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DEVELOPMENT COSTS &ND HIGIET: DENGITIES.

.lthough it is often stated v.ry emphnticelly that higher den=—
sitics must bring about more economical loyouts, this need not nCOOSSurllY
be the cose, The three main items thnt will determine the economy of
ony phrtlculur loyout of a given density will be the cost of the dwelling
units, the cost of land nd the devclopment or service costs, Unless
these arc considered together, no true picture cen be obteined, i4s costs
very from district to district and cven from locality to locality it is
impossible to lay down a hard ond fost rulo, but & method is cxplalncd
which hrs conulacrea Netive estote 1o youus and, beyond slight local

: ylection of cconomicnl

ECONOMICS OF HIGHER DENCITIES,

The economics of higher densitics depend upon the following:-
Cost of dwelling type.

(2)
(b) Iand cost,
(¢c) Development ond service costs,

It / ues

(3) GROSS DENSITY is defincd as the number of psrsons per acra for the
whole area of site. It is crleulated bv dividing the estidmated totel
populotion by the whole arca, defincd by boundaries, of that portion
of the estatec under congiderction,

¥ Figures underlined are also Cross bevelopment Densities, since waste
land is Nil,
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It is obvious that any cconomics, shown in & housing layout
sored rmment or by @ local authority, res
in these goins being passed on to the rersons housed in the form of lower
rentals, The points made must then be studied in detail in producing
low cost housing,

~

tar—Cogt o ng_Tvnes.

In South 4frica the Nationel Building Research Institute is
studying ways and means of reducing the costs of Native houses, When
these studies reduce the structural strength of o dwelling to such an
extent thot the walls of a single storey building are designed to with-
stond only the wind forces and live and dcad loads associated with o single
storey building, it bccomes obvious thot any considerctions of double
storey structures must 2dd to the constructional costs, Space require-
ments of any type of dwelling are controlled by the minimum standards of
dccommodation, and consequently the single storcy house must provide the
same accommodation as ¢ similar unit in a multi-storey dwelling, i.e.
there is no possibility of roducing the accommodotion as the height of the

buidding increascs, The work in progress on design and clternative

methods of construction has found that in many cascs the traditional mcthods
ore over-designed, and these arc now being modificd so that when o double
storcy or multi-storey structurc is built in future; in order to cobiain

LU LU I UlLid

a sound construction, the cost psr net aren of useful spacec will definitely

increase vhen compared to a single storey dwelling, The single storey
building in South Africen Native housing is becoming an efficient structure
dosigned to mect minimum space requirement: with high use factork,

Double storey buildings must face higher constructional costs and added
space (2 reduction of use factor) for verticol circulation, In multi-
storey buildings the casc is even worse, as horizontal circulotion and
clevators add to increcesed constructional costs, This means thot the
ingle storcy building shows certoin savings when designcd efficiently.
In the ficld of single stor-y dwcllings further economies can
be ma"e by constructing semi~detached and terraced houses. In ge
terms those economles are achieved by means of the follovwing itcmss

(1) commmal walls cmployed between dwelling units;

(i1) reduced fencing;

z?

(111) in certain cascs, grouped sorvices such as stand pipe ond gulley,
sewer conncctor ete,;

o
<3
p—g
-

eduction

1 in plot

1 PLC
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a
Size,

Figurc 35 shows the relationship of gross densities to building
types and the resultint gross densities as determined from previous studies,

b
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The lond costs are o major consideration in determining density,
but it is very necessary to understond thot land costs have to be extremely

Sl CT L

high before thay will forece the usc of multi-storey buildings, as can bo

secn in Figure 36,
If .../

* Use fector is the ratio of useful floor area to the gross area,
expressed as a percentoge,
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IN DVELLINGS PER ACRE.

AREA OF SINGLE STOREY UNIT = GOO SQ.FT. AND 1S COSTED
AT 0/4 PER SQ.FT. AND ADJUSTED FOR SEMI- DETACHED §
ROW HOUSES AS BUILT IN KWA-THEMA, SPRINGS. DOUBLE
STOREY & NECESSARY STAIRS @ PER SQ.FT. THREE
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?
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If+theYend costs oro considercd in relation to density and the
Tform of dwelling dictated by that porticular density os computed in the
proceeding tebles, (sec Figure 35) the result will be a graph of the
naturc shown in Figure 36, This graph shows clearly thot land costs must
be greater than £5,000 per acre before resort is mode to multi-storey

structurcs as ¢ total economic answer,

(¢) Develogment ond Service Costg.

Development ond service costs are affected by higher densitics
but topography and soil conditions will dictate verious decisions in each
particular cose,  In the upper limits the service costs, however, do not
deercase as rapidly os might be expected by incrcasing densities, T.is
is due to the fact that services arc designed to mcet demand, By concen-
trating a given number of dwcllings into a smaller area of land, therc is
no recuction in the road widths, as these are designed to meet traffic flows
sevwers, water mains and electric cobles still hove to meet the same load,

The lengths of these services may, owever, be considerably reduced,

The addition of service and devclopment costs to the cconomics ol densitics
will result in the graph shown cn Figure 37, It must be pointed out that
this graph is only for one particular case and that the preparation of these
graphs for cach particuler town and arca is essentinl,

Gencrally the indications are thet wherc land is cheap single
storey development is finoncinlly sound, (to a lond cost of £5000/acre)

but where lancd is expensive it will pay to increase densities to much higher
figurcs,

Ls the grophs arc based upon low income housing it is essential
thet these cconomics are studied very carcfully cs a means of reducing
rentals, The points emerging from the graphs show that the provision of
full services, i,c¢, waterborne scwerage, stormwater, black topped roads,
strect lighting and water supply, does not bring about a great difference
in capital costs when densitics increase heyond 7 dwellings=/acre gross,
There is a very definitc dip towards low costs in the curves of the

rraphs wherc land is cheap i,c. to about £5,000/ccre, at the maximum

density, which rosults ITom the use or single storey row house development,
Instly, the curves of land and dwelling costs arc very stecp at low den-
sitics, i,c, below 5 dwellings/acre, and then form an economical layer

to a gross density of ¢ dwellings por aecre, rising steeply until tho

densities demand a six storey flat development,

CONCLUSIONS,

(1) In rencral terms. Iow densit
\ &~/ 1 fge L7 g, LOW CQonsl

e mihat h
1GT pYUE CiCE muswy

R es]
DG+ 0%

ed, i.e, layouts
below a gross density of 5 dwellings/acre, unless the persons
housed con afford to poy the resultant rents, rates nnd taxes

(2) Wnen land costs d

mont 4o o
HeRv 13—

o not exc:ed £5000/acre the most economical develop—~
es i
b=

3

b
T s kil L
3 TR RS VOULCY Layouu,

(3) Very tall apartment or flat huildings should chly be considered
when costs of land exceed £30,000/acre.

