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IliTRODUCTION

An overview of the dissertation

CHAPTER 1 : 1"1m nO-HUM STArEME~~T

We live in a city Qb~

A brief analysis of the
Johannesburg CBD and its
immediate environs

•• 0 a rich city wi th major
ca.pital interventions "Q.

Historical and current levels
of capital investment in the
city

.~o and yet the city remains
ilrulPO ver is hed,

CHAPTEH 2 : WHY DO YOU SAY THAT?

Even historicallY there is
Ii ttle foundation for rich
city building QQ.

The anti-city history of
Johannesburg

"". reinforcing the current
ahcr-tcomi.ngs in the city

An analy~is of the
shortcomings of the current
reality resulting in the
impoverished nature of the
city



""" -qhich are not due to a
lack of resources OR~

Investments, past and present,
should pay dividends

a .. " there are $ however p forces
currently at work in the city
iihich must be mani]?ulated in
search of' a solutiona

CHAPTER 3 : F~RINSTANCE

trJ0tO '11\/1 JLes cnange ... "

City form cannot predicted

" .. a as a result of dynamic
forces Q Q ..

City forces in general

a"" whic111in the current local
context a a "

Establishing the main forces
at play in the current local
context the objectives to be
achieved through these forces
in terms of dynamic city
building p the posi ti ve and
negative pressures aff acting
these forces. Hence deriving
design imperatives uO achieve
maximum manipulation of the
forces

~." provide us flith clues for
deal.ing with the shor'tconlngs
of the cit yo



CHAPTER at : WHY IS THIS SO APPEALltlGi1

Citi€:s are es~~en1;iallydyn(uni.c
in Deltu.re to""

The notion of the Dynamic City

q 0" and the objecti V6S tO~1ards
achtevi.ng tlle Dynamic City . ~.

Theoreti.cal o
V181-7S

Dynamic Ci.ty and
on the

deriving
objectives therefrom

.. .. ..

against which an attempt to
address the specific
shor+conlnge can be tested """

Arguments for what the rd ty

ought to be in terms rf the
shortcomings identified
e rlier and thus the
relevant applications for the
design imperatives

~.o and if we put the
shortcomings and design
impercati ves all in one pot
~ith what the city ought to
be "" 'I

Developing a matrix to
establish relationships
between shortcomings, design
imperatives and ought to be's

...... ttIe end up ~~ith some
attitude[, and devices .,.."

Modulating the design
irnperati ves in terms of t.he

forces identified earlier



.."" ~hi.ch can work towards fhe
achievement of the Dynami.c
City ...."

Applying the identified
obJectives for achieving the
Dynamic City to the design
LmperatI ves to es tab l ish the
most effective means of
intervention

bhrough the notion of
Capital Neb that emerges as
the golden thread .0,.

Discussing the concept of
Capital Designing and
theoretical views on the
Capi tal vieb

,,~o ~hich although not a ne~
idea needs to be interpreted
correctly for maximum effect

" " ..

The misunderstood qualities of
the Capital Web

CHAPTER 5 : SO t~HA1qDO YOU SUGGEST?

If one looks at possible
future ecenarloa for the local
context ~p "

Applying the process scenario
method to t.he local context to
establish the Urban Designer's
ro Ie

" ... the U1tban Des ignf.~Ji.17 S 1"01.e

becomes a delicate one " ....

Towards an approach for
intervention in the local
context



.. _II to ensure
objectives of a

that the
specific

context are achieved

Establishing broad cb.iect ives
for the Johannesburg CBD

" .. " through choosing the
correct blOde of intervention

Determining which is the most
appropriate sector of the city
for ensuring the achievement
of the objectives; and
establishing design
imperatives for this sector

"".. implemented o
Vl.Ol the

the
that

identified locus of
Bub-sfstem dictated by
Intervent lon "" Q

Establishing the most
effective body or institution,
and its background, for the
application of the
intervention

CHAPTER 6 : HO~J DOl YOU APPI.nY IT?

The design principles and the
application of the deductions
in a design

CHAPTER 1 : DOES IT WORK?

Testing the design against the
design imperatives established
for the sector and against the
objectives for the achievement
of the Dynamic Ci.tyo
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IN1'RODUCrf ION

Despi te the ample and ~~illing capital :i.nvestments
available to the citYB the city remains impoverished.

An analysis of the ills currently plaguing
Johannesburg reveals that there Ls Li,ttLe or no
trickle-down of positive investment spin-offs which
would enhance the city qualitatively.

Th.ls document is based on the dsep-seated conviction
that cities are (~mplex9 life-enhancing and extremely
dynamic organ isre, subject to mrr iad forces that
constantly a1 ter their character. It is t however,
these dynamic forces which hold the clues for breaking
the status quo within which the city stagnates toe y.

The forces themselves are changeable and forever being
renoul ded by pos I ti ve and negat I VA preseurea. The
challenge is f first i to identify the .forces of
consequence with their respect ive pressures ~ then to
establish which pressures should be enhanced or
eli mi.n a ted. Des Lgn Lmpe r a ti v e s cap .b ; e 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 de8ign imperatives will have the furthest reaching
effect en current shortcomings in the local context.

Thrr\'~eh a matrix interfacing the shortcomings 0f the
current reality with what the city ought to be and the
related design imperatives, Capital Designing emerges
clearly as the golden thread from which all other
interventions C1n be hung.

Although this cor .l.uslon is not eurpr i.s ing ~ the
challenge remains as to how to strategise
implementation of the Capital Web. By "deconstruct.:i.ng"
what would have been a major urban instal] ation or
"honeypot" into a series 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 8.11 ills 1 but it does offer a
glimpse of how a set of established circu~stances can
be manipulated incrementally at a small scale to
benefit the dynamics of the city as a whole.
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1'HE CITY IN TRANSITlot~

Cities are timeless marvelously complex,
life-sustaining organisms; constantly evolving~
responding to change and adap't:lng to cLrcnmsbance. No
single scenario or ideal end-state, for city form. is
possible.. Instead scenari.os emerge and d.isappeal' as
cbanglng realities introduce continually neH frall'OOsof
r ef erence 11 and a forever exciting II kaleidoscopic
~oodium'filth ~hich to work ..

..Johannesburg, perhaps now more than ever 9

turbulent history teeters on the brink of
caused by major transitions at phys ica l ,
political and economical levels.

as its
change

social,

This sweeping statement is aptly appli d to

Hopefully, howev~rl Johannesburg and particularly the
CBD and its environs, has over its short but vigorous
hi s torv and numerous forecasts of peril, ~~eathered
enormous change and proven itself adaptable to
changing circumstances.

The perpetual enforced mubat i.on of the past feH

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 c ity. Growth" adaptation and the energy of
modulation have been slowed to the point of
stagnation, albei t a stagnation brewing wi th the
suppressed pressures of urbanisation and imminent
socia-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
urgencyp 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 Hill
become irreversible.

The uncertainties of change~ coupled with a
fundamental belief and delight in the dynamic nature
of the c ity ~ demand a "vi.s ionarv" rather than a
"predlctionistl' atti tude. Partnership betneen thc;
private sector, local government.• city users and
design professionals, will facilitate .realisation of
our visions and a striving for a self-supporting
vital city.



LAND-USE PArrERNS AtlD URBAN FORM IN THE JOHANI~ESBURG
METROPOIJITAN ARU!

(a)
Burgress Ooncan'rlc

Zone Model

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,
as t.he effecti Vl9 economic powerhouse of South Africa
since its inception makes it appropriate to limit the
theories of the spatial arrangement of urban land-use
to those with an economic base.

1 :: cso:
2 ::::"wholesale and liOtlt

rnanutactunnq;
lower-Income
residential;

3 ::::wcrklnq-class
resldentlai;

4 ::::middle-class
residential;

5 := commuter zone

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

(b)
Hoyt Soc:toraf Model

Urban Ecology Theory: IxplaiJtling the £f'fio-Dimensional
Development of.Plan

Developed some 40 to 50 years ago9 Burgess'
Concentr ic Zone model $ Hoyt" s Sectoral model and
Harris & Ullman" s l1ult i.pl e Nuclei model epi tomise
urban ecology theory. As a group they have been
criticised on several fronts» particularly for failure
to reflect current s icuat ions s absence of a strong
theory base and ignorance of the soc Lal , political and
economic realities of the city. They have endured,
however~ because they provide simple and useful
generalisations about land use.

1 == ceo:
2 == wholesale and

light manufacturing;
3 :::: lower-class

residential;
4 :=: rnlddle-class

ref1ldentlal;
5 == uppnr-class

rostdontlal

(c)
Harrls and Ullman Multiple

Nuclei Model

Each 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
ci t;r. 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~

1 == CBD;
2 .-::wholesale

and light ruanulaclurlnq;
3 :::: lower-class residential;
4 := mlddta-olass residential;
5 ~ upper-class rnsldentlal:
6 :::: heavy manufacturing;
7 :::: outlying business district;
8 ::: dormitory suburb;
9 ::: industrlal suburb

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
turnu 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.

$
Locatlonal

rent 0'

--- Rf'?tn!l
II ------ Ofricp
III --._._ Fiesidcnlial

Planar viow of
bid HUll curv=s



In terms of Alonso~s model, the loner-income groups of
l1etropolitan Johannesburg are disadvantaged from a
distance/time point of view, the result of the
fragmented city structure arising from Grand Apartheid
Policy. With pressing urbanisation and
socio-poli tical reforms p the distance/time element
needs to be reduced to re -enfz-anchi.ee these groups
effectively,

The challenge to tackle is the urgent identification
of appropriate and affordable 4nner city land
resources to accommodate the disadvantaged and help
establish an equilibrium of land values and
opportu.nities in the city ..

~rHE DYNAtIIC NATURE OJ! THE CENTRAL AREA

The past fifteen years have seen major nhanges wrought
in the central areap caused primarily by the
phf.!Tlomenon of "decentralisationu• Specific sectors of
both the shopping and office components have moved
spontaneously to satellite centres such as Sandton,
Rosebank and Bedf'crdv.iev, vhi Ie the decentralisation
of industries to peripheral "hoiee Iand" ". border areas
has been brought about by Central Government po l i.cy.
The exponential influx of the black population into
the central area has~ in spite of official attitudes,
had another profound effect on the city·s character.

Nevertheless J it appears as if the above forces 9

particularly decentraliBation~ have now stabilised to
a large degree. While no longer declining
economicallYi the Central Area is however observed to
be deteriorating in qualitative terms.

In addition, Johannesburg is presently experiencing
the explosive pressures of urbanisationg population
growth ~ unemployment, social and political change,
deterioration of secur; .·1 and extreme uncertainty
about the future. All of these factors n intensified
in concert, affect the physical form and well-being
of the city, superseding the single force of economic
dynamics which alone brought about the changes of the
paJto

Today the Johannesburg Central Area is a multi
nucleated zone of 614 ha in extent~ which includes the
CBD, Bracmconte In , Hi l l brow and Civic Hill. These
major nuclei are held within a framework of
transitional zones made up of New Doornfontein»
Troyeville~ Vil~age Deepg Selby, City West. Fordsburg
and Vrededorp.

$ nlch QrrJUps
(tim~)Rent
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Poor
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* tHO aones of old housing stock,
diverse and vibrant

both richly

lbe following broad land use patterns describe the CBn
and its surrounds:

* a well defined zone of strong retail activity

* an extensive office component overlapping the
retail

* a periphery accommodating •serVlce THE RETArt zoua

f~l ~tJ_·_..,~..:...:_"t!- '!III' • • .. .. ... ~... }....:..".._

industries, economicallY marginal urban
activities and a certain amount of derelict land
that is either underdeveloped or vacant

motorway systems of the west, south and
boundaries,

eastern

* the encapsulating transitional zones which,
despite being separated from the CBD by strongly
defined physlcal edges such as the elevabed

contributing
we11-be ing of

represent definite positive forces
generalthe

the city.
to cohesion and

Although posaesaed of

the areas complement
several physical shortcomings,
one another functionally to

ensure a rtiverse base~ capable of being nurtured •In
THE OFFIce ZONE

fp';\l IT1
)W:~~~;_~- .. - I • .. .. .. .. -: [IJ

the endeavour of creating a dynamic»
They llso form an integrated

responsive city.
teconom]c unit,

reinforcing the CBD's firm influential position as the
structuring element of the national economy.

