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INTRODUCTION

Despite the ample and willing capital investments
available to the city, the city remains impoverished.

An analysis of +the 1lls currently plaguing
Johannesburg' reveals that there is little or no
trickle~-down of positive investment spin-offs which
would enhance the city qualitatively.

This document 1s based on the dsep-seated conviction
that cities are ¢ ~mplex, life-enhancing and extremely
dynamic organisn: subject to myriad forces that
constantly alter their character. It is, however,
these dynamic forces which hold the clues for breaking
the status quo within which the city stagnates toc y.

The forces themselves are changeable and forever being
remoulded by positive and negative presstres. The
challenge is, first, +to identify the Fforces of
consequence with their respective pressures, then to
establish which pressures should be enhanced or
eliminated. Design imperatives cap bie of
manipulating the pressures must then be devised and
the forces directed towards the achievement of the

Dynamic City.

The subsequent challenge entails establishing which of
the design imperatives will have the furthest reaching
effect ¢n current shortcomings in the local context.

Thrrsgh a matrix interfacing the shortcomings »f the
current reality with what the city ought to be and the
related design imperatives, Capital Desighing emerges
clearly as the golden thread £from which alli other
interventions can be hung.

Although this cor lusion is not surprising, the
challenge remains as to how to strategise
implementation of the Capital Web., By "deconstructing”
what would have been a major urban installation or
"honeypot” into a sgeries of smaller installations
linked by a network of routes like a "spider web", it
is intended to maximise the spin-offs of a major
investment which becomes strung across the city,
establishing vital linkages in an incremental manner

in its wake.

This document does not imply that such intervention
will be the panacea for all ills, but it does offer a
glimpse of how a set of established circumstances can
be manipulated incrementally at a small scale to
benefit the dynamics of the city as a whole,
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We live in a city..




THE CITY IN TRARSITION

Citles are timeless,. marvelously complex,
life-sustaining organiszms; constantly evolving,
responding to change and adapting to circumstance. No
aingle scenario or ideal end-gtate, for city form, is
posgible. Ingtead scenarios emerge and disappear as
changing realitiez introduce continually new frames of
reference, and a forever exciting, kaleidoscopic
medium with which to work.

This sweeping statement 1s aptly applizd to
Johannesburg, perhaps now more than ever, a3 1ts
turbulent history teeters on the brink of change
caused by major transitions at physical, social,
political and economical levels.

Hopefully, however, Johannesburg and particularly the
CBD and its environs, has over ite short but vigorous
history and numerous forecasts of peril, weathered
enormous change and proven 1itself adaptable to
changing circumstances.

The perpetual enforced mutation of the past few
decades, arising from the grand political ideologies
of Central Government, has however succeeded in having
a negative effect on the inherently dynamic nature of
the city. Growth, adaptation and the energy of
modulation have been slowed to the point of
stagnation, albeit a stagnation brewing with the
suppressed pressures of urbanisation and imminent
soclo-political reform. The city finds itself hanging
heavily in the timeless process of its development,
ripe for the opportunity to break the status quo and
release the unprecedented energies of primary forces
currently at play, heralding a return towards the
Dynamic City.

If +these opportunities are not seized at +this
auspicious moment and capitalised upon as a matter of
urgency, the city might well slip into deeper
stagnation. Existing shortcomings are already
manifest as a result of procrastination in dealing
with the artificially held-back pressures and these
will only be exacerbated. The state of affairs will

become irreversible.

The wuncertainties of change, coupled with a
fundamental belief and delight in the dynamic nature
of the city, demand a “visionary" rather than a
"predictionist” attitude. Partnership between the
private sector, local government, c¢ity users and
dezign professionals, will facilitate rezlisation of
our visions and a striving for a self-supporting
vital city. |
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LAND-USE PATTERNS AND URBAN FORM IN THE JOHANKRESBURG
METROPOLITAN AREA

Myriad general theories of urban land-use patterns and
urban form have been proposed. These theories do not
predict or explain the finer detail of land-use
patterns but provide us instead with a framework for
understanding overall urban patterns. Johannesburg,
ag the effective economic powerhouse of South Africa
gince 1ts inception makes it appropriate to limit the
theories of +the spatial arrangement of urban land-use
to those with an economic base.

Levy (2) identifies two general categories in this
regard, both applicable to the development pztterns
of the Johannesburg Metropolitan Area:

Urban Ecology Theory: Rxplaining the Two-Dimensional
Development of Plan

Developed some 40 to 50 years ago, Burgess’
Concentric Zone model, Hoyt's Sectoral model and
Harris & Ullman’s Multiple Nuclei model eplitomise
urban ecology theory. As a group they have been
criticised on several fronts, particularly for fallure
to reflect current situations, absence of a strong
theory base and ignorance of the social, political and
economic realities of the city. They have endured,
however, because they provide simple and useful
generalisations about land uge.

Fach of these models can be successfully superimposed
on a land-use plan of Johannesburg, indicating that
the principles of urban ecology are relevant to the
city. Notable, however, is that the most obvious
discrepancies between theory and fact are the physical
forms of apartheid such as the isolated, separate and
separated townships of Soweto.

Neo-Classical Land Value Theory: The Third and Fourth
Dimensions

This theory states that urban land uses are primarily
a function of urban land values. Land values, in
turn, are largely determined by transportation costs.
On this basis, Alonso developed the notion of the
bid-rent curve, indicating the distribution of land
values and the resultant land use patterns.

(a)
Burgress Concen'ric
Zone Model

1 = CBD;

2 = wholesals and light
manufacturing;
towerincome
residantial;

3 = weorking-class
residential;

4 = middls-class
residential;

5 = commufer zons

(b)
Hoyt Secloral Model

= CBD;
= wholesale and
light manufacturing;
3 = lower-class
rgsidential;
4 = middle-class
residential;
5 = upper-class
rasidential

1
2

{c)
Harrls and Ullman Multiple
Nuclel Model

= CBD;

= wholesale

and Hght manufacturing:
= lower.class resldential;
= middla-class residential;
= ypper-class resldential;
haavy manufacturing;

Lewy,d. Urban and Metro politan Economics

$
Locatlona!
rent

| — Retall
H owomem s cam Offige
1] e s Rpsidential

Distance from rore

‘\Cf
_]C

Planar viaw ni

\ bid renl curves

Lewy , J. OF.C(t,



In terms of Alonso’s model, the lower-income groups of
Metropolitan Johannesburg are disadvantaged from a |
digtance/time polnt of view, the result of the lka
- fragmented city structure arising from Grand Apartheid | Rent
Folicy. Rith  pressing  wurbanisation  and an |
goclo~political reforms, +the distance/time element

|\ Camminrgial (GRD) yeag

Blch groups
(1t}

Ponr growups
(time)

needs to be reduced to re-enfranchise these groups SN TR W NP
effectively, I | Dmmm7_#¢-
RN
The challenge to tackle iz the urgent identification }”\ | 1
of appropriate and affordable ‘nner city land L\ \\\\: ;
I

resources to accommodate the disadvantaged and help
egtablish an equilibrium of land valves and
opportunities in the city.
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THE DYNAMIC NATURE OF THE CENTRAL AREA

The past fifteen years have seen major changes wrought
in +the central area, caused primarily by the

phenomenon of "decentralisation”. Specific sectors of
both the shopping and office components have moved
spontaneously to satellite centres such as Sandton,
Rogebank and Bedfordview, while the decentralisation _ BELT
of industries to peripheral "homweland" - bordsr areas

Z

has been brought about by Central Government policy. ‘//45;3”"5FRA
The exponertial influx of the black population into o
the central area has, in spite of official attitudes, o
had another profound effect on the city’'s character.
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Nevertheless, it appears as 1if the above forces,
particularly decentralisation, have now stabilised 1o
a large degree. While no longer declining
gconomically, the Central Area 1is however observed to
be deteriorating in qualitative terms.
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In addition, Johannesburg is presently experiencing |
LRAGE REVDORFP

the explosive pressures of urbanisation, population ° K\
THRYST

growth, unemployment, social and political change, o

deterioration of securi.y and extreme uncertalinty

about the future. All of these factors, intensified

in concert, affect the physical form and well-being

of the city, superseding the single force of eccnomic

WORKER'S HOMES

dynamics which alone brought about the changes of the
pa.t.

LAND-USE PATTERNS AND URBAN FORM IN THE CENTRAL AREA
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Today the Johannesburg Central Area is a multi
nucleated zone of 614 ha in extent, which includes the
CBD, Bracmiontein, Hillbrow and Civie Hill. These
major nuclei are held within a framewosrk of

7 .
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transitional zones made up of New Doornfontein,
Troyeville, Vil.age Deep, Gelby, City West, Fordshurg
and Vrededorp.




the following broad land use patterns describe the CBD
and its surrounds: |

X a well defined zone of strong retail activity

X an extensive office component overlapping the
retalil

X two zones of old housing stock, Dboth richly

diverse and vibrant

¥ a general periphery accommodating service
industries, economically marginal urban
activities and a certain amount of derelict land
that is either underdeveloped or vacant

X the encapsulating transitional zones which,
despite being separated from the CBD by strongly
defined physical edges such as the elevated
motorway systems of the west, south and eastern
boundaries, represent definite positive forces
contributing to the cohesion and general
well-being of the city.

Although vrossessed of several physical shortcomings,
the areas complement one another functionally *to
ensure a diverse base, capable of being nurtured in
the endeavour of creating a dynamic, responsive city.
They also form an integrated economic unit,
reinforcing the CBD s firm influential position as the
structuring element of the national economy.

The CRD, iiSelf one of several nuclei within the
Central Area, 1is by far the most important and
powerful zone in the metropolitan area. There is
therefore merit in a strategy of mutual support aimed
at forging stronger physical links between the various
components of the Central Area, the transitional zones
and the residential hinterland, with the hope that
this would promote limprovements in the functional
performances of both, and of the CBD in particular.
Better defined +transportation links +to the
self-contained entities of Hillbrow and Braamfontein
will contribute to +the Central Area’s unified
performance as a ‘“super-CBD", Similarly, the
development of the Ellie Park/Doornfontein area as a
recreational/educational centre will be promoted. The
Central Area will also benefit by the emergence of a
high density residential envircnment in the
Fordgsburg/Pageview area. These developments will, in
turn, strengthen the CBD 3 links to itz supporting
hinterland.

The application of Berry‘s Land-Valus Conefdto the
Central Area shows clearly that there are areas with
rather low land values related to the bid-rent peaks
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in the peripheral and transitional zones. The reason
for this is +the sgevere inner c¢ity blight and
dereliction caused by +the Central Government’s
decentralisation and racial removal pclicies. The
areas thus represent the soft underbelly or points of
puncture for inner city intervention., The limited
economic means of the non-corporate private sector, in
partnership with the public sector, are capable of
making an impact on these areas.

Lnnd-'valur-‘ conn for melropolilan areas. L and valyn torlang away fiom the
CBD‘ in the manner dascribed by Alonso. Ridges cotrespond o major trhan
arterial roules, while the secondary pealks oecur al the infereection of (heae
The Periphery aterlal roules and major crosstown streels, (Brian J. (. Brtry, Commeieial
Sltuclure and Commerdlal Blight, University of Chicagn, Department of
Geography, Research Paper No. 85, Chicagn, 1963, p. 35} o

The peripheral zone is in a constant and unsettling
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remains such that the land is rendered marginal
as a development option. The zone 1is
accordingly largely in limbo until such time as
the economics of land stabilisation prove

viable.

X The northern perinhery is also a sector of
latent opportunities, held back by the costs of
decking the rallway line in order to exploit air
rights. In addition, legal aspects of such
action remain unresolved. Until these problems
are solved, this zone exists as an impenetrable
barrier in the city, the railway tracks acting

. T ’ - L 'k i N B M
PR I L LSRN -k LB BRIV L e
(R }; mEet 3 f I gk | N
o Rt B R PR !
v 0 _l'.."-‘ * -r-; l “{ ’ H P
WAt e o e . 1? » f .’J" s

L Tl YA TR ."]i! R S .
B2 W N e
; ‘ |( l._i{. }H !” 'Hf:

like barbed wire to practically isolate
Braamfontein and Hillbrow from the CBD. In
terms of potential, however, this strip is mors
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X The westery sector of the city is largely
vacant, underdeveloped or, 1in some cases,
derelict. This 1s primarily the result of
large-scale installations such as the abbatoir,
fresh produce market and old power station
becoming redundant, while the land itself
remains vested in the local authority.

The resiting of the Johannesburg Stock Exchange
to this zone precipitated a shift in the
financial core of the CBD. It also acted as a
stimulus for interest in the redevelopment
potential of this area and a general westward
expansion of the city’s office component.

In addition to the financial presence in this
sector is the cultural node focused cn the
Market Theatre and the precinct which cups it,
as well as +the hardy heritage of small,
delightfully intimate retail and market stalls
found originally in Diagonal EStreet and
replicated more recently at the Saturday Market
held on Mary Fitzgerald Square.

Another maJor dynamic element is the existing
circulation and activity patterns channeled
through the HWest Street “"gateway” via the Pulco
bus terminus and minibus taxl routes into the
city proper, heralded by informal markets.

The Rewtown Urban Desigpn Competition encouraged
investigation into various alternatives for the
revitalisation of this sector. The GAPS Winning
proposal suggests a "fragile thread” approach in
which a "thread" of public capital ls used to
weave a structure on which other more robust
uses are developed by the private sector.

The Transitional Zone

The transitional zones of Hew Doornfontein,
Doornfontein, Troyeville, Village Deep, Selby, City
Hest, Fordsburg and Vrededorp form a Zframework
encapsulating Johannesburg’s Central Area. Clockwise
movement round the city highlights a variety of
characteristics in the zone.