~N
ok
N

These fipuras only apply to controllicd development arcas where

the authority owns the land and is responsible for all development
worl, such as cncountered in Native housing schemes and the housing
of low income pgroups,

(5) 7/ voe
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(5) These figurcs are besed upon the assunption of family housing and
do not include dwellings for single persons who can share bothrooms,

-~
ond living and kitchen arcas, thercby introducing new factors which
must be considered in the detailed house plans,

(6) & close inspection of the curves of the graphs (Figure 37) shous that
much can be lecarnt from the steepness of the curves in respect of
the eltcrnative types of dwelling units, Consider the slope of the
linc wherc land costs £100/acre; it will be scen that the slope of

Fha atmrun aa 44+ damosa
LI LUl VU Ao L v

T | PPN

lezves the single storey devolopment is steeper

than the line between single storey dctached, semi-detachcd and row
houscs, This indicates thet in a layout where ground costs £100/acre
end relicf from row houscs is sought, it would be cconomical to use
sonc single storey detached and semi~detached houses, rathor than
double storey units, In the case of land at £5000/acre the curve
beyond single storcy row house development grows flatter thon before,
ond this time relicf to the scheme would be supplied more econamically
by the cdditional use of double storey row houscs cnd maisoncttes
raothcr thon gingle storey detached ond semi-dctached unitc,

(7) 1In selceting a site for o housing cstate it often becomes a decision
botwecen @ sitc of high cost near to the place of work or a low cost

: _ . . .
gite rcmoved from the placce of work, The authority undcrtaking the
dcvelopment vork may C 1\, vt g a a

that trhe cost to the inhebitants is known otherwise tho scheme may
be a complote failure. The graph con assist greatly in cestablishing

which is the best site from the point of vicw of the inhbitants,
The following examples vill serve to cxplain this point,

EX.MPIE T, & dcecision has to be made on the selcetion of a site for
a Native housing schene, The first arez available 1s within walking
distance of an industrial site but the lend cost is £900 per acrc
vhorcas tho second site is 10 milcs removed and is clready purchosed,
Trhe transport cost from the distant site to plece of work - the
industrial site, is 13/- per month,

Coge 4, Site within walkine distonce, Development would be single
storey row houses ond vith reduced road widths would give o pross
density of 9 dwellings per acre.

Jo Iond cest per unit = £100
Duelling cost = £200
Service cost por
unit = £ 50
Total cost per unit = £350

Cosc B,

Iond cost per unit = £Nil
Dwelling cost = £200
Scrvice cost ner

wnit = £ ”20

i}

Total coagt per unit £250 -~ this assumes high density devclope
ment, anc no extra cost ol bringing scrvices to the sitc or transport
costs involved in building,

Ag / .
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Ls an cconomic scheme ot 4%% repayable over 40 years the following is

4 4 1. S 1. a2 & e
the—cost—tothe inh~bitantst=

Case i, Cosc B,
Intercst and redemption over Intercst and redemption
L0 yoors @ 3% with sinking over 40 years @ /5%
fund, on £350; monthly re- with sinking fund, on
payment = £250; " monthly repay-
£1,11, 6 |ment = £1, 2, 6
Transport cost per month Nil Transport cost per £ 13, O
e month.
Tntal<¢onthly cost to Total monthly cost to
inhabltonts = £1,11, 6 | inhobitonts = £1,15, 6
e e —

If the loan was considered as 3% sub-ceconomic the resultant month-
ly cost to the inh~bitants would be

Cese & = £0.19,0 and case B = £1,8.8,

Therefore, the site with a loné cost of £900 per acre is more
bencficial to the tenants, cither os cconomic loons or assisted monies,

xOMPIE TT, If the decision had to he made betweon the same two sites
but lend cost was £2250 per ncre in case 4 and was already purchesed in
cnge B, where the site demanded @ 10 mile journcy to work then the

following would rcéult:-

Cage 4.
Iond cost per unit = £250
Dwelling cost = £200
SbJ. ‘I.:.LU qut p\,l
unit = £ 50
Total cost per unit = £500

Case B, is the séme s in exemple I, therefore £250,

Case &L / ...
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Case O

Case B

Interest and redemption

Interest ond redemption

over 40 years @ 4i%
with sinking fund, on

over 40 vears @ 4% ﬁ
with sinking fund, on

£500; ° monthly repay £250; monthly repay-

nent = £2, 5, 3 | ment = £1, 2. 6

Transport cost per Nil Transport cost per £ 13.0

month, month, e
Total monthly cost to Total nonthly cost

inhabitants = £2, 5., 3 | to inhnbitants = El 15, 6

Therefore, the distant site is more cconomical to the 1nhnbltﬁnt§,

but ir the locns were considered as 4% assisted the following wou'd be the

cases

Case &

Case B.

Intercst and redcmption
10 ve @ 2%
ArU .k

redeemable @ 34/, on

Atran veors

Interest and redemptlon
over 40 vears @ &

redoemable @ 347, on

inhabiltants,

l

£450; monthly repay- £200; " monthly repay-

ment = nent =

(This is land Mnd (This is lond and

dwelling cost) £0,14,10 | dwelling cost). £0, 6, 7
r—~ ————
Interest and redemptlon Interest and redemptlon

over 40 years @ 4% over 40 yeors @ 437

with sinking fund; on with sinking fund, on

£50 = £50 =

* (Service costs only) £0, 9, 1 | ¥ (Service costs only) £0, 9, 1
Transport cost per Transport cost per

month, Nil month, 13. 0
Total monthly cost to £1, 3,11 | Totel monthly cost to £1, 8, 8

e —— T

In the casc of assisted loans being available although the land
is costing £2250 per acrc, it is more attrcctive to develop than the
site 10 miles removed, fram the p01nt of view of the inhabitants, and

the Local authority is not affcected.

The/ (R X}

* Service costs arce generally rc

peyable at cconamic rates,
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from the point of view of aesthetics, in what may be called monotonous
single storey barrack lnyouts, but it is nov left to the plonners
to introduce imeginative layouts and landscaping to solve this problem,
Tn so far as the future is concerned, a layout of low density presents
Tew prohlems when rodeve ] o imperative; el ek
of overcrowding or becavse the life of the building is al an ond,
whereas & hich density scheme gives rise to many problems,

(3] & ¥

(9) L1though the economics of densities point to single storey terracod
houscs, to adopt this form of dwelling without any consideration of
other types must be considercd as very dangerous. The socicl demands
muet be corefully weighed against the economic considerstions, so that
the housing area will suit 211 the demands of ius inhabitants,

[GALCINE $19)] i s

(10) Wo sct of standards, howsver well theught out, will meet the demands
of every society; many factors hove to be considered and halanced one

with the other in order to create a happy solution, The tables dis=
cussedtnthischapterdest—with land uses—in relotion to none
5

-~

Suropean housing and con only he regarded a2s o gulde to planning¥,

This study is o spucialised work rnd deals with Naotive housing in
South {.frica, The firurcs ond tebles will requirc complete revision
for Buropcan housing as the basis of the work depends upon an
averags family size of 5 nersons,
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CILPTER IIT,

MISCELLANIOUS TOMN ILNNTNGC NOTEs IN RE L. TION TUO N. TIVE OUSING.

LBS'RLCT:

The importance of socicl gurveys in respect of housing schemes

is stressed,  Such surveys will rcsult in layouts conteining o varicty
of dwelling typcs o7 different sizes and with a range ol rentals suitablo
to meet the varicd demands of the inhabitents,

Home owncrship, amenities, communcl focilitices and gnfo and cagy
access within townships arc discussed and cortain aspects of inproving
Native housing such as the headman system, housing monagers, self-help
building, aesthetics nnd landscaping are posed ws mothods possessing
possibilitics in the Tuture,  Stress is made of the fact that honses alone
do not necessarily produce a good environment,

e Q0O

"But it fs cqually truc that place ond the variation of

topography and elimate ¢ nd the idiogynerasies of groups must affect
cvery scicntilic colculation, cvery way, proctical ertistic, of doing
things"

Sir Potric Lhercrombie.