The eRD, itself one of several nuclei within the
Central Area, is by far the most important and
powrerful in the metropolitan area. There nzone IS
t.heref'ore Th"el~it in .a strategy of. mutual support almed
at forging stronger physical Llnks Ioett:1een the various
coaponents of the Central AJLQe&i~ the transitional zones

and the residential hinterlandv with the hope that
this would promote improvements in the functional

and of tbe eDD
THE RESIDENTIAL ZONE

pezfozmances of both. u

Better defined transportation
self-contained anti ties of Hillbrow

In particular"
to the11.nks

and Braamfontein
Hill contribute to the Central Area's unified

Similarly~ theperformance
development of

as a II super-CBDu .

Ellif: asPark/Doornfontein area
recreational/educational centre will be promoted.

the

density residential environment

The
of a

the
Central
high

Area will also benefit by the emergence
•In

Fordsburg/Pageview area. These developments will, in
turn 11 strengthen the CBr' ~ Links to it.s supporting
hinterland.

The application of Bsrrv ' s
Cenbra l

low land v-alues re Iated to
,. .

'" ,.. .. " ......~~-~ .. "-



in the per i.phere l and transitional zones. The reason
for this is the severe Inner ci ty blight and
dereliction caused by the Central Governmentqs
decentralisation and racial removal policies. The
areas thus represent the soft underbelly or points of
puncture for inner ci.ty intervention. The limited
economic iTeans of the non-corporate pri vcd:;e sector tl in
par tnez-shf.p with the public sector 11 are capable of
making an impact on these areas ..

'l'he Periphery

ll1~ld'.VflIU(, cone for rnplt~polilnn Arf'<10. Land v;1h/l'l rim lill"'; nwny hom lit"
cr D. 111 Ih8 rmmn~r dR'Jcnbed by /,Innso. nidqn~ "nrf(>r;pcmd 10 m;ljnr urban
mlm~nl roulns, whllo tI~t1 sf~c()ndnry pen!~" or:r;ur at Ih~ inlflrr.;('cliotl or 1111's'"
arl(>rltll roult's And major crO~5'()WIl "lrCl?ls. (/'irian .1. l.. A(ltrV. Cormnnrdnl
~lrlJClure rind Commarcln] Blight. Univ('f5ify Or Chi(r1(Jn, Dr,;nril7lrnt or
(7 ('ogmph),. i1('.r;eruc/7rnprr No. 85, Chicnoo, I pr;,1. /). ,"35)

The peripheral zone is in a constant and unsettling
state of flux and transition as economic opportunities
and development pressures come and go. It constitutes
a buf f er betveen the Central Area, the surrounding
transitional zone of opportunities and the hinterland
beyond,

Four general sectors are identified within the
periphery.

* The eastern sector comprises fairly low rise,
extensive developments of low intensity, lacking
an identifiable core area. It is typically
stable and comparatively static in its growth
rate. Uses include showrooms 9 factories,
warehouses~ workshops and storage yards,
contrasted with promi.nerrt high rise offices

Till: rrnlPIlr:nv

as a development
accordingly largely
the economics of
viable.

option. The zone is
in limbo until such time as
land stabilisation prove

scattered around. A •mlnOr trend towards
squatting is evident in marginal areas.

* The area along the southern fringe of the CBn
has been limited in its development potential
because of undermining and its accompanying

rns PE'nrrllrnY

regulations.
aLloved some

Advanced ground engineering has
major developments to have

occurred, but the cost of ground stablisation
remains such that the land is rendered marginal

* The northern periphery is also a sector of
latent opportunities~ held back by the costs of
decking the railway line in order to exploit air
rights. In add.ition , 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
like barbed wire to practically isolate
Braamfontein and Hil Ibron from the CBD. In
terms of potential, however, this strip is more
favourably placed than any of the others. rTf



* The Hesterl~ sector of the city • largely1D
in some case~3,vacant $

derelict.
underdeveloped or,

This is 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 G • ~ of the Johannesburg Stock ExchangereSl"tlng
to this precipitated shift I thezone a In
financial core of the CED. It also acted as a
stimulus for Interest ~ the redevelopmentIn
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 cul t.ura l node focused en the
Market Theatre and the precinct which cups itp
as well as the hardy heritage of small,
delightfully intimate retail and market stalls
found originally in Diagonal Street 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 \~lest Street IIgateway" via the Put.co
bus terminus and minl bus taxi routes into the
city proper, heralded by informal markets.

The Newtown Urban Design Competition encouraged
investigation into various alternatives for the
revitalisation of this sector. The GAPS winning
proposal suggests a I' fragile thread II approach in
which a II thread II of public capi tal is used to
weave a structure on v1hich other more robust
uses are developed by the private sector.

The Transitional Zone

The transitional zones of New Doornfontein,
Doornfontein, Troyeville; Village Deep, Selby, City
West. Fordsburg and Vrededorp form a framework
encapsulating Johannesburg's Central Area. Clockwise
movement round the city highlights a variety of
characteristics in the zone.

To the east
Docrnfont.ein ' s

major capital
office sector~

interventions typify
whilst Troyeville

languishes as a derelict residential zone stirred only
by the first signs of gentrification.
fairly low rise, low intensity development. static in
its rate of change. It includes factories~
workshopsn warehouses and a retail component supported
particularly by the pedestrian traffic g~n~rated by

Jeppe Stat.lono

Til£: PERIPHERY

II~11~4'~~-~_~ .s .~.,.~.'".~~"...~::I T ~
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1~o the south
8<mongst the
heirlooms of railway activities.
railvray stations and provides

a t.hr iving industrial
remnants of mined-out

component Jies
land and the

It •18 well-served by
toaccess extensive
Li nk ingemployment opportunities therefore

physically and economically to the CBD.
it

To the 'Hest the
(albeit, at this

Indian quarter is regaining its
still with caution) in the

force
form

the major retail node
peripheral spin-ofis

of
atage

which accommodatesFordsburg,
of the Oriental Plaza and its
which penetrate Burghersdorp.
intensity capital interventions,
still shrouds a large portion of

Despite
a derelict
the area.

some
aura
The

reinBtated strength of the Indian
in Mayfair, east of

teconomlO communi.ty
Fordsburg,rather more manifest

an ar ea correspondingly plagued by socio-poli tical
tension.

North-east of Fordsburg lies VrededorpJ
of

ridden with
and decay as a

and enforcement Group
result
of the

poverty
Intervent.ton

government
Areas Act.

An entirev

its homes
developed.

thriving Indian
bull-dozed under

spill-over zone

relocated,
the land left

provides
groups from

inaffordable

Vrededorp a
for Hhite

made
income adjacent suburbs

such Brixtons

single
by gentrificati.on.as

Scattered
provided primarily
The groHth of the

storey low-cost housing developments,
by public institutions are typical.

negative with largeo18 tractsarea
of open land.

The sector of thethisof vrestern

transitional area railway shunting yardA
Braamfontein and Brixton

consists of
the(causing a tmaJor edge)

cemeteries (another
redundant gas works.

physical barrier) and the

The Interaction of the Zones

It therefore appears that the unopened honeypot of the
but qualitatively deteriorating
a buffer (in the shape of the

economically sound,
isolated byCBD •18

derelict, blighted and underdeveloped peripheral areas
on the one hand and strong physical barriers in the
form of the freeway system and the
other hand) from a transitional

railway line on the
zone bulging with

energy
well as

and oppor-tun ities in the socio-poli tical 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 opportlUlIr1ity therefore exi.ste to harness amid
redirect the ener!gy and forces of the transitiona]
area to transcend the buffer of the peripheral aone,
Valuable life lines could be tied back into the CBD.
to the benefit of the peripheral zone on the one hand
and the eBD 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
t.ourni.quet of tJ'e peripheral zone, ensure the
:reinforcement and )port of the ~7ell-being of the
CBD~ the nation and the country.

Hou.sing as an Objecti7e in tIle Process of Urbanisation

Housing is almost 811Hays 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 housing
problems accompanying urbanisation and conside:rlng the
areas of depressed land values, ldentified earlier in
the exploration of the land-value cone model~
t.ogether ttJi th the physical character of the peripheral
and transitional zones, one can hone in more
accurately on the "points of puncture" or bridgeheads
for connection of the eBD to a wider hinterland to
promote and facilitate a more prominent residential
component in the Central Area. Two soft areas emerge:
one tn the north-east, related to Hillbrow and o~e to
the west, related to Fordsburg.

The most extreme pr~ssures come from the north-eastern
sector in the form of Hillbrow, Berea and Yeoville~
but is inhibited to a certain extent by the bottleneck
effect caused by the ~ailway barrier at this point of
puncture.

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

The next challenge would be to determine vhat the most
suitable and appropriate intervention WOu~d be, given
the current forces and shortcomings of the city to
promote the spontaneous development of an inner oity
housing component as a spin-off.



,., a rich city with major
capital interventions ...
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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 tht! same time dictat,ing
labour-intensive methods of extraction. In turn, this
created forward and backward Li.nkages J and soon
industries servlng the gold mines flourished on the
Witwatersrand. By the turn of the century,
Johannesburg had the largest urban population in the
country.

PLAN
The gold mining industry rapidly became the dominant
growth force of the South African economy~ ultimately
supporting Johannesburg and the whole ~~itHatersrand.
By 1891 Johannesburg was an established town with a
total population of 102 078 complete with a railroadn

central business district $ suburbs and, of course 9

segregated settlement areas for Blacks and Indians.
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CUHREtIT I~EVElnS OF OPTIMISM IN grIm ern

Having weathered the forecasts of doom of the 1970'si
Johannesburg's Central Area remains unparalleled in
its dominance as the prime activity and economic node
of t.he metropolis u reg Ion and country. Apart from
surviving~ it has now found the resilience to fight
back, Hith investors realising that the economic,
social and cultural investments of the past are too
valuable to let fall by the wayside.

co It is cities that contribute to the flealth of nations
and are the life-blood of their econoaies. Cities are
mankind "s most important asset ..08 (4)

Although the decentralisation of certain components
from the eBD to satellite areas is often viewed as
detrimental to the enD, particularly because of the
competition it implies, there is an increasing
awareness of the symbiotic relationship between the
centresq and to the eBD, to the overall benefit of the
metropolitan ares.



In these terms, the CBD provides a strong heart for
the metropolitan economy in which the satellitA
centres thrive~ Lnd 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
econo mica 11y sound. Hore office floor spaoe was
constructed in the Johannesburg CED than any other
centre in the region between 1978 and 1985.

There is currently a gene.ral 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.

CONFIDENCE OF "tHE PRIVATE SEC1~OR IlJI THE CITY

In an Analytical Investigation of the CBD by a team
of consultantsD appointed by the Management Committee
of the City of Johannesburg (October 1987), one of the
most encouraging findings from interviews and
questionnaires vIas the "Level of optimism t<Ti th regard
to the potential of the CBD and the pes iti ve ro Ie
which virtually all the major developers and investors
believe that the eRD can play in the future of the
lt " (k)Cl Y :) •.,

Over the past five years 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
refurbfshnent of existing buildings. As a resul t He

see major projects underway with many parts of the
city moving into significant levels of urban
revitalisat:Lon.

t1ajor pressures and development initiatives identified
show an act! ve interest in investment in the CBD
towards its qualitative upgrading:

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

* The Centre Plan proposals for the major
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 CBD,
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* Air right proposals and enabling policies being
formul at.ed by SATS and t.he Ci ty Counc i.I to
bridge the rail lines.

* A SATS study to rationalise Park Station into a
major modal interchange with mixed uses.

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

* The redevelopment of Newtown.

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

* Increased refurbishment of existing buildings.

* 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, howeverg these
proposals have had to be deal t 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 comprehens ive development

strategy.

