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Abstract
The MGSP has potential to be a space that develops into a precinct rooted within the
principles of inclusive green urbanism. Currently the precinct is not adapting to its optimum

potential given the opportunity of the Gautrastation.

With the advent of large megprojects adjoining the precinct, an economically high income
GUNRFy3ItSeg Aa ONBIFIGSR 6AGK ' £ SEFYRNI tohy (GKS
gain momentum and the risk of soesxonomic exploitation andantrification can lead to
spatial displacement of the loimcome residents. This study intends to use the Precinct as a
casestudyin orderto evaluatehow one couldleverage the surrounding urban development
megaprojects to transform the MGSP in pursoit enhanced inclusive green urbanism for
the GCRand thusinform efforts towards integrated urban development with enhanced
inclusive green urbanism as the primary goal. The-quastions seek to understand the
inclusivity value of the MGSP for the GCR; GSP$ransformationconstraining factors;

and how best to transform the MGSP in a manner that mitigates the risk of gentrification and
displacement. The methodology wésmsed on agualitative approach withprimary data
collectedthrough interviews andexondary datacapturedfrom policy and planning reports

andthe relevant municipal and provincial policies

The study finds that the MGSP has a high inclusivity and transformative value with vast
potential for the Precinct to be transformed into a thrigimtermodal TODprecinctwithin
Johannesburg and the GCR. However, limitations are noted, such as the uncertainty
surrounding thevacant Frankenwald landvithin the precinct In addition, private sector
developers do not fully acknowledge thedignificant opportunity to contribute to the

transformation of Alexandra

If plannedresponsively, and especiallythin the framework of inclusive green urbanisamd
specifically based on a TOD fothsn the transformation potential for the precinct and the
greater Alexandra areas mow ripe. Thiswould optimise value and quality of life for its

current and future residents.

Key words Alexandra; Gentrification; Inclusive green urbanism; Inclusmaitye; Intermodal
TOD; Megarojects; Socieeconomic exploitation; Spatial displacement; Transformation

constraints; Transformation potential
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Chapter 1: Introduction and motivation for thetudy

1.1 Introduction

Theintroduction of the Gautrain irthe Gauteng City Region (GCR) since 2@HK0led to the
rejuvenation and upliftment of many precincasd neighbourhoodsurrounding the various
stations. This is evident specificallythin Rosebank, Sandto@ity and Hatfieldprecincts
where the Gautrainis servingas a catalyst for transformation, development, increased
investment in the precincts and the escalation of peay prices (Ismail, 2015). Yeds
demonstrated by the Marlboro Statiomot all Gautrain Stationsand the respective
surrounding precincts have receivdatle expected revitalisation and valigain benefit
Within the Marlboro precincthe Gautrain statim has not replicated the successident in
other precincts such aRosebank or Sandtaity (ibid). The siteand especiallyhe location
of the precinct surrounding th&autrain stationis not adaptingto its optimum potential.
Even basic planningrbanprinciplessuch aglensification or mixedanduseschampiored by
many local authorities, andspeciallythe Cityof Johannesburgarenot beingemployed to
compkment the Gautrain as a form of public transpartfrastructure investmentnor does
the areahave an effective public realm around the station for sespatialuse by residents
or visitors In addition, infrastructure and service provision as well as housingnues to

stagnate in itslegraded stateilpid).

The City of Johannesburg is pursusgustainable development agenda to achieve greater
sustainability and inclusivity through mechanisms, with the most pertinent related to this
study beingTransit Orientated Developments (TO&)ch thatprecincts and gaces that
receive largenfrastructure investmensuch aghe Gautrainspeed rail networkare expected

to be revitalised andtransformedi 2 NBFf SOG (G KS [/ Xai, &k thed dzi dzNB
implementation of the Gautrain systerthe Marlboro Gautrain Stationnecinct(MGSPand

its surroundingneighbourhoods are not manifestirtige benefits of the Gautrain as a catalyst
project. Thiss commonlyexplained tchave arisen fronthe fact that astation was only placed

in Marlboro as a political decision to obtain votes and appdhsepeopleof the precinct,
especially in Alexandrd his waslecided with the full awareness th&autrainfaresare too
expensive to cater for the residents of the ayeend especially for Alexandrasidents
(Puckiree, 2015).



In addition, wthin ashort radius othe precinctare majorurban developmenimegaprojects

such as Waterfall City, Modderfontein City, Sandton City/Rosebank and Frankenwald that are
experiencing increased investment by private sector developers who are predominantly
inward focusedwithin their own boundaries. Thmegaprojects serve as anchor points within

the City ofJohannesburg forming a trianghathin the MGSRwith Alexandralownshipat the

centre. If the City of Johannesburg amational government as a whole intetalcreate a city

that is sustainable for all, regardless of income groups, then measures need to be put in place
to prioritise the Marlboro Gautrain Statioprecinctasa City Regiompportunity ard thus
leverage these megprojectssuch thatprivate sector @veloperspartner with the state to

plan in a collaborative manner for, and contribute to the upliftment of the precarud
Alexandra in particularThe adjoining megprojects need to be leveraged in a manner that
they can make meaningful contributions &nd improveon surrounding marginalisedless
desirable areas iorder to facilitatea more equitableand inclusive city hand in hand with
green city pursuits linked to TOIDf this is notstrategically steeredthen areas like the
Marlboro Gautrain Statiorprecinct are likely tocontinue experiencinghallengessuch as
sociceconomicdeprivation or the lowincome householdbecomingspatiallydisplaced over

time as the meggrojects mature Thiswould most likelytake the form ofdisplacement
through gentrification thus driving current residents out of this primeand centrally located

area Such a process would lednl a perpetuaton of the legacy of apartheidvhere low
income households become marginalised further into the urbanpbery. If development

was strategically managed a benefit would be enhanced inclusivity for the GCR as it mitigates
its carbon footprint based orumulativelyenhanced public and nemotorised transport

with Gautrain as one of the anchor modes while poegly marginalised communities would
benefit from cities that are inclusive, better proximity to opportungjeefficient transit

options formobility and access as well as an overall healthier lifestyle.

A key sub-concept within the field of energgfficient and sustainable citieglates togreen
urbanism.Green urbanism is a conceptual model that seeks$atlitate zero-emission and
zerowaste lifestyle of residents/organisationsvhile promoting developments that are
compact and energy efficiefftehmann, 2010; Nassar, 201&reen urbanism does not deal
explicitly with issues of inclusivityVithin the scope of this researc¢inclusivityis a concept

that seeks to incorporate all residents of Alexandra better into the GCR. As sustainability



(defined later in this report) is weighted on environmental, economic and social
considerations, it is evident that green urbanism need$ator ininclusivitysituate within

the scope of sustainability.his research utilises the concept of inclusive gredmaismas

the conceptual model of green urbanism applied to all developments and residents across
the city regardless of any social factors that may cause any divide in society or differentiated
outcomes, that seek to facilitate a zeewnission and zerwvaste lifestyle while promoting

compaction and energy efficiency.

The township of Alexandra has faced many challenges over the gears ofwhich are
reviewed within this report. One of the most glaring issues from a town planning and
sustainable city poinof view is thesingle laneuse residentiatlevelopmentthat is prevalent,

with inadequatemixed land uses specifically around the MGSP. Further to this, the precinct
and the greater area of Alexandra faces challenges related to poverty, extreme ingqualit
overpopulation, inadequate basic services bulk infrastructure backlogs and poor

infrastructure maintenance.

This study is therefore anchored on the potential sfng theMGSPas a casetudyon the
potential of leveraging private sector development®wards the transformation of
marginalised aremand conmunity with inclusive green urbanism as the primary gddile
principles of inclusive green urbanisame thus applied towards appraising tpetential of

the precinctfor transformationinto aspatially just cityegion

1.2Backgroundandrationale for theresearch

Lookingnto the areaof Alexandrawhat onecurrentlyexperiencessamarginalisedownship
with high levels of entrenched poverty and extreme inequality when compared to

surroundingareasand especiallythe adjoining SandtonCity area. Alexandrais classified
primarilyasan informaltownshipwith high populationconcentrationandimmensebacklogs
in basicservicesand bulk infrastructure(C0OJ2010b).Thetownshiphassomeof the highest
densities within the City which in turn places great strain on the already inadequate
infrastructure and service provision. This is conspicuouslyevident from key features of

dysfunctionalitysuchasinadequateroad maintenance shortfallsin socialservicessuchas
healthcareand educationaswell asenvironmentl conservationespeciallyalongthe Jukskei

Rive and the shortfall in the managementof waste. Previousinterventions under the



AlexandraUrban RenewalProgramme(ARP)were soughtto de-densifythe township and
addresghe needsof the poor. However after severalyearsof implementation nodiscernible
successasmaterialisedrelativeto the initial goalsof the programme Whatone experiences
within the township are insufficient ecanomic and employment opportunities within the

formal sector,whichhasresultedin the mushroomingof the informal sector (ibid).

Ismail (2015) presented possible futures for M&SRased on best andiorst casescenarios
basedon preliminaryfindingsof a desktop appraisal of the precinct within the context of
energy for sustainable citiesGuided by the concept of inclusive green urbanism,
interventions with regard to possible projects or programmesere conceptualised and
appraised with a view towardsiakingthe precinct more sustainablehile alsoenhancing
inclusivity of the larger cityregion Ismaik) &tudy (ibid) highlighted the need for further
research on the MGSP specifically in terms of green urbanism and inclusivity in order to
mitigate aworst-case scenario where the current resideffidse the risk of beingpatially

displaced and socieconomically exploiteds a result of gentrification pressures

The studytakes note of the overarching agenda of tBastainable Development Goals as a
globd agendathe National Development Plan agational agenda, the X@illar Programme

of Transformation, Modernisation and Redustrialisationas a provincial agendmdthe City

of Joh yySaodzNEQa LJ2f AO& A YLISNdcidlly i $elion kodtheidt KS 2
implications ongoverning how urban/town planniniy the state and city authoritieshould

be pursued Contrary to the principles othe broad frameworksabove that speak to a more
sustainable and collaborative approach to planning and development between government
and the private sectqgmany private sector developeeppear toplantheir projectswithin a
largelyinwardfocused agendawhich is mainlgentred on theirrespectivesitesand not taking

into account the impact that thegould have on the wider surrounding areds the date
intends on creaing inclusive and sustainable citiethe planning and development dhe

cities need to be steered mmore integrated approach thanasrrentlythe practice Possible
initiatives, programmes oprojects must be leveraged from the private sector/developers

especially those developing close to formally disadvantaged township
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Figurel: Map 1 indicates the location of Marbboro in relation to the identified mpgajects while Map 2
indicates the Marlboro Gautrain Station Precinct at the epicentre of the major economic and high income
GAONR Iyt S¢  YhrEéts Géurcél Kdgfton ®EehStreetMap contributors, 2017

1.3Problemstatement

In its current state and businessusual future trajectory, the MGSRemains as a

stationas an anchor for the precina connectorto a wider regional scaland a catalyst for

greater developmentWith the advent of adjoining megarojects around the precincith

key examples such a&aterfall City,Modderfontein City, Frankenwald an8andton City)

starting to define areconomicallyenhanced Y R KA 3K A Y GeeYigurediamiR) y 3 S ¢

one can deduce that the value of tMGSRvill gain momentum as the developments mature.