In this Chopter many aspects of planning Notive housing will be
discussed but, as so much rcsecrch work still hos to be done, in numerous
cascs no conclusions can he drawn,  The apyproach, in the vork recordcd
is alony the lines of [amily living and the solution has 'cen considered in
this 1isht,  Eech amenity bas been related to the family home, i.c. in
rolctlon to the husband, his place of wor" and hie free time, Lhe wife in
rospect of the home, sropping facilitics ond community centre, and the
children in relation to schools, pltces of entcertainment cnd play and traffic
routes, In order to obtain a full picture of a housing estate it is

neccessary to consider mony morc aspects thin thosc inspected in Clapters I
and II, and some of these will be discussed in this Chapter,

S0CI, L o CTOS OF ITCIER DENSITIES ND HCUSING SCIMITS,

In considering ¢ housing layout at a given density, it is only
vhen the plan has been executbed thet the success or failurc can he judged,
In other werds it is +hrough the behoviocur of the nmersons houscd that the

e o 3 » fAnm oo S=Vohl oAy vbiena Al o Tae Tans
Plﬂnh\,¢ con judge the success of decisions made when the pLans still Ay

on the drowing tabhle,  ¥With this thonght in mind, it is as well to detecrmine
from thc start, vhen discussing plonning and densities, what man sccks in
. his home and uurroundnn'"

Generally, uhe Trequircmcnts ol a housing estate arcie—

i ovaricty of dwelling types and dwelling sizcs,
A range of rentnls.
Ample provigion of amcnities,

Sufe end casy clrculobion within the areca,
Provision of amplc punljgnt and fresh oir,
Bagy journeys to plaeo of work,

The right to own onc's housc

QR HO Mo TR
Nt N NN S e

PN TN AN NN N

<
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t is obvious from much of the planning which can be seen in
South Africa, that the above requirements have not been met, If the
planner is to improve his layouts he will immediately find that he has
little or no informetion available to guide bim, In fact, he will find

that the demands vary {Tom one area to another, In Native housing in
South Africa greatv variations will be encountered owing to the great
changes that are taking place as the Natives become urbanised, & Native
born in the urban area has an outlook quite different from that of the
rural Native arriving in the urban area for the first time, To the
rural Native, the town is full of magic, which either amazes him and makes
him afraid or £ills him with excitement and an adventurous spirit,
Amongst the urban community he is out-of-place and finds himsel” a real
country bumpking; his reaction is towards a change so that he will become
one of the group instead of being an ostracised individual belonging to
no society,

5
secondly, he adOpug an abtltude of know1n everything and endeavours not
show surprise at witnessing a new mlracle of the urban area; lastly,
he tends to do those things common to his urban colleagues and commences
drinking various concoctions and gambling., The EuroPean is of'ten seen

fitted w1th clear glass - the dctlon behlnd this is one of tragic
urbanisation, The rural native, overawed by the speed and greatness of
the modern city, finds himself lonely and almost an outcasts his reaction
is to bececome a member of the town group. In the homes of the urban
natives, an unlimited variety of ornaments of low taste can be found,
expressing the same materialistic outlook of pride and posscssion shown
during the industrial revolution of Europe in the 19th century.,  Cheap,

brlghtly coloured vases of bad design are a common feature of Native

furnishings, family photographs, and elaborate mase produced furniture all
find their way into the home.

p graﬂuwl ana goncrul debasement o taste was  an inevitable

TCsUI L, ;

urban cenires and partlculurly among pcople of small means who, thins
to a mwsdlrocted 1nst1nct of pride, welcomed keenly the opportunity of
ceming into posscssion of unlimited ornamental richnessecs by little money,
Because of the 1mpr0Vcd means of communicotion, however, these ornamental
richnesses were soon spread throughout the land, to towm and country,

and even to those rcgions where folk-art still was untouched by the
pernicious affects of meterialism", Tl:is is a description of Furope
during the first holf of the nineteenth century by Elicl Saarinon in his
'The City, its growth, its decay, its future!,

The factors and underctunding of the present urhanisation of the
N tlvc p0pu7utlon in uouth Aerca demand a great deal of research,
1) ; upon his association within
& whole communlty. Thosc who cscaped the clalmu and dutiecs of life in
a community did not achicve freedom. They eithcer floated in a void of
self-indulgent fantasy or they sank down to the lcvel of animal existence;
and they proved this by their capacity for violence, brutality, deviltry®,

The / ...

1) ILewis Mumford in "The Conditions of Man®,
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The growing crisis of urbanisation must be faced, and if the

plenner is to assist he must hove a knowledge of what is going on,

The knowledge or understending will develop from social surveys which will
lead to social action, Factual informotion is necegsary if a plan is to
be conceived os a whole and is to have & sound foundetion for future
development. Vhero little is known, as is the case of the urban Native,

social surveys must be the first consideration of any planning. The

surveys cen assist in measuring tho extent of urbanisation, in defining the
outlook of the people, in guiding the planner when preparin-, the physical
plan; but will not in themselves give the finel plan, In the same way,

the purely physical or architectural plan ignores the effect which the
physical character and layout will have on the social life of the inhabitants
Therefore, it is important that the planncr 2nd sociologist work together

in preporing the plan,  This co-operation will answer the domands of the
pereons housed in a plonned layout, and as dcfined at the beginning of this
Chapter,

(a) (i) Variety of dwelling tvpes.

For any group of people a grect voriety of dwelling types is
required, The young marricd couples moy prefer flats, the fomilies with
small children tend to want houses sct in their own grounds, old pcople move
to flats and old age homes, and ummarried adults are attrocted to boardi
A pr

ults SULIrGCTUCh WO DOLITCing
cstablishments and bachclor filnts, e—determined density, if selceted

on the high side, mey upset the notural distribution of dwelling types.
T is, thon, constitutes thc first demand of mon, which is relatcd to the
determinction of density and planning,

Meny arguments for and against llats have been rccorded in recont
yoears, It is not nacessary to cnlarge upon these but only to bring to
the noticc of the planner that certain fectors determine the demand for a
particular type of dwelling,  Floxibility must be allowed for in any
layout so thot @ variety of housin typcs are provided to meet the demands
of the inhzbitants,

=

n

In 'Living in Flats'!, published by the Ministry of Hou

Housing
England, the position is summed up es follows:

"Our terms of reference do not call upon us to judge which is
the better to live in, a house or a flat, If thot guestion were posed to
us, our unhcsitating answer would be thot it depcnds upon the PCTson or
family; for some pcoplc a [lat has great advantages, wherecas others feel
the want of a house becausc of marteriel restrictions which are inherent
in living in & {lat, however large,  There is an infinite variety in
people's nceds and problems, and we have tricd to kcep that before us all
report, "

through our

(a) (i1i) A_variety of dwclling sizes.