The informal CBn development programme that has
emerged since! has removed some obstacles "'Torryi.ng
developers and investors. In order to ripen the eBD
for the major capital interventions that can lead to
its Renaissance of the cityp the local authority does
nevertheless need to commlt itself more concretely to
a vision and related objectives and strategies for the
future.

Regardless of the lack of communication between the
public and private sector and the current shortcomings
in the ci ty, one fact stands clear 1 there is an
abundance of financial wealth in the citYJ both in
past investments and in current proposals and
negotiations by the private sector.
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". and yet the cit y remains
impoverished!
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Even historically there is lif·tle
foundation for rich city buitdin 0 ."



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 colonial powers. First the
Portuguese explorers destroyed the trade lines
established between tribes to the north, and with it
many 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
spacei something only vast fortunes could buy in the
over+cr ouded and squalid conditions of Europe. The
spacious settlements that evolved as a result of the
cheap and abundant land wi th lOH levels of yield
represented the colonists' "escape" from their cramped
mother-cities and their distaste for urbanity as they
had known it. This anti-city psyche fuelled the
IIgarden ci ty" aspirations of future generations of
city dwellers further.

INDUSTRIALISATION

Industrialisation fur ther tainted the image of the
city as a worthwhile so ia1 organism. The boom and
bust ethic of the mining contingent and their
transitory mining camp mentality was no basis for
permanence (1). The industrial oities tended to
become repositories for redundant populations who
could not surv l va elsewhere. 'rhis included the
poverty stricken Cape Malays n the extended families or
indentured Indian labourers unable to be Bupported by

cane farming in Natal and the rural immigrants
crippled by the depression. Nith 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 ideologlcal phenomenon had by far the roost
profound effect on our cities physically, socially and
economically over the past forty years, The
classification of land beyond land use on racial
grounds has fragmented the city into a low-density
capitalist system. The cities pander to the needs and
aspirations of a mobile affluent minor ity who are
surrounded by high density dormitory satellites on the
urban fringe to which the majority of the population,
~?ith little disposable income on the "'ne hand J and a
high level of dependency on public ·G... .uspor t on the
othcr 1 have been relegated.

This disjointedg politically imposed structure
resulted in inappropriate travel times to places of
oppor tuni ty and a totally energy- inefficient ci ty 9

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 city
growth in favour of deconcentration to suppreased
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 i-7ith rapid urbanisation p the exponential
population growth and the resultant increasing demand
for jobs, products and f:V' '''\Vices Q

.,
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... reinforcing the current
shortcomings of the city ...



tJOHANliKSBURGOOS LACK OF URBANITY

The oity is a place of opportunity. It is the place
of potential fame and fortunei of freedom, education
and excitement, and an opportunity for fulfilling
aspirations and achieving se If+ac tue l.Lsat ion. To
enable the city to perform, it is essential that its
opportunities are maximised by enhancing and
emphasizing those que I. 'ties rrrhich accentuate its sense
of urbanity.

Urbanity, according to Victor Gruen (3),
characterised by three main features:

f18

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

complexities,
nith life~

unexpected meetings,
specific cultural

streets teeming
character and

the opportunity for free exchange of goods and
ideas

the opportunity for human freedom as expressed
in multiplicity of choice

Nouvel (4) sees urbanity as consisting of urban

personalised use of space.

Dewar~ Uyjtenbogaardt at a1 (5) argue that urbanity is
the generic term for the posit i.ve qualities which
exist in rich urban environments as opposed to urban
agglomerations and suburbia. The level of urbanity
will be affected by the folklore~ habitsn struggles
and sociability through generations of inhabitants of
the city.

In Johannesburg, as in most modern cities, the lack of
urban ity is fuelled by today P s technical rea l ities
such as the individually owned car B large scale
Lndust ry , 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
identi ty. This is exacerbated by the inferior
undirected quality of the public transport system.

Johannesburg has furthermore favoured economlc grovbh
at the expense of the preservation of buildings of
architectural and historical value J resul ting in
simplistiG environments. This is reinforced by the
f ragnentat.i.cn of the oi ty brought about by poll tical
ideologies in the local context, expressing
segregation along economic, sociological v racial and
functional boundaries. As a result Johannesburg can



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
urban ity p public space allocation in the 01ty is
insufficient and inappropriate fo.r the establlshment
of a decent platform for the development of urbanity
on a Bcale large enough to start penetrating the rest
of the city. Without urbanity the soul of the city
flounders.

POOR QUALITY In THE PUBLIC REAI.ii

In her epic ~~ork "The Death and i,ife of Great American
Citi{~slf Jane Jacobs (11) said that "A city s ldena Ik by

itself is nothing. It is an abstraction. It means
something only in conjunction with the buildings and
other uses vhl.ch border it. n • Streets and their
sideRalks, the main public spaces of the cityp are its
most vital organs".

'The public environment of the Johannesburg enD is
either ordinary or extremely poor. The city is being
transformed from a city of collective spaces to a city
of pr ivate icons. The continui ties of streets are
broken by ill-placed buildings, height ordinances are
frequently violated J and varied materials and facade
treatments compete stridently for attention. The city
has become a showpiece for the pr ivate ego at the
expense of the public :realm.

Competition between a fragmented system of government
decision-making, bureaucratic regulations! community
participation and private money, has made a shambles
of the harmonious in terrelationship of the citv ' 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 pass iva element,
responding to functional demands in a reactive manner
rather than acting as a dynamic 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 lnteraction.

AN ABUNDANCE OF BARRIERS IN THE CITY

The city fabric is profusely scarred by various
barriers 1 inhibiting heal thy 01ty groHth and spatial
integration.



Johannesburg evolved as a linear city in an east-west
direction based on the mining belt, and Has connected
by the rail~7ay line. Ideally, the most intense
development in the city should have occurred along
this corridor of maximum accessibility~ Instead, the
railway reserve has become an impenetrable gash in the
city fabric, particula.rly 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 18 in
reality permeable only in very limited (and neglected)
areas. The system constttutes a rather harsh
impenetrable barrier over the majority of its length,
containing the CBn positively on the one hand. but
preventing life-giving connections into the hinterland
on the other.

To the south of the CBD the mining bel t imposes
another barrier further inhibiting spatial integration
of the Central Business Dtstrict to the Sout.h. This
results from undermining and associated regulations
imposed by the ~lining Commissioner. The depth of
undermining as well as the numerous slimes dams in
this zone repress viable development.

Even though the floundering peripheral zoneg as
discussed in Chapter 1, provides numerous rich
opportunities for positive intervention, it still
constitutes a psychological barrier, encircling the
central bus~ness district.

THO large grave yards to the west of t.he central
business district create minor but still significant
barriers in terms of localised spatial integration and
connections.

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

THE MISSED OPPCRTUnITY OF STREET SPACE

Gosling (6) argues that the patterns of circulativn
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 mechanical sys tems to sus ta In them,
these c i.rcul tion systemE~ ha ve become more remote from

their generative function.
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'Ihez-e 1.S currently no hierarchy in the inner oi t.y
street svsten of Johannesburg. All forms of movement
Inc Iudfng through-traffic D ci r-iul.at.tng traffic» public
transport (buses and taxis> and pedestrians make
competing demands on the ci ty" s street-space. The
ability to meet these demands is severely compromised
by on-street parl\ing and loading, short ci t.:r blocks»
and the correspondingly high number of busy
intersections.

There is a lack of direct pedestrian connection
between key element~ in the CBDg while the quality of
the street environment and the convenience ~ safety and
freedom from noise and fumes afforded pedestrians is

QftH1EH STi<fE1S rOH CARS TO HOVE fffIUWTL'(
oSTHHTS fOR PEDESTRIANS

~SlREETS fOR BUSES
e STREETS FOR lOADiHG/PARI'.IHGI

PEDES1BlANS

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 s Imi Iar , re ul ting in a bland system wi th no
legibility and rn distinguishing hierarchy.

Kahn (7) said that the street is probably the first
institution of man; a meeting hall without a roof.
For Kahn p a strept is "a room by agreement a
community rOOIDg the l-lalls of which belong to the
donors, dedicated to the city for its common use. Its
ceiling is the sky" 0 ~1e cannot therefore separate a
bul1dingn particularly its exterior. wallsp 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
often been disregarded. Our buildings have become
introverted and self-contained. ~~e have become a
\'flaIled city and, ironically, all the more s"\1':)ceptible
to crime because of it. These buildings are turning
our streets and public spaces into a no-manPs land and
our spirit of public-mindedness, or sense of community
into a faded memory.

POOR PUBLIC TRANSPORT AND RESTRICTIVE PARKING POLICY

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

The objective of the restricti ve parking policy as
exercised by the authorities in the eBD is to restrict
the use of low occupancy private vehicles as a mode of
transport, in favour of public transport systems.
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 t.hat
the validity of this restrictive policy is questionee.



To implement a rapid mass transit system will, on the
other hand J burden the authorities ~:7ith exor hi tant
financial implications. 'l'he 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 transport system is further compromised by
the fragmented nature of the apartheid-ci.ty - t.he
majority of the cityUs population has to be shuttled
backwards and forwards on a daily basis, resulting in
energy inefficiency.

ZONltiG LEGISLATION AND THE tACK OF A RES IDEN1~IAln
COMPONENT IN THE INNER CITY

Zoning 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
di ve:rsity i and that therefore are no longer truly
urban. It Zoning subs tl tuted functional for spatial
order and failed to recognise the importance of
~~patial order to social functlonH (8) ¢

The residential component, being the lowest in the
hierarchy of income generating uses has been squeezed
out to such an extent that it is dwindling as a whole
in the inner city. ~leanwhlle the office and retail
components are thriving.

Al though the CBD is well supported in the wider
Central Area by strong residential components in
Hi Ll brow, Berea and Joubert Park , the two specific
residential zones in the CBD identified earlier, are
dwindling as a result of insufficient tieback into a
supporting hinterland (suffocated by the peripheral
anti-space) and the losing battle aga.inst office and
retail space as money-spinners for developers,

1/ ' ". , r ,,!' ~ I
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There is no doubt t.hat the divers ity J vi tali ty and
defensibility of the CBD will be greatly enhanced if a
stronger residential component was encouraged. It
v10uld also improve access opportunities for groups
with low car oWHt:tship Hithout their having to rely on
public transportQ



THE LACK OF DENSITY

Hand-in-hand with the lack of an inner city
residential component goes the problem of too low a
population density for Greater Johannesburg. Our city
is predominantly suburban and sprawling in character.
In comparison, Mexico City accommodates five times the
population in approximately 20 percent less area,
Hhile Cairo accommodates two and a half times the
population in about half the area.

Johannesburg's low population density and
de-concentrated peopl.e has resulted in the dispersal
of energiesg activities and resources. The
complexity J density and intensity of acti vi ties that
create vital urban environments has been diluted. The
lower density also has a detrimental effect on the
viability of public transport» which is compromised by
high running costs.

THE LACK OF STRUCTURED OPEN SPACI~

In order to make memorable places~ a city needs urban
space. Johannesburg has a sad lack of significant
urban space, and the little we had has been eroded or
usurped by pressures n for example D from par kmg
requirements such as Marshall Square and Mary
Fitzgerald Square. Other remaining structured open
space in the inner city has become so overcrowded that
it no longer serves its original purpose as place of
relief from the crowded streets of the ci ty. The
saddest lack of all is the extremely POOfu dislocated
civic spaoe unrelated to the new civic offices of the
city. In contrast, its predecessor featured a rare
configuration of public open space and fine old
buildings.

THE LACK OF A MEMORABLE ENVIRONMENT

Italo Calvino (9) argues that a city without
hist.orical buildings is like an old man l~ithout a
memory. The Johannesburg eBD f~as structured on a
uniquely small grid, maximizing the potential of
corner responses. The care Hi th which these corners
used to be celebrated wi th specific architectural
responses has. however, been lost over the yearE.