With the foreseeable increada land and property valuevertime, the development of the
precinctneeds tobe directed in a manner that benefits the current resideatsl especially

mitigate the risk of them becoming spatiatlysplaced over time

1.4 Defining thesite

The study is focesl on the MGSRvith the station as the key reference nod€he station
bordersthe N3 and Marlboro Drive interchange to tBastand North respectively Figure 2
and Figure &dicate the location of Alexandra two different scales. The first is the regional
location of the township within the City of Johannesburg. The second illustratels|G®&P

location within the greater Alexandra areaith the MGSP circled in red.



Figure2: Site locged in Region E of the City of Johannesburg (Source: COJ, 2010b).

Figure3: Map of Alexandra produced by the Alexandra Heritage and Tourism Committee (Source: Bonner and
Nieftagodien, 2008)



1.50Dbjective of theresearch

The gal of the studyis to use theMGSPas a case study towards an understanding of how
private sector developers could make meaningful contribudidowards upliftment of a
predominantly disadvantaged precinct in order to ensure more inclusive cities espedall
cities and their respective economies commit to greening of infrastructure and lifesTyies
objective thus guides the study towardslising the lens of inclusive green urbanissthe
theoretical framework Therelated objectivesare to determire why transformation of the
MGSHSs not occurringspontaneouslespecially as in other Gautrain station precinatsl to
propose opportunities for theprecinct in relation to the adjoining megaroject
developmens. By determining the intrinsic value of éhprecinct recommendationsare
provided to better integrate tht1GSRnto the wide urban fabric of theCity of Johannesburg
and the Gauteng City Region in genefdle final objective is tconceptualise and appraise a
strategyto leverage private sectodevelopers to get more involved in planning for areas
beyond theirprojectsites in pursuitof inclusive green urbanisfor cities and respective city
regions such as the GCRe main research questiosubstantiated through the study is as

follows;

1.6 Reseach Question

How do we leverage the surrounding major urban development nFggects to transform

the MGSP in pursuit of enhanced inclusive green urbanism for the GCR and how could insight
from such a case study inform ongoing efforts towards integraiddn development which
optimises on both the socieconomic and resource/environmental conservation goals

through urban development interventions for sustainable lifestyles?

1.6.1 SubQuestions

1 What is the inclusivity value of tiHdGSHor the GCR
9 What is constraining the transformation of tidGSP from its delvantaged historical
condition to a vibrantmulti-modalpublic transport driven hub/node?

1 How can one transform thBIGSP in a manner thatitigatesthe risk of gentrification



and displacemensuch that its inclusivityalueis enhancec

1.7 Working hypothesis

The study expected to report that within a transformed GCR where public andwotorised
transport prevails (and hence a levarbon footprint for the city region), the connectivity
value ofMGSP would be further enhanced with even greater value arising from the adjoining
megaprojects which would in turn hold the potential to make significant contribution
towards inclusive transformation of the precinct in a manner that would mitigate stqtios
sociaceconomic marginalisation and even more so mitigate against the dire threat of
gentrification and spatial displacement of current kimcome residents in settlements within

the precinct and greater Alexandra area as the mpggects take form andnature.

In order to test the hypothesis, the following conceptual diagram was conceptualised for this

study.

Multi-madal public transport hub/node
[densification, mixed land uses)

Respansive
transformation aof the
Marlboro Gautrain
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Environmental sustainaoility

!

Social-economic Sustainabiliw
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Mitigating
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Figure4: Overall conceptualisation of the study




1.8 Definition of key concepts

Displacement:Displacement within the context of this study refers possible forced/
involuntarymovement of local Alexandra resider(@mong others in the precincfjom the
townshipthat is their home Displacement is viewed agiakto the residents and likely to

occurthrough various meansuch as socieconomic exploitation and gentrification.

Gentrification: For this study, and from the current policy discourse of South Africa,
gentrification is viewed aprimarily a marketriven approachto improve and rejuveate

areas that previously were marginalised babw viewed as having immense land
development potential and value. In doing sdisadvantagedresidents affectd by
gentrification end up beg socieeconomically exploited and spatially displaced fromithe
homes. Gentrification is not viewed in a positive light and despite argumentsatigate it

leads to socially mixed spaces with livable communities, reality has shown that it is a tactic
that drives out preexisting vulnerablend lowincomeresidents and communities who can

no longer afford to live where they are and are thus often shuntedess advantageous

sites/locationsof cities.

Inclusivity Inclusivity within this research is a concept that means the incorporation of all

residents(of Alexandra) and the township better into the GCR.

Inclusive Green Urbanisninclusive green urbanism is the conceptual model of green
urbanism applied to all developments and residents across the city regardless of any social
factors that may cause amvide in society or differentiated outcomes, that seeks to facilitate

zeroemission and zerwvaste lifestyle while promoting compaction and energy efficiency.

Inclusivity Value: The social and economic value of the precinct that atteacp®wered
residens to reside within a space leading to a strong seng#aafe quality of lifeand identity

for a range ofresident or communities These spaceare ideallydominated by a strong
history and culture with low social stresssis leading to a strongeighbourhood/citythat

is equitable, socially inclusive, economically thriving, sustainable, resilient and

environmentally successful.

Spatial Transformation: Transformation of the apartheid spatial landscape, legacy and spatial

economyin orderto restructure the Gauteng City Region into an integrated and sustainable



province, leading to better resource consumption, economic growth and opportunities,
linkages through better transit systems and infrastructure delivery (Gauteng Provincial

Government, n.d.)

SustainabilitySocieeconomic developmenin a manner thamakes thebestuse of current
natural resources of the world to achieve social justice and fairness, economic wellbeing and
growth while securing the natural environment and ecosystéonmed human needs and
requirements forfuture generation§{UN-Habitat, 2009; Pieterse, 2011; Swilling & Annecke,
2012a; Weakley, 2013; Harrison et al, 2014).

Transit Orientated Development: TODs are nodes/hubs that afieo24 highdensity, mixed

use intermodal, pedestriarfriendly, safe and accessible spaces. Precincts that conform to
TOD principles are walkable, compact, high density sg@agred on high quality interlinked
transport options. The aim of TOD is ¢arb current urban challenges such as resource
consumption and climate change by promoting dense, walkable spaces that are -energy
efficient and are not single car, private, mobility orientated. This promotes better quality of
life and environment, easier mohliy on local and regional scale reduction in traffic
congestion and pollution, reduction in spending on transportation, healthier lifestyles and
communities, reduced urban sprawl and mixese spacegvan Niekerk et al, 2013; The
Transit Oriented Developent Institute, n.d.) TOD within the context of this research
becomes an aspiration for the MG8Ptransform into,and is a key part of inclusive green

urbanism.

1.9 Limitations

The University of Southern California (2016) provides details on LimitatioBsud§ and
notes its importance as a way of informing/guiding future studies. Limitations provide the
opportunity for the researcher to critically think through his/her research as well as self
evaluate the validity of the study. Limitations can be spiibitwo categories, whiclare
methodological limitations and limitations of the researchédth possible limitations under
each sectionibid). These limitation categoriesere used to determine limitationsf this

study.
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1.9.1 Methodology imitations

Notwithstanding the delays in ethics clearance which was received at the end of October
2016, all intended interviews were conducted. Interviews started in November 2016 and
extended into December 2016. This placed pressure on the researcher to con@ucieiws,
analyse the interviews and produce the report. Furthermore, given the time conttraime
of the year, and each interviews@ersonal schedule, | was subjecttte availabilityof the

interviewees.

For this research, it would have been prefela to finalise the policy analysis prior to
conducting the interviews. This would have assisted in tailoring the interview questions for
each relevant person. However, time constraints necessitated that the policy analysis for

secondary data be undertakesimultaneously with the interviews process.

When interviewing officials, the ability to verify everything that they say is a limitation. There
are not always crosgeferences or double checks available. The interviewee can also be
biased to or against #ir institution or against others anthus be prone toproviding
misleading information. It would be useful to interview more than one official from each
public and privateinstitution in order to get alternative points of views. Given the time

constrairts, this limitation could not be exhaustively addressed.

A further limitation of this study is the inclusion of, and analysis around accompanying
transport options such as BRTébandtl EA Qa® ¢KS F20dza 2F (KAA&
major form of publc transport infastructure for GCR, anahy it has not achieved a similar
catalytic effect in the MGSkhen compared to impacts gorecincts such as Sandton City and

Rosebank. To create the MGSP as a TOD precinct, multiple forms of public transport must

intersect and this research acknowledges bus, BRT, taxis and walking/cycle lanes as some vital

forms of transport that can accompany the Gautrain. However, the scope of this research is
limited to how we can leverage the surrounding major urban developmesgaprojects to

transform the MGSP in pursuit of enhanced inclusive green urbanism for the GCR.

11
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1.10 Ethical considerations of the study

Ethical considerations are vital to the success of credible research. Careful note was taken
with regard to ethical implications that applied to my conduct as the researcher and how to
mitigate the potentialconflict of interest given that at the time ohé study | also served as

an employee of the Gauteng Provincial Government and especially working within the GPD.
As a plannein the GPDI work closely with many officials at all levels of government on spatial
planning matters. | provide input and commteon many provincial and local documents and
related outputs My role entails that | plan at a provincial scale while this study deals at a very
localised level of planning. | needito also safeguard againkfving my role influence my
interviews or condcting the interviews from a provincial government spatial planning point

of view. | need to also safeguard agaiting risk that my place of employmewnuldinfluence

on the collection of data and access to officials to be interviewed. All informatidairodx

was through my position as a student at the University of Witwatersrand registered in the
degree for a Masters of Architecture in Sustainable and Energy Efficienta@itddsdid not
conduct any interviews as employee of governmehli respondentsvere explicitly made
aware of my employment status with the GPD from the beginning of the interview and no
information received was used for official work related purposes. Officials within the
Municipalities, Provincial Government or Private Sector weo¢ obligated to serve as
participants. If | was unable to obtain an interview with a selected official, | sought out an
alternative official with the pertinent/sufficient knowledge to respond to my interview
guestions. This part of the study was completeithout difficulties in accessing adequately

knowledgeable respondents.

| was mindful to mitigate the risk of taking a biased approach to all respondents from a sphere
of government or private sector while at the same time ensuring | was accessing idforme
feedback and opinions. As an employee of @Dl also had to mitigate against the risk of
private sectorintervieweesusing the interviews to pass blame on public service officials
government officials being overly critical of private sector pg#ots All the information
obtained was sensitively handled before it was reported on this study in order to ensure

confidentiality and anonymity.
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1.11 Chapteroutline