From social surveys it is found possible to breck up & cammunity

Into Tomilics of various sizcs, Then, in terms of minimum standards of
accommodation, houses of various sizes will be required to house the

families properly, It is obvious that if the proportion of house sizes
is such thot too many smell houses crc provided, then the larger familice

will be overcrowded within some of the dwellings, On the other hand if

too many largc houses arc provided then somc of the smaller familics will
be overhousad, In the first case the hcalth of the family may he affected
in the second, the cconomics of housing are lost,  The social survey

. Hor .
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will determine th femily sizc, but in addition
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estate, Thig brings up another important aspect of housing - that of
administretion and management which will be discussed loter.

<\

(b) Ransze_of Rentals.

It is not suflicicont to provide & rongo of rentels in reletion
to house sizes: in addition, different rentels in relation to a particular
dwelling size must be provided, In this way rersons in diffcrent incame
groups can find suiteble housc sizes within their rent paying abilities,
Socio-Fconomic surveys, similer to thot undertaken at Springs, will guide
the planner in csteblishing houses of various sizes with o ronge of reantals
suitable to the rent paying ablility of all income classcs,

In respect of housing for differcnt income groups a further
problem which demands o great doal of roscarch is whether the classcs
should be mixed or scparated in a certain neighbourhood. In rcspect of
Notive urban housing no information exists and in Kwa~Thema, Springs, boc

nin

gQ ‘“T'

el . ,
mixed—end sepe rate J\«Vv_t.ul.l.uuut has been ,lanpnr? with the ideca of retur

to the hovger after & p-riod of occupntion in order to deteraine which
arrangement 1s the most successful.

.

(e) Apnle provision of amenitics.

The provision of amenitics in @ housing scheme will determine
the quality of the cnvironmcnt, The higher the density the more important
it ig to provide the proper and full amcnitics, Houscs olone cannotl create
a good cnviromment, and it is nccessary to prov1ae ShOp&, oohooWs, parks,
playing ficlds, halls, librarics, clinics ctc, in order catablish a
neighbourhood in which persons con live a full life, From surveys carried
out in England and Euronc it would appear that the positioning of such
amenitics within a ncighbourhood is most important, otherwisc they do not
satisfy the inhabitents'! demands, The positioning of amenitics is
generally associcted with the route taken to work and the ploce of work,
It appears thot 17 2 person tekes o certain road to work, and amenities are
provided along that - ocd, he will use then in prefcrence to amenitics

> sewhores : > chag-a—sy . 10l !
the shop close to the school, and the local shopping centre which is usod
is that along the route leading to the ceatre of town, In tcrms of
population behaviour this means thot people do not walk awey from the
contre of town to their local shopping centre,

In planning Native townships, such considerations roquirc investi-
gation but until positive results are obtained the above will form a
useful guide. The dynamics involved in any layout requirc o much greater
wnderstonding if succecsful planning 1s to he obtmlncd,

The provision of amcnities and their rclation to various popula=~
tions has been fully discussed in Chapter II,

(@) Safe_end cosy circulntion,

In South Africa, safe and casy access within the houvsing arca
has, in gencrul, resulted in unirog

11

inc tive LdyOULu with rouu WJULHS
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decisions oP carlicr planacrs lor not making the strecets of Johannesburg
shopping ccntre wider, but theirs wac a task which no onc would gladly
face today, T4 must be remenbercd thnt their task was thet of laying out
2 new town juet before the odvent of the motor cor,  There is, however,

a/lll



W,690/4/53
-89 -

a danger thdL the pendulum is SW1nglng in the Opp031te dircetion, and

ever be GXpectﬁd

In designing low cost housing in South Alrica, research is
definitely required in order to investigote the effects of reducing the

width of residential rocds, It is esscnticl, in planning such residential
eress with reduced road widths, that no rood except the planned roacs

will tend to become through roads, Once the road pattern is such that
residenticl roads lead only to 2 particular block of dwellings, then,

considering the traffic movement within low income housing, the road
widths cen be determined accordingly.

The prectice of separate vehicular and pede trian access is

one which requires a grect deal more consideration in Native housing
cstotes,  The creation of safe pedestrian cecess to schools and playing

ficlds is a demand of every parent, ond if such pedestrian access could
be entirely free of any roads used by vehicles, then the planning would be
ideal,

(e) Provision of ample sunlicht end fresh air,

This point has been discussed, but it is of intercst to note
that it is not cosy to determine scientifically the spacing between

dwellings, which is rather a matter of opinion, In Native housing in
South Africa two criteria are considered: Firstly, if a pail closet is
present, the minimum depth of plot would be 61'0", made up of 15'0" front
cardcn, 25'0" depth of house, 15'0" from rear of house to closct and 6VO4

pHLalily CP VL Vi iUkt s v a4 Ul 2Tl L LU LLON 1 &

depth for closs Secondly, slops arc often thrown into thc back yard
and unlecss the sun can reach this area it becomes a brecding place for
germs,

7 ~\ - . IO 3 E P S TR Y
(1) Lagy journev .o nidcec Ol WOI"K

The distance from a man's house to his place of work should be
reagonable, In America, meny persons connected with housing and town
planning argue that so long as the means of transport are fa st comfortable

and regulrr, disiconce octwecn home ond work does not prescnt a problem,
On the other hand, in South Africa it must be agreed that Tor the low income
y oups trangport‘tlon costs arc @ burden to the family, cven if tronsporta-
subsidised, Fram the point of view of efficiency of vorkers,

nd without unduc waiting und overcrowdlng.

(g) The_rieht to own onc's house,

| Y
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oot ol providing houscs is too the natic

: to «llow inef{icicency. The mos t cconomjcal use must be

‘made of meteri:ls, labowr and finance and this will call for orgenisation

on a large sccle, Houses will not bccome homes if they are regarded

purcly as financinl investmcnts. - The home nust prov1do for the rearing of
T . TP sy T ownership

is esscntial, melllof who have pride "nd find cccurlty in their homcs

arc more likely to kecp them in a state ofl good repair and cven to improve

them, To say, however, that cvery family wishes to own a home would bo

quite incorrect as meny familics demand mobility and wish to be frec of

ownership ties, Owncrship of a home, must, however, cost more than tenant

occupation unless a lease hold basis is introduced.  The main cdvantage
of hovsc-ownership is psychological; it can create a feeling of pride

and securitv but con counlly create o financial burdcn upon a {onmily far
and security but can equally create a financial burdcn upon a family far

in/ ...
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imnrovements and decoration are 91l hig anﬁhQ'i.h'i.f:l‘}"iﬁQ, but in his

favour is the fact that they will be carried out to his satisfaction and
when he wishes, In addition, his own labours mav remedy nuch without
considerable expenditurc, cnd each improvement is adding to his capital
agset,

It is obvious that owncrship has advantages to a local authority,
as houses, well maintaincd, are a credit to an area and demznd little from
its bullding industry and gencral finances. For those thet can afford
and desire heme-ownership, every encouragement must be offered,  Loans
should be made availlable at economic rates and repayment periods be so
arranged that the owners can afford the resultant monthly repayments,

; the
question of leasehold and freehold is often raised, It is bes t to under-
stond fully vhat ig mecant by these terms, Although leaschold has heen
common in England it is only seventy years ago that the leaseholder

-

was given the right to purchase thc frechold of his dwelling, In South
. . . . . . n