The city still has many fine examples of historical
buildings but they are dvlindling and the current
configuration of the public environment takes no
cognisance of them and fails to offset them in any
speo ia l Hay. The boom and bust mln ing ment a l ity on
which Johannesburg was built is still a very prevalent
phenomenon in the eity"s psyche.



Historical buildings of less importance are pushed
aside for bigger, better and more profitable modern
developments 9 and with them is lost the long-standing
social and cul ture l investments in the ci ty 0 EVE~n

attempts to recreate a historical comconent '\.-11 th new
buildings (e. g. BankCity) ring ho l Lon and fall short
of achieving either the visual richness or the sturdy
technol gy of its predecessors. The essential
socio-economic spirit of the area, obliterated tc make
way for new development» has also evaporated.

AN EXCESS OF LOST SPACE

Lost space p Trancik (1.0) argues, is the "left-over
unstructured landscape II at the base of high rise
towers, or the unused sunken plazas away from the flow
of pedestrian aotivi ty. Lost space is also the
surface parking lots in the peripheral zone of the
CBD~ the no-roan's land along edges and under freeways
that nobody maintains, abandoned waterfronts a~d train
yards ~ and vacated industrial complexes falling into
dereliction. It is the vacant blighted clearance
sites that for a multitude of reasons ~7ere never
developed and the derelict eices vested in local
authorities that remain vacant as a result of the lack
of initiative» resources or vision on the part of t}~
council.

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

~
A"Generally speaking thene lost spaces are the

undesirable urban spaces that cry out for
incorporation into the city fabric - anti-spaces ~
making no positive contribution to their surroundings
or users. They are normally ill-defined and fail to
connect urban elements in any coherent ~<1ay; The
integrity of the inner city of Johannesburg is
destroyed by an excess of lost space:

* Modernist- 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.

* Bald surface parking lots for cars and buses in
t.he peripheral bel tithe resul t.s of land in 'Hai t
to council urban renewal projects.



* 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 level and
street related spaces being wiped out, and with
it the community. The land has been 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 facili tie:'" in the
form of abandoned rail~lay sidings. Acres of
under-developed and derelict open land held by
the counc iI also lies fallow as a result of
changes in use and the bureaucratic pace of
development.

private domainp seriously
jmpoverishlng the public realm.

, 4compromlslng and

THE LACK OF SECURITY

Security in the inner city is a political consequence
on the one hand 9 in the shape of bombs planted in
public placesp and a socia-economic consequence on the
other in the shape of muggings. Every major
development in the city has some form of secur ity
patrol and alarm system. As a result the c ity has
become an alienating, quasi-police state.

For secur itv reasons also p new buildings do not
interact or communicate with the public environment at
all. There" s no easy t.rans t tion from public to

A FRAGMENTED MANAGEMENT STRATEGY

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

Because individual departments of the local authority
in Johannesburg take care of t.heir respective tasks to
the be~t of their abilities, the attention and input
into the overall management of the city is fragmented
and compromised as opposed to a full time invol vement
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.



THE LACK OF AN OVERAI..oL VISION FOR Tli1( CI1cy """, I ~ tf'~ fl'J'JTE 9",'1 I;'!"!f~!'!'f A c"I~'r;ll
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'l'he fragmented nature of the management f raraewo rk

results in an equally fuzzy vision capable of acting
as a directive for future city growth. This inhibits
the confidence of major Inves cors keen to act i.veIy
participate in remedial capital. interventions in the
city as expressed in the recent analytical report on
the eBD of Johannesburg (12).
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... which are not due to a lack
of resources ...



INVXS1li1tRiS SHOULDrAY DIVIDl\l~ffi

It Is clear that the impoveri.shed character of the
city is not a result of a lack of capital or other
resources", Despite 'the ample and ~:i.l1ing capital
investments available to the city, there is still
little or no trickle-doRn in the form of positive
spin-offs for the city 8S a wholea The investment
made over the pc:st twenty years or so should be paying
much better dividends by now, both quantitively and
qualitati vaIr.·

\,.. .~:','-,.'", "

.... -. ~~,,~..'~;,:~j;

Without direction the shortcomings and maladies cf the
current state of aff airs v1ill 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 city.



... there are D however, forces
currently at work in the city
which must be manipulated
in the search for a solution.
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Cities change, ..

••



CITY FO]Rli CANNOif BE PREDICTRD

The most prominent aspect of any city at any time, is
Its ever-chansdns nature at all levels - physically 9

culturally, economical1y~ environmentally and,
especially in the local context» socially and
politically. rlith the exponential development of
technology since the Industrial Revolutionn the rate
of change in cities 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
the city are freed up.
riddled with pot-holes
of city dynamics.

once the processes that shape
Ideal end-state scenarios are

and are contrary to the nature

" a non-model pe rapect ive of the 01ty can
contain many visions of the city because it is
organic and dynamic in its intentions. It
responds to life and changing 800ia1 and
political conditionsp The urbanism of
constancY9 of spatial composition~ can tolerate
no vision but its own dead stereotype of an
ideal stat.e.OI (1)

JOHAN~lESBURG - A ROBUST CITY

Some citiesp however, adapt to changing circumstances
and the accelerating rate of change over the years
more auccesst ul Iv than others. Johannesburg has
proven itself over its short history to be a robust
organismD able to weather extreme change. With the
country sitting at a cross-roads, views of the future
range from the one extreme of, II change at all costs II ,

to the other extreme of II never any change" n 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.

1 .....
,.,. .

,. .



.,. as a result of
dynamic forces ...



THE CONTINUUM OF VIEWS

Th~ dynamic nature of the 01ty Is largely J if not
entirely, the result of myriad forces and processes
constantly at work in major and minor ways. These
forces and processes are all Interdependent and
interrelatedp volatile yet malleable, and difficult to
analyse in simplistic terms. The nature and impact of
forces change from context to context.

C8
--'---1

Depending on one's position along the continuum 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 in anarchy or,
alternatlvelY9 are sure to lead to stagnation. In the
local context most vi.ews are politically inspired v

even if concealed behind social and economical
facades.

The intention of this exerciseD however~ is to assist
objectively in the endeavour to reinforce the dynamics
that make 01ties life-sustaining places and to enhance
them as our "prima.l~Y assets" (2). Nevertheless
despite the neutral aim, political and socie-economic
pressures still loom.

The approach will therefore entail the identification
of c. mmonalities in the plethora of dynamic urban
force 9 to establish neutral forces and to evaluate
them in terms of current pressures exercised on themR

be they of economic ~ social, cultural or po l.i tIca.l
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.



... which in the rurr enl
local context."



THE PREDOMINANT FORCES IN THR CITY

In this time of increasing pressures of u~banisation~
population growth, growing unemploymAnt, social and
poli t Ical change and extreme uncertainty about the
future~ certain forces and processes have become ffi0re
predominant than others in the Jhaping of our cities.

These predominant forces do not axis' in isolation but
are all related to and affected by each other, as well
as by the myriad of Lesser forces ,at play. The
Impetus of these forces "'1ill furthermore change over
time as a resul t of changing clrcunabances. For
instance p whereas in the past D the changes In the
Johannesburg CBD ~'1ere largely as responses to the
economic dynamics of the city, the choices now are
concerned with adapting to the more complex social,
economic and political processes of contemporary South
AfTCica~

From the plethora of currently active forces in
,JohannesbuI1g 9 three predominant forces ~tith major
potential impact on the future city form emerge as
conmon.

* Capital Investment - a ~uch required, available
and powerful conmodf.t.y in t}1JE~ hands of the
enfranchised private sector

\

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

\

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

ThAse forces are highly interdependent in the current
circumstances and any kind of manipulation of the onep

will have a direct effect on the others. Each one
will be discus~ d in terms of the current reality and
'then how things ought to be to uaxini.se the sp in-off's
in the endeavour to achieve a city of dynamic natul3.

URBAtlISATION I~l SOUTH AFRICA

Urbcinisation phenomenon that no nation,
process of

urbanisation.
civilisation or city escapes in its
development. Cit.tes are the products of

"The urbani.sat.ionof 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 still actively Bubject to the process of
urbanisat.Icn.



South Africa has a very short hi.s torv of urbani.sat ion.
The history of e l tjr building in South Africa, as
discussed in Chapter 2$ has imbued negative attitudes
towards urbanisation in the populationj deeply
inculcated our consciousness. The centuries-long
traditlon of sub-Saharan~ semi-nomadic life, combined
with colonists who see city life as anathema by virtue
of their farming background znd others who have
realise~ the suburban aspiration, are all set against
a background of urban blacks vho for years have been
made to feel at odds ~ith the city. It is not an easy
task to turn these negative attitudes into belief in
our c ities as worthwhile anti ties which should be
encouraged to grow.

Urbanisationn howeverp is not an unprecedented
phenomenon in South Africa. The effects of different
waves of urbanisation manifest themselves in our
cities. Dewar at a1 (4) note that the tendency to
overlook the well established precedents of the early
part of this century. The depression years ando more
recently 9 the post-war boom of the 1950's and 19S0Ps
Sa.~1 large-scale urbanisation as a resul t of the "poor
~"'7hi te at problem.

Black migrant labour policy catalysed another form of
urbanisation. This supposedly shoru-Le rn opt Ion ,
meant to last only as long as the earning power of the
migrants was needed to feed cashJ and thus
development D back Into the rural communities, making
them ul timately self-sustaining ~ fai led with the
realisation that the migrant workersP dependence on
the city became absolute and permanent.

Although housed on a "temporary" ba.sis in compounds by
the mines, this influx of rural people constituted in
reality another v7ave of urbanisation , albeit at a
lower and more superficial level.

Currently~ only half of South AfricaPs population is
urbanised. Seen in contextp the process of
urbanisation continues to be an inevitable reality.

Despite official attitudes and legislation1

ur bavi sat i.on in South Africa today is an undeniable
force Hhich is proceeding regardlessly J having 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 acti ve Iy , and to
accommodate it, rather than attempting to arrest or
reverse it, which will directly oppose the notioh of
dynamic city building.



"Our position in S()u'thAfrica is not unique at all~
but absolutely normal: we are simply going through
the most critical stage of urbanisation that every
deve Ioped country has to go through on its vTay to
maturi~r. 11 (5)

URBAttISATIOt~ - THE CURRKNT REALITY

Currently, government policies persist in suppressing
the growth of cities in favour of deconcent rated
development in depressed regions. This occurs In
spite of a growing realisation that in order to ensure
that ci ties become the lifeblood of the national
economy D they should be encouraged and allowed to

growo In the face of the escalating demands for jobsg

products and services in the local contextg it becomes
imperative that the role of the city as an enabling
organism is understood.

toOnly in cities can the economics of proximity,
scale and location be optimised and... increased
benefits fuel a permanentn on-going process of
adoption and intervention .. R. The bigger the
city, the bigger the attraction. The bigger the
city, the greaterp wider and deeper the demand
for labour of a.ll kinds. II (6)

Even though specific influx control has been
di.smarrt l ed , :it is too soon to have any s i.grd f Lcarrt
influence andp in any event, a network of restrictive
legislation remainB~ inhibiting the natural
urbanisation process. vlhether 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 l-1i th the accelerated rate of
urbanisation.

". . .. concensus appears to be that (a) ~.yeare
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. II (7)

It has become Imper at ive 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
OJ? DYllAHIC CITY BUILDING

The main objective in the manipulation of the
urbanisation force towards the achievement of a
dynamic city would be to encourage the city to
intensify and grow. The success of world cities today
testifies to the des irabi Lity 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 condi tIons of an urbanfs ing population
with limited economic means and a low level of
mobility~ the most appropriate strategy would be to
intensify the city towards "compact city" form (8).
To achreve the growth of the compact eity the
predictive and prescriptive stance taken by the urban
managen~nt bodies must be abandoned in favour of urban
growth managed on an incremental basis of selecting
stimuli and catalysts to guide and inform
deve lopmental, 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:

* Grand Apartheid - deconcentrating population and
decentralising economic activity to the
resultant dispersed Aettlements.

* Group Areas Act - assembled low-income housing
stock on the periphery of the ci t.y 9 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 ci ty
residential component.