Thisa G dzReé dziAf A&ASR | 3ASYSNIt O2y@SydaArzylt Yl a
most part. The introduction chapter starts by introducing the research by providing the
rationale/motivation and background to the study. This is followed by a statement on the

scope of the case study and motivation on its prioritisation. The problem sttem then

articulated along with the aim and objectives of the study. This is followed by the main
research question and suuestions, followed by definitions of key concepts as well as

limitations and ethical considerations which guided the study pssce

Chapter 2 focuses on a literature review based on the key theoretical fields of the study and
especially the concept of sustainétyi with a focus primarily ofnclusive grea urbanism

Two studies that take differing approaches to the concept wagppraised. The first study
(Newman, 2010) discusses green urbanism under the concept of innovations of green
urbanism that were then split into seven functionality city types. This was followed by the
fifteen guiding principles of green urbanism as prombs&e Lehmann (2011). The literature
review then appraises studies on additional concepts such as inclusixdyisionargpaces

FYR FAYLFEf@ |LIINFYAAAY3I aGdzRASE 2y IASYINRTFAOL
The chapter also provides agpsals of two case studies; the first case study focused on
inclusive green urbanism experienced in Singapore while the second case study looked at The
Jonathan Rose Company in New York and how they strive for equitablejysmohisive,
economically thiving and environmentally successful cities for all based on their approach to
property investment and development. Chapter 3 constitutes a presentation on the
methodology of the study. This guides the reader through daé collection and analysis

process taken towards deriving findings of the study

The study deviates slightfpom the conventional structure from chapter 4 onwards. Chapter

4 provides secondary data on Alexandra and the MGSP with a focus on its inclusivity value
andisprimarily basedn a policy analysis of various City of Johannesburg spatial frameworks
and policies as well as detkp and field studies conducted duriregmasters coursework
under course cod@ARPL 7054Energy for Sustainable Citjeg015) Chapter 5 focuses on
presening the primary data from the interviews conducted. This is split into three main,

broader sectionsThis first section analyssge constrains looking at why Alexandra and the
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MGSPhas not transformed in a desirable manner into a vibrant public trartsgdadwen
hub/node. This is followed by a section tow to Successfully Transform the Sidich

sheds light on how to transform the MGSP in a more desirable manner. The final section is on
the impact of neighbouring major urban developmenksoking at low surrounding
Modderfontein City and Waterfall City impact on the site and how this can be leveraged.
Following the presentation of both the primary and secondary data, chapter 6 provides a
consolidationof subfindings fromchapters 4 and 5 tied with theotivation for the study and
theoretical frameworkFrom this, recommendations are proposed that try to take the MGSP

further into a transformed space that is inclusive and sustainable.

Finally, chapter 7 concludes the research by summarising the studyder toaddress the

main research questiontdow do we leverage the surrounding major urban development
megaprojects to transform the MGSP in pursuit of enhanced inclusive green urbanism for
the GCR and how could insight from such a case study infogoirg efforts towards
integrated urban development which optimises oboth the socieeconomic and
resour@/environmental conservation goals through urban development interventions for

sustainable lifestyles?

A comprehensive reference list is includéallowed by a section for annexure providing
relevant additional documentation(illustrations/imagesand/or evidence that does not fit

into the body of the text within the relevant chaptérs
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Chapter2: Theoreticalframework and literature review

2.1Introduction

Monbiot (2014:7) wrote that 6X ¢ Sow knowthat the little we do is without environmental
consequencelheamplificationof our livesby technologygrantsusa poweroverthe natural
world whichwe canno longerafford to use.In everythingwe do we must now be mindful of
the livesof others,cautious,constrainedmeticulous We may no longerlive asif there were

notomorrowg @

Monbiot illustratesthe extentto whichthe earth is becomingincreasinglyoverburdenedby
humanexpansionn terms of numbers,consumption/productioraswell aslifestyle.Human
growth and expansionhas been made possiblethrough technologicaladvancementsand
innovation. It is expectedthat humangrowth in developingcountrieswill triple the built-up
urbanareabetween2000and2030(Pieterse2011:301)with the possibilityof an additional
1.5 billion peopleon earth. Thisaddsan additionalburdento the backlogchallengesvhich
cities especiallyin developingcountrieshaveto contend with. Theimpactsand continued
growth of societiesand cities must be carefully managed,so asto not add to the burden
facingaO A (dév€lgpment but rather createsustainableand resilientspacesor peopleto

live.

Drawingfrom the above,the literature review analysesstudiesthat assistin understanding
and definingthe conceptof inclusivegreenurbanismwhich forms the theoretical basisfor
this research.In order to understandinclusivegreenurbanism,there needsto be a clear
understandingof inclusivityand greenurbanism.Simplyput, inclusivegreenurbanismis the
conceptualmodel of greenurbanismappliedto all developmentsand residentsacrossthe
city regardlessof any socialfactors that may causeany divide in societyor differentiated
outcomes,that seeksto facilitate a zero-emissionand zero-waste lifestyle while promoting
compactionand energyefficiency. Thisresearchtopic seeksto enhanceunderstandingof
suchoutcomesfor the MGSPAlexandraandthe GautengCityRegionTheliterature analysed
is brokeninto two main categorise.Thefirst one is indusivity while the secondcategoryis
greenurbanismwhichisanextensionof the broaderconceptof sustainability Fromthis, one

getsaclearerideaof why there isa needfor inclusivegreenurbanism.
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Priorto theseconceptsi,t isimportant to undergand someof the issuesand concernsthat
citiesin SouthAfricaare dealingwith. Thisassistan highlightingthe needfor inclusivegreen

urbanism.Lastly there isa discussiorof two precedentstudiesrelevantto the research.

2.2 Issues and concerns gounding cities in South Africa

South Africa has experiencedlarge scalechangessincethe transition from apartheidto a
democraticregime. In the post1994 South Africa, especiallyfollowing the removal of the
apartheid spatial segregationlaws, cities and neighbourhoodschangedto acammodate
large scale growth and decline, equal human rights for all, freedom of movement of
previouslydisadvantageccommunitiesas well as migration. Nassan(2013) notes that with
addedaccesgo citiescameaddedchallengesandthis is seenin the overdl developmentof
South! F NXcidds.(Eden though cities are understood to be hubs of sociceconomic
opportunities(especiallyfor the previouslydisadvantagedroupsseekinga better way of life
and opportunities)this hasnot alwaysmaterialisedfor a majority of rural immigrantsinto
cities hopingfor a better quality of life (DED2011).In addition to this, resourceallocation
anddevelopmentprioritiesin manypartsof the city is primarilydirectedto the more affluent

sectionsof societywith impactsextendingto the publicrealm (ibid).

Pieterse (2011) calls for South African cities to strategicallyaddressthe challengesof
urbanisationwhich will triple their urban built-up forms by 2030. Prevailingdata indicates
that currentcity boundariesareincreasingandare expectedto expandprimarilydueto urban
sprawl.In Gauteng,manypoor and previouslydisadvantagedesidentsare locatedin areas
outside of the urban core away from jobs and economicopportunity resultingin informal
settlementsand new townshipsforming in a mannerthat placesstrain on municipalities
effortsto caterfor andsupplyservicesEquallyhigh potentialagriculturallandandthe natural
ecosystemare at ahighriskasaresultof the impactsof suchsprawl If citiesareto continue
to prosper,practitionersand policymakersneedto changethe mannerin whichthey guide
urbandevelopmentsoasto ensuretransformationtowardsintegratedand sustainablecities
(UN-Habitat, 2009a)within the existingbuilt core. Nassan(2013:339) emphasiseghat the
integrationof sustainabilityinto urbandevelopmentconstitutesoneof & i Kiggestchallenge
for citiesandtownsy 2 ¢ | R Mhis&haltengeis equally vital for the transition towards

sustainablegreencities.
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From the discussionabove, it is evident that cities in South Africa are facingtwo major
challenges.Thefirst is creating cities that are inclusivefor all residents, providing equal
opportunities, servicesand amenitiesregardlesof raceor income.Thesecondchallengeis
to provide urban developmentsin locations that optimise governmentspendingto the
maximumand addressinghe inclusivitychallengesasa key part of sustainalility. Chapterl
provideda casefor why Alexandraand the MGSRis an ideal location within Johannesburg
andif not plannedfor correctly,the currentresidentscanbe sociceconomicallyexploitedor

spatiallydisplacedlsmail,2015).

2.3 Inclusivityl YR LIS2 LJ SaAWweRnIKG G2 GKS O

In the post-1994 SouthAfricancontext, inclusivityis vital for the transition of citiesandthe
countryasawhole giventhe history of segregatiorand marginalisatiorof non-whitesduring
the apartheidregime.Nonwhiteswere pushedout of citiesto live in peripherallocationsof
townshipsand homelandsandonly allowedcontrolledaccesgo cities.Inthe newdemocratic
South Africa, many previously disadvantagegesidents migrate to cities for a variety of
reasonsandmanyof them havetakento the notion of ¥ (i rigi& to the O A Whickistemsfrom
the work of the FrenchMarxist philosopherand sociologistHenri Lefebvre(Huchzermeyer
2014;Purcell2014).In SouthAfricaandacrosghe globalSouth,peoplehavelatchedonto the
notion of the right to the city asa motto or sloganasmanyhaveexperiencedsomeexclusion

from the city andseekredressfor what they deemto betheir by rights (Huchzermeye2014).

Whendelvinginto[ S ¥ S ow@rkid eéiright to the city one cansaythat it arguesfor afar

more complexidea (Purcell2014)which canonly be fully understoodthrough a systematic

view of the author and histime aswell ascontext.Lefebvrewrites from a post-war European
perspectiveandviewscapitalismandthe structureof the marketasbeingthe sourceof many

sodal ills andthe deepinequalities(HuchzermeyeP014;Purcell2014).Theright to the city

as Lefebvreenvisagesconstitutesa revolution and transformation aimed at moving away

from the realities of the state to a utopian reality where the state is done awaywith and
citizensrule themselveswith the city beinga socialconstructfor all (ibid).[ S F S oworKBS Q &
can be seenas highly idealisticas he believesthat people cantake destinyinto their own
handsand thus shapethe ideal city that is selfmanagedby its residerts (ibid). In spite of

[ ST S odeaiBicdeliefs,the notion of the right to the city for all its residentsis a strong
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conceptIn( 2 R iwér® p S T S acaniNdiddsseemunrealisticgiventhe significantrole of
the marketandcapitalismin generd aswell asthe structureof governmentsacrosshe world.
However two keypointscanbediscernedrom|[ S T S owgdtiNgs Tefirst one concernghe
needfor inclusionof all residentsin the developmentprocessowardsa sustainablecity. The
secondone is the importance of decentralisationof some aspectsof the decisionmaking

processedor citiesin orderto allow for amore meaningfulparticipationof the residents.