Ul

In respect of home-owncrship to urban Native familie:

hold sabject to rencwal for a further 30 ycars, on land, the freehold of
property hes been given, This makes home-ownership possible and provides
for the payment of compensa:ion should the leasehold be removed at the
termination of the lease,

In 'The Future of ILeaschold! published by PEP Vol, XVIII No, 338,
January 28, 1952, the disadvantages of leasehold are all associatced with
indivicdual control where no provision is made for the welfarc of the funily
but the discussion sees many advantoges in Jleasehold wherc the landlord
is not an individual, "Loaschold is at its best with a public authority,
a charitable trust on a private family, which has the desire and fhe
resources to manage an estate as a whole and preserve both communal amcni-
ties and individual dwellings,"

Freehold of land in South African urban Native communities is
best seen in Alexandya Township, Johannesburg and ILady Selborne, Pretoria,
both thcue cuser land values have risen very stecply and SbPCGEb unu

ville, Pretoria, shows definite signs of thc 1mprovemcnts which can be
gained from such a system,

Controls, which are in the intercst of the inhabitants, can be
maintained by a system of leaschold and in addition, as the planner of today
cannot possibly see 30 ycars ahead, the leasehold policy may hold very
greatl advantages in the future,  The freehold system, once it has allowed
decay to sct in and slum conditions have become prevalent, has to be
overcome¢ by large expenditures of money which often prevents action being
taken. The mnin conclusion to be drawn is that as long es leaschold
remains in the hondg of locnl authorities it is the best system, ot
present, for thc development of Netive housing estates,  Freechold or
ounership of dwellings should, however, be freely granted to those who

can afford it.  Such a system will prevent land speculation and give
great benefits to the Notives themselves,

Sho Ot&tos: Tyo thlp“s are Cssentlal - rgﬂ]ly 1nLofmcd and scnsitive
official standards of urban planning and of tuste, and adequate protection
of the comunity against land speculation, to ensure thet the city itself

i
1
1
!

benefits / ...
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benefits from any rise in land values due to its replanning policy, and
that 'development! is not mercly short-sighted exploitation',

Surely in the cose of Native housing the very means of preventing
speculotion is through leosehold of land,  Any benefits must accrue to
the Native revenue account and so be returned to the NHative community in
o further service, It may, in time, be nccessary to extent the 30 year

leaschold period ond at the same time rovise the conditions ol pissing
leasehold rights onto others, espccially members of a family.

METHODS OF TMPROVING NATIVE HOUSING AND CBTAINING RESUIT

U2
.

The requirements of a housing ostate having been discussed in
some deteil, it now remains to discuss cdminisirative and planning
possibilities accessible to local authorities in crenting successful Native

townships,

A

fdministration,

n the new Notive Township of Natalspruit, Germiston, ¢ system
of wards under headmen has becn established,  The hcadmen are responsible
for 400 houses, are electcd by votc, and receive & renumercation of £3

per month from the local authority, Tach headmen hag a Native clerk wio

is @ paid officiel of the locul authority, and between these two persons
the administration is being successfully carried out.,  The responsibilitics
of the headmen cre vory wide and in some cases exceed those of a European
councillor, but at all times he is assisted cnd guided by the nominated
clerk who is trained in procedurc and has daily contact with the Manager

of Non-Europecan Aflairs,

1 .
wlbd,‘m_lmc , arc:

(a) Preservation of good order among inhabitants, They must act
as arbitrators in domestic disputes and endeavour to recch amicable

settlemcnts between parties to a dilepute, out of court,

(b) Preserve law and order and cssist the Manager of Non-European Affairs
and his staff,

(¢) Carry out any svecific duties allocated, from time to time, under
the provision of any law of the land or any regulation [ramed
therecunder,

This systom throws a great deal of the TOupOnSlblllt cs of
administration upon the Natives themsclves, The system is, 1}mrcfore,
to he encouraged as it is through the ability of shouldering responsibi-
lities that good living habits will be developed aend inhabitants will

L.

. o s
acquire - a—senst—oT r\.ﬂyJPOnS_}.bl.J_-LUJ.

HOUSING MANAGERS,

As this work decals purcly with housing, further discussions of

administration arc not Tequircd, pbut im respect of Imusing one further
matter should he given consideration, The headman's task is primarily
concerned with law and order but family cr domestic problems of & minor
nature are completcly overlooked, ihe planner is very concerned with

these /
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with thesc minor problems and for this reason a system of housing menagers

i5 proposed, Jdny administrator ol Native housing estates will soon
realise that the inhabitants are not one lorge community of' average sized
fomilics earning an average wage, but a complex society of differing income
groups, different housing demends and various living habits. In order

to obtoin a clear picture of this society, it is necessary to hove & system

of contact so that unknowns become knowns,  Housing managers, who can be
called practical sociologists, are the persons best suited to carry out
this task,

Housing managers in other countries are responsible for the
collection of rentels, the general welfarc of the inhabitants and the
maintenance of property. In America, housing moncgers form part of the
planning team as they can advise the planners of the practical problcms net
by tenants in respect of the design of dwellings and the layout ond pro-
vision of services, Once « scheme is built end occupied, they are in
daily contact with the inhabitants, forming and guiding tenant associations,
advising fomilics in respect of rent problems, ctc.  Their work includes
noving families to smaller dwellings when, through mar:riage of their

children or other circumstances, the famlly sizc decreasces, assicting ncwly-
weds to find accommodation, and finding more cccommodation for families who
can either afford morc rent or have increased the family size,  They
p‘r-gtcct o family against ﬂnv-lpa o rental beyond their rnnt—nwi’nc ability

and, of course, protecct thu ecstate managomcnt from sub31d101ng those who

7’

corn an econonic wage,  From friendly visits, they learn to house frmilies
of the camc outlook in the same arca, and thus prevent neighbourly disputes;
they learn th\ bed points of design such as stoves which are too small to
Al dlan P ar vamm Tl ATT A+ +enm v manona Fan o emats Framan g 41
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in, etec, In addition, the fenilics who have lost confidence in themgelves
through ycars of living in a slum environment, are found and cducated once

again in thc manner of living a full, happy and responsible life,

In Native housing schemes, the valuc of heusing managers could be
unlimited, 4s the contact would be mostly with thc mothers, it would ke
best to appoint housing manageresses, but these persons must b properly
troined and have a character suited to the work, Training as o gocial

worker end qualities of tact, common-scnse, judgment and patience arc

desirable, Contact with the childrcn of the housc is all-important and
direct daily contact with the Manager of Non-European affairs or his staff
is advisable, Records end case histories of families should be kept and
cdvisory board memhers or headmen should consult with honsing mansgercesses
vhen in doubt,  Vhen plenning additional houscs, the housing mancgeresses
must bo consulted end it will be through their experiences that successful

plans can he produced,

- dms e a1 2

In the ple':.nning ol Springs new Notive COWNSA1p of Kwa-—Ttha,
sonc very important details developed in relation to the positioning of
the W,C, Thc first houses built had an outside W.C., positioned about
201-0" from the kitchen door, A Native woman social worker reported
that such an arrangemcnt was not satisfactory in inclement weather and

recommended thct the W.U, should bc positioned internally, The sccond
boteh of houscs contained the W,C, intcernally, but the plan wng so

ranged thet the W,C, door was visible from the front door but could be
sereencd by & curtain hung in the living room doorway. The advisory board
nembers objected to this arrangement end requested thot the W.,C. door be

positioncd to open externally so that 1t rcqulrcd the user to leave the
kitchen door ¢nd walk outside to the W,C, door. Once @-pin the Native

socinl /
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social welfere worker wos contacted oand she stated that the people, who
were accustomad to o di'r'fy comnunal Tﬁ\7ﬁ+nr'\1r, migl’\'f' bo Sss""iating dirt

with all W.C,'s,  She recommended thet the best solution would be a back
porch off which the W,C. and kitchen doors could open.,  This was taken
into consideration, ond the third bateh of houses have external W,C, doors
whilc the housee in the fourth botch are arranged with a small back porch,

