induce the families to move from the lower in-
come housing towards the more attractive cconomic housing by imp
cfficiency and obtaining higher wanges,

TOVing their

The next two areas developed were, firstly, the experimental row
of terraced housing area south of the railway linc and, secondly, the area
to the east, ( See Diagrams 6 and 7). Thesc areas were planned as
residential, each possessing a primary school but were planned as onc
class layouts. Their proximity to the civic centre meant that shops
were not essential in the row housc layout but a small centre was provided
in the eastern area, The eastern scction also made provigion for a few
single quarters, and spccilal trading sites, Once again unsuitable ground
determined the positioning of open spaces which, in the case of the ares
adjacent to thc railway line, is important as a future halting place,
should the mines closec and the railway line not be required any longer,
This—tine tinks the S.4.R, systom and could, by means of a few modifications
be used for passenger trains to all the industrial arcas of the town,

In the meantime a bus service forms the main system of tr

ansportation,

The hospital site was moved out of the first neighbourhoed
the existing Furopecan hospital, located about a mile from Kwo-Thema, was
converted into a Native hospital during 1951, In addition, Springs

purchased an area of ground for o T.B, settlement, and the original idea

of having an isolation secttlement attached to & sub=regional hospital

was thus proved redundant, An area is, however, still zoned for a
hospital site as the present hospital is finding that its accommodation
-is being overtaxed,

N e

) wwe

The eastern section is planned to form
which is positioned immecdiately to the south, The area provides stables
for those traders who require horse transport and also provides sites for
'on site traders' such as coal merchants, building contractors, shoemakers
and the 1like.  These sites are immediately linked to the stables go
that animals cam be controlled and inspected when necessary,  The whole
neighbourhood is surrounded by a 600'-0" buffer strip in accordance with
the requests of the Department of Native Affairs, and, although expensive
this area adds greatly to the feeling of freecdom and Spaceé which one ’
obtains in the township,

part of the civic centre

HousmG / .,
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. produced so thot owners could select the house type they desired or sube
pit a plan of their own design for approval, These houses would only
satisfy about one third of the economic group or about 10% of the total

ar - . 8 16 fac
that the sccondary poverty detum line does not include any egpenditure upon
furniture, household utensils, medicines ete: thcrefore, to determine the
familics who can afford these truly economic houses, the poverty datum line
was multiplied by 13 and applied to the histograms of the Payneville social
swevey®*, By applying this method it was also ascertoined that in this
group the largest house would only require to be of the three bedroom type,
as the numbcr of familics over the size of 7 persons falling into this
upper economic group was very small,  Figures 74 to 83, show cxnmples of
the house types preparcd for the upper cconomic group,

RELATIONS WITH THE NATIVE POPULATION.

a) ned

all the planning stages since the planning team was working in conjunction
with the advisory board and the Manager of non-European affairs, The
Menager published a weekly ncws sheet which was distributed among the
inhabitents of Payneville, and by this means items -of interest were brought

; i e 5 s tho 1 sloped, contact was mode
with the advisory board and copics of the plans supplied for them to study,
4s the work progressed, an cxhibition was arrznged and in order to obtain
funds it was suggested thet a stall be erected ot the Bast Rand Industrial
‘Show,  This was approved and a sum of money was voted vhich enabled the
exhibition to became & reality, The exhibition stell was designed as a
‘prefabricated wnit so as to facilitate dismantling and subscquent ercection,
The advisory board room was converted into an exhibition hall and 2 Native
social worker was given full instructions and placed in charge, A book
was supplied in which the public who visited the exhibition could write
their opinions, and the show was opencd by the Mayor,

The planning team waited

: Su ] ¢y v; oS anc o0 a [N CQ ﬂrI‘lVlng,
The visitors book was signed ond comments made, but out of all the entrics
only two werc critical and both of these werc constructive,  The exhibition
has been a greater success than anyong had drcamt possible, The exhibition
hed aroused the attention of the Europeans and it was moved to the public
library so that morc pcople could view it, The Natives approached the
Manager of non-European Affairs in order that special buscs might be run

out to the new township during the weckends so they could sce for thene
selves what was being done. It became a weckend feature and the buseg

were filled with familiecs who spent o day picnicking amid the new buildings,

for rcactions ¢nd for the first two days

The poople began to feel that they werc part of this new town
and were proud of it even before they took occupntion,

PIANNING THE CIVIC CENTRE,

The planning team considecred the layout of a civic centre at an
early stage so that it could be gradually developed as the township wag
131 2 13fE a b : is

centre /

¥ Housing Estotes - o study of Bristol corporation by Rosamand Jovous
and John Madge.