To the east major capital interventions +typify
Doornfontein’s offlice sector, whilst Troyeville
languishes as a derelict residential zone stirred only
by the first signs of gentrification. Jeppestown is
fairly low rise, low intensity development, static in
its rate of change. It includes factories,
workshops, warehouses and a retall component supported
particularly by the pedestrian traffic generated by
Jeppe Station.
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To the south a thriving industrial component lies
zmongst the remnants of mined-out land and the
heirlooms of railway activities. It is well-served by
rallway stations and provides access to extensive
employment opportunities +therefore linking it
physically and economically to the CBD,

To the west the Indian quarter is regaining its force
(albeit, at this stage still with caution) in the fornm
of Fordsburg, which accommodates the major retail node
of the Oriental Plaza and its peripheral spin-offs

which penetrate Burghersdorp. Despite some low
intensity capital interventions, a derelict aura
still shrouds a large portion of the area, The

reinstated economic strength of the Indian community
is rather more manifest in Mayfair, east of Fordsburg,
an area correspondingly plagued by soclo-political

tengion.

North-east of Fordsburg lies Vrededorp, ridden with
poverty and decay as a result of government
intervention and enforcement of the Group Areas Act.
in entire, thriving Indian community was relocated,
its homes Dbull-dozed and the land left under
developed. Vrededorp now provides a spill-over zone
for lower incoms white groups from adjacent suburbs
such as Brixton, made inaffordable by gentrification.
Scattered single storey low-cost housing developments,
provided primarily by public institutions are typical.
The growth of the area is negative with large tracts
of open land.

The remainder of +this western sector of the
transitional area consists of railway shunting yards
(causing a major edge), the Braamfontein and Brixton
cemeteries (another physical barrier) and the
redundant gas works.

The Interaction of the Zones

It therefore appears that the unopened honeypot of the
economically sound, but qualitatively deteriorating
CBD is isolated by a buffer (in the shape of the
derelict, blighted and underdeveloped peripheral areas
on the one hand and strong physical barriers in the
form of the freeway system and the rallway line on the
other hand) from a transitional zone bulging with
energy and opportunities in the socio-political as
well as the economic realm. The transitional zone also
accommodates a very healthy variety of uses different
and complementary to those in the CBD.
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A major opportunity therefore exists to harness and
redirect the epergy and forces of the transitional
area to transcend the buffer of the peripheral zone.
Valuable life lines could be tied back into the CBD,
to the benefit of the peripheral zone on the one hand
and the CBD which will have obtained a positive
interface between itself and the suburban residential
hinterland.

Capitalising on tne opportunities of the transitional
zone could therefore ensure the removal of the
tourniquet of the peripheral gzone, ensure the
reinforcement and  »port of the well-being of the
CBD, the nation and the country.

Housing as an Objective in the Process of Urbanisation

Housing is almost always the consequence of other
urban activity and a positive attitude to inner city
housing will assist in smoothing over the urban
transformation. In view of the pressing lousing
problems accompanying urbanisation and considering the
areas of depressed land values, ldentified earlier in
the exploration of the land-value cone model,
together with the physical character of the peripheral
and transitional zones, one can hone in more
accurately on the "points of puncture" or bhridgeheads
for connection of the CBD to a wider hinterland to
promote and facilitate a more prominent residential
component in the Central Area. Two soft areas emerge:
one to the north-east, related tc Hillbrow and ore to
the west, related to Fordsburg.

The most extreme pressures come from the north-eastern
gsector in the form of Hillbrow, Beréa and Yeoville,
but is inhibited to a certain extent by the bottleneck
effect caused by the vallway barrier at this point of
puncture.

The other prominent pressure iz the thrust from the
west from Brixton, Mayfair ete., via Fordsburg. This
geenms to be a less constricted point of puncture
which, with the correct strategy, can become the key
area for intervention.

The next challenge would be to determine what the most
suitable and appropriate intervention wou.d be, given
the current forces and shortcomings of the clty to
promote the spontaneous development of an inner city
housing component as a spin-off.
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. a rich aty with major
capital interventfions..




THE BIRTH OF A WEALTHY CITY

Large scale gold deposits in the South African
Republic and the advent of intensive gold mining on
the Witwatersrand ia 1886, generated hitherto unknown
economic activity in South Africa. Markets for food,
goods and services on the Witwatersrand grew rapidly,
fed by the profits of the gold deposits.

From the outset, effective exploitation of the
Witwatersrand ore deposits necessitated large-scale
capital investment, while at the same time dictating
labour-intensive methods of extraction. In turn, this
created forward and backward linkages, and soon
industries serving the gold mines flourished on the
Witwatersrand. By the turn of the century,
Johannesburg had the largest urban population in the
country.

The gold mining industry rapidly became the dominant
growth force of the South African economy, ultimately
supporting Johannesburg and the whole HWitwatersrand.
By 1897 Johannesburg was an established town with a
total population of 102 078 complete with a railroad,
central business district, suburbs and, of course,
segregated settlement areas for Blacks and Indians.

CURRENT LEVELS OF OPTIMISM IN THE CITY

Having weathered the forecasts of doom of the 1970°s,
Johannesburg’s Central Area remains unparalleled in
its dominance as the prime activity and economic node
of the metropolis, region and country. Apart from
surviving, it has now found the resillence to £fight
back, with investors realising that the economiec,
social and cultural investments of the past are too
valuable to let fall by the wayside.

"It is cities that contribute to the wealth of nations
and are the life-blood of their economies. Cities are
mankind s most importent asset.” (4)

Although the decentralisation of certain components
from the CBD to satellite areas is often viewed as
detrimental to the CBD, particularly becauge of the
conpetition it implies, there is an increasing
awareness of the symbiotic relationship between the
centres, and to the CBD, to the overall benefit of the
metropollitan area.
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In these terms, the CBD provides a strong heart for
the metropolitan economy 1in which the satellite
centres thrive, and in turn, relieve a certain amount
of pressure on the CBD. Although the character of the
CBD is changing it appears to be fundamentally and
economically sound. More office floor space was
constructed in the Johannesburg CBD than any other
centre in the region between 1978 and 1985.

There is currently a gensral feeling of economic
well-being in the country (albeit of uncertain
duration) and indications are that the time is ripe
for investment in property. Furthermore, the energy,
resources and initiative for investment, possibly on a
hitherto unprecedented scale, exist and can be
harnessed.

CONFIDENHCE OF THE PRIVATE SECTOR IN THE CITY

In an Analytical Investigation of the CBD by a teanm
of consultants, appointed by the Management Committee
of the City of Johannesburg (October 1987), one of the
post encouraging findings from interviews and
questlonnaires was the "level of optimism with regard
to the potential of the CBD and the positive role
which virtually all the major developers and investors
believe that the CBD can play in the future of the
city" (b).

Over the past five vyears +this confidence has
manifested itself in the emergence of many large-scale
and far-reaching redevelopment proposals, the addition
of new building stock and a healthy rate of
refurbishment of existing buildings. As a result we
see major projects underway with many parts of the
city moving into significant levels of urban
revitalisation.

Major pressures and development initiatives identified
show an active interest in investment in the CBD
towards its qualitative upgrading:

X Northward extensions of the Smal Street mall
system to Joubert Park and southwards towards
the Carlton Centre Sky Rink,

X The Centre Plan proposals for the mnaljor
redevelopment of Eloff, Pritchard, Kerk and Von
Brandis Streets into a pedestrian precinct,
aimed at re-establishing the traditional
shopping precinct and the inherent link of Park
Station to the CED.
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X Air right proposals and enabling policies being
formalated by SATS and the City Council to
bridge the rail lines.

X A SATS study to rationalise Park Station into a
major modal interchange with mixed uszes.

X The redevelopment of the Kerk Street precinct
between Eloff and Diagonal Streets.

X The redevelopment of Newtown.

* Speclalised developments along the southern
fringe of the CBD on undermined land.

X Increased refurbishment of existing huildings.

E Current and firm proposals for major urban
installations, e. g. BankCity and Genmin
Headquarters.

In the absence of a clear overall vision and a
workable development framework, however, ‘these
proposals have had to be dealt with in an ad hoc
manner., This raised concern amongst the incredibly
strong First World private sector of the city, about
the feasibility of major capital investments in the
CBD in the absence of a comprehensive development
strategy.

The informal CBD development programme that has
emerged since, has removed some obstacles worrying
developers and investors. In order to ripen the CBD
for the major capital interventlons that can lead to
its Renaissance of the city, the local authority does
nevertheless need to commit itself more concretely to
a vigsion and related objectives and strategies for the

future.

Regardless of the lack of communication between the
public and private sector and the current shortconings
in the city, one fact stands clear, there is an
abundance of financial wealth in the city, both in
‘past Iinvestments and in current proposals and
negotiations by the private sector.

2 »;%’ R
e\ e 5
sty 7

/

{,’4
7
Z

N7

i e ki

il e YA R R W
| . _“., F B4EeY : .

Aned
Iy

s Ei“‘l\"u‘l [_‘/’:‘_‘}- :“ TR ,K e ST ‘ g R ' e ‘ 3
7T
/"&;f/ Z,{%ﬁ: ]l__ “\ f‘[ .‘::i“ :

. o’ -
O e 8

oy T i
/7/ / ™4

WENE AL ERINS (MpER THEIE ARF COMSIDERARTE DF VEI APMENT PNESSYNES 19 NIE PR

EACERR Dok Fe gt (_,) TOMTE WITEL BOMEL) SHOUH  pyervrroe
LRGN TG R R I e

o
Pt
.,

SHAL SIRLEA PHISTNAN FORDN P [‘:’!Tﬁ"ﬂ i, -
R ! ' PRIV Kt v pred ) %
« RINm peRiRI gfrinn ahsy| OO INAEE Y kit i N
fEALRP WA N BEETS IR aN At e Ty Pl ¥ w _w w LR LU EUR LT g o
el by A et o e, folianLid .
PIEY T JOVIyaTHING o tayg gatn l""‘""'l = b FOTIURIAL £ rmnieny o s 2_.._ .("-‘
P E IR PiFx - - -

.Ciw of Jhb, Op. Cit .



.and yet the city remains
impoverished!
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Even historically there i1s hitfle
foundation for rich city building...



COLONIALISH

" The settlements resulting from colonialism in Southern
Africa were nothing more than expedient support
structures for the supply lines required by global
trade, mere by-products in the exploitation of the
region by remote c¢olonial powers. First the
Portuguese explorers destroyed +the trade lines
established between tribes to the north, and with it
nmany of the settlements that resulted from the local
economy, evident from 1100 onward. Subsequent
investment from +the colonial powers towards the
establishment of new permanent settlements in the far
away colonies was thereafter sparse and hardly

adequate.

The Dutch and British colonists (those who did not
already see city life as anathema by virtue of their
farming background) were revelling in the abundance of
space, sonmething only vast fortunes could buy in the
over-crowded and squalid conditions of Europe. The
spacious settlements that evolved as a result of the
cheap and abundant land with low levels of yield
repregented the colonists” "escape” from their cramped
mother-cities and their distaste for urbanity as they
had known it. This anti-city psyche fuelled the
"garden city" aspirations of future generations of
city dwellers further.

INDUSTRIALISATION

Industrialisation further tainted the image of the
city as a worthwhile social organism. The boom and
bust ethic of +the mining contingent and +their
transitory mining camp mentality was no basis for
permanence (1), The industrial cities tended to
become repositories for redundant populations who
could not survive elsewhere. This included the
poverty stricken Cape Malays, the extended families of
indentured Indian labourers unable to be supported by
cane farming in Natal and the rural immigrants
crippled by the deﬁressiond With the anti-city mind
in place, and garden city precedence elsewhere, those
who could afford it, moved to the periphery. Suburbia
was born.
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THE APARTHEID ERA

This ideological phenomenon had by far the most
profound effect on our cities physically, socially and
economically over the past forty years, The
clasgification of land beyond land use on racial
grounds has fragmwented the city into a low-density
capitalist system. The cities pander to the needs and
aspirations of a mobile affluent minority who are
surrounded by high density dormitory satellites on the
urban fringe to which the majority of the population,
with little disposable income on the -ne hand, and a
high level of dependency on public t. :usport on the
other, have been relegated.

This disjointed, ©politically imposed structure
resulted in inappropriate travel times to places of
opportunity and a totally energy-inefficient city,
both in terms of consumption and man-power.  The
majority of the city s population are therefore not
integrated into a cohesive and supportive city
structure and feel understandably at odds with the
notion of the city as a valuable social organism.

The persistent government policy of suppressing ity
growth in favour of deconcentration to suppressed
regions is directly in contrast with the notion that
cities contribute to the wealth of nations (2).
Intensifying the city is our only hope for actively
dealing with rapid urbanisation, +the exponential
population growth and the resultant increasing demand
for jobs, products and s~ ~vices.




. reinforcing the current
cshortcomings of the city..




JOHARNESBURG S LACK OF URBANITY

The city is a place of opportunity. It is the place
of potential fame and fortune, of freedom, education
and exclitement, and an opportunity for fulfilling
agspirations and achieving self-actualisation, To
enable the city to perform, it is essential that its
opportunities are mzximised by enhancing and
emphasizing those qual:ties which accentuate its sensge
of urbanity.

Urbanity, according to Vietor Gruen (3}, is
characterised by three main features:

- the opportunity for direct (face to face) human
contact and communication

~ the opportunity for free exchange of goods and

ideas

— 1
- Bl wHics 15 N
THE STATIONT

~ the opportunity for human freedom as expressed

in multiplicity of choice -~

Nouvel (4) sees urbanity as consisting of urban
complexities, unexpected meetings, streets teeming \
with 1life, specific cultural character and | o ,

F %enblexg et al R@efovxswe Bwvitonments
personalised use of space. /

Dewar, Uyjtenbogaardt et al (b) argue that urbanity is
the generic term for the pogitive qualities which
exist in rich urban environments as opposed to urban
agglomerations and suburbia. The level of urbanity
will be affected by the folklore, habits, struggles
and sociability through generations of inhabitants of
the city.