3 : ke 5 > g ot W Cots
internally, similer to European houscs, end it is now our task to find out
which crrangement is correct, Tris will involve o social survey after at
leest a yeor of occupation, but the results of such an investigation are
vital from & planning point of view, Vhat is morc importent is the foct
thot bad a housing moncgeress been eveilable the problem could have been
solved immedictcly,

[3 b [Slra

~

In Notive housing when familics move into new h

1 wuses they are
inclined to bLring with them many unnecessary and dirty pieccs of junk,
They arc not ndvised that fences will be provided and that the junk and

rubbish for the construction of fences if therefore unnccessary; also,
a

no one ever assists o new femily in such matters as furniture crrangenent,
running of the new home, how to develop o garden—and—so—Forth; Housing

managercsses could do a great deal in this simple domestic planning: in
addition, advice is nceded on where and how to purchasc foodstuffs, how
to obtain a correct dict, avoid black morket prices, and how to cultivate
vegetobles in their own gerdens, The use o clinice, nursery schools,

3 v d. [¥] Ll & >
housing montgeress,  Non-co-opcrotive familiecs can be obgerved and, if
necessery, noved from the good fomilies; new arrivals can be cducated and
introduced to good families instcad of being left to discover, often to
thelr own detriment, the wrong way of living,  Housing mancgeresscs could
clso assist in developing vocttional training centres and organising usee—
ful recreational activitics such as boy scouts, Y.M.C,A's, boys cnd

girls clubs and other activities which can curb the lawlecssness of idle
yout!s. The housing montgeress is a vitel link in creating the good

family,

SELF-HETP BUTLDING,

- 7 C. v = - ey
advantages are geined,  The lehour is more plentiful and cheaper, the
people building for themsclves arc proud and take great carc in thoir
workmanship, owncrship in encouraged and greater opportunitics are presented
It is importent, lLowever, that the cconomics of building are not over-
looked and thet moterials ore not wastcfully cmployed, Whatever systen
of sclf-help or se¢lf-building is cmployed, each requires o great deal of
pre-planning, organisation and assistance from the Europcon supervisors if
cfficicncy is to be obtained, No system will be better than the next,
and it is the bclief of the writer that each has its port to play, In
certain ctsec on.. system may be preferred to another, owing to loeal
circumstanccs,  The self-help or owner builder systcm of Sweden cannot be
complutely copicd owing to the difficultics encountercd in pre-fabrication
in South Africa, The Swedish system is based upon pre-fabricotion of

lorge sections of the dwelling, leaving only unskllled ercction to the
owner-builder,  In South Africa, thc use of timber is expensive and
requires care in its use owing to termite attack, while the long distances

between urban centres and other factors have made the use of pre-fabricated

Al
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by the Notionol Building Research Inétituto ahd it-wbuld appear that for
owner builders the only suitable mcthods of construction arc those with
brick or block walls, Building in these wmctericls will thercforc call

considerable / e
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considerable skill, and they are not casily adopted to owner-builder
schemes, It would aprear reasonable to create teams of skilled Native

i1ding ors arT3 i p . 55 -
such does not mcun an owner-builder system, In smaller towns where
housing demands are small the system of an owner building his own homse,
possibly with the help of his neighbours, is possible so that such a
system @s owner=buillders hos its volue,

The system of building arce then:

(2) Teoms of skilled workers building houses under the dircction of the
technical staff of a local cuthority.  This system hos been
adopted at Springs ond vill be discussed later.  Its advantagos are:

(i) the usc of Native building workers,
(11) suitobility to larege scole develorment
(ii) esuitobility 'rge scole dovelopme
(iii) grect reduction of supcrvising Buropean stoff,
(iv) efficicent use of lcbour ond motericls.

7N ar s 5 . - o - N . 5
{b) Native contractors who tender or the work and ars pald by thc owncr,

LY ! ! 3 - L C 1

deal of supervision, It would be best sultco to smaller contrwcts
not exceeding 100 houses. Its cfficicncy is less than thet of (a)
espeeinlly in remmrd to moterials,  Germiston Munieipality is
successfully operating this system at o tender price of about £15 per

room for contractor's Jobour, Materials crc supplicd by the owner
who con purchuse sanc at cost from the Municipal store or elscwhere
os he wishcs.,  European supcrvisors inspect all workmanship, plans
and materials in respect of the dwelling,

(¢} Sclf-help as @ stage developnent is the last system, This demands
the skill of the owner and his fricnds who together will supply the
lebour, As the outlay on materiols moy be excessive, the house is

1 3 nA AAS A Trad+nnm Andaa
built in stoges, commencing with onc room and adding at later dates

one, two, thrce or four rooms until & conplate house is built,  This
system 1s best suited to small local authoritics where labour is scarce
and Furopcon staff connot be casily obteined to suprvise end train
Nntlve bulldlng workcrs, It will also be noct suiteble to rural

) v his system lacks the cfficicncy o
<nd (b) ~nd is the most wastoful in the usc of materiels, It still
demonds supervision from o Europcan if it is to be successful ond
would demand sormc form of orgonisction in ordering and supplying
of motericls,

Eoch of the abovenentioned systems has an application to a
particular problen and other systems can be introduced which acceopt some
parts of cach, The %wo main problems are, firstly, the suprly of good
building moterials ond, scecondly, the provision of good plans and details
from which the Noetive building workers can build, Uithout thcse two
essentials the results will be @ disorderly and unattractive development,

REARS «
E TS .

In o Native township of any size it is incvitable that, unless
grect core is taken during planning, a monotonous and unnttrﬂctlve layout
will result, Stondardised plans, which give great cconomies, and the

lack o varying heights of bulldlngs, all result in layouts which lack

excitenent / ...
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oppeoronce is similor to on army barracks, It is casy to criticise such
leyouts s are seen in all the large towns and cities of South Africa, but
how arec the mistakes of the past to be remedied?