* The system of vested interests in the status quo
of the city and the economic and political power
structure they represent.

* The logic of urban sprawl generated by
aspirations 'to low- Lntene ity suburbia by the
highly mobile enfranchised minority.



URBANISATION - THE POSrrlVE PRESSURES AT WORK

Positive pressures tow~rds the intensification of the
city are:

* The basic desire on the part of city dwellers to
overcome distance and achieve propinquity
betwee~ themselves and the things in the city
that are meaningful to themg i.e. institutions,
work place etc. This desire is fundamental to
the nature of human 8Gttlement and has been
present at some stage of every city's
development.

* The peripheral dormi.torv zones D t.o which t.he
disenfranchised mador I ty ha ve been displaced,
have become "Haiting rooms" (9) for the

urbanisation of "non-vh.l t.es " . The fact is
however~ that a large proportion of those
vacating the "waiting rooms" on the urba 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 existing 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
system at a manageable rate.

* Current socio-economic and poli tical reforms
proposed both by the centra: and the local
government. The declaration of the Johannesburg
CBD and, mOl. recentlYD the entire metropolitan
area as a free trade area J is an important
commitment towards the restoration of confidence
in the city.

* The exponen~ial growth potential and lifting of
restrictions on the informal market sector makes
the city a more viable proposition and
attractive for many.

* Westernised cultural and socio-economic
aspirations of a long-deprived majority which
can only come to fruition in an urban
environment.

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



The successful manipulation of the urbanisation force
towards a dynamic city by the reinforcement of
current positive pressures will depend on the
implerfJeni:icl'tion of specific design i:~~perat:ives and
planning strategies:

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

* The encouragement of 01 ty grovlth and a sound
management strategy fo:t~ urbanisation i.e. an
incremental intervention approach to cater for
Lnmed iat,« needs ~ as and when capital becomes
available and to enable the plunDers to
ra-assess and adjust strategies at regular
intervals.

* The promot i.on of the image of the oi ty as a
worthwhile place for opportunity for all,

* An increase in the residential component in the
inner city at affordable rates. tax and bu Lk
incentives and land value control can play a
major role in the achievement thereof through
the p:ri vat.e sector ~ This ~o1i11 assist in the
quick and positive assimilation of
urbanfsnt.Ion,

* A reversal of the decentralisation policy
adopted by government and the active
implementatioL of centralisation strategies.

* Upgrading the public transport system to improve
the acce s to opportunity for
This will only become a viable
the population densities in
significantly increased.

the ma.ior ity.
proposition if
the city are

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

CAPITAL INVESTMRN1 AS AN URBAN FORCE

One of the most, daunting aspects of the urban process
is the urban econcmy vta-a-vf z nat Iona I and v~o:rld
economies and all the complex philosophies, theories 1

and impond rabIes that go with it Interacting from a
househo l d scale to ,!3l. global aca Ie I It Hould be an
impossible task to address this iBSU~ comprehensively
in 'the Li.mited space available in this document. As
Harvey says (10):



"for th:ts reason I believe it 1s 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 therefore attempt to deal purely with capital
investment in the city as a force in the procass of
city building. For purposes of sirnplificationp all
the undercurrents and ramifications implicit in urban
economics as a whole are set aside.

All feas lb.le building and urban design proposals are
obliged 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
particula.rly that inspire the realisation that the
city is dynamic !>i'i thout a predictable physical end
state. Gosling (11) notes in this regard:

" Individual urban design proposals which are
then seen as containers or channels for flux of
economic activity thus tend to be preoccupied
wi th change , ~~it.h the patterns which future
growth may adopt and with stimulating activity
in preferred configurations. 01

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 KCONOifY

Jacobs (12) notes that the weal th of natlons is
directly related to the cities that drive the national
economy. Cities as complex, diverse organisms thrive
on growth. They are our primary asset in alleviating
the otherwise unmitigated pressure on rural land where
no-longer viable communities languish ~~ithout 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
PrlV region and par t lcul.az Iv on the Johannesburg CBD.
With the country facing all ~he implications of rapid
urbanisation» urban poverty 9 popul at ion growth and
unemployment 1 it becomes jroperati ve for the CBD to
continue to expand economically now more than ever.



To put it another waYJ the rat~ 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 f ac l l Lt i.es . The
Johannesburg eBD is the only growth centre in the
country in a position to face this challenge
effectively.

CAPITAL It~VESTMEI~T - ornE: cunnENT REAL!'TY

The consul tants appointed in 1987 to anaIvse the
Johannesburg CBD (13) found that the possibilities
facing the CBD cover six broad scenarios. They argued
that the well-being of the CBn revolves around two key

uncertainties. over which the city as a whole has no
direct contro 1:

the level of economic gro'Hth in the national
economy in the future* rM; TIAll Y AffE( nn BY

(()IHlCll JtHTIATIVE

~ ~=~ ~~~~'''''-='.-.-.=.-----''-'=< ..... ".''- .,

EXIS WIG LEVElS
OF

flECWTRAUSATION
AND

DHotKfNTRATiON

nH.REASEO uvn s
OF

DECWTRALISA TIOtl
AHD

DECI)N(OHHA linN

* the extent to Hhich decent re I laat i.cn (as ..~a.
market led process) and deconcent.rat.Ion (as a
matter of government policy) will deplete inner
city development in the future
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>From the diagram it is clear that scenario 1 is

best option as far as the CBD is concerned.
scenario could be bettered if the levels
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NATIONAldecentralisation and deconcentration are decreased.
Although this is beyond the power of the city~ the
£~i tuation can be improved by' acti ve promotion and
betterment of the CBD as a dynamic environment. If

Central Government is wise in their policies to\A7ards

urbanisation, it would in any event be in the interest
of the national economy to institute centralisation
and concentration policies as a matter of policy,
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As far as direct capital investment from the private
sector in the CBn goes» there seems to be a degree of
heel t.ance. Although there is a general fee l i.ng t.hat
an upturn in the economy is imminent (positive
pol i.tical reform attitudes by the central government
will reinforce this notion) and that the time is ripe
for investment in property, concern is expressed
because of the absence of a development strategy or
long term vision for the future.
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Another problem which needs to be addressed in a more...

direct manner by local government g I s the lack of
trickle-down of major capital investments made thus
far by the private sec tor . 'l'he latter half of the
last decadeu in particular» saw a major resurgence in

CBDthe.in v E.~s tmen tdey lopment
corporations Rought to consolidate their positions.



The Standard Bank Superblock, JCI $ Anglo Vaal n

Goldfields, the Johannesburg Sun, Smal Street» the
Carlton Centre refurbishment and BankCity are cases in
polnt.

The question that needs to be asked Is , why II tiitil the?
seemingly ample resources avai.Iahle , is bhere such a
limited trickle-down of positive spi.n-offa? In other
words D' with these kinds of investrn~nts tTr1ecl ty should
get a much better return, both qualitatively and
quanti t.ivelr.. To anSW6'Lthis queat i.on it is necessary

to Iook at factors influencing the ways in whicn
capital investments have been made in the CBO to datec

* In a capitalist environment, Harvey (14)
suggests that the private sector tends to
under- invest in the buil t envi ronnerrt at the
same 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
secure rate of return on their capital, without
concern for the specific context.

* Cap!tal is not place- bound. Investments are
made for profit and the minute 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.

* Capital investmEnts from the private and public
sectors differ fundamentally and, working in an
ur.co-ord.lnated manner in isolation from each
other g have a profound effect on the ci tv.
Instead of the symbiotic lnteraction to the
benefit of the city» investments are
concentrated in certain areas in an ad hoc
fashioni leading to the polarisation of
deve Iopment.s. The resul t is t.hat the eBD

"consists of a series of honeypots with
beneficial spin-offs directly related tel them,
attracting further development like bees~
without taking cognisance of neighbouring
honeypots and the possible advantages that
overlap and maximisation of these spin-offs to
the city, as a wholeD would have.



The fundenent.e l differences betueen the nature of
public sector and private sector investments are:

PRIVATE PUBLIC
------------------------------------------------------
Normally goes to tb3
economically "rightU

place

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

Strat.egic
installations

Oft~n based on the
expedence of
ground assembly

No communication with
other private companies
or with public sector

rvor communication with
the private sector and
ad hoc planning methods
for major installations

MostJy fast-track pro-
jects with little con-
sideration for anything
but a quick return

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

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

Non-profitable
interventions with
public money (an
opportunity missed for
Ii seedd ng'' installations
with regenerative
qualities)

Encouragingly 9 the trend emerging in the 80~s is one
of understanding and acknowledgment of the possibility
to link strategic installations in the cl!y, albeit in
a Y'etro-active manner. The aim of Lf nking the
IIhoneypot.s" and their respective spin-offs by means of
a IIweb" has become an important des rsn tool in the
search fer the latent dynamic qualities of the CBD.

GAPl'1~AL INVESTME1IT - THE OBJECTIVES TO BE ACHIEVED IN
urKRHS OJ? DYNAMIC CITY BUILDltlG

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

•



Thi~ implies that there will be a correlation between
the ci ty ,f:1 requl.renents and the phys Ical 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 liall shows the beginnings of
this princlple.

In other ir10rdfllJ rather 'than having a ser],es of
"honeypobs" witb unrelated polarised uni -directional
spin-offs II consider the advantages of a "sp.lder llebGO

linking existing ~honeypots"~ trapping new capital
investments in a coherent and co-ordinated ilay and
thus geD~rating and stringing together orchestrated
and Iharmonised spin-lOffs in a regenerat.I ve fashion ..

the poas i.bi 1ity to use an installation as a
stitching device across barriers and as a
prompti.ng device in Btatic zones

Other benefits derived from this notion are:

* the ability to control the flow of capital

* keeping existing land value patterns intact

* maintaining the urban fabric

* addition of value to existing city stock

Another important objective would be to reinstate
economic conf idence in the GBD amongst the private
sector by the active promotion of the CBD by ~ocal
government as a sound basis for investment. The
pr ivate sector m0iY s Inul baneous 1;V be encouraged by

incentives to become actively involved in the
provision of an inner city residential component.

There areD howevern negative pressures at work
threatening the continued economic well- being of the
CBD:

* The government's persistent policy of
deconcentration of economic activity away from
established urban p!nvironments 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 9 tertiary ~nd quaternary
economic sectors in the city.

~
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* 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.

* The poss ibl Ll ty of Greater SO~-\leto get.ting its
own CBD commercial satellites. The shopping
component in the eBn 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 see tor B resulting in declining
quality and diminished property va~Jes.

* The increasing specialisation and
institutionalisation of the CBD resulting in a
simplistic use base wi th a li.mi ted range of
economic opportunities 0 There are currently only
the beginnings of the acknowledgment of the
importance of the informal sector as a component
of the CBDPs economy.

__--
\
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* The lack of confidence on the private sector'~
part as a result of the absence of a development
framework to accommodate proposed development
initiatives. In other wordsp there is no vision
for the future of the CBD.

* The historical "bcon-and-bus t " ethic of
JohannesburgPs 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.

C~~ITAL INVESTMENT - THE POSITIVE PRESSURES AT WORK

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

* The ~li.llingness on the part of the pr I vabe
sector to Inves t in the eRDe Major investors
and developers are ready to launch big projects
in the eBD, provided they can be assured of the
CouncilPs co-operation for rapid implementation
and the establishment of a long-term vision for
the GBD.



* There is a level of interest and optimism in the
CBn amongst the pri va.te sector whi.ch emerged in
the Council's analytical report of the
Johannesburg eBD.

* The general feeling is that the ~conomy 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.

* Pressures for development in all eo nomic
sectors and new capital becomlng availabl 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 economyo

* On a more indirect level p the pri vate 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 IMPERATlmrES

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

* The br8tinstorming of a long-term vision as a
basis for a future planning framework is vital.
The consultants on the CBn report (15) suggest a
vision of sustained qualitative and quantitative
growth. It is important that the council commit
themselves t.o this vision which I in short,
states 'f ••• a belief in the future of the CBD,
specifically planned and managed to be a
worthwhile and memorable place".