In Johannesburg, as in most modern citles, the lack of
urbanity is fuelled by today’s technical realities
such as the individually owned car, large scale
industry, mass communication as well as single use
zoning practices and the devastating damage brought
about by post-war uncontained sprawl. The absence of
large scale clarity and the lack of density destroys
the possibilities of a cohesive, imageable community
identity. This 1is exacerbated by the inferior
undirected quality of the public transport systenm.

Johannesburg has furthermore favoured economic growth
at the expense of the preservation of builldings of
architectural and historical value, resulting in
simplistic environments. This is reinforced by the
fragmentation of the city brought about by political
ideologies in +the local context, expressing
segregation along economic, sociological, racial and
functional boundarles. As a result Johannesburg can

Bentley ek ab OF. Cit .




be perceived as the anti-city, a city with a sad lack
of the primary pre-conditions suggested earlier for
creating urbanity.

In addition to all +the above aspects negating
urbanity, public space allocation in the city is
insufficient and inappropriate for the establishment
of a decent platform for the development of urbanity
on a scale large enough to start penetrating the rest
of the city. Without urbanity the soul of the city
flounders.

POOR QUALITY IN THE PUBLIC REALM

In her epic work "The Death and Life of Great American
Cities" Jane Jacobs (11) said that "A city sidewalk by
itself is nothing. It is an abstraction. It means
something only 1in conjunction with the buildings and
other uses which border it... Streets and their
gidewalks, the main public spaces of the city, are its

most vital organs”.

The public environment of +the Johannesburg CBD is
either ordinary or extremely poor., The city is being
transformed from a city of collective spaces to a city
of private icons. The continuities of streets are
broken by ill-placed buildings, height ordinances are
frequently violated, and varied materials and facade
treatments compete stridently for attention. The city
has become a showplece for the private ego at the
expense of the public realm.

Competition between a fragmented system of government
decision-making, bureauncratic regulations, community
participation and private money, has made a shambles
of the harmonious interrelationship of the city’s
buildings, open spaces and circulation routes and is
in no way used to enhance the image of the city.

The public environment has become a passive element,
responding to functional demands in a reactive manner
rather than acting as a dynanmic integrating device to
pro~actively participate in the development of a
"sense of place” for the city and the achievement of a
balance between privacy and security, social contact
and interaction,

AN ABUNDANCE OF BARRIERS IN THE CITY

The city fabric is profusely scarred by various
barriers, inhibiting healthy city growth and spatial
integration.




Johannesburg evolved as a linear city in an east-west
direction based on the mining belt, and was connected
by the railway line. Ideally, the most intense
development in the city should have occurred along
this corridor of maximum accessibility. Instead; the
rallway reserve has become an impenetrable gash in the
city fabric, particularly in the central business
district, and fails to act as an integrating seam.

Although there is a perception that the freeway system
forms a penetrable symbolic edge to the city, it is in
reality permeable only in very limited (and neglected)
areas, The system constitutes a rather harsh
impenetrable barrier over the majority of its length,
containing the CBD positively on the one hand, but
preventing life-giving connections into the hinterland
on the other.

To the south of the CBD the mining belt imposes
another barrier further inhibiting spatial integration
of the Central Business District to the South. This
results from undermining and assoclated regulations
imposed by the Mining Commissioner. The depth of
undermining as well as the numerous slimes dams in
this zone repress viable development.

Even though the floundering peripheral zone, as
discussed in Chapter 1, ©provides numerous vrich
opportunities for positive intervention, it still
constitutes a psychological barrier, encircling the

central business district.

Two large grave yards to the west of the central
business district create mincr but still significant
barriers in terms of localised spatial integration and

connections.

Lastly, there are the intangible political and
cultural barriers emerging very strongly especially
in the transitional zones as a result of the defiance
of the Group Areas Act by disenfranchised majorities
seeking closer location to places of work. These
newly constituted barriers are more difficult than any
of the physical barriers to bridge as they are in
congtant flux because of vague government policies.

THE MISSED OPPCRTUNITY OF STREET SPACE

Gosling (B) argues that the patterns of clrculation
sustaining the city’s activities have always been the
most explicit generators of public space. With the
growth of the industrial metropolis and the advent of
more intricate mechanlcal systems to sustain thenm,
these circulation syvstems have become more remote from

their generative function.

6me3m*’ P. The Architectore of Twns and Cikies




There is currently no hierarchy in the inner city
gtreet gystem of Johannesburg. All forms of movement
including through-traffic, cirsulating traffic, public
(buses and taxis) and pedestrians make
The
ability to meet these demands is severely compromised
by on-street parking and loading, short city blocks,
and the correspondingly high number of busy
intersections.

transport
competing demands on the city’s street-space.

There is a lack of direct pedestrian connection
between key elements in the UBD, while the quality of
the street enviroament and the convenlence, safety and
freedom from noise and fumes afforded pedestrians is
generally very poor. The existing street grid
disperses pedestrian movement along a system that is
designed for vehicles rather than pedestrians and is
moreover aesthetically disappointing. The character
of these routes are functionally and environmentally
very similar, resulting in a bland system with no

legibility and rn distinguishing bierarchy.

Kahn (7) said that the street is probably the first
institution of man;'a meeting hall without a roof.
For Kahn, a street is "a room by agreement : a
community room, the walls of which belong to the
donors, dedicated to the city for its common use. Its
ceiling is the sky".
building, particularly its exterlor walls, from its
surrounding context and thus the street. This
opportunity for the architect or developer to
contribute towards the public realm of the city has
OQur buildings have become

We have Dbecome a

He cannot therefore separate a

often been disregarded.
introverted and self-contained.
walled city and, ironically, all the more s sceptible
to crime because of it. These buildings are turning
our streets and public spaces into a no-man’s land and
our spirit of public-mindedness, or sense of community

into a faded memory.

POOR PUBLIGC TRANSPORT AND RESTRICTIVE PARKING POLICY

The CBD 1is the convergence of all metropolitan
transportation routes providing maximum accessibility
for all modes c¢. transport.

The objective of the restrictive parking policy as
exercised by the authorities in the CBD is to restrict
the use of low occupancy private vehicles as a mode of
transport, ir favour of public trangport systens.
Although well served by all forms of public transport
the city’s public transport is of such poor quality,
inconvenience, infrequency and so badly managed that

the validity of this restrictive policy is questioned,
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To implement a rapid mass transit system will, on the  §§§§5%§§§E}@{?f@ﬁg?ﬁﬁgﬁgﬁ?QE?r S )
other hand, burden the authorities with exorbitant Sy T b2

financial implications. The lack of on-site parking

therefore merely succeeds in increasing the on-street
roving of private motor vehicles in search of parking,
congesting and impoverishing the street environment
further.

The public iransport system is further compromised by
the fragmented nature of the apartheid-city - the
majority of the city’s population has to be shuttled
backwards and forwards on a daily basis, resulting in

s N R-.'**;‘f/f; N4

energy inefficiency.

ZONING LEGISLATION AND THE LACK OF A RESIDENTIAL
COMPONERT IN THE IHNER CITY

doning legislation had the effect of separating
functions that have often been "naturally” integrated.
Abstract notions of compatible uses have created urban
areas that no longer accommodate physical or social
diversity, and that therefore are no longer truly

urban. "Zoning substituted functional for spatial .ﬁhiﬂ“

order and falled to recognise the importance of

spatial order to social functlon" (8). 'ﬁih'ﬁ

The residential component, being the lowest in the %%; | "“”“”“““"R:

hierarchy of income generating uses has been squeezed
out to such an extent that it 1s dwindling as & whole T e ey
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components are thriving.

Although the CBD is well supported in the wider
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Central Area by strong residential components in N N A i
Hillbrow, Berea and Joubert Park, the two specific }';“:;iﬂ\ij;?f:’::*:;, {1 Q| F.. |
residential zones in the CBD identified earlier, are ;9 ;53 .!f"‘;?j*ﬁ:f:;y”“ ST %/Iwmﬂ}

dwindling as a result of insufficient tieback into a e A
supporting hinterland (suffocated by the peripheral mnr-i% {Eﬂw L “T_Z WE.,,,.,."" ?
anti-space) and the losing battle against office and e —— o i
retail space as money-spinners for developers. Cl‘w of Jhb ,OF' at.

There is no doubt that the diversity, vitality and
defensibility of the CBD will be greatly enhanced if a
gtronger residential component was encouraged. It
would also improve access opportunities for groups
with low car ownership without their having to rely on
public transport.




THE LACK OF DENSITY

Hand-in-hand with the lack of an inner city
residential component goes the problem of too low a

st

population density for Greater Johannesburg. Qur city AT ga"éuizwéﬁﬁuhﬂﬁ%sl
[l . ‘ _. i - 3 :» QD‘V"L'HI‘\L!-"“‘N A

iz predominantly suburban and sprawling in character. 5 &?J::ﬂiir‘i,‘%"a{r L f T s
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In comparison, Mexico City accommodates five times the

population in approximately 20 percent less area,

while Cairo accommodates two and a half times the
population in about half the area.

Johannesburg's low population density and
de-concentrated people has resulted in the dispersal
of energies, activities and resources, The
complexity, density and intensity of activities that
create vital urban environments has been diluted. The
lower density also has & detrimental effect on the
viability of public transport, which is compromised by
high running costs.

%en’a\exi e'c m\ Qeéfonswe EV\V’HOV\M@MS

THE LACK OF STRUCTURED OPEN SPACE

In order to make memorable places, a c¢ity needs urban

space. Johannesburg has a sad lack of significant | N
urban space, and the little we had has been eroded or Rt
usurped by pressures, for example, from parking
requirements such as Marshall ©Square and Mary
Fitzgerald Square. Other remaining structured open
space in the lnner city has become so overcrowded that

it no longer serves its original purpose as place of
relief from the crowded streets of the city. The
saddest lack of all is the extremely poor, dislocated
civic space unrelated to the new civic offices of the
city. In contrast, its predecessor featured a rare
configuration of public oven space and fine old
buildings.

TEE LACK OF A MEMORABLE ENVIRONMENT

Italo Calvino (8) argues that a city without
historical buildings is like an old man without a
memory. The Johannesburg CBD was structured on a
uniguely small grid, maximizing the potential of
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corner responses, The care with which these corners

-

used to be celebrated with specific architectural %
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responses has, however, been lost over the years.

The city still has many fine examples of historical
buildings but they are dwindling and the current
configuration of the publie environment takes no

cognisance of them and fails to offset them in any
special way. The boom and bust mining mentality on
which Johannesburg was built is still a very prevalent
phenomenon in the city’s psyche.




Historical buildings of less importance are pushed
aside for bigger, better and more profitable modern
developments, and with them is lost the long-standing
social and cultural investments in the city. Even
attempts to recreate a historical component with new
buildings (e.g. BankCity) ring hollow and fall short
of achieving either the visual richness or the sturdy
technology of 1its predecessors. The essential
socio-economic gpirit of the area, obliterated tc make
way for new development, has also evaporated.

AN EXCESS OF LOST SPACE

Lost space, Trancik (10) argues, is the "left-over
unstructured landscape" at the base of high rise
towers, or the unused sunken plazas away from the flow
of pedestrian activity. Lost space is also the
surface parking lots in the peripheral zone of the
CBD, the no-man’s land along edges and under freeways
that nobody maintalns, abandoned waterfronts and train
yards, and vacated industrial complexes falling into
dereliction. It is the vacant blighted clearance
sites that for a multitude of reasons were never
developed and the derelict sitess vested in local
authorities that remain vacant as a result of the lack
of initiative, resources or vision on the part of tus

council.

Generally speaking +then, lost spaces are the
undesirable urban spaces that cry out for
incorporation into the city £abric - anti-spaces,
making no positive contribution to their surroundings
or users. They are normally ill-defined and fall to
connect urban elements in any coherent way. The
integrity of the inner city of Johannesburg is
destroyed by an excess of lost space:

X The peripheral space and space below the freeway
system which cuts through the urban fabric on
the eastern and western boundaries.

X Hodernist-inspired plazas around freestanding
pavillion-type buildings, destroying the street
edge, +the concept of urban rooms and the
continuity of urban life. They provide the city
with an unwanted collection of poorly designed,
ill-used wind-swept plains.

X Bald surface parking lots for cars and buses in
the peripheral belt, the results of land in wait
to council urban renewal projects.
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X Urban renewal projects in the western
transitional zone of the city which responded to
a concern for social hygiene resulted in the
existing old-town network of street Ilevel and
gtreet related spaces being wiped out, and with
it the community. The land has Dbeen left
abandoned and derelict.

* The city is riddled with abandoned warehouses
and factories as a result of industrial
decentralisation, Innovation too has resulted
in obsolete transporation facilitier in the
form of abandoned rallway sidings. Acres cof
undser-developed and derelict open land held by
the council also lies fallow as a result of
changes in use and the bureaucratic pace of
development.

THE LACK OF SECURITY

Security in the inner city is a political consequence
on the one hand, in the shape of bombs planted in
public places, and a socio-economic consequence on the
other in the shape of mnuggings. Every major
development in the city has some form of security
patrol and alarm system. As a result the city has
become an alienating, guasi-police state.

For security reasons also, new buildings do not
interact or communicate with the public environment at
all. There i3 no easy transition from public to
private domain, seriously compromising and
impoverishing the public realm.

A FRAGMENTED MARAGEMENT STRATEGY

Successful major urban redevelopments elsewhere in the
world are characterised by active full-time management
bodies, steering them along the correct course of
growth,

Because individual departments of the local authority
in Johannesburg take care of their respective tasks to
the beust of their abilities, the attention and input
into the overall management of the city is fragmented
and compromised as opposed to a fulltime involvement
of a broadly based management body. The latter
management structure could provide a more focused and
co-ordinated management framework which would improve
the communication between private and public sector
for one,
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THE LACK OF ﬂN OVERALL VISION F@R THE (:ITY womeeds  THE REYTE SENG GIVES BY K A5
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The fragmented nature of the management framework /.%.
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.. which are noft due to a lack
of resources...