Three moin approoches require considerations

Grouping of units and more imcginative layouts,
Londscape architecture,
erden design,

PN NN
o oM
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(2) In the grouping of dwelling units, o great field of re¢serrch and
experimentation is "ww1t1ng exploration by architects and town
plunnoro. The plan of = . layout shows houses dotted along a rood
in a n“‘r'Jrlcl_Jar nz‘f‘fm"n bu'r in renlity these houses are o solid
nass, cnclosing ond defining spaces, It is important in planning any
housing scheme to remember thet the flat representations on the
drawing board are not just flat patterns when the buildings are
crcctod. Vhat is even worsc is the hublt of arranglng road layouts

oG SIOINS Uporn

X ) soncone
clse w1ll arrange the type plﬂns. If I must CrlthlSG anyone,
then I lock towards the Universitics as it is here that the student
of planning must be moulded; town plenning students must be taught
to make models of thcir la youts and in nddltlon be instructed on how
O CXITIL B
typical paper pan devclomont of South African plnnnlﬁ»7 mbt be
chonged, but it must be noted thot models in themselves mean nothing
unless they can be read properly. Too often models are inspected
from the point of view of detail and the space forms arc completely
overlooked, Modcls viewed from above, giving the bird's eye view,
do not give thc representation of o man in the strecty it is
necessary to position the eye low on the model to asscss the spaces
created to an obgerver in a strect. If photographs are token of
the model at low angles, the three dimensional aSpect of the layout
will be appreciated immedictely on an 1nSpcctlon of the rcsulting
prlnto. The final point in considerations of space organisation
is thc production of pchpcctlvc sketches from oye levcl- these

of smull skutchcs from a variety ol v1ewP01nt . Figurcs 38 Lnd
39 illustrate Qomc)OL these sketches - refcrence to the work of
Frederick Gibberd?’ is most important in this respect,

The object of this work is to create composed stroct pictures,
conplete in themselves, each displaying o varied and interesting
building group composcd about a road,  The usucl residential road
with housecs and/or trecs and hedges forms straight lines which run
on into infinitys the scene is never restful, Focal points must
be introduced and, in a housing layout, these con be achicved by
curved streets, (tht sc¢ too can become wearisome if repeated too often)

by setting buildings back or forward to create cnclosurcs, expressing

the fow major bhuildings such as churchecs, schools and Sh"‘pS as foeal

points to certain rocds, and, finally, by introducing clumps of well

positioned /

N

2)  "Three dimensioncl aspects of Housing leyouts" Frederick Gibberd -
Journal of the R.I.T.A, August '48 and 'Town Design'! by Frederick
Gibberd.
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LONG .

, IS INTERESTING, BUT

- ¥V 1L E W, -

S TODPPLED-R OAND. .

BUILDINGS POS\T\ONED ACROSOS rROAD CAUSINVG R\GHWT
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TS LAYOUT ALTHOUGH MORE EXPENSIVE, S VERY INTERESTING

IO LESULTS 1N AN EXCLIING  VISUAL SCENE, THE FLOW
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PIFFERING TEXTURES OR COLOURS CAUV  BE WWTRODUCED  iN <
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YIEW  POWT.
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.3 UL LD NG SET RACK.
BUILDING ¢ PLOTS MUST BE SET BACK TOGLETHER,

ENDS OF BUILDINGS REQUIRE ATTENTION 4 WALLS
ARE USED TO SCREEN VIEW Of BACK GARDEN,
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VIEW  pONT.

TJUNCTION, -

CLOSING OF VIEW WiTH#H SMALL UNIT 1S UNSATISFACTORY,
THEREFORE, ROW BOUSE ADOPTED. NOTE HOW REAR

VARDS H#AVE BEEN SCREENED OFF BY WALL § JUNGTION
OPENED OUT IV ORDER. JJO IMPROVE.  VISIOM.
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TO OVERCOME REFUSE PRFMOVAL DRTFICOLIES.

TWO ROWS IN LENGTH MAXIMUM THEN SET-BACK. REQU!
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positioned trecs at vitel points or in conjunction with bhuilding
groups, In the considerction of details, colour schemes and
furt

wall textures can give further intercst to the street scenc, It

is, howcver, impossible to discuss in deteil all the inmportant

aspccts of grouping of buildings in housing cstates; it is only

nocessary to point to this important contribution in planning and
i €

creating good environments in whi

(b) Iondscope architecture has much to offer the plenner of housing
estotes, Plant forms must be introduced into layouts to create
interest, give shade and colour, and form three dimcnsional spaces.,
The plant forms must be in harmony with the site ond fulfil tho
needs of man in @ simple, orderly layout. The 1lifc of the plants
must stinulotc man to live and breathe in the Trecdom of Nature

See Figure 40)

(¢) Garden design must be encouraged and the Hotive taught the value

of the cutdoor space which surrounds his home, The house and garden
rust become one space fully integrated, The froe plonning in the

building must be reflected in the loendscape and both must be con=
sidered as one,

"The landscage architect's part in town planning (end his should
deed) nmust

be one of service to the site and the people

= wr .

fovours instead of providing the basis for a new life in Nature",

CHRISTOPHER TUNNARD in "Gardens in the
Medern Iandscape",

The art of landscape design and garden design must be introduced
into the Notive housing cstates not as suporficial decoration but as well
considered designs which arc cconomical, useful and o joy to behold,

(Sce Figurc 41), Morc deteiled considerations of landscape architecture
are discussed in the author's thesis sulmitted to the University of the
Witwetersrand for the Derrce of Master of Architccture, The title of

5 5 i 3 . [ROTRRTE
the theesis is "&n Investigation o

igation into the Functionnl and Aesthotic aspects
of Garden Architecture"

HOUSES AIONE DO _NOT CREATE 4 GOOD ENVIRONMENT,

& well designed house is far from the only desire of a fanily;
the housewife mey be contended in her well equipped Lkitchen, but if she
hns to travel long and uncomfortoble distances to purchase her provisions,
hor contentment is short-lived, The child thet has to traverse dangerous
trafTic routes on the journcy to school or pleying field causcs the parents
groct anxicty,  Where children arc forced to play in the street, becouse
no recreational grounds exist, dissatisftction ariscs, and the desirc for
a better environment is scught, This mecns thet ancnitics beyond the
dwelling are cqually as importont as the home itself,

The demand for amecnities and the space provisions hove beeon
discussed in Chapter IT but the actual supply and ercction of such amcnities
cannot be Jeft indefinitely to be attended to by the next gencration,

As al 1ad aing wna

13 it
it scems reasonablc to assume that amenitics can be treated along similar

lines / ...



AAANNY
[LMWERE )

INNN\\V
PAANNG

BEARRRNY
AN

T =

L .
e ;. U

B~

YA, o AU 2

TN

L:)

, \/._/ szT BACK -: |
Wil T
g PQ\\ W
-9\ DWELLN as/
_~~PLOT
A~ PLOTS,
\\\\\\

N = N R § };f-. f'.'....A " Ay ‘
NNNERE NN NN g e & S s,
I NUUNRS S SRR A 7N\, \\\\
Tjuzsory AN
0 22 o 2e-cp. | 28-gf | 220"
2 b )
3L—-~-m*—ll - ; .
:l‘;a_ + s0'-o" ’F_jgjgn _!4 ,50'~O" *LJO"Q"
PL AN I wew o 40 frey. -
THE LAYOULT INDICATES #OW TUC SET- BACK 1IN BUILDING LIvE
IS EXPRESSED BY PLANTINGS & FENCING LINES GIVING AN
STT MNMCV MT N ANTIN/T < [ M\
Okl - BAULK Ut PLANTIR O AN L)
-RUILDING  LINES. .

WL STRELT  SCINL. . 5.