* Establish a partnership 9between and amongst the
public and private sector to improve
communication and co-operation in projects to
the benefit of the city. This must be achieved
by an active role on the part of the council,
for example D by inltlating projects through
If cap'i t.al des ign" i i. e. using public money to set
up catalysts and directives.

IU!JVA/S 5NV<:E
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* Creative urban design guidelines set-up for
response by the private sector towards
encouraging a "spider HeblO of investments rather
than a series of un-related "honeypots".

* The abolition of Central Government's
decent.re l iset.Ion and deconcentration policies
to be replaced by acti ve commitment to the
intensification of the CED.

* Ensure the suitable and efficient appropriation
of public money by monitoring tbe situation and
spending money only as and when it becomes
available in a regenerative way.

* 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 ~10uld also require an increase of inner
city housing stock to counter forces of
specialisation and increase the disposable
income of households eased by minimised
transport costs.

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

DEVELOPMENT CONTROLS

in nature than the previous two 9

manipulation of the urbanisation
the successful

and capital
f'
I

Whilst this last force is more simplistic and tangible

investment forces is highly relrant on the city' s
attitude to development controls. These controls are
instrumental in the enforcement of regulations which
can either enhance or stagnate the positive spin-offs
of the other t~70 forces 0 It is 9 in other words, the
most important device in the council's hands to
channel and direct the energies of the cityPs
private sector.

Development controls in the form of general zoning
provisions, bulk control etc. 1 have an effect on the
physical form of the ci ty. They also effect the
quality of urbanity in the city. There are basically
two types of controls:

* controls regulating what people can and cannot
do - these controls should be minimised to
ensure the vitality of the city



* controls to protect peoples~ health and
well-being - these controls should be reviewed
and updated to the benefit of city form

DEVELOPMENT CONTROlJS 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 basis
controls have had a profound effect on the physical
form of our oities. Ironically intense capitalist
nodes of opportunity co-exist with
socialist-in-appearance dormitory cities on their
peripheries.

Rigid and outdated davelopment controls~ on the other
hand, are stagnating and sm0thering our cities in an
era of new visions and attitudes. Although it seems as
1.f the local authori ties prefer to f'oLlov pri vate
errtezpr Lse J they encroach upon and effect pr I vat.e
design in a large number of obscure ~.yays. The
discredited cult of freestanding modernist
archltectureu still apparent in development frameworks
to the peril of our cities, shows a typical example of
outdated aesthetic biases.

As I M Pei noted:

II ••• t.he price tagn the density specification,
and the required write-down, all design the
project long before the designer has even heard
of it. (These) are the poison that will shape
the city of the future, U (16)

The most profound effect that development controls
have had on Johannesburg $ both in tt::ms of its
phys IcaI form and vi tali ty , is the result of the
zoning provisions that lead to the exclusion of a
comprehensive residential component in the CED.
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 ci ty areas v1here n as a resul t of the
government policy of decentralisation. thousands of
factories and warehouses have been abandoned and
allowed to de ter ior at.e. By "deaon.ing " these areas
existing structure and infrastructure can be recycled
and revitaliseJ for other usesp such as controlled
spontaneous settlement, which are of immediate
urgency.

1, Yeoville, Houghton 'racial dogleg3
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DE:VRLOPMEltlT COtlT1ROLS - tUIGATIVE PRESSlDJRES AT WORK

Wlth the strong emergence of social and political
change in the city, resul ting from the unstoppable
force of urbanisation, the council has clearly an
understanding that entrenched development controls
ha ve to be rev iened and adapted. There are g however ~
a few negative pressures:

* Even though the Counc i1 is in the process of
implemt9nting bul.k and tax incenti yes , these
cannot come to fruition Hithout a high level of
communication and partnership between the public
and private sectorp and confidence in investment
on the part of the private sector.

* The further enforcement of grand political
ideologies of deconcentration and
decentralisation are directly in contrast to the
objectives stated above,

* Changing existing regulations in favour of those
t

lfl line with the achievement of
objectives; migh~ 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:

* The urge of the majority of the city's
popul at ion p previously relegdt(~d to dorm! tory
cities outside the CBD, to become fully
urbanised and locate themselves near their place
of work.

* New attitudes towards the achievement of t.he
dynamic city in reaction to the stagnating
controls brought about by modernist views.

* 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 key role of the Council and its ability to
influence development in consultation with state
or quasi-state agencies as well as private
initiatives through development controls.



DEVEI.sOPMKNT CONTROLS - OBJECTIVES

The declaration of the Johannesburg Metropolitan area
as a "free trade zonell and deregulation to aceommodate
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 vi tal in stimulating
grov7th and strengthening th0 economic base of the
city.

Not only must land uses and acti vi ties capab Ie of
strengthening the economic base be encouraged, but
complementary ratinsu licensing and taxation should
also be reviewed to stimulate these uses and
activitiesi especially in respect of small businesses
and the informal sector.

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

•,
•·i

* development should be balanced in a way that
the activityp access and human comfort needs of
uses are met..

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

* an improved quality of the environment with a
w1der choice in the range of acti vit.i.ea and
facilities

* to develop and reinforce nev fVlews on
development controls a~lay from the modernist
ethic

* to actively address the inner city der elict
areas through renewed attitudes towards
development controls

* to stimulate economic and physical growth of the
CBD

It is essential that the regulatory aspect of city
building be taken charge efg ra-evaluated and
positively applied to set the dynamic energies of the
city free.

A\a
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DEVELOPMEtlT CONTROfJS - DESIGN IMPERA~rlVES

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

* The introduction of mixed use zoning, especially
wi th regard t.o the residential component, to
ensure around-the-clock vite l it:v of the oi ty
and a world in which work opportunities,
residence and leisure are integrated enabling
the urbanising population.

* Deregulation and the creation of Hzones of free
enterprise" to reinforce the informal market
sector for the benef it of the ci ty economy.
This will also create opportunities and enhance
t.he sense of urbani ty in the city.

* Dezoning of existing derelict industrial zones
and the introducti.on of f l exrbl.e controls to
assist in the recycling of existing structures
for new~ more pressing uses.

* A new financial strategy for the CBn should be
developed to help stimulate growth, whilst
ensuring that financial returns from the CBD are
secure. This can be achieved by new approaches
to, inter aliag ratingg rates and tax holidays,
parking tariffs, license fees, development
contributions/endowments, incenti VE~ •zonIng,
services, levies and privatisati0n.

* The communication be tween pr ivat.e and public
sector must be improved to be able to apply tax
81d bulk incentives creatively and
co-operatively.
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* 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 abo l ition of the Group Areas and Separate
Amenities Acts to eliminate the negative
physical aspects brought abo t by controls based
on race.

As Barnett (17) notes:

"The xIs t nee of CCH1tro Is thus represents a
very valuable card in the hand of those seeking
to improve the design and plRnning of towns and

t t'C"", . pll:"{ l·.l~Jt.J.



to improve development, without raising the cost
to the developer, you have a far better chance
of success than if you seek to impose new
controls that have not been part of the rules up
to no~~.H

THE ROIJE OF FORCES Il~ 'fiDE ESTABLISID,mNT OF SCENARIOS

The manipulation of the primary forces ~ the pos l ti ve
and negative pressures influencing them and the
direction of their spin-offs become an integral part
in the development of long-term visions, oDjectives
and scenarios, which are important priming tools for
Intervent ion.

Based on the "process scenarioll method developed by
Ackoff and Oabekahn (1.8) 9 the impact of the pos it ive
and negative pressures and forces on the achievement
of a specific range of objectives, can be explained
graphically. It consists of the following steps:

1. 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 actions are undertaken.

2. Develop a projection which shows what the other
end of the scale, in other words a revolutionary
perspective, will bring.

3. Jstablish a range of acceptable visions between
hese two curves to determine a range of

long-term objectives.
1~, >\.

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

e



... provide us with clues
for dealing with the
shortcomings of the city.
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Cities are essentially
dynamic in nature ...



Towards an approach for achieving the Dyna.mic City

To break out of the stagnant status quo in V1hich
Johannesburg is currently trapped, it is important to
use the clues~ provided by t~e three universal forces
at work in the city, to establish design imperatives -
not as mechani.ca l devices, but as a bas Is for the
establishment of an attitude towards the Dynamic City.

What do we mean by the term "Drnanrle City~D?

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-bell 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 multi-dimensional forms of cities are not to be
epitomised in some static 10 ideal end-state tI scenario
as they are the ever-changing product of the myriad
forces~ processes and energies that shape cities. To
adopt a "predictionist ". stance tOv?ards these time less
organisms which are constantly evolving, responding to
change and adapting to circumstance would be fatal.
It is honever important to maintain a long-term vision
tovards which city building should !!tri ve.

This argument is pa t Icul ar lv applicable to South
African cities, deep in the throes of rapid
urbanisation and population growth and floundering
amidst vague and uncertain government policies and
their resultant political turmoil: II • • • •• many
scenarios emerge J focus and dissolve as changi.ng
realities bring yet another scenario to the fore. II (1)



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



The Concept of the Dynamic City is Hidely Upheld
i.today, and has T'RO Primary Champions

David Crane

David Crane (2) developed a theory of city-form and
structure around what he called "the dynamic oity" .
His concern arose in response to the rapid ~ and
accelerating, change and growth that he foresaw for
the cont.empor ary city. His view vas 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:

* rapid and accelerating change in city life and
unequal physical progress

* interdependence of life and structures over
great space-time scales

* the complexity, multiplicity and power of the
city of a Thousand Designers

On this basis Crane introduced the critical fourth
dimens ion of time as an aspect of ci ty des Ign by
relating time to spaceo With the time dimension comeR
the aspect of the dynamics of change. The change in
cities resulting from advances in technology,
exponential population growthsy poverty and
unemployment etc. 9 is happening in increasingly
shorter periods of time J and yet, our predicti ve
apparatus has not developed at the same rate.

Crane argues: "Sequence of actions becomes more
important than actual dates;
o p p o r t u n I ties J escapes and
administrative choices must be
arranged in advance without knowing
precisely which of several courses
may be chosen. Ii (5)

It therefore becomes necessary for the Urban Designer,
especially if the local context. to have a flexible
and informed Viet'7 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 l ife p it is easent iaI that the city and its
structures are adaptable and able to .0' "f I t nev
people to existing structures or existing people to
atructures el sewhere. II (6)
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Another inhibiting factor against the harmonious
achievement 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. Neverthe l.ess n there exists hereby a
marvellous opportunity for the local authority to step
in as positive co-ordinator and enabler of private
enterprise.

Crane (7) suggests the following objectives in
search of the Dynamic City.

1. The c ity should be a giant message system,
providing the citizen with a simple succession
of perceptible information for utilitarian
concerns.

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

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

3. There must be a reflection of environmental
mora l ity and man"s historical dependence on
nature.

5. More concrete and demonstrable processes of
mRt{ing public city-form decisions should be
devised.

60 An ordered freedom for pri vat.e 01ty building
should e:l{lst,

7. 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.



Edllard Bacon

A second theorist to firmly believe in the dynamic
properties of the city is Edward Bacon (9). He 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 ~.rills 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 to space.
He sees the main objective in life as being a
continuous flo}1 of harmorrlous experiences" Designing

the relationship of spaces as experienced over time
thus becomes increasingly difficult.

"0. t t ••• ohe (the designer) conceives forms as
pulsating expressions or organic vi tali ty' floHing
through the structure of the citys 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 movements

introducing another dynamic dimension into design.
For a design to be successful, the Lmpr et-s ions it
produces of a person moving through a series f linked
spaces must 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
conceive an ideap implant it and nurture its growth in
the collective mind of the community to engender their
invol vement.

Althongh it is impossible to predict the eventual form
of the uity due to its dynamic nature, Bacon sees the
development of an adequate hypothesis, or vision, of a
"design idea" as of major ~.mportance. 'l'hi s vi.sion is

particuJarly 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 a dynamic work of art, coming to
fruition by the interaction between the designer and
the community in the process of planning.