2.3.1 Inclusiveurbanism and gentrification induced displacement

Ramon (2014) argues that whereas the current realities of our cities and spaces see the
poorest people (who are also generally the most vulnerable) pushed out of cities we should
continue striving towards a transformed city future which is not only inckudiut also
participatory, democratic, equitable and collaborative. The Danish Architecture Centre (DAC)
(2014) notes that David Harvey sees a need for major reconstruction and reconfiguration of
urban life in order to solve environmental, social and eguiwissues facing the world today.
While acknowledging that there is no single simple means of achieving a sustainable city goal
across the world, he supports the approach of working on multiple facets of city life
concurrently. He further notes that theties we seek to create are directly tied to the people

we intend to become and therefore the push for sustainable cities means people need to

change andive more sustainablthemselves.

hy GKS FTRRAGAZ2YLIE ljdzSadAazy 2 h&todoXssik kities || NE G
I NBdzyR G0KS ¢2NIR¢ (GKS 5!/ ovHnmnO ljdz23Sa | NI

GThere is nothing worse than a passive and fearful consensus to preserve the status quo,

which is clearly unsustainable in both environmental and soaialste

From this, the idea of a sustainable city as one that is solidly integrated to social fairness has
been systematically articulated. If a city is to be truly sustainable, it cannot at the same time

be exclusionary on any of its residents by whateveisoan or criteria.

As South Africa grapples with the apartheid legacy and exclusion nationally and in cities, it
must in addition grapple with the eeotprint of sprawling cities with equal effort and
vigour. For the purpose of this study, the pursuitraglusivity for cities connects to the now

controversial strategy often referred to as gentrification which has become-gpdead in
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urban policies around the world (Uitermark & Loopmans, 2013). The need to transform
Alexandra is important and high on tlagenda of the City of Johannesburg (séerther
substantiationin Chapter 4ection 4.2, the challenge of gentrification of the township in the
medium to long term can lead to spatial displacement of the current residents and perpetuate

segregatioras oncluded by Uitermark andoopmans (2013) work in Belgium.

Lees (2008) contests the views by scholars such as Altshuler, Lowry and Smith who champion
gentrification as a means watalysebenefits for lower income groups and the working class.

Altshuler, Lowry and Smith argue that gentrification leads to socially mixed, liveable

O2YYdzyAGASa Fa 2LI1RaSR G2 1 2t02Y0Qa adal yosS

segregation and social polarisation, while Uitermark and Loopmans (2013) indicate that the
burden of gentrification is carried by the disadvantaged groups. Although ongoing policy

discourse explores the approach of creating socially mixed communities, systematic evidence
to back gentrification as a means to achieve such communities is limitegl. (ibidontrast,

most studies present gentrification and the advent of property investment in disadvantaged

neighbourhoods through market forces psmarily exclusionary tactics.

For this study, and from the current policy discourse of South Africa,ifjeation is viewed

as ameans to improve disadvantagegaces while ultimately leading to the removaltioé
originalresidents. Gentrification is not viewed as a means of creating socially mixed spaces
with liveable communities but rathesisa tactic tha ultimately leads to the driving out of
communities often to the urban peripheries of cities. Whahiereforeneeded is a rethinkig

of policies and alternative development approachegentrification (Uitermark & Loopmans,
2013).

2.4 Understanding andunpacking green urbanism

LG Aa SOARSYO FTNRY | I NwSeQa 1jdz2iS yR GKS
with inclusivity we must be conscious of sustainability issues as the current status quo is
clearly unsustainable as it leads to negativgacts on the environment and in social terms
spatial displacement of vulnerable groups. This leads to the need for a clear understanding of
sustainability in its totality. This section will go into and define sustainability as well as its
challenges.This it leads to a discussion around green urbanism as acsnbept of

sustainability.
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2.4.1 Defining and understanding the need for sustainable cities

The most widely cited definition of sustainabilitystems from the United b I (i A 29§7Q &
Brundtland Commission report (Pieterse, 2011) where the current sociceconomic
developmentneedsare pursuedin a way that exploits natural resourcesto meet current

human needsand requirementswhile simultaneouslyconservingthe same resourcesfor

future generaticnsto comeandthus ensuringthat they will be ableto meettheir own needs

(UN-Habitat, 2009a; Pieterse, 2011; Harrison et al, 2014). Over time the RSTAY A G A 2y C
engagementand applicationhas attracted diverseforms of criticismto the extent where

severadscholargdeemit to betoo simplistic(Pieterse2011).

Towards extending the sustainability challenge beyond environmental and resource
concerns, Swilling & Annecke (2012a: 19) argue that din order to rebuild the cultural
foundationfor a more sustaindle global civilisation,socialscientistneedto rethink progress
andthe futuregoalof RS @S f 2 LdMiéhyraidedrapablyconstrainedby the finite nature
of the ecologicakystemwithin whichtheseendeavorsare embedded (2012a:19). Weakley
(2013)indicatesfurther the needto factor in the socialjusticecomponentwhich entailsthe
improvingof the quality of livesof individuals,communities andthe ecosystem(2013).The
UN-Habitatgivesaddedimportanceto economicgrowth asa componentof sustanability on
the basisthat economicsustainabilitycan (or should)leadto fairnessand opportunity for all
(UN-Habitat,2009a).Fromthesedefinitions, it becomesclearthat sustainabledevelopment
has its roots in our endeavourto secure natural resour@s and the environment, social
aspectsjusticeand LJS 2 Livefib@idgaswell asthe economyand economicgrowth. The
conceptof sustainabilityis therefore emphasisedsa goalor objectivethat societiesshould
be strivingto achievein order to enhanceresilienceand prolongedexistenceof life on the

planet(Harrisonet al, 2014).

From the sustainabilityimperative, urbanisationand urban developmentneedsto be in
harmonywith the naturalenvironment.Attainingand conservingsuchharmony/balancehas
becomeincreasinghdifficult in both developedanddevelopingcountries,especiallypecause

the large ecologicalfootprints of cities escalateghe degradationand strain of the natural
environmentand resourcesAsa responsethe brown agendaintendsto optimisethe & f I y R

use,engineeringof wastesystemsthe minimizingof energyconsumptionandtransport, the
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reductionin useof materials,andthe creationof anefficientbuilt S y @ A N2 (UNayitate
2009a:115put thiscannotbeto the detriment of the greenagendaandnaturalenvironment.
The green agendahas grown to encompassa more global or regionalresponseto urban
planning,and matters pertainingto the enhancementof the natural environmentthrough
cities(ibid).

The pursuit of the sustairability agendathrough the sustainabledevelopmentapproach
challengedhe field of urbanplanningto becomemore cognisanof issuegelatingto poverty,

wealth creation, natural and built environmentalpressuressecurityof urban communities
and socialand cultural aspects(ibid). In spite of the systematictheoretical elaborationsof

sustainabilityjts translationinto action(policies programmesandprojects)hasnevertheless
beenslow.Thisisattributed to the rigid, formulaic,masterplanningapproachthat hasshaped
the disciplinefor centuries (UN-Habitat, 2009a).In line with the definition, the pursuit of

sustainableurban developmentseeksto create cities that are economicallyproductive,
environmentally safe and socially inclusive (UN-Habita, 2009a). These are the three

categoriesof sustainabilitywhich Pieterse (2011) refers to as the triple bottom line of

sustainabilityHowever Weakley(2011)argueghat the categoriesare not mutuallyexclusive
and must all be achievedin someform or mannerin order to ensureurban development
equilibrium. If one of these categorieswere to fail or there is more emphasigplacedon one

over the other, then a city ultimately transformsand becomesunsustainablg(UN-Habitat,

2009a;Weakley2013).

2.4.2 Limitations of sustainable development in theory and practice

The sustainability agenda has received some criticism especiallyrelated to scope and
priorities (UN-Habitat,2009a;Pieterse 2011; Swilling& Annecke 2012b).Thissectionof the
literature reviewfocusesprimarily on the broaderlimitations of the conceptof sustainability
especiallynthe developingvorld wherethe primaryfocusby privatesectoristo makeprofits
while governmeng@role focuseson the provisionof housingandbasicneedssuchasservices
and amenitieswith hardly any considerationof the environmentalimpacts of cities. This
meansthat the environmentandgreenagendeaonly arisesasanafterthoughtandistherefore

often overlooked(UN-Habitat,2009a).T hislimitation becomesmportant to this studyaswe
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seelater on in the report that marketforcesstart to demandwhat is pragmaticallyfeasible

for developers.

Giventhat citiesare ever changingand transformingover time (Weakley,2013; Harrisonet
al, 2014) the goal of a perfectly sustainablecity or a city in stable equilibrium s virtually
unattainable.Thisis becausecities are by nature alwaysin a constantstate of flux building
upwards and outwards or in some casesshrinking This highlights sustainability as an
unachievableandeverelusivegoal(Harrisonet al, 2014) However,one needsto understand
that despitethe elusivenes®f a perfectlysustainablecity, sustainabilityisa goalthat anyone
who developswithin spacemuststriveto achieve.ln additionto this, equilibriumacrossthe
three sustainabilitypillarsof social,economicandenvironmentaldriversis equallyviewedas
unrealisticbasedon the inevitablereality that one will alwaysdominate out over the other
two. In most instances,the economicdriver is given greater weighting than the others
(Pieterse2011)whichiswhy anyonethat developsin a city or in anyspacemustbe awareof
the impactsthey have sothat theytake cognisancendstart to think throughhow they plan.
Thisis to ensurethe longevityof their conceptsand designs,and spacesare plannedto be
less negativelyimpactful on the environmentand that residentslive healthy lives. Many
developersplan sustainabledevelopmentssuch as Modderfontein City, however, they
becomeisolated within the broader city context as the officials indicate they prefer their
developmentto continuegrowingto its own potentialandwere not asmindfulasthey should

havebeenin terms of the impactson surrourdingareas.

A further limitation is the complexity of mastering sustainabilityin theory and practice.
Harrisonet al (2014)attributes the primary limitation to skillsand education.Sustainability
by its definition is simplebut activelypursuingand achievingthe goalin practiceis complex
and requires extensive knowledge and skills acrossmultiple disciplines.Arising from a
prevailingperceptionthat it is simple,there isnot enougheducationandtrainingsettowards
comprehensivelyeachingpractitionershow to dealwith the skillsand knowledgechallenge
it poses.The sustainabilityagendatherefore needsto form part of the broadereducation
systemin cities of the south in order to fully equip people with the knowledgeand skills
required to systematically pursue sustainabilityin the developingworld and especially

through sustainablecities (Weakley2013;Harrisonet al, 2014).
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Thelastlimitation that will be dealt with is the weakdemocraticoversightand engagement

in developing countries that impacts on sustainability (Pieterse,2011). The Brundtland
definition assumesthat political dynamicsare rationally driven, and these contrastsare
significantto the prevailingunderstandingthat politics by nature, is a field of competing
powersand interests(ibid). Contestationarisesbetweendifferent actorsor stakeholdersn

and out of government.Thecontestationscanleadto compromiseghat resultind a KI £ £ 2 &
policydecisionghat generallyreinforcethe statusquoin unsustainabl@ndunjug & A G dz G A 2 y & §
(ibid). With SouthAfricaasa casein point, apartheidpolicyand planningpracticeshavebeen
sustaineddue to it havingbeendeeplyentrenchedin societyand the spatialform of cities
andinfrastructureprovisionwith a legacywhere the majority of the urbanpoor are located

in peripheralareasor within informal settlementsof major citiesandurbancoreswherethey

faceinadequateurbaninfrastructureandineffectiveservicedelivery(Huchzermeyer2011).