IRVESTHERTS SROULD PAY DIVIDERDS

It 13 c¢lear that the lmpoverished character of the
city is not a result of a lack of capital or other
regources. Despite the ample and willing capital
investments avallable to the city, there is still
little or no trickle-down in the form of positive
gpin-offs for the city as a whole. The investment
made over the p.st twenty years or so should be paying
much better dividends by now, both quantitively and
qualitatively.

Without direction the shortcomings and maladies c¢f the
current state of affairs will intensify and become
more profound. The direction to pursue for the
metamorphosis of the stagnant city into a dynamic city
must be found in the major anticipated pressures in
the clty.
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.. there are, however, forces
currently at work In the city
which must be manipulated

in the search for a solufion.
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Cities change...




CITY FORM CARNOT BE PREDICTED

The most prominent aspect of any city at any time, is
its ever-changing nature at all levels - physically,
culturally, economically, environmentally and,
especially in the local context, socially and
politically. With the exponential development of
technology since the Industrial Revolution, the rate
c¢f change in citles has increased rapidly to an almost
uncontrollable and unpredictable force.

It is therefore naive to assume that the city’s form
and nature can be predicted by giving some form of
tangible ideal end-state with firm guarantees. It is
impossible to know what the future holds and what
precisely will emerge once the processes that shape
the city are freed up. Ideal end-state scenarios are
riddled with pot-holes and are contrary to the nature
of city dynamics.

"... a non-model perspective of the city can
contain many visions of the city because it is

organic and dynamic in its intentions. It
responds to life and changing soclial and
political conditlons. The urbanism of

constancy, of spatial composition, can tolerate
no vision but 1its own dead stereotype of an
ideal state." (1)

JOHANNESBURG -~ A ROBUST CITY

Some cities, however, adapt to changing circumstances
and the accelerating rate of change over the years
more successiully than others. Johannesburg has
proven itself over 1lts short history to be a robust
organism, able to weather extreme change. ¥With the
country sitting at a cross-roads, views of the future
range from the one extreme of, "change at all costs",
to the other extreme of "never any change", and a
continuum of forces operating inbetween, Whichever
way the pendulum swings, Johannesburg is at a point
of major change at all levels in what is essentially
a timeless process of adaptation.
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.. 8s a result of
dynamic forces...




THE CONTINUUM OF VIEWS

The dynamic nature of the city ls largely, if not
entirely, the result of myriad forces'and processes
congtantly at work in maJor and minor ways. These
forces and processes are all interdependent and
interrelated, volatile yet malleable, and difficult to
analyvse in simplistic terms. The nature and impact of
forces change from context to context.

Depending on one’s position along the continnum of
views for the future of the city, some forces will
have a positive impact while others will be
detrimental. It can be argued that some forces
allowed to run rampant will end Iin anarchy or,
alternatively, are sure to lead to stagnation. In the
local context most views are politically inspired,
even 1if concealed behind social and economical
facades.

AN OBJECTIVE APTROACH

The intention of this exercise, however, is to assist
objectively in the endeavour to reinforce the dynamics
that make clties life-sustaining places and to enhance
them as our “"primary assets” (2). Nevertheless
despite the neutral aim, political and socio~economic
pressures still loom.

The approach will therefore entail the identification
of ccmmonalities in the plethora of dynamic urban
forcez, to establish neutral forces and to evaluate
them in terms of current pressures exercised on them,
be they of economic, social, cultural or political
origin. This will provide us with an indication as to
which of these pressures should be enhanced or negated
to unlock their energies and channel them into the
achievement of a viable dynamic city.
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. which in the current
local context...




THE PREDOMINANT FORCES IN THE CITY

In this time of increasing presgssures of urbanisation,
population growth, growing unemployment, social and
political change and extreme uncertainty about the
future, certain forces and processes have become mere
predominant than others in the 3haping of cur citles.

These predominant forces do not exis’ in isolation but
are all related to and affected by each other, as well
as by the myriad of lsaser forces at play. The
impetus of these forces will furthermore change over
time as a result of changing circumstances. For
instance, whereas in the past, the changes in the
Johannesburg CBD were largely as responses to the
economic dynamics of the city, the cholces now are
concerned with adapting to the more complex social,
economic and political processes of contemporary South
Africa.

From the plethora of currently active forces in
Johannesburg, three predominant forces with madjor
potential impact on the future city form emerge as
COMMON.

¥ Urbanisation - the undeniable and rapid influx
and attitude of the disenfranchised majority

* Capital Investment - a =uch required, available
and powerful commodity in the hands of the
enfranchised private sector

L Development Controls - a far-reaching device
controlled by the local government

These forces are highly interdependent in the current
circumstances and any kind of manipulation of the one,
will have a direct effect on the others. Hach one
will be discus-ed in terms of the current reality and
then how things ought to be to maximise the spin-offs
in the endeavour to achieve a city of dynamic natu: :.

URBANISATION IR SOUTH AFRICA

Urbenisation is a phenomenon that no nation,
civilisation or c¢ity escapes in its process of
development. Clties are the products of urbanisation.

“The urbanisation of a country is said to be completed
when about 80% of its population is accommodated in
its cities" (3). In these terms, South African cities
are 8till actively subject to +the process of
urbanisation. ’




South Africa has a very short history of urbanisation.
The history of city bullding in South Africa, as
discussed in Chapter 2, has imbued negative attitudes
towards urbanisation 1in +the population, deeply
inculcated our consciousness. The centuries-long
tradition of sub-Saharan, semi-nomadic life, combined
with colonists who see city life as anathema by virtue
of thelr farming background :snd others who have
realisesd the suburban aspiration, are all set against
a background of urban blacks who for years have been
made to feel at odds with the city. It is not an easy
task to turn these negative attitudes into belief in
our cities as worthwhile entities which should be
encouraged to grow.

Urbanisation, Thowever, i1is not an unprecedented
phenomenon in South Africa. The effects of different
waves of uvrbanisation manifest themselves in our
cities, Dewar et al (4) note that the tendency to
overlook the well established precedents of the early
part of this century. The depresslon years and, more
recently, the post-war boom of the 1950°s and 1930°s
gaw large-scale urbanisation as a result of the "poor

white" problenm.

Black migrant labour policy catalysed another form of
urbanisation. This supposedly short-term option,
meant to last only as long as the earning power of the
migrants was needed to feed cash, and thus
development, back into the rural compunities, making
them ultimately self-sustaining, Z£alled with the
realisation that the migrant workers” dependence on
the city became absolute and permanent.

Although housed on a "temporary"” basis in compounds by
the mines, this influx of rural people constituted in
reality another wave of urbanisation, albeit at a
lower and more superficial level.

Currently, only half of South Africa’s population is
urbanised.  Seen in context, the process of
urbanisation continues to be an inevitable reality.

Despite official attitudes and legislation,
urba.isation in South Africa today is an undeniable
force which 1s proceeding regardlessly, havinz a
profound influence on the nature of our cities. From
this point of view it is important to push the process
of urban transformation through actively, and to
accommodate it, rather than attempting to arrest or
reverse 1t, which will directly oppose the notion of
dynamic city bullding.




"OQur position in South Africa is not unigue at all,
but absolutely normal: we are simpiy golng through
the most critical stage of urbanisation that every
developed country has to go through on its way to
maturioy,” (5)

URBANISATIOR ~ THE CURRENT REALITY

Currently, government policies persist in suppressing
the growth of cities in favour of deconcentrated
development in depressed reglions. This occurs in
gpite of a growing realisation that in order to ensure
that cities become the lifeblood of the national
economy, they should be encouraged and allowed to
grow. In the face of the escalating demands for Jobs,
products and services in the local context, it becomes
imperative that the role of the city as an enabling
organism is understood.

"Only in cities can the'economics of proximity,
scale and location be optimised and... increased
benefits fuel a permanent, on-going process of
adoption and intervention.... The bigger the
city, the bigger the attraction. The bigger the
city, the greater, wider and deeper the demand
for labour of all kinds."™ (6)

Even though specific influx control has been
dismantled, it is too soon to have any significant
influence and, in any event, a network of restrictive
legislation remains, inhibiting the natural
urbanisation process. Whether current government
reforms will remove these controls remains to be seen
and as of now, there are no cogent official strategies
in place for coping with the accelerated rate of
urbanigation.

".... concensus appears to be that (a) we are
going deeper into a time of extreme uncertainty,
(b) resolution is necessary and something has
got to give and (c) the process is unlikely to
be easy." (7) |

It has become imperative to address. the issue of
urbanisation as a matter of urgency, as a host of
maladies in the city such as housing shortfalls, needs
for facilities and provision and creation of economic
opportunity, are already emerging as a result of the
procrastination pending resolution in other areas.




URBANISATION - THE OBJECTIVES TO BE ACHIEVED IN TERMS
OF DYNAMIC CITY BUILDING

The main objective in the manipulation of the
urbanisation force towards the achievement of a
dynamic city would be %o encourage the city to
intensify and grow. The success of world cities today
testifies to the desirability of the urbanisation
process in bringing people from the land, integrating
them into the economy of the city and freeing up rural
areas for more productive purposes.

Under local conditions of &n urbanising population
with limited economic means and a low level of
mobility, the most appropriate strategy would be to
intengify the city towards "compact city” form (8).
To achieve the growth of the compact city the
predictive and prescriptive stance taken by the urban
management bodies must be abandoned in favour of urban
growth managed omn an incremental basls of selecting
stimulli and catalysts to guide and inform
developmental responses.

URBANISATION - THE NEGATIVE PRESSURES AT WORK

The primary negative pressures feeding off the city’s
status quo and currently preventing the positive
channeling of the energies of urbanisation are:

X Grand Apartheid - deconcentrating population and
decentralising economic activity to the
resultant dispersed settlements.

X Group Areas Act -~ assembled low-income housing
stock on the periphery of the c¢ity, denying
people of low mobility and low economic
competence access to opportunity.

¥ The current land value and economics pattern
compete for the highest bid - rent land in the
CBD, discouraging an affordable inner city
regsidential component. |

X The asystem of vested interests in the status quo
of the city and the economic and political power
gtructure they represent.

X The logiec of wurban sprawl generated by
aspirations to low-intensity suburbia by the
highly mobile enfranchised minority.




URBARISATION - THE POSITIVE PRESSURES AT WORK

Positive pressures towards the intensification of the
city are:

3 The basic desire on the part of city dwellers to
overcome distance and achieve propinguity
betweer themselves and the things in the city
that are meaningful to them, i.e. institutions,
work place ete. This desire ls fundamental to
the nature of human s=settlement and has been
present at some stage of every city’'s
development.

X The peripheral dormitory =zonezs, to which the
disenfranchised majority have been displaced,
have become “"waiting rooms"” (9) for the
urbanisation of "“non-whites". The fact is
however, +that a large proportion of those
vacating the "waiting rooms" on the urban fringe
to occupy the city are already urbanised. They
will undergo a process of re-urbanisation which
will speed up the typically long transformation

process,

* As these people vacate exlisting available ;
housing stock on the periphery of the city,
space becomes available to receive new
immigrants which will assist in the distribution
of the urbanisation process into the urban
gystem at a manageable rate,

X Current socio-economic and political reforms
proposed both by the centra. and the local b1 e ; i
government. The declaration of the Johannesburg ;a:fklkrc?J‘*‘ 7ulEE_:;ﬂ)fi*}?l ﬂ7 f_
CBD and, moxr. recently, the entire metropolitan T T AW St et Rt
area as a free trade area, 1is an important

commitment towards the restoration of confidence el

in the city. -
, Sovtce  Unknown
X The exponencial growth potential and lifting of

restrictions on the informal market sector makes

the city a more viable proposition and

attractive for many.

¥ WHesternised cultural and soclo-economic
aspirations of a long-deprived madority which
can only come to fruition in an urban

environment.

X Our cities are small by world standards and have
a huge latent potential for growth which can he
managed according to clues and principles from
international precedents.



URBARISATION - DESIGN IMPERATIVES

The successful manipulation of the urbanisation force
towards a dyhamic city by +the reinforcement of
current positive pressures will depend on the
implementation of speclific design iuperatives and
planning strategies:

L The abolition of the Group Areas Act, Separate
Amenities Act and Grand Apartheid as a whole.

X The encouragement of city growth and a sound
management strategy for urbanisation i.e. an
incremental intervention approach to cater for
immediate needs, as and when capital becomes
available and to enable +the pilunners +to
re-agsess and adjust strategles at regular
intervals,

X An increase in the residential component in the
inner city at affordable rates. Tax and bulk
incentives and land value control can play a
major role in the achievement *thereof through
the private sector. This will assist in the
quick and positive assimilation of
urbanisation.

¥ A reversal of +the decentralisation policy
adopted by government and the active
implementatior. of centralisation strategiles.

* The promotion of the image of the city as a
worthwhile place for opportunity for all,

X Upgrading the public trangport system to improve
the access to opportunity for the majority.
This will only become a viable proposition if
the population densitles in the city are
significantly increased.

* Deregulation and dezoning to make the city a
viable and attractive proposition for those with
limited economic means, but with an abundance of
creativit? and ingenuity.

CAPITAL INVESTHMENT AS AN URBAN FORCE

One of the wmost daunbtling aspzcts of the urban process
is the urban economy viz-a-viz national and world
economiss and all the complex philosophies, theories,
and imponderables that go with it. Interacting from a
household scale to a global scale, it would be an
impossible task to address this issue comprehenslively
in the limited space available in this document. As
Harvey says (10):




"for this reason I believe it is very important
to accept the notion that any urban system is in
a permanent state of differential disequilibrium
(by which I mean that the different parts of it
are approaching equilibrium at different
rates)”.