From Baconts theories the fo l Iovlng deductions can be
made in terms of the objectives towards a Dynamic City
and added to those of Crane:

10. Space be tween buildings and the relationship
thereof with maSSl time and movement should play
a dominant role ir the design of a city rather
than simply the architectur?~ form.

9. There must be a framework in place to allow the
inhabi tants of a city to exercise their viill and
decisions on the character of the city.

11. The city is a people~s art, a shared experience.
An overall hypothesis or vision of a design idea
is essential to informD and draw reaction froID,

the community.

12. The designer must have a clear concept of design
processes to set in motion 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
everwidening area and even the whole
metropolitan Bcale,

Christopher Alexander

Unlike the previous theorists who underwrite the
dynamic characteristics of the cityu Alexander argues
for the principle of IIgenerati vi ty'l . Thip Lmpli es
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 p~rsistent honing-in on the
very heart of the creative process in what appears to
be the search for a "generative theory of
architecture",

This account takes the form of several baric facts:

* the actual substance of which the environment is
made consists of patterns rather than things and
the enviro~ment is generated from systems called
"pat.tern Languages"

* the distinction between good and bad patterns is
not arbitrary but can be arrived at objectively



* its successful adaptation to a complex system
requires an enormous amount of minute local
adaptations which insist tha' large numbers of
people are engaged in the process

* the environment proper l_y conat ituted has an
objec'!vely definable morphology, with specific
g~fttIlQ ~~ that must be present if it
is to be beau~iful.

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

He f~rther relates the structure of overlap to the
compl exi ty of a semi -lattice and the structure of
non-over lap to the hierarchy of a tree (14). The
semi-lattice structures are typical of those groupings
of activities that occur around intersections, public
places ~nd mixed use zones, as opposed to the suburban
neighbourhood where overlap is virtually non-existent
apart from that which occurs between similar adjacent
neighbourhoods. The overlap and conoent.rat.Ion of
functions enhances ac~eBS to facilities within easy
reach. The resultant patterns reflect the quality of
an urban as opposed to suburban environment.

The hierarchial model of the simplified tree-li.ke
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 oity is a recepbac Ie of life. If the
receptacle severs the overlap of t~e Rtrands of
life within itg because it is a tree, it will be
like a bowl full of razor bl,des on edge, ready
to cut up whatever is entrusted to it. In such
a receptacle life Hill be cut to pieces. If we
make cities which are trees, they will cut our
iife Hi thin tf) piecee. 01 (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 addi tion to these mutual aims the
follo~.:ring obJectives ~~ith specific re Ievance . .: the
Dynamic City concept can be deduced frofu A]~xander~s
vlri tings:



13. There must be a complex and diverse overlap of
systems to provide structure and to ensure
choice , vitali ty and equa l I ty of access and
adaptability (semi-lattice structure rather than
a tree-like structure).

14. There must be a clear differentiation between
publicg Bemi-p~~lic~ semi-private and private
domains with the overlap from one to the other
being the most important area from a design
point of view.

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

16. Implementation should be loose and voluntary J

based on Bocial responsibility rather than
legislation. and implemented gradually without a
masterplan to encourage the growth of networks.



,., can become a barometer
against which an attempt to
address the specific
shortcomings can be tes ted ...



Establishing a method for cross reference of the
various points

In order to address the shor-tcominge and maladies of
the local context in specific terms, and relate them
back to the generic theories of the Dynamic City, an
attempt vli11 be made to:

(a) establish a set of principles of Khat Qught ~
11ft, to compare f1ith the ClJ.rr:~n.t ~ ..ality. and the
broad, yet specific deaisn ~.ft§. so as to
work towards the "ought--bo-be "s". By analysing
each shortcoming and malady identified in
Chapter 2 in term~ of what the situation should
be, an idea of the magnitude, interdependence
and interrelation of the specific design
imperatives required can be reached

(b) feed the resultant conclusions into a matrix to
establish what the most effective intervention
or design imperative would be in terms of the
'Y1hole, and

(c) 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
THE LACK OF URAANITY

The concept of urbanity is a complex one. consisting of
and sustained by an endless series of interrelated and
interdependent variants, overlapping and interacting at
different Bcales and levels. Urbanity (or the lack of
it) permeates the whole oity. It cannot be created p

planned or enforced. It is not a device. I t can only
be encouraged and can only be spontaneous.

DESIGN I'1PERl~.TIVKS

Creation of responsive environment as a stage for
the inhabitants of the city to participate
spontaneously

Without embarking on a detailed analysis 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.

* Uniqueness of place

A place with a specifio cultural/historical
character, individual identity, sense of placet
coherence, a sense that the spontaneous ingenuity
and creativity of the people contributed to th~
making of a spirit of freedom of soul.

* Capital web installation - city of 1000 designers
* Reinforcement of a cultural precinct
* Create special zoning areas
* Preservation incentives
* Mixed use zoning/primary use diversity



WHAT OUGHT TO BE DESIGN IMPERATIVES

* Integration * Increased residential component in the inner city
* Promoting and encouraging urbanisation
* Mixed use zoning/primary use diversity
* Establish needs of community by community

participat.ion

Co-ordinated integration of uses and activities,
supporting fac i l I ties, creating and enriching
dlversitYa continuity of fabric and prevention of
fragmentation, integration of uses generating
twenty four hour-a-day activity, integration into
the larger metropo Li tan area through logical
spontaneous development. Integration in the
political sense of the word.

* Land value control
Small grain intervention
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

*
w
"

*
*
*

* Density * Deregulation
* AlIo» and encourage ci t,y growth and urbanisation
* Increased residential component in inner city
* Government centralisation policy
* Mixed use zoning
* Smaller scale developments/anti-sJperblock
* Creative urban design parameters and frameworks
* Enhance public environment as part of a capital web

system

Sufficient population dens I ty to support the
acti vi ties, bui.Idangs of large variety to be
close-grained to accommodate various activities
and supporting population.

* AccessIbility
* Increased residential component
* Upgrade public transport system to be 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 intensiflcation of the

city
* Introduce hierarchy in existing grid

Unr0.stricted and easy accessibility to locals and
strangers al Ike at all t Imes from all other
pLaces of oppo rtun ity ~ acti vi ty and resource J

diversity of access and choice of transport mode,
equality of access to different groups,
multi-directional movement structures (grid)
cate ~ing for both vehicular and pade3trian.



WHAT OoGHT TO BE

* Community Identity

A spirit of sh8ring and participation, platform
for human face to face communication, harmonious
overtone, relationship orientated, sufficient
vitality, spirit resulting from common struggles,
habits and folklore.

* Nemorability

Buildings must have a qualitative influence on
their surroundings. specific visual or aesthetic
character~ sufficient open public space, legible
landmarks and nodes p rich stimuli all for
senses (noise~ colour, odours) sufficient
animation and a theatrical aspect (celebrations,
receptions) .

Diversity

Primary use diversity (offices, shopss
residential and recreational) attracting and
promoting population density as a result of
bhe i.r integration. Secondary use di ver s ity to
ncourage people to use the public environment at

different t Lmes I building d i v e r s i t y ,

heterogeneous and unpredictable activities~
individual f'reedon p.n.dchoice.

DESIGN IHPKRATIVKS

* Capital web installation to promote sense of
community and defensibility

'* Z· f'Jones 0: pr i vacy

* Street relation of buildings through urban design
f ramevork

* Hierarchy of movement svat.ems

* Reinforcing cultural precincts
* Prevention of inaffordable land values
* Mixed use zoning
* Increased residential component in inner city
* Community participation
* Abolition of Group Areas Act

* Building preservation policy t.hror gh bulk and tax
incent ilncen Ives

* 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 grain intervention and land

parcels/anti-superblock
* Preservation ince~tives
* Land value control/anti-corporate conglomerations

and accretions
* Aboli.tion of Group Areas and Separate Amenities

Acts
* Centralisation policy
* Increased residential component in the inner city
* Introduction of an hierarchy in the city grid



mIAT OUGHT TO BE ])ESIGN IMPERATIYES
* Flexibility

Accommodation change over time, different
cultures, generations and technologies to be
accommodated, change of usage of space over time.

* Urban d e a i g n f r ane w o r k with short-term
interventions catering ior immediate needs but with
Iong-Lerm vision

* Capital web to be robust
* Flexible zoning regulations and development

controls
* Dezoni ng , deregulation and the establishment of

zones of enterprise

* Complexity

Ambiguity, overlapping of usage , multiplici ty of
use and opportunity, vernacular quality,
spontaneous quality~ ordered disorder. harmonious
cultural and political jLnterfaC6, "semi-lattice"
organiscttion rather than "t.ree " organisation as
per Alexander (17).

* 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 growth
* Introduce an hierarchy in the city grid

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.

.'

...



WHAT OUGHT ro BE

THE MISSED OPPORTUNITY OF STREET SPACE

The oity streets have a potential role: of economic and
social 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 sidewalk must have users on it 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 activities at ground floor level and above
would generate a lot of activity at different
times of the day and nigbtp assuring a steady
stream of different users.

* 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
(i.e. windowBp doors and shopfronts)p feel some
direct contact with it (i.e. opening seL!ions) ,
and some sense of responsibility (i.e.
t.er r i.t.or ialI ty or pride). This means that the
design of the actual buildings facing onto the
street should be less introverted and
self-contained.

C1cl1 \ ) J. life f$etweel'\

DESIGN IMPERATIVES

* Capital web installation to link piaces of interest
* Mixed use zoning
* Street orientated developments 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
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WHliT OUGHT TO BE DESIGN IMPERATIVES

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

Private space would be personal space that one
Iflould Rant. to defend "defensible space".
Rather than relying on real barriers such as
fences, wallsD dogsi alarms and security guards
to the ~oint where we are almost in a state of
siege. Designers ought to consider traditional
symbolic mechanisms for achieving defensible
space (19) such as building configurations,
gateways, changes of level, positioning of
openings $ vlsllslly permeable fences and walls.
This would improve street contact and incorporate
the communal street space into the defensible
realm.

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

* Creative urban design framework
* Enhance the ~ense of community
* Community participation

In addition to Jacobsp more romantic views Bacon has a
functional premise related to IIs :i.multaneous 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 this 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.

* Capital web installation - generator and catalyst
for built environment

* Creative urban design framework to respond to the
Capital Web

* Introduce an hierarchy in the city grid
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WIIAT OUGHT fro BE

* 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
t.rack in space 0 'l'he movement systems must be

used to emphas i.se , dignify or gi ve meaning t.o
buildings and foci that have special significance
in the community.

* Simultaneous continuity

The continuity of space experio, must be seen
as a series of movement systems based on
different modes of movement and different rates
of speed , all interrelated. In other 'rorords,
there should be an inherent hter archv in the
different movement channels 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 system.

The movement systems of the city should also provide
stronger linkages and connections to different zones of
opportuni t.y wi thin the city as ~~ell as through the
inhibiting peripheral zone into the ripe transiti0nal
zone and the residential hinterland beyond.
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DRSIGN IMPERATIVES

* Capital v76 d~sign - tie public buildings together
and accentuate landmarks and foci

* Creative urban design fraroe~ork to ensure contained
s+ !n~~lJI~ I::':!I pac d".'1t~J ,J c; {.:;.. _J ;) - _ _ '-02" t.:,

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

* Capi~~J web design to connect different zones
* Traffic management strategy
* Introduce an hierarchy in the city grid



WHAT 010GIIT TO BR DES IGN IHPI(RATIVES

THE :POOR PUBLIC TRAl~SPORT SYSTEM

The modal split between private and public connnut~lng to
the CBD is cur~~ntly in the order of 30% private and
70% public. This is a favourable ratio and is heavily
based on the existing railway network. Fur ther
developt~nt should take cognisance of the advantages of
capitali3ing on the existing infrastructure which would
allow new pu~ lie capital to be invested in upgrading
the pxisting systems.