Goodservicesaandinfrastructure networksremainconcentratedn strategicareaswhichcater
for more affluent residentsthat makeup a smallerportion of the urban/nationalpopulation
(Pieterse2011)while the urbanpoor remainin the peripheriesdueto their inaccessibilityo
affordable land or housingin the core areasof cities. The governmentthen strugglesto
provide servicesand infrastructure extensionsto the peripheriesas it is not financially
feasible.Thisin turn perpetuatesthe existinginequality gap (Turok,2004)with the urban
poor havingto rely on their surroundingsimpacting negativelyon the environmentthus

makingSouthAfricancitieslesssustainable.

2.4.3 Greenurbanism

Multiple studieshave arguedthat cities which are sociallyand spatially just reinforce the
prindple of inclusivityand thus contribute towards sustainablecity goals.Ellin (2012)and
Kashef(2016) argue that the move towards a greeneragendais impossiblewithout the
accompanyingocialjusticeand socialchange(Gilbert,2014).Liveablecities are sustainable
cities which encompassa balancedapproachto environmentalas well as sociceconomic
imperatives.Within the ever-urbanisingworld which so far has provento be ecologicaly
destructive, the sustainabilityagendaand sustainablecity discoursehas recently taken
prominence(Gilbert,2014,Monbiot, 2014).Gilbert(2014)notesa claimby DavidHarveywho
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arguesthat citiesin and of themselvesare not unnaturaland shouldbe viewed asproducts

of their own naturalgrowth.

Included within the growth of cities and touched on in the definition of sustainabilityis
economicgrowth. Cities,businessesnd people all seekto achieveeconomicgrowth and
prosperity.Manyatime, the requiredgrowth hasbeento the detriment of the environment
suchthat cities are now reachinga point wherethe luxury of economicgrowth andthe push
to addressingsocialissuescannot continueto impact on the environmentand the limited
natural resoures (Swilling,2011). The conceptof decouplingis therefore a new mannerin
whichto re-balancethe relationshipsbetweeneconomicgrowth, socialaspectsthe natural
environmentand resourceq(ibid). Practitionersneedto think through the rate of growth of
citiesanddecouplesuchgrowth/developmentfrom the negativeimpacton the environment.
Swilling(2011)indicatesthat constantgrowth needsto be redefinedand structuredin order
to ensure sustainableresource management.This entails a redress of how cities and
infrastructure provisionis plannedand cateredfor. If done correctly, sustainableresource
managemenicanbe achievedall the while sustainingsteadyeconomicgrowth and equality
(Swilling,2008).

Green urbanism is one sudiecoupling approeh towardssustainability that seeks to address
many of the environmental and resource dependencies of cities. Nassar (2013) refers to green
urbanismasa conceptual model that envisages a zeroission and zerwvaste urban/city
metabolism while promotingevelopments that are compact and energy efficient. The model
emerged as a counter to the experiences of the industrialist city in order to facilitate a
transition towards greater social and environmental sustainability (ibid). The model also

envisages dis and spaces that are smart, secure and sustainable (Newman, 2010).

Green urbanism is important for South Africa as it presents a nafdedw to achieve cities

and spaces that are compact and energy efficemd give off zer&emission andero-waste.

As discussed later in this repothe Alexandra townshigacesmany challengesvhile also
impactnggreatly on the sustainability of COJ and the GCR. Green urbanism is a good concept
that can be applied to the township to assist in transforming it intteairable space for the
current residents so that they are not so@oconomically exploited or become spatially

displaced, andhus facilitatingfor the MGSP to be transformed intm anclusive andibrant

24



TOD hub. The following sections will look into green urbanism from the perspective of two

authors, Newmar{2010)and Lehmanr§2011)
Green Urbanism from the perspective of Newman: Innovations in Green Urbanism

Newman (2010) argues that the characterisb€sesilience (théatent ability to recover from
disaster$ are very closely tied to and overlap with the notions of green urbanism. This is
reflected by the range of envisaged innovations of green urbanism which are categorised

under seven exemplary gifunctionality typesliscussed below

The renewable energy city: A renewallieergycity is one that utiliserenewable energy to
reduce its ecological footprint, uses biological fuels and has an enhanced ecological function.
To achieve a renewable energy goal there must be great commitmetbly all stakeholders

at various levels of the city. The progression to achieving this innovation can be through a
variety of means such asnhonstration of energy efficiendgchnologies to showcase the
appeal of geen, utilising local and regional benefits such as wind and solar generation options
for renewable energy, developing green building standards, using fiscal incentives and the
push towards public transport, transit orientated developments (TOD) andnmatorised
transport (NMT) ipid)

The carbomeutral city: Becoming a carbereutral city through a reduction in the usage of
fossil fuels thus increasindependency on renewable energigwards offsetting carbon

dioxide (CQ emissionsilid).

The distribuéd city: A distributive citgouldbe achieved by decentralising power and water
systems to smakcale levels and neighbourhoods, but requires large community support.
Having a neighbourhood based system is more efficient and can reduce the ecological
footprint required to produce and distribute power and water. This intern helps to reduce the
loss that can occur from the transportation of energy and water from the centralised system

over vast distances to the respective neighbourhood and hahié)(

Thebiophilic city: The use of nature and natural processes as infrastructure is championed by
the biophilic city. This requirethat the production of energy, food and material be done
locally and to form part of urban infrastructure developme&uchinfragructure alsoknown

as green infrastructure makes use of the natural features and systems of a |ecalityas
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wetlands and urban forests orderto generate benefits for residents and the city at large.
Some of these benefits are clean air and wateimate regulation and food production

amongst many otherskid).

The eceefficient city: Cities that are eeefficient have changed the manner in which they
function to become closetbop systems. What the city produces is utilised internally and the
watSNJ 2dz(i Lddzi A& | f&a2 dzaSR (2 o0SYySTAG GKS OAlG&E«

the reduction of waste outputs antthus implying less input angsource requirementsigid).

The placebased city: Understanding the locality and context ofitg s important for its
sustainability. Greater local knowledge can lead to strategies, programmes and policies that
help to build a better local economy, develop a sense of place and identity, and foster a better

community and quality of lifeil§id).

Thesustainable transport city: A city that has a wialhctioning sustainable transport system

is one that is walkable, transit orientated and has a public transport drive. These cities allocate
majority of funding towards mass public transport utilisingioy! densities and compaction

to build good transit optionand thusreducing the emphasis on freeway development which
results in a drop in the dependency on private motohites. The focus on developing
pedestrian and bicycle friendly stresstan leadto more attractive cities that are people and

business friendlyil§id).

Transformation towards the pursuit of the seven city functionality types entails significant
challenges and therefore cannot all be achieved at once. Planners and policy makers must
therefore devise and develop strategies for each functionality type based on an
interdisciplinary process that taps into collaboration amongst politicians, architects,
engineers, planners, ecologists, psychologists and economists amongst a variety of other

disciplines (Nassar, 2013).

Green Urbanism from the perspective of Lehman: 15 Principles of green urbanism

The movement and growth towards sustainability and green urbanism has been
aeadSYFraAOrtte adzmadlydAldSR o6& [SKYlLyy Sa&aL
t NAYOALX S& 2F DNBSY ! NBFYAAYY C¢NIYaF2N¥YAYy3D
WRESY ! NBlFYyAaYY C2NXdzZ FGAYy3 + {SNARSa 2F | ;



publications provide an wdepth historical context of green urbanism stretching as early as

1902. The publications further disaggregate green urbanism into fifteen guidingiges

that can be used to tackle the critical sustainable city challenges facing communities,
neighbourhoods, districts and cities. In particular, Lehmann (2011) calls fothenkeng
FNBdzy R GKS YIYYSNIAY 6KAOK G28INRSBADHY S aSdzkif K
The principles provide a conceptual model/framework for a more integrated approach for

local action to urban development while also emphasising the critical role for a holistic
approach (Lehmann, 2010). Green urbanism thus requiresnudtidisciplinary and
collaborative approach in order to address the challenges and concerns of transforming
communities, neighbourhoods or regions and the way we think about the designing of urban
development (Lehmann, 2010). Within the publicatonsNd®@ A a I fF NAS T2 Odza
and the fifteen principles must be applied and adapted to the specific local context and
environment that one is working in (ibid). In addition to guiding-t@tel transformation, the

principles would also be applied tonaller urban scales such as neighbourhoods, precincts

and buildings preferably within brownfield developments (Lehmann, 2010). However, it must

be noted that the principles do not all have to be pursued with equal emphasis across all

cases, but rather callfor context guided prioritisation (Lehmann, 2011).
The fifteen guidingprinciples of green urbanism discussed below

Principle 1- Climate and context: Each development is a unique setting with its own history,
culture, context, climatepros and congLehmann, 2010). Climate conditions, context, the

ecological footprint, complexities, history, economy, geography, culture, politics and
environment must all be understood, analysed and planned for if a practitioner intends on

having the sitdbbecominga deelopment that encompasses green urbanisind).

Principle 2- Renewable energy for zero carbon emissions: This can be achieved through
energy efficiencyandby moving towardsenewableenergy or natural gaas a mixed energy

fuel alternative, and througla reduction in fossil fuel usage suchcasland oil {bid). Also

part of this principle is the transformation of settlements or localities into energy producers

and notmerely asconsumersibid).

Principle 3 Zerowaste city: Creating a closed loop esystem that uses a sustainable waste

management system of converting waste imasources(ibid). This requires the reduction,
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recycling, reusing and composting of waste. All waste and materiag fioust be understood

in order to achieve this principlédd).

Principle 4 Water: Cities must reduce their water consumption and utilize better alternatives
for efficient water usage, while achieving a high level of quality not only for consumption by
humans, but for aquatic habitatsb{d). Water is not only a basic right but a resource that
must be handled with care. Societies must start to value water more and education can allow

for better efficiency and collection through rain water harvestinggrample ipid).

Principle 5 Landscape, gardens and urban biodiversgities and developments nestfong
biodiversity characteristics, not onlfor beauty but as opportunities for leisure and
recreation, natural lifecycle and heaijtlsocieties Parks public gardens, rooftop/agricultural
gardens all lead not only to healthy cities but healthy societies, a value of theusdings

and social cohesion (ibid).

Principle 6- Sustainable transport and good public space: compact and-gasiiric cities:
Devdoping localities with a predominant focus on mass transit systems linking inte well
established normotorized transport options helps to create a low impact transit system that
is accessible and easy for. @lternative energy means is also importantal as a reduction

on private automotive dependencies. The transit system must be linked well with the
surroundings (mixed landses) and public space. Options for bike and car rental schemes

help to reduce individual car ownershiipifl).

Principle 7- Local and sustainable materials with less embodied energy: There is a need to
develop systems for consumption that rely on a shorter supply chain with access to material
and technology within the localityThis is very similar to the concept of urban metidm
where consumption of resources is far more efficient and effective with lower twaste

outputs.