I therefores attempt to deal purely with capltal
investment in the city as a force in the procass of
city building. For purposes of simplification, all
the undercurrents and ramifications implicit in urban
econonmics as a whole are set aside.

All feasible building and urban design proposals are
cbliged to recognise the power of economic forces.
The economic context provides crucial parameters both
in squatter settlements and sophisticated
metropolises., It is the economic forces in the city
particularly that inspire the realisation that the
¢ity is dynamic without a predictable physical end
state. Gosling (11) notes in this regard:

“Individual urban design proposals which are
then seen ag containers or channels for flux of
economic activity thus tend to be preoccupied
with change, wlth the patterns which future
growth may adopt and with stimulating activity
in preferred configurations.”

It is therefore the economic force in the city that
can be manipulated by the correct parties to the
maximum benefit and efficiency for a specific context.

CITIES AND THE NATIONAL ECONCHY

Jacobs (12) notes that the wealth of nations is
directly related to the cities that drive the national
economy. Clties as complex, diverse organisms thrive
on growth. They are our primary asset 1ln alleviating
the otherwise unmitigated pressure on rural land where
no-longer viable communities languish without any
prospects other than the following month’s remittance
from migrant labour in distant city regions.

It is clear in this regard that the South African
national economy is overwhelmingly structured upon the
PWY region and particularly on the Johanneshurg CBD,
With the country facing all the implications of rapid
urbanisation, urban poverty, population growth and
unemployment, 1t becomes imperative for the CBD 1o
continue to expand economically now more than ever,




To put it another way, the rats of economic growth of
the Johannesburg CBD will determine the extent to
which the country will be able to meet demands for
jobs, housing, transportation and facilities. The
Johannesburg CBD is the only growth centre in the
challenge

country in a position to face this

effectively.

CAPITAI. IRVESTHMENT - THE CURRENT REALITY

The consultants appointed in 1987 to analyse the
Johannesburg CBD (13) found that the possibilities
facing the CBD cover six broad scenarios. They argued
that the well-being of the CBD revolves around two key
uncertalnties, over which the clty as a whole has no

direct control:

' the level of economic growth in the national
economy in the future

X the extent to which decentralisation (as a
market led process) and deconcentration (as a
matter of government policy) will deplete inner
city development in the future

From the diagram it is clear that scenario 1 is the
best option as far as the CBD is concerned. This
could be Dbettered if the
decentralisation and deconcentration are decreased.
Although this 1s beyond the power of the c¢ity, the
gituation can be improved by active promotion and
betterment of the CBD as a dynamic environment. If

BCcenario levels of

Central Government is wise in their policies towards
urbanisation, it would in any event be in the interest
of the national economy to institute centralisation
and concentration policles as a matter of policy.

As far as direct capital investment from the private
sector in the CUBD goes, there seems to be a degree of
hesitance. Although there iz a general feeling that
an upturn in the economy 1is imninent (positive
political reform atvitudes by the central government
will reinforce this notion) and that the time is ripe
for investment in property, concern 1is expressed
because of the absence of a development strategy or

lopg-term vision for the future.

Another problem which needs to be addressed in a more
direct manner by local government, 1is the lack of
trickle-down of major capital investments made thus
far by the private sector. The latter half of the
last decade, in particular, saw a major resurgence in
devclopment investment in the CBD as major

corporaticns sought to consolidate their positions.
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The Standard Bank Superblock, JCI, Anglo Vaal,
Goldfields, the Johannesburg Sun, Smal Street, the
Carlton Centre refurbishment and BankCity are cases in
point.

The guestion that needs to be asked is, why, with the
seemingly ample resources available, is there such a
limited trickle-down of positive spin-offs? In other
words, with these kinds of investments the city should
get a much better returm, both qualitatively and
quantitively. To answer this question it is necessary
to look at factors influencing the ways in whicn
capital investments have been made in the CBD to date.

X In a capitalist environment, Harvey (14)
suggests that the private sector tends +to
under-invest in the built environment at the
game time as they tend to over-accumulate.
Investment in the built environment takes place
primarily for financial rather than use-value
reasons - investors are looking for a steady and
gecure rate of return on their capital, without
concern for the speclfic context.

X Capital is not place-bound. Investments ave
made for profit and the mninute they are
threatened they are cold-bloodedly moved, taking
the path of least resistance without any
consideration of the side~effects left in its
wake.

X Capital investments from the private and public
gsectors differ fundamentally and, working in an
un2o-ordinated manner in isolation from each
other, have a profound effect on the city.
Instead of the symbiotic interaction to the
benefit of the city, investments are
concentrated in certain areas in an ad hoc
fashion, 1leading to the polarisation of
developments. The result is that the CBD
éomsists of a series of honesypots with
beneficial spin-offs directly related to them,
attracting'lfurther development 1like bees,
without taking cognisance of neighbouring
honeypots and the possible advantages that
overlap and maximisation of these spin-offs to
the city, as a whole, would have.
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The fundamentsl differences between the nature of

public sector and private sector investments are:

PRIVATE

Normally goes to thz
economically "right"
place

Strategic
installations

No communication with
other private companies
or with public sector

Mostly fast-track pro-
Jects with little con-

- sideration for anything
but a quick return

Usually self-centered,
profit seeking and in
competition with other
institutions

PUBLIC
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Investments are
politically driven (both
legitimately and ill-
igitimately) and do not
necessarily go to the
most viable place

Often based on the
expedence of
ground assembly

Toor communication with
the private sector and

ad hoc planning methods
for major installations

Time is not of the
essence and development
is out of synch with the
private sector

Non-profitable
interventions with
public money (an
opportunity missed for
"gaeding” installations
with regenerative
qualities)

Encouragingly, the trend emerging in the 80°s is one
of understanding and acknowledgment of the pcssibility
to link strategic installaticns in the ci’y, albeit in
a retro~active manner. The aim of linking the
fhoneypqtsf and their respective spin-offs by means of
a "web" has becoms an important design tool in the

search f@r the latent dynamic qualities of the CBD.

CAPLTAL INVESTMENT ~ THE OBJECTIVES TO BE ACHIEVED IN
TERMS OF DYNAMIC CITY BUILDING

It is this last observation that brings uvs to the main
objective in the manipulation of capital investment in
the city. Rather than the installation of large urban
conponents as independent islands or "honeypots" in
the city fabric, the energies and spin-offs +hat such
conponents generate must be identified, analysed and
evaluated, and pro-actively directed and channeled to

the maximum benefit of the city.
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This implies that there will be a correlation between
the city’e requirements and the physical response of
the installation. It can only b achieved if there is
a close partnership between public and private sector
to allow the investment of private money to provide
pointers to the investment of public money and vice
versa. the Smal Street Mall shows the beginnings of
this principle.

In other words, rather than having a geries of
"honeypots” with unrelated polarised uni-directional
spin-offs, consider the advantages of a "spider web”
linking existing “honeypots”, trapping new capital
investments in a coberent and co-ordinated way and
thus gencrating and stringing together orchestrated
and harmonised spin-offs in a regenerative fashion.

Other benefits derived from this notion are:

X the ability to control the flow of capital

* keering existing land value patterns intact

¥ maintaining the urban fabric

X addition of value to existing city sﬁock

X the possibility to use an installation as a

stitching device across barriers and as a
pronpting device in static zones

Another important oblective would be to relnstate
economic confidence in the CUBD amongst the prlvate
gsector by the active promotion of the CBD by local
government as a Bsound basis for Investment. The
private sector may simultaneously be encouraged by
incentives to become actively involved in the
provision of an inner city residential component.

CAPTTAL INVESTMENT - THE NEGAPIVE PRESSURES AT WORK

There are, however, negatvlive pressures at work
threatening the continued economic well-being of the
CBD:

X The government s persistent volicy of
deconcentration of economic activity away from
established wurban environments and +the
discouragement of industrial development in
central areas. This negative pressure has been
countered to a certain extent by the development
of the secondary, tertilary and quaternary
economic sectors in the eity.
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X The continuing office and shopping
decentralisation as experienced over the past
10-15 years. Although this notion has largely
stabilised, the outlying centres are attracting
new developments which might otherwise have been
accommodated in the city.

X The possibility of Greater Soweto getting its
own CBD commercial satellites. The shopping
component in the OCBD of Johannesburg is
currently primarily supported by the residents
of Soweto, and any large scale shopping centres
around or in Soweto will draw heavily on this
patronage.

* The declining CBD rates base caused by
decreasing investment in the CBD on the part of
the private sector, resulting in declining
quality and diminished property vez..es.

k The increasing s8pecialisation and
institutionalisation of the CBD resulting in a
gimplistic use base with a limited range of
aconomic opportunities. There are currently only
the beginnings of the acknowledgment of the
importance of the informal sector as a component
of the CBD s economy. |

X The lack of confidence on the private sector’s
part as a result of the absence of a development
framework to accommodate proposed development
initiatives. In other words, there is no vision
for the future of the CBD,

X The historical "boom-and-bust” ethic of
Johannesburg’s mining past is still inherent to
the psyche of the private sector. This affects
attitudes towards investment.

* The increasing level of unemployment is becoming
a millstone around the city’s neck.

CAPITAL INVESTMENT ~ THE POSITIVE PRESSURES AT WORK

The positive pressures related to the flow of capital
on the other hand are:

X The willingness on the part of the private
sector to invest in the CBD. Hador investors
and developers are ready %o launch big projects
in the CBD, provided they can be assured of the
Council’s co-operation for rapid implementation
and the sstablishment of a long-term vision for
the CBD.
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X There is a level of interest and optimism in the
CBD amongst the private sector which emerged in
the Council’s analytical report of +the
Johannesburg CBD.

* The general feeling is that the economy is at
the beginning of an upturn and that the time is
psychologically ripe for investment in property.
Positive political reforms envisaged will
reinforce this view.

X Presgsures for development in all eccnomic
sectors and new capital becoming availablz from
the black market resulting from the "free trade
area” announcement and the accompanying economic
aspirations.

% The growth potential and accompanying power of
the informal market sector as a key player in
the city econony.

X On a more indirect level, the private sector
take-over bid of the public transport will
benefit the influx of capital to the city, both
by means of private sector key investments and
increased buying power resulting from higher
levels of access to opportunity.

CAPITAL INVESTMENT - DESIGN IMPERATIVES

The design imperatives that follow for the achievement
of the stated primary objectives through reinforcement
of the positive pressures are:

X The brainstorming of a long-term vislion az a
basls for a future planning framework is vital.
The consultants on the CBD report (15) suggest a
vision of sustained qualitative and quantitative
growth. It is important that the council commit
themselves to this vision which, in short,
states "... a belief in the future of the CBD,
specifically planned and wanaged to be a
worthwhile and memorable place".

¥ Establish a partnership -betwsen and amongst the
public and private sector o improve
communication and co-operation in projects to
the benefit of the city. This must be achiesved
by an active role on the part of the council,
for example, by initiating projects through
"capital design”, i.e. using public money to set
up catalysts and directives,
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* Creative urban design guldelines set-up for
response by ‘the private sector towards
encouraging a "spider web" of investments rather
than a series of un-related “honeypots”.

¥ The abolition o¢f Central Government’s
decentralisation and deconcentration policies
to be replaced by active commitment to the
intensification of the CED.

X The introduction of mixed use zoning,
deregulation and zones of free enterprise in a
flexible manner so as to free up the energies of
the secondary and tertiary sectors of the
economy, thus creating employment opportunities.
This would also require an increase of inner
city housing stock to counter forces of
gspecialisation and 1increase the disposable
income of households eased by minimised
transport costs.

¥ The upgrading of the viability of the public
transport system via privatisation.

X Ensure the suitable and efficient appropriation
of public money by monitoring the situation and
gpending money only as and when it becomnmes
avallable in a regenerative way.

DEVELOPMENT CONTROLS

Whilst this last force ls more simplistic and tangible
in nature than the previous two, +the successful
manipulation of the urbanization and capital
investment forces is highly reliant on the city’s
attitude to developmwent controls. These controls are
instrumental in the enforcement of regulations which
can either enhance or stagnate the positive spin-offs
of the other two forces. It is, In other words, the
nost important device in the council’s hands to
channel and direct +the energies of <the city’s

private sector,.

Development controls in the form of general zoning
provisions, bulk control etc., have an effect on the
physical form of the city. They also effect the
quality of urbanity in the city. There are basically
two types of controls:

X controls regulating what pecple can and cannot

do - these controls should be minimised to
ensure the vitality of the city
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X controls to protect peoples’ health and
well-being - these controls should be reviewed
and updated to the benefit of city form

DEVELOPMERT CONTROLS IN SOUTH AFRICA

In the South African context, controls have gone
beyond mere devices for the control of city form and
the assurance of a safe and hygienic environment.
Driven by political ideologies with race as a basls
controls have had a profound effect on the physical

1, Yeoville, Houghton ‘racial dogleg’

form of our cities. Ironically intense capitalist _
nodes of opportunity co-exlst with N— < _ b _
socialist-in-appearance dormitory cities on their b ﬁ'; rbS may e O]
peripheries. \ ya— . - ;
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Rigid and outdated davelopment controls, on the other 3535*'3%
hand, are stagnating and smothering our clitles in an éfﬂkgfﬁg
era of new visions and attitudes. Although it seems as 2}%@““53%
if the local authorities prefer to follow private PARKWOOD E‘;, “%b

enterprise, they encroach upon and effect private
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design in a large number of obscure ways. The THE 9 %,
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discredited cult of freestanding modernist
architecture, still apparent in development frameworks
to the peril of our cities, shows a typical example of
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outdated aesthetic biases.
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As T H Pei noted:

.. the price tag, the density specification,

and the required write-down, all design the

prodect long before the designer has even heard
of it. (These) are the poison that will shape
the city of the future.” (16)
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The most profound effect that development controls AT

TOWN

have had on Johannesburg, both in terms of its
physical form and vitality, 1is the result of ths =S

zoning provisions that lead to the exclusion of a The S%ar | Feb 73 1990
comprehensive residential component in +the CBD.