MALYSIS OF LAYOUTS OF Jors for
DLOTS, AS TAPID OUT.

d

N | NN
- NN HH
N \ \;;' (-3

@r ; . o

(1§

7]
oL
=
Y :
. % f

=N 3 s
Ve i = ; [l \.;;:‘: N
=G0 (eS| AN N
\\\ \"g""léb u ng\f%}%
B e RpeE OllIEC
=3 fis | LimbiTin ,..,.x-z_muwnu;,___._v
B Sl %_ |
9 0.

ALI- N had
| DETACHED HOUSE WITR SmALL FRONT GARDEMN AND NWELLNG-
S LARGE REAR YARD.
2 OETACHED ROUSE WITH AVERAGE 15'-0" DEEP FRONMT m OUTDADR LIVING .

GARDEN. . o
5 DETACHED HOUSE WITH Z0O0'—-O FRONT GARUDEL AMD
* GOOD REAR YARD - GOOD LAVOUT. 7
4 BIG_FRONT GARDEN CAUSED BY POSITION OF
- DNELLING ON BOUNDARY.
GQOOD LAYOULT, GIVING LARGE AREA OF USEFUL

___,“l Il veceTaBLES.
2 LAWN.
FRUIIT TREES.

" SPACE.; HOUSE ON BOOUKNDARY. SAND PIT.

6 HOUSE FACING AWAY FROM ROAD OVERCOMNNG
" DUST MUISANCE . + " WASHING LINE.
7 SEM)-DEKTACHED HOUSE, FACING AWYAY FROM ROAD,
‘ acOD LAYOUT.
DIAGONAL. POSITIONING OF HOUSE, CAUSING WASTRFUL

“LAYOUT-
ssrsm—b{»:TAoutb HOUSE FACING ROBLD, 20'-0o
‘BRUILDILG LINE & BiG FRONT GARDEN.

SEMI- DETACHED HIUIES AT RGHT ANGLES TO RQAD.

"WIRDOWS  OVERLOOK — NEIGHBOUR.
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lines, & community centre, school or chersh costing 225,000 is a credit

vo the orez, but I lack of avoiloblc monics yravents thc ercection oL

guch structurcs for o voried of years then, during the delay, the
inhobitents have nothing, 4 omoll structure of £800 muy, if properly
planned, crcate tho basic unit of the Ierger and more cxpensive structure,
This low cost unit, although not norfec#, will give the inhobitants a contre

from which to build their future, Climctic considerations will play an
importont pert in determining whethor freilitiss are indoor or outdoor,
I connot sec any objection to on owtdoor chwreh, which would have a covered

1 3
altar, place to store chairs and other Zisms, and the whole encloscd by

& gardfn woll, Open air cinemas arc nothing nev cnod would be most success-
ful in the Transvanl and Orange Freoe State,  farge shops could develop

from small morkot stolls, which would cnedie fraders to establish then—
selves, cad sove money which could fimrees the bullding of lnrgc shops

ot o loter deto, If monics are cvailable from Xaffir Becr profits or

othier sowrces of rovenuc, the immedicote developmont could be spread over a
number of ancnitics, insteod of Ybeing concentrated upon one large and
inposing structurc.,

The community hall could te bullt wp in stages irom small club
ropmg 20800 hy 600" built at yeorly or tmo—ycarly intervals at a cost of
£800 and all in accordance with a gencew? plan, until a stoge had boen
rocched when the main hall was requized. b this stage the expenditure
would not involve £35,000 byt something in the neighbourhoed of £10,000,

Ay Vithenk, the tdministrative offices have boen considered along
thtse lihes and in Springs the plang fod Shop;, churches anéd copmunity
holls pave pll bp drovym up along the 1ihes of siage QovelGpment, There
is also the paychological adventage, in thpt thc Inl¥bitants can 4ssisth

in saving up money from functions in order io estoblish 2 building fung
and so have o dircct stake in any Juvedogment taking place ofter the firas
stage hos been carricd out,

It is essenticl that cmenities be provided at an early date, but
iiving hobits ond olimotic conditions #7222 determine bthe acctucl form and
stondards of such facilities.  ZArsisnlly, space must first be provided
in the layout then ways and mecans be found for providing the cosential

amenitics,

TOUN PLANNING DATA,

It is obvious that there is as great camplexity in the plaonning
of Notive townships 2s is encountered imz any town plemning scheme,  For
the studont of planning, many mejor aspects con ensily be lost in the cone
giderotion detodl ond the fodlowing points are mentioned to assist those

o7
s ;
N
working in this ficld:

(a) Grouping of buildinzs, and i wse of various dwclling types
ecpeclally row or terraced homses, can add intercst and varicty
to the strect scene,

(b) landscape design must become « mejor consideration in plenning Native
townships,

(¢} The provision of amenitics is rs important os the building of houses,

but, these need not Lo luwury s<ructures,

(d>/ “re
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and provision of dircet sunlight when siting buildings on the plota,

(¢) In considering any plamning, it is essential to, poy regerd to the
development of the area to date, as this will give an indication

future reaui

iroement
Gur

o
MCHG55

(f) The tendency to be too laviszh in land used is causing suburban
sprawl; this can lecad to bad location of dwellings in relation
places of work causing unnccessary expenditure on transport and
retarding the efficiency of workers.

(g) Services should be considered ot all stages in planning, even if
they arc not to be provided until later yeors, "Always plan for
services", is a good motto, and will, in the years to come, pay
hondsame divideonds,

(k) It must be borne in mind at all times tlat the plan of today forms
the pattern of living tomorrow Children must be fully catered Ffor
and flexibility in planning must be allowed. Arcas zoned today as
open spices must be regerded by cuthoritics as proclaimed areas and
not built upon haphazardly, thus destroying the entire scheme,

(i) Tre early purchcec of sulficient land comnot bo overstrossed,

T
= 5

A carefully considered purchose of Low priced land today moy, in
the yeors to come, represcnt ¢ good investment and an asset to a
town,

(j) In preparing layout plans, the planncr must consider the provision
of transformer sites, pump stations and the like.

(k) When scwage disposal sites arc incorporated in th

¢ scheme, care
must be exercised in sitc selection, bearing in mind tho prevailing
wind, type of soils, pollution due to cffluents, re-usc o water ete.
In the case of refuse disposal, costs must be carefully analysed to
sec thet central colloction and disposal are not too costly when
I-sys

Cumpal‘od W 5y tbl-l,

(1) Administration of Native townships chould aim firstly at croating
good fomily life and then at passing rcesponsibilities on to the
people themselves,

(n) Iocal authorities and planners should exercise Judgment, technical
skill and imegination in producing layout plans, The key to
planning is to understend fully thc people who will benefit from
the scheme; this will require social surveys and a tcam approach,
The planning teem suggested should consist of economists, sociologists,
engincers, architects and administrators under the leadership of a
trained housing specialist who ought to be one of the named
professions of the planning team,

(n) Considering future development and the problems of the next generation,
it is casier to demolish and replan single stercy dcvelopment than
six storcy cpartment buildings,

(o) Without a will io solve a housing problem nothing can be achieved,

(p) / eae
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living and mutual support is very important,

(q) Constructional costs must be kept low, thereby saving high rentals
and allowing more dwellings to be constructcd.

(r) In Native housing schemes, the first object is to supply shelter
ot minimum cost to the tenont, and the second to create an
enviromment conduecive to living a full and hoppy life, resulting
in the developmont of good citizens for the community of tomorrow,