Principle 8- Densities and retrofitting of existing districts: Strategic decaifon and infill
development catered around mixed landise areas cafead to regeneration and better

Transit Orientated Developments (TOID)d). This relies on the agenda of compaction, better
fAY1AYy3 2F SO2y2YAO0 2LIRNIdzyAdASa G2 LIS2LXx S
reducingthe carbon footprintsof existirg buildinggibid).
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Principle 9- Green buildings and districts, using passive design principles: Retrofitting of
existing building stock and developing new buildings along a green agewdads lower-
energy consumption and emissions, designing in a matira takes into account the basic
functionality of nature as opportunities (having buildings orientate north in the southern

hemisphere) for better lighting and warmth, amongst other thingglj.

Principle 10 - Liveability, healthy communities and ratkuse programs: Creating
communities that are healthy, diverse and promote social sustainability and inclusion. This

can be done through mixed langse options that promote integration and cohesiabid).

Principle 11- Local food and short suppthairs: Having food supplied within the locality is
important along with food securityil{id). This can be done through urban farming and

agriculture that generats production for the communitie@bid).

Principle 12 Cultural heritages, identity and sense of place: All spaces haigéoay, heritage
and identity. As a result, the people have an identtysociatedwvith the space they live in.
{ LI OSa aKz2dzZ R 6S &l FSNJ | y R hdfitade.fIniadditiGnNthesdNR Y 2 { .

spaces must be clean, healthy and free of pollutibrdy.

Principle 13 Urban governance, leadership and best practice: The success of green urbanism
also rests on good urban governance with just and secure governdmde [eaders must

provide for all citizens equally, through strong management and political sugpat}.

Principle 14- Education, research and knowledge: Training and educating peaple
sustainable living and behaviougoes a long way to creating samable spacesilgid).

/ KFy3aAay3 LIS2LX SQ&a YAYR asSia oAttt OKIFIy3aS GKS
environment (bid). The more sustainality conscousa community isthe more effort they

are likely toput towards pursuing sustainable lifestg and livelihoodgébid).

Principle 15 Strategies for cities in developing countries: The developed world functions
vastly differenty from the developing world withlifferent challenges and contextSpecific
strategies for different cities in diffent parts of the world must be developed to take into
account matters pertaining to, inter aliayrbanization and globalizationThe same
approaches and funding mechanism cannot be applied to all cities, and practitioners must

considerand respond tandividual context of spacel{id).
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principles of green urbanism
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while both authors take different approaches to green urbanism, there are clear linkages

between the fifteen principles and the seven city functionality types.

Green Urbanism City
Functionality Types

The renewable energy city

The carbon-neutral city

The distributed city ¢
The biophilic city

The eco-efficient city
The place-based city ¢ \

The sustainable transport city

i, Y 7

Lehmann’s 15 Green Urbanism Principles

Principle 1: Climate and context
Principle 2: Renewable energy for zero carbon
emissions

Principle 3: Zero-waste City

Principle 4: Water

Principle 5: Landscape, gardens and urban
biodiversity

Principle 6: Sustainable transport and good public
space: compact and poly-centric cities

Principle 7: Local and sustainable materials with less
embodied energy

Principle 8: Densities and retrofitting of existing
districts

Principle 9: Green buildings and districts, using
passive design principles

Principle 10: Liveability, healthy communities and
mixed-use programs

Principle 11: Local food and short supply

Principle 12: Cultural heritages, identity and sense of
place

Principle 13: Urban governance, leadership and best
practice

Principle 14: Education, research and knowledge

Principle 15: Strategies for cities in developing
countries

Figure5: 5N} g Ay 3 0O02yySOGAz2ya
principles of green urbanism (Source: adapted from Lehmann, 2010 and Newman, 2010)

Ellin (2012) and Kash@&016) have argued that in order to for cities to be sustainable, those

that planfor the cities must ensure that they create cities that are inclusive as well as socially

6SSY bSsYlyQa

asSgsSy

proposal and the fifteen green banism principles under Lehmarifaigure Sllustrates that

A
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and spatially just. The transition towards a green agenda cannot be possible hacial

justice and social change (Gilbert, 2014yeablecitiesare therefore sustainable cities that

aim to achieve a balance between the environmental, social and economic aspeieésrof
residensQlives. South Africa has endured segregation anstrdnination over several
generations and as a result, the spatial and economic form of cities has reflected the negative
consequences of apartheid spatial planning (Swilling, 2014). Vital to the realisation of green
urbanism for South Africa is therefotiee imperativeof inclusivityfor all peoplein orderto

ensure that legacy gaps between the segregated spatial form and societies in South Africa are
remedied(ibid). This brings to the fore, the principle of inclusivity as a critical component of
green ubanism for South Africa in particular. It is from this imperative that the study

prioritises inclusive green urbanism as the relevant theoretical framework to guide the study.

2.4.5 Need for inclusive green urbanism

What emergesasthe keyto point within the discussion®n greenurbanismaboveis that
thereisnot aclearandsystematicconnectionto socialissues.Whileb S ¢ Y | 7yh@baations
of greenurbanismand[ S K Y I 16 grificiplesof greenurbanismseekto createcitiesthat
aregreen,reslient andresourceefficient, neither of the two readingsstronglybringsforward
the socialelement of sustainability It cantherefore be arguedthat their principlesdo not
adequatelyguidecitiesthat activelypursueinclusivitysuchasthe caseof Sauth Africancities
Therefore thisresearchbridgesthe gapbetweengreenurbanismandinclusivitythroughthe

notion of inclusivegreenurbanism.

Inclusivegreen urbanismis thus, the conceptualmodel of green urbanismappliedto all
developmentsand residentsacrossthe city regardlesof any socialfactorsthat may cause
anydividein societyor differentiatedoutcomeswhile alsofacilitatingzero-emissiorandzero

wastelifestyle especialljthrough promotingcompactionand energyefficiencystrategies

2.5 Precedent studies

Thissubsectiomappraiseswo good practicecasestudiesthat servad asguidance/modefor
directingthis research.Theyprovidekeyreferencepoints specificallyappliedwithin Chapter
6 when consolidatingandanalyzinghe findings.Thefirst one looksat greenurbanismwithin
Singaporewhile the secondone focuseson green urbanismwithin the perspectiveof a

property investmentcompany(RoseCompany).
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2.5.1 Precedent study 1: Green urbanism in Singapore

This section focuses on ageedert study of Singaporbased orthe applicability of each of

the seven functionality city types. Newman (2010) notes that Singapore offers a good
example of an Asian city with regards to urban planning and development and then presents
an assessment dhe aty in terms of the seven city functionality types, with highlights on

where the city isas well as itgritical gaps.

GreenUrbanismCity Types bSéYlIyQa [aasSaayvySyi

Therenewableenergycity PV in Singapore is growing

Becoming a solar hub imAsia in terms of the
production and installation of PV

No clear renewable energy strategy or plan

Wind power is weak

There is a need to focus on solar energy

Can link into the broader regional renewable ene
approach (Desertec Paksian Energy Infrastruuoe)

between China and Australia

= =4

= =4 —a -9

Thecarbonneutral city No overall strategy exists

CQ per dollar is decreasing, yet total £0utput

continues to rise

1 Tourism and commercial sector stakeholders
committed to being carbon neutral

1 Government is committed to making the island
Pulau Ubin carbon neutral

1 No plans for carbon trusts or Carbon Managem
Authority

9 Carbon plan is needed

= =

Thedistributed city 9 Distributed city works best with a polycentric city
urban form that Singapore Isa

1 Rudimentary governance structure that bett
enables smalscale energy, water and waste syste
to succeed

1 Has a centralised sewer system, reticulated wa
supply system and city wide electricity grid

1 Joint efforts with China to develop the Tianjin Kty
in China that is based on a distributed system
infrastructure

1 New developments in Punggol, Pulau Ubin, Py
Tekong and Changi Naval Base are testing out s
scale infrastructure.
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GreenUrbanismCity Types

bS6YFyQa FaasSaayvySyd

Good smart system controls such as electricity and

systemsthat will assist with making the distribute
systems work

Thebiophiliccity

= =4 -9

l R2LIGSR | ySé Si

I NRSy Oailde G2

Biophilic strategies:

o SkyriseGreenery initiative (subsidies for roof, w
and balcony greening/ gardening)

0 Streetscape Greenery Master Plan

0 ABC Guidelines (water sensitive urban design)

o Park Connector Network

A fruit tree planting programme

Community gardens programme

No urban aggulture strategy

Theeco-efficient city

Best eceefficiency strategy in the world

o full energy efficiency strategy for each sector

0 R&D grants and training gco-efficiency

o Almost 100% of construction waste is recycled

o Leader in recycling sewage ingotable water

o All rainfall and storm water are collected
reservoirs

o Industrial waste is minimized

Theplacebasedcity

= =4

= =

The human and social aspects of green urbanism
incorporated into policy through sense of pla
strategies

Each centre has a distinct and unique identity

The environmental identity is secured and people h
access to water and park areas;

Landmark cultural icons have been restored
Cultural relevance of urban design and developm
frequently revaluated

Thesustainabldransportcity

= =

= =4 -8 -4 9

Leader in the Asian region for sustainable transg
strategies

Has a quality transit along all main corridors
Transit corridors are more efficient than private mot
vehicles

Each TOD station has a welhnaged dense buiform
Pedestrian and bicycle strategies are lacking

Too much focus on congestion management
Electric car infrastructure is being implemented
Has an urban growth boundary to manage sprawl
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GreenUrbanismCity Types bSsYlyQa aasSaayvySyid

Decline in urban densities by 11%

Car users are up by 13% and transiers decreased b
3%

1 Petrol usage per capita decreased by 109
improvement in car efficiency and technology
Transit speed increased by 23% over car speeds
Car related accidents and deaths decreased by 40

= =

= =4

Tablel: Assessmentdf Ay A LI2NBE Ay GSNXa 2F bSovYlyQa a4aSQ
green urbanism (adapted from Newman, 2010)

From the table above, the assessment shows that Singapore is well on its way to becoming
an energy efficient city state that can be proud of its green urbanism achievements even
though it is not without flaws. There are clear gaps that need to be overcomeler to fully
transform into a comprehensive success. With Singapore as a leader in green urbanism in the
developing Asian region it can offer lessons to be adapted and applied to the South African

context and especially for the City of Johannesburg.

The precedent study indicates that there asaysin which each of the seven functionality

city types can be achieved. The most likely city type that would be relevant to this research is
the sustainabletransport city as this researchis looking at the MGSPand how it can be
leveragednto avibrantmulti-modalTOD Thiswill be expandednin greaterdetailin chapter

6.