Racial controls exercised by the Central Government
further excacerbate this shortcoming in the city.

Strict and rigid land-use controls have resulted in
blighted inner city areas where, as a result of the
government policy of decentralisation, thousands of
factories and warehouses have been abandoned and
allowed to deteriorate. By "dezoning" these areas
existing structure and infrastructure can be recycled
and revitalised for other uses, such as controlled
spontaneous settlement, which are of immediate
urgency.




DEVELOPMENT CONTROLS - NEGATIVE PRESSURES AT WORK

With the strong emergence of social and political / XX"{“
change in the city, resulting from the unstoppable S e
force of urbanisation, the council has clearly an //I;;E(E )
understanding that entrenched development controls (A % f,“’{
have to be reviewed and adapted. There are, however, /| jzh/“ -
a few negative pressures: - e
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implementing bulk and tax incentives, these
cannot come to fruition without a high level of
communication and partnership between the public

and private scctor, and confidence in investment

on the part of the private sector.

§ The further enforcement of grand political
ideologlies of deconcentration and

decentralisation are directly in contrast to the
objectives stated above,
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X Changing existing regulations in favour of those
in line with the achievement of +th- said
objectives, mligh. be too slow compared to the

rapid rate of urbanisation experienced and might
come too late to ensure orderly change.

DEVELOPMENT CONTROLS - POSITIVE PRESSURES AT WORK

On the positive side, the pressures already affecting
this force are:

* New attitudes towards the achievement of the
~dynamic c¢ity in reaction to the stagnating
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controls brought about by modernist views.  '”&.HJM@¢%%%%

% Pressure and growth potential of the informal
market sector which has to be accommodated as a
key player in the future economic scenario of
the city.

* The urge of +the majority of <the city’s
population, previously relegated to dormitory
cities outside the CBD, 1o Dbecome fully
urbanised and locate themselves near their place
of work.

X The key role of the Council and iteg abllity to
influence development in consulitation with state
or auasi-state agencies as well as private
initiatives through development controls.




DEVELOPMENT CORTROLS ~ OBJECTIVES

The declaration of the Johannesburg Metropolitan area
ag a "free trade zone" and deregulation to accommodate
the informal sector in certain areas are steps in the
right direction as far as accommodating rapid
urbanisation and its accompanying problems of
unemployment goes. This is vital in stimulating
growth and strengthening thc economic base of the
city.

Not only must land uses and activities capable of
gtrengthening the economic base be encouraged, but
complementary rating, licensing and taxation should
also be reviewed +to stimulate +these uses and
activities, especially in respect of small businesses
and the informal sector.

Development controls currently in force should be
reviewed with the following primary objectives:

X development should be balanced in a way that
the activity, access and human comfort needs of

uses are metb

X development must take place on a new scale and
order in which all sectors of the economy can
find opportunity and possibility

X an improved quality of the environment with a
wider choice in the range of activities and
facilities

X to develop and reinforce new views on

development controls away from the modernist
ethic

X to actively address the inner city derelict
areas through renewed attitudes towards

development controls

X to stimulate economic and physical growth of the
CBD

It is essential that the regulatory acpect of city
building bpe taken c¢harge of, re-evaluated and
positively applied to set the dynamic energies of the
city free.
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DEVELOPMERT CONTROLS ~ DESIGN IMPERATIVES

To enable one to achieve the objectives in terms of
development controls, taking the positive and negative
pressures into account, the following design
imperatives cain be deduced: |

X The introduction of mixed use zoning, especially
with regard to the residential component, to
ensure around-the-clock vitality of the city
and a world in which work opportunities,
residence and leisure are integrated enabling
the urbanising population.

114

X Deregulation and the creation of "zones of free
enterprise” to reinforce the informal market
gector for the benefit of the city economy.
This will also create opportunities and enhance

the sense of urbanity in the city.

X Dezoning of existing derelict industrial zones
and the introduction of flexible controls to

assist in the recycling of existing structures
for new, more pressing uses,

X A new financial strategy for the CED should be
developed to help stimulate growth, whilst

ensuring that financial returns from the CBD are

gecure, This can be achieved by new approaches
to, inter alia, rating, rates and tax holidays,

parking tariffs, license £fees, development

contributions/endowments, incentive zoning,

services, levies and privatisation,

X The communication Dbetween private and public

gector must be improved to be able to apply tax

aard bulk incentives creatively and

co-operatively.

* The introduction of special zoning areas and
zoning incentives to ensure the preservation of
historical buildings and other aspects of the
city to enhance a sense of place.

¥ The abolition of the Group Areas and Separate
Amenities Acts to eliminate the negative
physical aspects brought about by controls based
on race,

As Barnett {(17) notes:

"The existence of controls thus represents a
very valuable card in the hand of those seeking
to improve the design and planning of towns and
cities. If you can modify existing regulations




to improve development, without raising the cost
to the developer, you have a far better chance
of succegs than if you seek to impose new
controls that have not been part of the rules up
to now.”

THE ROLE OF FORCES IN THE ESTABLISHMENT OF SCENARIOS

The manipulation of the primary forces, the pogitive
and negative pressures influencing them and the
direction of their spin-offs become an integral part
in the development of long-term visions, onjectives
and scenarios, which are important priming tools for
intervention.

Based on the "process scenario” method developed by
Ackoff and Ozbekahn (18), the impact of the positive
and negative pressures and forces on the achievement
of a specific range cf oblectives, can be explained
graphically. It consists of the following steps:

i. Develop a reference projection which shows how
the system will look "X" number of years from
the present, under the assumption that no new
plans or acticns are undertaken.

2. Develop a prodection which shows wha® the other
end of the scale, in other words a revolutionary
perspective, will bring.

3. 7stablish a range of acceptable visions between
these two curves to determine a range of
long-term objectives.

4, From this establish a strategy of how the
positive and negative forces can be manipulated
towards the preferred obljective.

CHENGS




.. provide us with clues
for dealing with the
shortcomings of the city.
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Cities are essenfially
dynamic In nature...




Towards an approach for achieving the Dynamic City

To break out of the stagnant status quo in which
Johannesburg is currently trapped, it is important to
use the clues, provided by the three universal forces
at work in the city, to establish design imperatives -
not as mechanical devices, but as a basis for the
establishment of an attitude towards the Dynamic City.

What do we mean by the term "Dynamic City"?

It will be necessary to look briefly at the theorists
view on this notion and their objectives towards
achieving it. This will enable us £firstly to
establish what the city "ought-to-be" in terms of the
shortcomings identified earlier, then to apply the
design imperatives derived from the above forces and
finally to establish it from the most appropriate and
far-reaching interventions for the specific context.

The notion of the Dynamic City

The wulti-dimensional forms of cities are not to be
epitomised in some static "ideal end-state” scenario
as they are the ever-changing product of the myriad
forces, processes and energles that shape cities. To
adopt a "predictionist” stance towards these timeless
organisms which are constantly evolving, responding to
change and adapting to circumstance would be fatal.
It i however important to maintain a long-term vision
towards which city building should »trive.

This argument 1is particularly applicable to South
African cities, deep 1in tne throes of rapid
urbanisation and population growth and floundering
amidst vague and uncertain government policies and
their resultant political turmoil: ", many
scenarlos emerge, focus and dissolve as changing

realities bring yvet another scenario to the fore." (1)




.. and the objectives towards
achieving the dynamic city...




The Concept of the Dynamic City is Widely Upheld
Today, and has Two Primary Champions

David Crane

David Crane (2) developed a theory of city-form and
structure around what he called "the dynamic city”.
His concern arose in response to the rapid, and
accelerating, change and growth that he foresaw for
the contemporary city. His 'view was similar to
Turner’s (3) notion that we cannot possibly hope to
finance, design and control all aspects of our manmade

environment.

Crane (4) argues that the Dynamic City idea comes from
three basic truths about the modern city:

¥ rapld and accelerating change in city life and
unequal physical progress

¥ interdependence of 1life and structures over
great space-time scales

d the complexity, multiplicity and power of the
city of a Thousand Desighers

On this basis Crane introduced the critical fourth
dimension of time as an aspect of city design by
relating time to space. With the time dimension comes
the aspect of the dynamics of change. The change in
cities resulting £from advances in technology,
exponential population growths, poverty and
unemployment etc., is happening in increasingly
shorter periods of time, and yet, our predictive
apparatus has not developed at the same rate.

Crane argues: "Sequence of actions becomes more
important +than actual dates;
opportunities, egcapes and
administrative choices must Dbe
arranged in advance without knowing
precisely which of several courses
may be chosen." ()

It therefore becomes necessary for the Urban Designer,
especially in the local context, to have a flexible
and informed view of what might eventuate and to
establish a whole range of long-term objectives and be
aware of eventualities based on the short-term
realities of existing circumstances.

In order to accommodate the rapid rate of change in
city life, it is essential that the city and its
structures are adaptable and able to "fit new
reople to existing structur=s or existing people to
atructures elsewhere.” (6)
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Another inhibiting factor against the harmonious
achievenent of a City of a Thousand Designers, argues
Crane, is the zoning and other obscure land control
regulations imposed by local governments which
interfere with the private design of private
facilities. Nevertheless, there exists hereby a
marvellous opportunity for the local authority to step
in as positive co-ordinator and enabler of private

enterprise.

Crane (T) guggests the following obdectives in
gearch of the Dynamic City.

1. The city should be a giant message systen,
providing the citizen with a simple succession
of perceptible information for wutilitarian
concerns.

2. One should strive to achieve an "image" (8) for
the city taking cognisance of and reflecting
the grand scale and disjointedness of the modern
city. All interventlion should therefore start
at the metro scale.

3, There must be a reflection of environmental
morality and man’s historical dependence on
nature,

4. The city should have an organised capacity for
change and an intrinsic permanence of structure
for continuity.

5. More concrete and demonstrable processes of
making public city-form decisions should be

devised.

6. An ordered freedom for private c¢ity bullding
should exist,

T. A legislative structure capable of to permitting
choice and flexibility of individual usages must
exist.

8. The city form should contain successive layers

and scales of parts where change and stability
seduce and sweeten each other.

The Dynamic City is dependent therefore on generality
and flexibility of parts, strong and permanent
locational rhythms, less permanent superimpositions
and a dynamic balance of mass for its dynamism.




Edward Bacon

A second theorist to firmly believe in the dynamic
properties of the city is Edward Bacon (9). EHEe argues
that the city is an act of will and that the form of
the city is historically an indicator of the state of
a nation,

Because of the dynamic nature of the city, the human
will can be effectively exercised by applying at any
one time the multiple wills and decisions of the
people who live in it. The character of the city can
thus change substantially over a particular historical
era.

Like Crane, Bacon introduces the concept of time as a
fourth dimension in design by relating it toc space.
He sees the main objective in 1life as being a
continuous flow of harmonious experiences. Designing
the relationship of spaces as experienced over time
thus becomes increasingly difficult.

RPN ...nhe (the designer) conceilves forms as
pulsating express'ions or organic wvitality flowing
through the structure of the city, and he brings to
the mind of the community the significance and meaning
of the evolving forms in the flow of the total
development.” (10)

Bacon furthermore relates space to movement,
introducing another dynamic dimension into design.
For a design to be successful, the impressions it
produces of a person moving through a series of linked
spaces nust be continuous and harmonious although of
different quality.

Bacon also believes that a deeply rooted understanding
of the community and their objectives is essential in
any design (11). The function of the designer is to
concelve an idea, implant it and nurture its growth in
the collective mind of the community to engender their
involvement.

Although it is impossible to predict the eventual form
of the city due to its dynamic nature, Bacon sees the
development of an adequate hypothesis, or vision, of a
"design idea" as of major importance. This vislon is
particuiarly important to the involvement of the
inhabitants of the city since it provides the people
with something substantive to which they can react.

To Bacon the city is & dynamic work of art, coming to
fruition by the interaction between the designer and
the community in the process of planning.



From Bacon’s theories the following deductions can be
made in terms of the objectives towards a Dynamic City
and added to those of Crane:

9, There must be a framework in place to allew the
inhabitants of a city to exercise their will and
decisions on the character ¢f the city.

10.  Svace between bulldings and the relationship
thereof with mass, time and movement should play
a dominant role ir the design of a city rather
than simply the architecturz' form.

11. The city is a people’s art, a shared experience,
An overall hypothesis or vision of a design idea
is essential to inform, and draw reaction from,
the community.

12. The designer must have a clear concept of design
processes to set in motlon the involved process
of city building capable of influencing growth.
Any design used for part of the city should be
able to be modified and extended into an
everwidenlng area and even the whole
netropolitan scale,

Christopher Alexander

Unlike the previous theorists who underwrite the
dynamic characteristics of the city, Alexander argues
for the principle of "generativity”. Thi~ implies
that a building can be generated from a set of rules
(12) as a structural principle of natural creation
rather than as a mechanical technique,

Alexander s theories are relevant to this thesis as
they have many points in common with the theories on
the Dynamic City. His work has been characterised by
a gradual but intensely persistent honing-in on the
very heart of the creative process in what appears to
be the s8earch for a “generative <theory of
architecture”,

This account takes the form of several baric facts:

X the actual substance of which the environment is
made consists of patterns rather than things and
the environment is generated from systems called
“pattern languages”

S the distinction between good and bad patterns is
not arbitrary but can be arrived at objectively
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X its successful adaptation to a complex system
requires an enormous amount of mninute local
adaptations which insist tha' large numbers of
people are engaged in the process

X the enviroament properly constituted has an
objecfively definable morphology, with speciific
geomelric properties that must be present if it
is to be beauriful.

Alexander argues furthermore that the problem of
designing cities today lies in the inability to
mentally visualise the overlapping of physical, social
and economic patterns into a single mental construct
(13). He suggests that by means of grouping and
categorisation, the overlapping systems are reduced
and simplified into easily understood mental pictures.