* Appropriation of public money to public transport

The commuter bus network must recognise the hierarchy
of inner oity movement systems by the creation of
spec ial bus streets and loops ~ and connections at
regular intervals into the outer zones of the city and
the supporting hinterland. This network mu•. j be
flexible to accommodate future growth and mass transit
facilities.

* Traffic management strategy
* Capi tal web - interface with bus routes to provide

bus/pedestrian symbiosis

The public transport system should be made more viable
by allowing the city to densify. This would make the
city more accessible to the lO~7 car-ovnershi.p less
income groupsp thereby extending their range of
opportunities and thus enhancing a life-giving force in
the ci.ty.

* Introduce hierarchy in the city grid
* Allow city to grow and densify
* Abolition of Group Areas Act
* CBD a zone of enterprise
* Increased residential component
* Relax strict parking policy
* Central government centralisation policy
* Traffic management strategy

SOURCE: E£TIt1ATES BASED ON SCOTT AND DE WAAl (1987) 1,
SCOTT AND :~ WAAl (1987) 2, VAN WYI< AND lOUW (1985)
JOH/\NNESBlJRl3 CITY COUNCil (1978-1.l6)
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WHAT OUGHT TO BE DESIGN TMPERATIVRS

ZONING IJEGISLA1'ION AND °rHE LACK OF AN INNER CITY
RESIDENTIAL COMPONENT

It is essential to include as wide a range of uses in
the inner city as possible to encourage people in the
pluralistic society of the local context to pursue

activities that reflect their charact~r as individuals
or groups~

Dezoning would Increase the Ieve l of divers ity, 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 s i.de by side in a symbiotic manner. This
intervention is already under way by the declaration of
the CBDas a "f ree trade area".

* Dezoning and deregulation to encourage a variety of
USI?B and users

* Create zone of enterprise
* Capital web create enabling structure for

informal market sector
* Mixed use zoning
* Aboli ti.on of Group Areas and Separate Ameni ties

Acts encourages urbanisation

From the residential point of oVIew, the CBD has the * Capital web installation - improve public realm
with savings afforded by capitalising on existing
infrastructure

potential to accommodate housing that can capitalise on
the existing infrastructure 7 which is normally a major
cost consideration in the development of new housing
schemes, and the sayings can then be ..'l?pl.i.edto an
improved public environment.

Inner city housing can a~BO eliminate the time/travel
aspect by bringing places of residence closer to places
of work. This ~1ill provide the CBD ~~ith a more
balanced existence, extending its patterns of usage to
nights and over weekends. A Hider range of housing
types must be accommodated to generate a greater
variety of lifestyles.

* Mixed-use zoning
* Relax stringent parking policies
* Abolish Group Areas Act
* Encourage urbanisation
* Centralisation policy
* Enhance sense of community and defensibility

through deslgn

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.

* Encourage residential component by tax and bulk
incentives, housing subsidies, mass-subsidisation
of the residential components by office and retail
components
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WHAT OUGHT 1rO BK

THE LACK OF DENS I~~Y

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 organi.aat rona 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 gron and
what form it will assume is necessary.

Increased densities that should result from the f eedom
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
transport system more necessary and viable.

THE LACK OF STRUCTUHHD OPHN 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 fabric. By
developing and linking these and other existing
structured open space with public capitalD a series of
open space can be created along a linear route to act
as a continuous and connected relief space in the urban
fabric.

SPACE A.S A LINK

DESIGN IMPERATIVES

* Abolition of Group Areas Act
* Mixed use zoning
* Public transport strateRY
* Encourage larger residential component
* Deaone der e l ict industrial areas for res Ldent.ia l

use
* Capital web - housing as a spin-off
* Land value control to ensure affordability

* Intensification of exi at.Ing and identlfying nev
nodes of actlvity towards the "compact city"
eoncept (22)

* Centralisation policy
* Tax and bulk incentives to cross-subsidise a

residential component from retail 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 series of spaces

* Creative application of public money
* Identi.fy and develop II lost space II as public open

space through a capital web
* Special zoning ar~as
* Community involvement in the upgrading of exist.ing

faci.lities
* Land value control to avoid development pressure on

existing facilities
Enhance public and private sector communication to
create new open space through tax and bulk
incentives
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WHAT OUGHT TO BE DESIGN IMPERATIVKS

'fHE LACK OF A MEMORABLE EtlVIRONMENT

\qe J as custodians of the past, must cul ti vate a
conservation ethic for future generations (24).

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

* 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 strategies to preserve and

re-use old buildings by adaption
* Reinforce cultural and other precincts

Buildings with sound historical value must be
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 nev
projects might have many positive features that might
override the merits of preserving an old building. A
mixture of "old" and "new" Hill comply to both

aesthetic and economic requirements (26).

THE I"ACK OF SECURITY

Although a special police task force concentrating
solely on the prevention of muggings operates in the
city in addition to privately sponsored security
patrols in semi-public spaces the public environment
should be designed in such a way as to ensure
defensibili ty of the public realm. This could be
achieved by obser ving Alexander P s (27) principle of

public and private domains and the transition from the
one to the other. This ~-7i11 ensure the partial
integration of the public environment into the private
domain.

* An urban. design framework to ensure defensible

space

* The installation of a capital web to nurture
ber r itor ia.l it.y 9 pride and a sense of community I

observing the transition from public to private
* Mixed use zoning to ensure intense activity

patterns at all timas
* Increased inner city residential component
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WHAT OUGHT TO BE DESIGN IMPERATIVES

THE EXCESS OF LOST SPACE

Lo..~t spaces, as defined by Trancik (28), offer a.
tremendous opportunity to the designer for urban
redevelopment and creative infill and for rediscovering
the many hidden resources of the city.

* CounciI intervention and i.nterest to be at i.mu l.at.ed
by interest groups

* Capital web installation - incorporate lost space
posltively into the ~ublic environment .md Improve
Linkages

* The Counc i l must introduce strong policies for
spatial design through urban design frameworks

Infill and recycling can incorporate such residual
areas into the public environment of the city.
Existing public plazas, streets and parking lots that
are presently disfunctional and incompa+ible with their
contexts can be transformed into viable open spaces and
workable links between precincts.

Further lost space residues must be countered by

designing buildings that define exterior space rather
than displace it.

THE POOR QUAInITY OF THE PUFUnIC REALM

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

Bentley, Alcock at aI (29) argue that the level of
responsiveness of an environment is largely determined
by the degree of Q.b_Qic..e~ offered by it. The choices
made available in such an environment are influenced
by, amongst others, the following important aspects:

permeability - where people can or cannot go
(physically) I the degree of

eaS6 of movement from one point
to another

* Upgrade public transport
* Capital web installation - link through barriers
* Traffic manar~ment
* Introduce hierarchy in the city grid
* Urban design framework to cater for arcades.

colonnades etc.
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WHAT OUGHT TO PR

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

* legibili ty .- the ease with v~ich people can
understand the opportunities
offer~d at an overall scale by
both physical form and activity
pattern levels - the presence
of some of LynchPs key physical
features to relate to, i. e.
nodes, edges, paths, districts
and landmarks (30)

* robustness - the degree to which people can
use a place for different
purposes and hou a space lends
itself for adaptive use - non
specialised space, internal and
external

visual
appropri teness - the degree to Hh1.ch the

detailed appearance makes
people aware of the devices
available small scale
legibility t() support

interpretation and
~responSlveness

DEB IGN It1PRHATIVRB

* Mixed use zoning
* Dezoning and deregulation
* Increased residential component

* Gapi tal web deBlgn to incorporate, enhance and
create nodes, edges, paths, districts and landmarks

* Special zoning areas
* Introduce an hierarchy in the city grid

* Capital. web design to be flexible
* Mixed use zoning
* Deregulation and dezoning
* Introduction of a zone of enterprise
* Creative urban design frnmework

* Appropr'i ate urban design franework
* Reinforcement of cultural and other precincts
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WHAT OUGHT TO ng DESIGN IMPERATIVES

* personalisation - the extent to which people are
allowed to put their stamp on
the existing environment,
B U P P 0 r tin g vis u a 1
appropriateness

* Community participation
* Mixed use zoning
* Appropriate urban design framework
* Design for sense of community/defensibility
* Increased residential component
* Deregulation/dezoning
* Reinforce cultural precincts
* Small grain intervention

* richness - 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

* Historical presentation strategy
* Mixed use zoning
* Deregulation and dezoning
* Capi tal web - creative manipulation of existing

objects and space
* Densification strategy
* Reinforcement of cultural precincts
* Special zoning areas
* Small grain intervention
* Increased residential component

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 - which group has access and
freedom of movement by
legislati ve measures - for the
maximum benefit of the city it
should ideally be a free choice

:1- Abol1.tion of Group Areas and Separate Amentt.i es
Acts

* Community participation strate3Y

* contr.ol - towards which cu l tural group
the social control gravitates
in mixed environments

* Community participation strat~gy
* Reinforcement of cultural precincts
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wlIAT OUGHT TO BE DESIGN IMPERATIVES

The above list is not eyhaustive. nor is it a recipe
for achieving respons iveuess Many of the above
aspects are interrelated with further ingredients for
the making of urbanity and they merely cover the key

to the responsive quality of an•issues contributing
Without a environment,environment. •responSive

spontaneous participation giving rise to urbanity and a
the public environment cannot behigh qualit}1

achieved.
of

THE FRAGMENTED MANAGEMKl~lvSTRATEGY

Various approaches for the management of a CBn exist,
depending * Involve all interest groups in planning and design

methodology
Reinforce lines of communication between public and
private bodies
Promote the image of the city as a Horthwhile place

are applicable
However,

throughout
certainon circumstances.

principles to ensure a *focused and co-ordinated management framework (31).

*
* There must be a strong and unanimous belief

the ability of the CBD to perform.
•In

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

* 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 OUGHT TO BE DRSIGN IMPRHATJVRS

THE LACK OF AN OVERALIJ VISION FOR THE CITY

By e1 iJoinating the fragmented nature of the management
strategy, the ol ty will already move closer to an
overall vision for the cit,. Commitment to a vision
will be a positive step towards instilling confidence,
establishing directions and preparing a management
framework for future city growth in quantitative and
qualitative terms.

* Support and accommodate the proposed vision in all
design frameworks and strategies

* Demonstrate confidence in the city with all
proposals

The vision suggested by the team of consultants
appointed to investigate and identify directions for
the future of the Johannesburg eBD (32) is more one 01
attitudes:

"THAT:

* the eBD must be seen and believed in as t.he
fundamental powerhouse of the urban economy

* it must be encouraged to grow

* by proper managementp the inherent energy in the
development process has the potential to effect
remarkable changes in the CBD

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

* the CBD has an inherent potential that must be
allowed to flouriah

* 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 6nd-state but
acknowledges that the city is an organic, unpredictable
and dynamic entity.
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WHAT Ir)UGHT TO BI{

THE ABONDAtlCI~ OF BARRIERS IN THR CITY

Maki (33) argues: "Li.nkage is slmply the glue in the

c ity. 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 wi th mak.ing 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 etc.) or non-physical (pol it.i. "l cul tura l ).

The physical barriers provide an opportunity for
linkage, insertions or transformations to restore urban
coherence and a means of guiding nev dt~~~0lopment in
desired directions. The resultant connections will
increase access, chojce and variety.

The ,on-physical barriers are more complex to bridge.
This can however be achieved by a well-designed public
forum intended to nurture communiuation,
responsibility, community determinatioIl, mutual respect
and collective pride in an environment.

Taking the fundamental "given'' o~ the c ity as a
dynami c I unpred ictable and complex organism, it is

obvious that no one action. regardless of cale, can
be the cure-all. NeverthelesB# althuugh separate, the
prahl ros and suggested planning imperatives are all
interrelated and interdependent and anyone of the
above interventions ~~ill generate spi.n-of fs and have

ramifications for related problems.

DESIGN IMPERATIVES

* Capital web installation - utilise barriers to
achi.eve a comprehensive urban form

* D ,grade public transport to transcend barriers

* Capital web as public interface forum
* Design for defensible space/sense of community
* Abolition of the Group Areas and Separat Amenities

Acts

* Community involvement programmes
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