2.5.2 Precedent study 2: Green urbanisthrough a property investment company

Under its founding director Jonathan Rose, the Rose Compary development and
investment firm based in New York. The company strives to develop communities that
encompass and enhance opportunities for all people (Jonathan Rose Companies, 2016a).
Faced with the multiple challenges of rapid urbanisation and itsequences, Rose believes

that in order to create social wellbeing within such cities, we need to start thinking about

them differently (ibid). Rose believes that cities are dynamic spaces much like natural
organisms that need to evolve and keep up with tmees. In his book, The Wdlempered

/| AGes w2aS [[dz2GSa 5N {AS3IStQa FONRyey C!/ 9{

9 F Flexible,
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1 A- Adaptive,

1 G Coherent,

1 EEnergised, and
1 S Stable.

In addition, Rose (2016) states that cities need to be glatendividualism, and setirganise,

and he compares them to harmony in music and in doinghsoargueghat we can grow

healthier communities and cities that are inclusive and simultaneously green especially by
ensuring that the cities contaiad 3 NXf8rgablé and mixedncome housing, cultural, health

and educational infrastructure, and advocates for neighbourhoods to be enriched with parks

YR 2LISYy &Ll OSz Yl aa (@ dnathaniRbse C@rpanias, 20368 KSI £

Rose takes a hopeful amdhilosophical outlook on city building and his company prides itself

on creating well designed, walkable, econoatl; socialy and ecologic#y thriving precincts

and neighbourhoods (ibid). Rose sees the potential in human engineering towards the
crafting of cities that work towards the betterment of society by being more inclusive and
equitable while learning and employing the regenerative c#tgaaf nature (Jonathan Rose

[ 2YLI yASAZT HnanmcoUu®d® ¢KS LIKAfz2azlLKe 2F GKS 0O2Y
to realise that we are in this together and we all need to share a common vision. We can

either build walls that deepen societal isotati and segregation or we can, as Rose calls it,

temper our citiestowardsincreased mutuality, prosperity and wellbeing for all (ibid).

The Rose Company believes that practitioners should not continue to perpetuate sprawl,
damage to natural biodiversityincrease private forms of traffic, social degradation or
escalating climate change. Instead they should rather be working towards creating diverse,

healthy transit served communities (Jonathan Rose Companies, 2016a).

The Rose Company proposes a new mdaoetiealing with cities that pride themselves
regional knowledge, understanding communities better, creating a city that is adaptive,
energy and waste efficient and climate change wise and orientated (ibid). In order to achieve
this, the Rose Companynder Jonathan Rose employs a transformative model of
environmentally, socially and economically responsible planning for communities, buildings,

cities and investments (ibid).
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Rose proposes that for us to accomplish this, we must strive for the three teasits that

Rose sees are essential for healthy cities (ibid):

1 Protect their citizens
1 Balancebetween human needand natures preservation

1 Create a landscape of opportunity that is equal for all

We see these three basic tenets come through in two examples of community involvement
and participation in the development of cities in neighbourhoods discussetie book
(2016). The first is termed smart growth that prides itself on collective consamslia strong
collective moral authority (ibid). The first example is in Utah, where technical experts from a
variety of disciplines as well as the community got together to workshop the vision for the
city. This was a twgear long process with multipleaxkshop engagements with the aim of
creating a vision for the city in line with what residents wanted. Different scenarios were
pitched, the first being a business-usual approactwhich resulted in a modeWwhich was
eventually overrun by urban sprawl. Bhsecond scenario developed a model that saw
extremely high density transit orientated development. The third option degeloped by

the residents as anamalgamation of the other two scenarios that was developed by
residents. The residents considered tspects of the city that they most loved, cherished
and enjoyed, such as mountains and the natural environment. They were then asked to
develop a model for development, and what started to occur initially was developments that
encroached on the aspects tife city that residents loved. As a result, residents started to
rearrange the model to safeguard the natural environment. They were educated on the
economy and started to understand the balance and dynamics between developments, the
economy and the envanment. Residents developed a third scenario that protected the
elements that they cherished the most, which resulted in them naturally developing the city
towards a more intense transit orientad model. This was termed the 3ategy which saw
33% of dl future developments occurring on only 3% of the land. Residents became
empowered by this methodology and felt responsible for tlodlective vision for the city.
Within 15 years, the development patterns within Utah started to drastically change towards

achieving the vision set out by the community (ibid).

The second example also empowered citizens to plan for the common good and to take
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education of the public withite goal of achieving a wiser governance system. This approach
employed graphics and visualisationdcK | NB (1 KS chokas YRémidenis &veXégiven

free range to develop a vision for their city as well as projected growth andus@gatterns

with the only restriction being that all projected growth had to occur on the map. What
initially occurred was a very loose knit, lalgnsity pattern that led to sprawling
developments encroaching on the natural environment such as mountains and the local
hikingtrails. Residents started to reorganise the future growth and development into mixed
use centres that ended up being vibrant, denser and walkable. This process led to an

empowerment of the residents much like the first example above (ibid).

Rose illustragsthe pointthat participation of communities and residenin decision making
processes is vital to the prosperity of cities and neighbourhoods. In addition, Rose champions
strategies for resilience and green urbanism (ibid). If cities are to be moilengsthere

needs to be investment in water and electricity, food production, transportation and natural
forms of infrastructure as wkas waste management systenffsaeighbourhoods in cities can
reduce their energy consumption and localise their eéffpthe tradeoff in the long term will

make more economic sense. Ear to the arguments presentedhe emphasis on quality of

life emerges as a key priorityRose argues that communities need to be healthy with less
social stresses. This is becausedhality of life of the residents impacts on the quality of the

city as a wholelf a community is violent, the physical environment reflects the social threats
(ibid). By striving for the ideals Rose suggests, we can repair and strengthen the urban fabric
of cities and neighbourhoods which will lead to equitable, socially inclusive, economically
thriving, sustainable, resilient and environmentally successful regions and cities for all
(Jonathan Rose Companies, 2016a ifdiderelevanceof insightfrom of thisprecedentstudy

will be discussedn greaterdetail in Chapter 6 section6.5.

2.6 Conclusion

Green urbanism describesties and settlementghat are smart, secure and sustainable
(Newman, 2010) and the ability to be smart entails that the location can adapt to new
technologies, secure means that they can adapt to changes and stress, and lastly sustainable

in that they contribute to the overélconcerns of sustainability especially in relation to
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biodiversity and climate change mitigation (ibid). What is lacking in green urbadaistn
especially for South African citieis)the link to the social aspectshiough this literature
review the casdas been made for cities especially in South Afticgursue inclusivity as a

key component of green urbanism transformatiorhis has led to the notion of inclusive
green urbanism that seeks to address the aim of green urbanism but adds the dimehsion o
ensuring that each resident across the ciggardless of any social factors that may cause
any divide in society or differentiated outcomes (race, income) get to be part of the
transformation towards a better city and life without being seeimonomicdly exploitedor

spatiallymarginalised

When dealing with urbanism, and specifically inclusive green urbanism, it is obvious from the
discussion above that they cover issues of liveability, inclusion, rights to thencignergy

efficiency amongstoti NB & { 2dzi K ! FNAOI Qa LI NIKSAR NBIAY
and discrimination such that our cities, spatial form and planning, our economy, social
amenities and facilities aligned to this agenda and this is counteractive to the desirable
growth of cities thatthe country now aimgo achieve (Gilbert, 2014). This adal layer of

O2YLX SEAGE G2 {2dziK ! TNAOIQa RS@OSt2LIVSyid | yF
inclusive green urbanism and ensuring that the goals are applied to all gogatnand

private sector programs for cities (policjedrategies, plans and desig®puth African cities

and spaces can be well on their way to becoming -s#nission and zerwaste design,

compact and energy efficient spaces that will have bridged actlos gaps between their

segregated spatial forms and societies of the past and present (Nassar, 2010; Swilling, 2014).

A holisticapproach thiseeds to be pursued within a collaboratiframeworkwhich engages
multidisciplinary actors as well as commuest and other stakeholders as primary role
players. This also needs to be coupled with concrete knowledge of the surrounding built and
natural environment, and sufficient baseline data in order to guide informed policies and
strategies. However, given thaustainability is a neveending goal, it should be clearly
understood that the process is likely to entail ongoing adaptations and transformations rather
than onceoff solutions or interventionsinsight from the tw@recedent studieslemonstrate

that this can besystematically pursued arathieved.
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Chapter 3Theresearch method of the study

3.1 Researchmethods

Yin (1994) states that there aseveralmethodologies that one caapplywhen conducting
researchThisstudyappliesaqualitative research approach order to address a prexisting
knowledgeproblem or issughrough a systematic inquiry that analyseurrent theory and
knowledgeof an empiricallyexisting conditionin order to understand patterns or trends
(Hancock ad Algozzine, 2006; Punch, 200%his approach is oftegontrasted withthe
positivist quantitative approach which is primarily guided by hypothesis testing through

statistically defined parametetsut primarily based on a causdfect relation ofphenomena

Qualitative research allows one to gather a variety of datelyse andnterpret the datain

order to draw analytical observations and conclusions based on emerging psttend
discoveries. Given thahere arediverseapproaches to qualitate research that one can take
this study followsa case studgpproach A case studfocuses oran empirical context which
presents the key attributes prioritised for the study, such that data collection and analytics
get to be closely referenced to thempirical context as opposed to abstradt
experimentation under controlled conditions (Yin, 199 addition, case studieslow for
GAYOISYyar@RSAOINRAISIRYa 2F | aAy3atsS dzyaid 2N a
(Hancock and Algozzine, 2006)1Findings from sucltcase studiesare far more relevant
towards influencingpolicies and procedures of the state and developers as well as future
research ipid). Primary datawere collected through interviews with multiplgroperty
development and urbaplannersas respondents@mprehensive policy analysis of current
plansand frameworkdor the site and the greateAlexandratownshipalsorequired access

to secondary datas described in detail in subsequent sectiohscompanying the primary
data areimagesillustrate the point. Additioal imagesthat are not included in the body of
the research reportre contained in the Annexure section to reinforce the experiences of

Alexandra and th&1GSP

3.2Data collection

The discussion belowWustrate the dataneeds and requirementsf the study. Theyalso

outline the procesgs used toobtain the data(both primary and secondaryThis helps to
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articulate primary and secondary data needs, collection tools and analysis tools and process

used

3.2.1 Primary data:Interviews

Semistructured interviews were conducteidd orderto obtain specific data from purposely
sampled respondents from officials at the City of Johannesburg, the Gauteng Planning
Division (GPD) at the Office of the Premier (O&P)ell aprivate fctor developers of the
megaprojects identifiedas part of the casetudy. Annexure A to C contains the list of
interview questions for eacbategory of espondent. Due to the nature of some answers and

in order to ensure anonymity of respondents, the trscription of each interview is not

FGdF OKSR® Ly | OO2NRIYyOS gA0GK GKS ! YAOBSNEAGES
havebeen saved on a secure computer whehe data will remain for a minimum of 5 years

andthereafter all information will beleleted.

¢KS NBAaLRYyRSydGa dzyRSNJI 0KS YdzyAOALI f 2FFAOAL §
spatial planning and processes related to major development application submissions and
regional planning. They primarily operate at the Department efédopment Planning and

specifically in the Directoratef W/ A 1 & ¢NI YaF2NNI GA2Y YR { LI GAL

Other gate official respondents were from the Johannesburg Development Agency (JDA)
which is a planning, implementing, managing and facilitation orgeiga for areabased
intervention programmes and projectsder the City of Johannesburghe respondentalso
includedthose who have worked specifically on the Alexandra Urban Renewal Programme
(ARP) which sought to transform the township and its adjgimiewly developed settlements

into a mixeduse and vibrant neighbourhood.