He further relates the structure of overlap to the
complexity of a semi-lattice and the structure of
non-overlap to the hierarchy of a tree (14). The
semi-lattice structures are typical of those groupings
of activities that occur around intersections, public
places and mixed use zones, as opposed to the suburban
neighbourhood where overlap is virtually non-existent
apart from that which occurs between similar adjacent
nelghbourhoods. The overlap and concentration of
functions enhances acress to facilities within easy
reach. The resultant patterns reflect the gquality of
an urban as opposed to suburban environment.

The hierarchial model of the simplified tree-like
structure has been increasingly applied to modern city
centres, to the detriment of urban life. The complex
overlap of urban patterns is crucial to a healthy,
Just and beneficial environment:

"The city 1is a receptacle of life, If the
receptacle severs the overlap of the strands of
life within it, because it is a tree, 1t will be
like a bowl full of razor bl=ades on edge, ready
to cut up whatever 1ls entrusted to it. In such
8 receptacle life will be cut to pieces. If we
make cities which are trees, they will cut our
Life within tn pieces." (15)

Although Alexander s approach to city building is more
of a generative nature rather than the Dynamic City
approach of Crane, Bacon and Turner there are certain
strong correlations in their objectives for good city
building. In addition to these mutual aims the
following objectives with specific relevance ' .. the
Dynamic City concept can be deduced from Alsxander’s

writings:

Klexander, -, The Gty 13 neC o trees



13.

14.

15.

16.

There must be a complex and diverse overlap of

systems to provide structure and to ensure

choice, vitallty and equality of access and
adaptability (semi-lattice structure rather than
a tree-like structure).

There must be a clear differentiation between
public, semi-pihlic, semi-private and private
domains with tle overlap from one to the other
being the most important area from a design
point of view.

Patterns of behaviour of the user group and
patterns of space must be taken inte equal
consideration.

Implementation should be loose and voluntary,
based on social responsibility rather than
legislation, and implemented gradually without a
masterplan to encourage the growth of networks.

ay



.. can become a baromefer
against which an attempt to
address the specific
shorfcomings can be tested..



Eztablishing a method for cross reference of the

various points

In order to address the shortcomings and maladies of
+the local context in specific terms, and relate them
back to the generic theories of the Dynamic City, an
attempt will be made to:

(a) establish a set of principles of what ought to
be, to compare with the current reality and the
broad, vet specific design imperatives so as to
work towards the "ought-to-be’s”. By analysing
each shortcoming and malady identified in
Chapter 2 in terms of what the situation should
be, an idea of the magnitude, interdependence
and interrelation of +the specific design

imperatives required can be reached

(b)Y feed the resultant conclusions into a matrix to
establish what the most effective intervention

or design imperative would be in terms of the
whole, and

(¢) relate the specific design imperatives and their
zones of reach back to the obJectives for the
Dynamic City in order to establish to what
extent they can be achieved.

WHAT OUGHT TO BE DESIGN IMPERATIVES

THE LACK OF URBANITY

The concept of urbanity is a complex one, consisting of ¥ Creation of responsive environment as a stage for
and sustained by an endless series of interrelated and the inhabitants of +the c¢ity to participate
interdependent variants, overlapping and interacting at spontaneously

different scales and levels. Urbanity (or the lack of
it) permeates the whole city. It cannot be created,
planned or enforced. It is not a device. It can only
be encouraged and can only be spontaneous.

Without embarking on a detalled analysiz of this
complex concept, one can home in on the following
selection of pre-requisites essential for the makings
of urbanity, from the writings of various theorists
(16). It will be noted that a large number of the
problems as discussed in Chapter 2 of the current
reality, bears a direct relationship with the lack of
the following ingredients for urbanity in our city.

X Uniqueness of place

A place with a specific cultural/historical Capital web installation - ecity of 1000 designers

character, individual identity, sense of place, Reinforcement of a cultural precinct
coherence, a sense that the spontaneous ingenuity Create special zoning areas

and creativity of the people contributed to the Praservation incentives

¥ % % ¥ x

making of a spirit of freedom of soul. Mixed use zoning/primary use diversity




WHAT QUGHT TO BE

X

Integration

Co~ordinated integration of uses and activities,
supporting facilities, creating and enriching
diversity, continuity of fabric and prevention of
fragmentation, integration of uses generating
twenty four hour-a-day activity, integration into
the larger metropolitan area +through logical
gspontaneous development. Integration in the

political sense of the word.

Density

Sufficient population densitv to support the
buildings of large variety to be

1 ] ]

cloge-grained to accommodate various activities

activities,

and supporting population.

Accessibility_

Unrestricted and easy accessibility to locals and
strangers alike at all times from all other
places of opportunity, activity and resource,
diversity of access and choice of transport mode,
diffevent

structures

equality of access *to

nulti-directional movement

groups,
(grid)
cate 'ing for both vehicular and psdestrian.
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DESIGN IMPERATIVES
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Increased residential component in the inner city
Promoting and encouraging uvrbanisation

Mixed use zoning/primary use diversity

Establish needs of
participation

Land value control

omall grain intervention

community by community

Incremental intervention taking care of immediate
needs but with long-term vision and objectives
Capital web connection into zones of opportunity
Deregulated trade areas

Establish zone of enterprise

Abolition of Group Areas Act

Deregulation

Allow and encourage city growth and urbanisation
Increased residential component in inner city
Government centralisation policy

Mixed use zoning

Smaller scale developments/anti-saperblock

Creative urban design parameters and frameworks
Enhance public environment as part of a capital web
gystem |

Increased residential component
Upgrade public transport system to bhe more
efficient and viable

Achieve legibility and permeability through capital
web design

Abolition of group areas and separate amenities
Upgrade traffic management

Encourage urbanisation and intensification of the
city

Introduce hierarchy in existing grid




WHAT OuGHT TO BE

Community Identity

A spirit of sharing and participation, platform
for human face to face communication, harmonious
overtone, vrelationship orientated, sufficient
vitality, spirit resulting from common struggles,

habits and folklore.

Memorability

Buildings must have a qualitative influence on
their surroundings, specific visual or aesthetic
gufficient open public space, legible
rich stimuli all for
odours) sufficient

character,
landmarks and nodes,
gsenses (nolse, colour,
animation and a theatrical aspect (celebrations,

receptions).

Diversity

(offices,
attracting and

Primary use dilversity ahops,
residential and recreational)
promoting population density as a vresult of
their integration.
encourage people to use the public environment at
different times, Dbullding diversity,

heterogeneous and unpredictable activities,

Secondary use diversity to

individual freedom 2nd choice.

i)

DESIGN IMPERATIVEL

3 3 3 3 I ¥ %

Capital web installation to promote sense of
community and defensibility

Zones of privacy

Street relation of buildings through urban design
framework

Hierarchy of movement systems

Reinforcing cultural precincts

Prevention of inaffordable land values

Mixed use zoning

Increased residential component in inner nity
Community participation

Abolition of Group Areas Act

Building preservation policy throrgh bulk and tax
incentives |

Creative and sympathetic urban design framework
Capital web installation linking public space and
incorporating historical landmarks

Special zoning areas

Mixed use zoning

Deregulation and dezoning

Capital web installation linking uses and providing
qualitative public environment

Small
parcels/anti~superblock

grain intervention and land
Preservation incentives

Land value control/anti-corporate conglomerations
and accretions

Abolition of Group Areas and Separate Amenities
Acts

Centralisation policy

Increased residential component in the inner city

Introduction of an hlerarchy in the city grid



WHAT OUGHT TO BE

¥ Flexibility

different
generations and t-echnologies to be

Accommodation change over time,
cultures,
accommodated, change of usage of space over time.

X Complexity

Ambiguity, overlapping of usage, multiplicity of

use and opportunity, vernacular quality,
gpontaneous quality, ordered disorder, harmonious
cultural and political interface, "semi-lattice”
organisation rather than "tree" organisation as

per Alexander (17).

Urbanity will not be achieved by merely putting these
elements together in an additive way. They all
contribute at different intensities and levels towards
a whole,
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DESIGR IMPERATIVES

with
interventions catering ror immediate needs but with

Nrban design framework short-term

long-term vision
Capital web to be robust

Flexible zoning regulations and development
controls
Dezoning, deregulation and the establishment of

zones of enterprise

Promotion of the informal market sector
Deregulation

Capital web installation in order to establish a
forum for interface

Mixed use zoning

Reinforcement of cultural precincts

Dezoning existing structures for recycling
Abolition of group areas and separate amenities
acts

Special zoning areas

Encourage urbanisation and city growfh

Introduce an hierarchy in the city grid
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WHAT OUGHT TO BE

THE MISSED OPPORTURITY OF STREET SPACE

The city streets have a potential role of economic and
gocial opportunity as places to spend time in rather
than just as spaces to move through. Jane Jacobs (18)
argues, that a city street must have three qualities in
order to deal with strangers and to make it safe.

¥ The gidewalk nust have users on 1t fairly
continuously

To achieve this the street must have some form of
attraction (formal or informal), it must be well
designed and it must be safe. A mix of uses
and activitlies at ground floor level and above
would generate a lot of activity at different
times of the day and night, assuring a steady
stream of different users.

X There must be surveillance of the street by the
occupants of the buildings which border it

In order to provide surveillance of the street,
one has to be able to look out over the street
(1.e. windows, doors and shopfronts), feel some
direct contact with it (i.e. opening se.’ions),
and some sense of responsibility (i.e.
territoriality or pride). This means that the
design of the actual buildings facing onto the
street should be less introverted and

self~contained.
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DEGIGN IMPERATIVES

Capital web installation to link places of interest
Mixed use zoning

Street orientated developmwents through a creative
urban design framework

Enhance a sense of community and defensibility
Increase residential component in the inner city
Deregulation to promote the informal sector

Small grain intervention

Enhance a sense of community

Creative urban design framework to achieve street
related buildings

Design for defensible space

Increased residential component in the inner city




WHAT OUGHT TO BE

X There must be a clear demarcation between what is
public and what private space

Private space would be personal space that one
would wmant to defend - "defensible space”.
Rather than relying on real barriers such as
fences, walls, dogs, alarms and sécurity guards
to the point where we are almost in a state of
giege. Designers ought to consider traditional
gymbolic mechanisms for achieving defensible
space (19) such as building configurations,
gateways, c¢changes of level, ©positioning of
openings, visually permeable fences and walls,
This would improve street contact and incorporate
the communai Street space into the defensible
realm.

In addition to Jacobs’® more romantic views Bacon has a
functional premise related to "simultaneous movement
systems” (20). He argues that the designer should have
‘an understanding of:

% The relationship of mass and space

The dominance of the space and the movement
within thls space between buildings. In other
words movement channels should be designed and
used as generators and catalysts rather than be
the consequence of the built environment.

Newman 0. Debensible épam

Hievare hical prganization of
residential aree with dleanly
marked Damvitions betweern
pivate amd shared spanes.

DESIGN IMPERATIVES

X Capital web design to ensure successful interface
between public and private realms

¥ Creative urban design framework

% Enhance the sense of community
Community participation

% Capital web installation - generator and catalyst
for bullt environment

% Creatlve urban design framework to respond to the
Capital Web

¥ Introduce an hierarchy in the city grid
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WHAT OUGHT TO BE

X

Continuity of experience

Areas adjacent to the movement channel should be
designed to produce a continuous flow of harmonic
experience as the individual moves through that
track in space. The movement systems must bhe
used to emphasise, dignify or give meaning teo
buildings and foci that have special significance
in the community.

Simultaneous continuity

The continuity of space experic. must be seen
as a sgeries of movement systems Dbased on
different mcdes of movement and different rates
of speed, all interrelated. In other words,
there should be an inherent hierarchy in the
different movement chann.ls of the city.

The city ought to embark on a traffic management system

taking cognisance of all modes of transport and parking
within the existing fabric, as proposed by Barnett (21)
to enhance such an hierarchial movement systen.

The movement systems of the city should also provide

stronger linkages and connections to different zones of
opportunity within the city as well as through the
inhibiting peripheral zone into the ripe transitional

zone and the residential hinterland beyvond.

Los Angeles
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DESIGN IMPERATIVES

%  (apital wel: design - tie public buildings together
and accentuate landmarks and foci

¥ Creative urban design framework to ensure contained
street, space

X Development of a traffic management system
¥ Introduce an hierarchy in the city grid

¥ Capival web design to connect different zones
k¥ Traffic management strategy
¥ Introduce an hierarchy in the city grid
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WHAT OUGHT TO BE DESIGH TMPERATIVES

THE POOR PUBLIC TRANSPORT SYSTEM

The modal split between private and public commuting to %  Appropriation of public money to public transport
the CBD is currently in the order of 30% private and
70% public. This is a favourable ratio and is heavily
based on the existing raillway network. Further
developrent should take cognisance of the advantages of
capitalising on the existing infrastructure which would
allow new pu:lic capital to be invested in upgrading

the existing systems.

The commuter bus network must recognise the hierarchy ¥ Traffic management strategy
of inner city mnovement systems by the creation of ¥ Capital web - interface with bus routes to provide

special bus streets and loops, and connections at bus/pedestrian symbiosis
regular intervals into the outer zones of the city and

the sBupporting hinterland. This network mu. . be

flexible to accommodate future growth and mass transit

facilities.

Introduce hierarchy in the ity grid
Allow city to grow and densify
Abolition of Group Areas Act

CBD a zone of enterprise

The public transport system should be made more viable
by allowing the city to densify. This would make the
clty more accessible to the low car-ownershlip less
income groups, thereby extending their range of
opportunities and thus enhancing a life-giving force in
the city.

Increased residential component
Relax strict parking policy
Central government centralisation policy

O3 ¥ € ¥ 3 ¥ X%

Traffic management strategy

SOURCE: ESTIMATES BASED ON SCOTT AND DE WAAL (1987 1,
SCOTT AND T8 WAAL (1987) 2, VAN WYK AND LOUW (1985}
JOHANNESBURG CITY COUNCIL {1978-26]
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WHAT OUGHT TO BE

ZONING LEGISLATION ARD THE LACK OF AN INNER CITY
RESIDENT 1AL, COMPONENT

It is essential to include as wide a range of uses in
the inner city as possible to encourage people in the
pluralistic sccliety of the local context to pursue
activities that reflect their charactar as individuals

or groups.

Dezoning would increase the level of diversity, choice,
accessibility and opportunity in the city which will
enhance the level of urbanity. By creating a zone of
enterprise, the spontaneous informal and formal market
~can exist side by side in a symbiotic manner. This
intervention is already under way by the declaration of

the CBD as a "free trade area”.

From the residential point of wview, the CBD has the
potential to accommodate housing that can capitalise on
the existing infrastructure, which is normally a major
cost conslideration in the development of new housing
schemes, and the savings can then be opplied to an
improved public environment.

Inner city housing can arso eliminate the time/travel
aspact by bringing places of resgsidence closer to places
of work. This will provide the CBD with a more
balanced existence, extending its patterns of usage to
nights and over weekends. A wider range of housing
types must be accommodated to generate a greater

variety of lifestyles,.

Other spin-offs would be the densification of the city

with its impact on energy efficiency both in terms of
manpower and transport, making the city a more viab:.e
economic entity. It will also have a positive effect

on the public transport system as discussed above.

b e
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DESIGN TMPERATIVES
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Dezoning and deregulation to encourage a variety of
uses and users

Create zone of enterprise

Capital web - create enabling structure for
informal market sector

Mixed use zoning

Abolition of Group Areas and Separate Amenities

Acts encourages urbanisation

Capital web installation - improve public realm
with savings afforded by capitalising on existing
infrastructure

Mixed-use zoning

Relax stringent parking policies
Abolish Group Areas Act
Encourage urbanisation
Centralisation policy

community and defensibility

Enhance sense of

through design

Encourage residential component by tax and bulk
incentives, housing subsidies, mass-subsidisation
of the residential components by office and retail
components




WHAT OUGHT TO BE

THE LACK OF DENSITY

Further development at existing population densities
poses a major problem if our rate of population growth
and urbanisation continues as predicted. Cities are
very efficient organisations for assimilating large
numbers of people, their skills and energies to the
benefit of the economy of the city and country. It is
therefore essential that the present city densifies and
a radical re-think as to how the city will grow and
what form it will assume is necessary.

Increased densities that should result from the freedom
of choice of location and the encouragement of a
stronger residential component in the inner city will
revitalise the city through concentration, mixed use
and extended hours. It will also make the public
trangport system more necegsary and viable.

THE LACK OF STRUCTURED OPEN SPACE

In a city with very limited structured open space and a
high inner city land value, it is impossible to create
new open space. There is however an abundance of "lost
space” (23) scattered through the city fabrie. By
developing and 1linking these and other existing
structured open space with public capital, a series of
open space can be created along a linear route to act
ag a continuous and connected rellef space in the urban
fabric.

¥ K X H ¢

3¢

DESIGH IMPERATIVES

Abolition of Group Areas Act

lixed vse zoning

Public transport stratepy

Encourage larger residential component

Dezone derelict industrial areas for residential
use

Capital web - housing as a spin-off

Land value control to ensure affordability

Intensification of existing and identifying new
nodes of activity towards <the “compact city”
concept (22)

ientralisation policy

Tax and bulk incentives to cross-subsidise a
residential component from retall and office uses
Participation of all interest groups

Design for enhanced sense of community and
defensibility

Capital web installation - link limited public open
space into a serles of spaces

Creative application of public money

Identify and develop "lost space” as public open
space through a capital web

Special zoning ar~as

Compeunity involvement in the upgrading of existing
facilities

Land value control to avoid development pressure on
existing facilities

Enhance public and private sector communication to
create new open 38pace through tax and bulk

incentives
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WEAT OUGHT TO BE

THE LACK OF A MEMORABLE ENVIROWMENT

We, as custodians of the past, must cultivate a
conservation ethic for future generations (24),

The public environment should become an active
participant in the emphasis of landmarks and buildings
of note, incorporating them in the movement experience
and setting them off in a special way, in oxder to
develop a "sense of place”.

Buildings with sound historical value nmust bhe
protected, preserved and incorporated in such a way in
the public environment as to enhance the visual
richness of the city, without being subject to
"preservation neurosis” (25). In other words some new
projects might have many positive features that might
override the merits of preserving an old building. A
mixture of "old” and "new" will comply to both
aesthetic and economic requirements (26).

THE LACK OF SECURITY

Although a special police task force concentrating
golely on the prevention of muggings operates in the
city in addition to privately sponsored security
patrols in seml-public spaces the public environment
should be designed in such a way as to ensure
defensibility of the public realnm. This could be
achieved by observing Alexander’s (27) principle of
public and private domains and the transition from the
one to the other. This will ensure the partial
integration of the public environment into the private
domain.

NI 90 ko T 3778

Architecture &.A , Ock 1988

DESIGN IMPERATIVES

Capital web installation to set off nodes,
landmarks and historical buildings in a special way
Structure hierarchy in existing city grid to
emphasise landmarks and define special
environmental areas within the supergrid

Create special zoning areas and historic districts
Creative tax incentive strategles to preserve and
re-use old buildings by adaption

Reinforce cultural and other precincts

An urban design framework to ensure defensible
space

The installation of a capital web to nurture
territoriality, pride and a sense of community,
observing the transition from public to private
Mixed wuse zoning to ensure intense activity
patterns at all times

Increased inner clity residential component




WHAT OUGHT TQ BE | DESTGN TMPERATIVES

THE EXCESS OF LOST SPACE

Lost spaces, as defined by Trancik (28), offer a ¥  Council intervention and interest to be stimulated

tremendous opportunity to +the designer for urban by interest groups

redevelopment and creative infill and for rediScavering ¥ Capital web Installation - Incorporate lozt space

the many hidden resources of the city. pogitively into the public environment and improve
| linkages

Infill and recycling can incorporate such residual X The Council must introduce strong policies for

areas into the public environment of <the city. spatial design through urban design frameworks

Existing public plazas, streets and parking lots that
are presently disfunctional and incompatible with their
contexts can be transformed into viable open spaces and
workable links betwesn precincts.

Further lost space residues mnust be countered by
designing buildings that define exterior space rather
than displace it.

THE POOR QUALITY OF THE PUBLIC REALM

The quality of the public realm has specifically to do
with +the level of responsiveness of the
goft-negative-fabric of space weaving between the
hard-built-positive components in the city and their
facades which face these public spaces.

Bentley, Alcock et al (29) argue that the level of
responsiveness of an environment is largely determined
by the degree of choice offered by it. The choices
made available in such an environment are influenced

by, amongst others, the following important aspects:
Upgrade public transport

¥ permeability - where people can or cannot go Capital web installation - link through barriers

(physically), the degree of Traffic manapgement
Introduce hierarchy in the city grid

Urban design framework %to cater for arcades,

ease of movement from one point

¥ ¥ ¥

to another
colonnades etc.
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WHAT

QUGHT TO PR

variety-

legiblility -

robustness -

visual
appropriateness -

the range of uses available to
people - atiracting various
people at various times, the
same place has different
meanings for different people

the ease with vhlch people can
understand the opportunities
offered at an overall scale by
both physical form and activity
pattern levels - the presence
of some of Lynch's key physical
features to relate to, 1i.e.
nodes, edges, paths, districts
and landmarks (30)

the degree 1o which people can
use a place for different
purposes and how a space lends
itself for adaptive use - non
specialised space, internal and
external

the degree to which the
detailed appearance makes
people aware of the devices
availlable - s#small scale
legibility to support
interpretation and

responsiveness
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DESIGN THPERATIVES

¥ 3% 3¢ 3¢ 3¢

Mixed use zoning
Dezoning and deregulation

Increased residential componznt

Capital web design to Incorporate, enhance and
create nodes, edges, paths, districts and landmarks
Special zoning areas

Introduce an hierarchy in the city grid

Capital. web design te be flexible
Mixed use zoning

Deregulation and dezoning
Introduction of a zone of enbterprise
Creative urban design framework

Appropriate urban design framework
Reinforcement of cultural and other precincts

LEGIBILATY

landmarks
RoBUSTNESS
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WHAT OUGHT TO BE

X personalisation - the extent to which people are

> richnegs -

allowed to put their stamp on
the
supporting

existing environment,
visual

appropriateness

the amount of choice offered in
terms of sensory experience -
sense of perception, motion,
smell, hearing and touch - by
changing position or focusing

on different sources

In the local pluralistic context, the following aspects
will have an effect on the democracy of a space and

therefore influence its level of responsiveness:

* access -

¥ control -

@Ng @L@@@E %

CHQICE THROWGH

which group has access and
freedom of by

legislative measures - for the

movement

maximum benefit of the city it
should ideally be a free choice

towards which cultural group
the social control gravitates
in mixed environments
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SIGHT
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DESIGN IMPERATIVES
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¥ K X ¥
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Community participation
Mixed use zoning
Appropriate urban design framework

Design for sense of community/defensibility

Increased residential component
Deregulation/dezoning

Reinforce cultural precincts
omall grain intervention

Historical presentation strategy
Mixed use zoning

Deregulation and dezoning
Capital web -
objects and space

Densification strategy
Reinforcement of cultural precincts
opecial zoning areas

Small grain intervention

Increased residential component

Abolition of Group Areas and BSeparate Amenities

Acts
Community participation stratesy

Community participation stratrgy
Reinforcement of cultural precincts

... user
hasg

power to
Per’sonah se

user is

OWNER itOCC’ UPIER

useyr 1is

léw%S;JﬁgLJMER

i user has
: WF’URNISE[}ED TENANCY

user has
F URNISHED TENANCY

o% % B0 power to
Persomlise

creative manipulation of existing



WHAT OUGHT TO BE DESIGN TMPERATIVES

The above list is not erhaustive, nor is it a recipe
for achieving responsiveuess, Many of the above
aspects are interrelated with further ingredients for
the making of urbanity and they merely cover the key
issues contributing to the responsive quality of an
environment. Without a responsive environment,
spontaneous participation giving rise to urbanity and a
high quality of the public environment cannot be
achieved.

THE FRAGMENTED MANAGEMENT STRATEGY

Various approaches for the management of a CBD exist, ¥ Involve all interest groups in planning and design

depending on circumstances. However, certain me thedology
principles are applicable throughout to ensure a * Reinforce lines of communication between public and

focused ahd co-ordinated management framework (31). private bodies
¥  Promote the image of the clty as a worthwhile place

X There must be a strong and unanimous belief in
the ability of the CBD to perfornm.

¥ The management should be broadly based, involving
various interest groups, even though the
management process is the responsibility of the
local authority.

X Private enterprise needs to be intimately
involved. A partnership should be struck up
between the private enterprise and the public
body.
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WHAT QUGHT TO BE DESIGN TMPERATIVES

TBE LACK OF AN OVERALL VISION FOR THE CITY

By eliminating the fragmented nature of the management * Support and accommodate the proposed vision in all
strategy, the city will already move closer to an design frameworks and strategiles

overall vision for the city. Commitment to a vision ¥ Demonstrate confidence 1in the c¢ity with all
will be a positive step towards instilling confidence, proposals

establishing directions and preparing a management
framework for future city growth in quantitative and

qualitative terms.

The vision suggested by +the team of consultants
appointed to investigate and identify directions for
the future of the Johannesburg CBD (32) 1s more one o
attitudes:

“THAT:

X the CBD must be seen and bhelieved in as the
fundamental powerhouse of the urban economy

| it must be encouraged to grow

X by pr0per management, the inherent energy in the
development process has the potential to effect
remarkable changes in the CBD

X the CBD need not be hampered by the stigma of a
place without a soul, or a city that has never
matured beyond the raw energy of its mining camp

origins

X the CBD has an inherent potential that must be
allowed to flouriszh

¥ the CBD is a place for all, where needs are met
and the quality of life is enhanced.”

This vision does not pre-suppose an ideal end-state but
acknowledges that the city is an organic, unpredictable
and dynamic entity.
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WHAT 7UGHT TO BE DESTIGH TMPERATIVES

THE ABUNDANCE OF BARRIERS IR THE CITY

Maki (33) argues: "linkage is simply the glue in the
city. It is the act by which we unite all the layers
of activity and resulting physical form in the city....
urban design is concerned with the question of making
comprehensible links between discrete things. As a
corollary, it is concerned with making an extremely
large entity comprehensible by articulating its parts".

As discussed, ‘the barriers in the city can be

classified as either physical (railroad reserve, mining

belt etec.) or non-physical (politi . cultural).

The physical barriers provide an opportunity for ¥ Capital web installation - utilise barriers to
linkage, insertions or transformations to restore urban achieve a comprehensive urban form

coherence and a means of guilding new dewelopment in ¥ U,grade public transport to transcend barriers
desired directions. The resultant connections will

increase access, cholce and variety.

The —mon-physical barriers are more complex to bridge. ¥ Capital web as public interface forum

This can however be achieved by a well-designed public % Design for defensible space/sense of community
forum 1intended to nurture conmunication, ¥ Abolition of the Group Areas and Separat Amenities
responsibllity, community determination, mutual respect Acts

and collective pride in an environment. ¥  Community involvement programmes

. J - - - I.I
'~ -'.'-._‘-."-' STy
M. - . ’

04 , July 1982

Taking the fundamental “"given" of the city as a
dynamic, unpredictable and complex organism, it is
obvious that no one action, regardless of scale, can
be the cure-all. Nevertheless, although separate, the
problams and suggested planning imperatives are all
interrelated and interdependent and any one of the
above interventions will generate spin-offs and have

ramifications for related problems.
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