In view of the fact that the surrounding major urbdevelopmentscover a vast area within

the City of Johannesburg, this motivated for the focus of the study on enhanced inglusivit
for the GCR as it mitigates its carbon footprint based on cumulatively enhanced public and
non-motorised transport with Gautrain as one of the anchor modes, as well as better
integration of the MGSP into the wide GCR urban fabric. In order to addresshijeictive, it

was necessary to interview a spatial planning official from the Gauteng Province. This role
falls under GPD which is located in the Office of the Premier and constitutes a Development

Planning Branch with an Integrated Development Planbimgctorate that is the custodian
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of provincial spatial planningAn interviewwith the identified respondent allowed for a

regional perspective on the primary objective and research question of the study.

The targeted developers for interview datgere Zendai Development SA (PTY) Wi are

responsible for the development of Modderfontein City and Attacq Waterfall Investment
Company (PTY) LTiho areresponsible for the development of Waterfall City. The related

data were aimed at shedding light on marketated driversand rationalein order to guide

tKA&d addzReé I yR $SaLlS Giewsfor the MGEP anditS pobklbla lulgrg 48 Sy G &

well as how their own developmesitelated to that future.

3.2.2 Secondary data from glicy andrelated planningstudy reports

As part of the secondary data acquisition, policy analysis and appraisélity of
W2 K Iy y SspabiadziaBndrameworks was done with a focus on:

¢CKS /AGe 2F W2KlIyySaodz2NHQa { LI GAlIf 5S@Sft 2
Regional Spatidevelopment Framework 2010/11 for Region E

1

1

1 The Alexandra Development Framework 2002

1 The Marlboro Urban Development Framework 2010
1

¢CKS /AGe 2F W2KlIyySaodz2NHQa { LI GAlFf 5S@St 2

The deskop review/appraisal of these documentsllowed for daa towards an
understanding of the development intentions for Alexandra and the MGSP. The policies were
expected to indicate thexisting/prevailingplanning processes andtended future stateas

well as their limitations.

Each policy/document wasppraisel/reviewed based on the criteria oinformation

contained in terms of either Alexandaad surrounding settlements and/or the entiMGSP.

2 KFG Aa SOARSYylG Aa GKFEG GKS LRt AOe R20dzySy iz
SDF provide a very broaderview for Alexandrand thus allowed fohigh-levelperspective

The subsequent SDF prdegs greater detail on Alexandra and the MGSP throsiding a far

more concretised understanding of what is required in the area through clearer development
objectives.Through this appraisal/review it emerged that thesenosignificantcontradiction

on what is beingntendedacross the policy documents in relation to Alexandra and the MGSP.

In terms of the 2016 approved SDF, the criteria for anabysis secondarylata extraction
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was also included/covered in relation fdexandra or the MGSP.

The criteria used for the degkp andpolicy/planning reports grouped the daiato four main

themes sahat information in line with that specific theme could be extractégdch theme

was looked at in order to understand the context of Alexandra and the MGSP in relation to
GKS 1 £tSEFYRN}Y ' NBlYy wSySsglt tNRINIYYST (KS
sense of space; its transport, movement, linkage and accessibility opportunities;agld a
levelunderstanding of the neighbouring nodal developments. The area of Frankenwald was

not dealt with in this section of the studinstead, itis analysed infte primary data section

of this reportunderChapter 5.

3.2.3 Dataorganisation

The dataareorganisedand analysed underf@pters 4 and 5. Chapter 4 is primarily secondary
data that draws on the policy analysis, historical context and preliminary redm@tsissed
abovein orderto substantiateon the inclusivity value of the MGSP for the GCR. Theatata
presented in two parts wherthe firstpart focused orpolicy analysiand thussets the scene

by giving an understanding of what was planned and whatvisaged for Alexandra and the
MGSP. Thether partprovides the history and current realities of Alexandra through a brief
review of its history, culture, identity and sense of place as well as the Alexandra Urban
Renewal Programme, transport and couwtieity on a local andegionalscale and the impact

of neighbouring major urban developments.

3.3Summary ofdata requirements per sulguestion

The primary datare reported and analysed und&@hapter 5. Tha dataare in the form of
interview responsesThe presentation of the data is in three major sections. Thesi#stion
focuses onwhat is constraininghe transformation of the MGSRvhile the secondsection
discussepossible approaches towardsiccessfully transformgthe MGSP and the lashe
deals with the impact of neighbouring developments and how to leverage ttuavards
enhancing the inclusivity valud the MGSP and Alexandra. Followihg presentation of the
data in Chapter 4 and 5h@&pter 6 provides a consolidation of all the data amélyses each
in accordance withheir respectivesub-questionin order to derive overall findings towards

answering the maimesearchquestion.
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Research sugiuestion Data needed and collection tools
Datawere obtained from secondarysrces such as:

Regional Spatial Development Framework 2010/11 for Regin E
The Alexandra Development Framew@k
The Marlboro Urban Development Framew@k

= =4 - - A

Energy for Sustainable Cities in 2015. The exigtiajminary studies and reports went into detail on
specific aspects that were grouped under the following-themes:O

1 Understanding the MGSP,

1 Unpacking the Alexandra Urban Renewal Prograntne,

1 Understanding thdinkage and connectivityandO

1 Understandng the impacts oheighbouring nodal developmen®

¢CKS /AGe 2F W2KIFyySaodzZNHQa { LI GAlFE 5S@St 2Ly

¢CKS /AGE 2F W2KIyySaodzZNEQa Q@QUBAIALE 5S@St 2 LI
These frameworks were prepared by the City of Johannesburg or the Johannesburg Development A

Fuither secondary dataequiredwere from the book Alexandra: A History by Bonner and Nieftagodien i
well as existing preliminary studies and reports drafted by students registered for the course ARPL 7

Table2: Data requirements for research sgjestion 1
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Research sulguestion Data needed and collection tools

The forms of data required to address this syuestionwere mainlyprimary dhta.

Primary éta: Interviews with governmensfficial{City of Johannesburg, Gauteng Planning Division at th¢
Office of the Premier) and organs of state (Johannesburg Development Agency) were coriloctid to
gain data towards annderstanding of why transformation of tifdGSFhas not occurred. Additional
interviews were conducted with two private sector developarsgfrom Attacq Waterfall Investment
Company (Pty) Ltd arttle other one fromZendai Development SA (Pty) Litdorderto get a sense of why
private sector developers do not direct investAlexandra and theiGSRn general

Table3: Data requirements for research sajiestion 2

Research sulguestion Data needed and collection tools

The last sulmuestion requiredprimary datain orderto address the question.

Primary dita: Interviews with government (City of Johannesburg, Gauteng Planning DivisionQifites of
the Premier) and organs of state (Johannesburg Development Agency) were conducted to get an
understanding of how thtAGSRcan be transformed in a manner that preserves/conserves the inclusiy
potential of theprecinct Additional interviews wex conducted with two private sector developemé
from Attacq Waterfall Investment Company (Pty) httl theother one fromZendai Development SA (Pty

Ltd).

Table4: Data requirements for research sgjestion 3
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Overallresearch question Approach and process towards the overall finding and conclusion of the study

By addressing each syuestion a narrativevasformed that gaveinsight into the current state
of the MGSPRits opportunities and constraints, what is blocking its potential to transform, ar
how it can become a precinct that achieves its inclusiviteptél, while leveraging on the
potential created by Waterfall City, Modderfontein City, Sandton City/Rosebank and
Frankenwald.

Table5: Data requirements for answering the main research questio
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Chapter 4inclusivityvalue of Alexandrawithin the GCR

4 1 Introduction

This chapter provides secondary data evidence in order to substantiate on the Alexandra
context and to evaluate the inclusivity value of the precinct especially in reference to the
connectivity value entailed in the Marlboro Gautrain. The analysis and substantiation is

presented in two parts. The first part constitutes a policy analysis of the following documents:

f CityofW2 K I Yy SSpaiial2&@|@pénenframework SDFR001(whichisreviewed
andupdatedannuallyaspart of the integrateddevelopmentplanningprocess),

1 RegionaBpatialDevelopment-rameworkRSDF2010for RegionE,

1 AlexandraUrban DevelopmentFrameworkand the Marlboro Urban Development
Frameworkandlastly

1 20l16approvedSDF.

This sets the scene by providing an understanding of what was/is envisaged for Alexandra and

the several precincts in general and how that is likely to impact on its inclusivity value.

The second part constitutes the history and cutrezalities of Alexandra Township. History

L Fea | 1Se& NR{tS Ay | LIS2LX SQa Odzf Gdz2NE>X ARSY
of green urbanism (Lehmann, 2010). In addition knowing what opportunities and challenges
Alexandra is currentihy fOA Yy 3 Fff2¢6a F2NJ oSGUSNI It AIYyYSyd
potential opportunities. The chapter then looks at the Far East Bank and the Alexandra Urban
Renewal Programme (ARP). Other aspects of Alexandra and the MGSP that were examined
include trarsport and movement linkage, connectivity and neighbouring major urban
investment/development initiatives specifically Sandton City/ Rosebank, Waterfall City,
Modderfontein City, Linbro Park and Frankenwald. This draws specifically from existing
preliminaryreports on the Far East Bank Extension 7 and the greater Marlboro precinct as

well as levers of change or impact on the site. The preliminary reports emanated from desk

top and field studies conducted during ARPL 7054: Energy for Sustainable Citieshender
masters programme Sustainable and Energy Efficient Cities, 2015. The reports were grouped

under four main themes as follows:
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Unpackinghe AlexandradrbanRenewaProgramme,
Understandinghe MGSP

Understandinghe linkageand connectivity,and

= =2 =/ =1

Understandingthe impactsof neighbouringnodaldevelopment.

Thischaptercapturesand reports on the secondarydata of the study. The consolidationof
dataandanalysigrom this chapteraswith the primarydatain chapteris presentedin chapter
6.

4.2 Understanding thepolicy context governing Alexandra

Figure 6depicts the hierarchy of plans in COJ. Each policy is explained in the following sub

sections.

Existing COJ Spatial Planning Policies Post-2016 COJ Spatial Planning Policies
COJ SDF 2016

COJ IDP 2015 & SDF 2001 (reviewed
annually)

New RSDF based on COJ SDF (to

RSDF for Region E, 2010
be drafted)

Alexandra UDF, 2002 New Alexandra UDF
Marlboro UDF

Figure6: The hierarchy of spatial planning policies of COJ appréisegcondary data

421 ¢KS [/ AGe 2F W2KlyySaodzZNEQa {LJ GAlf 5S@St 2

As for any other municipality in South Africa, the City of Johannesburg is bound by the
Municipal Systems Act (MSA), 2000 (Act No. 32, 2000). In terms of the MSA 2000, the SDF is
required as a core component of the Municipal Integrated Development PI&). (E2ction

26 outlines the core components of an IDP (COJ, 2015) as follows:
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aAn integrated development plan must reflect:

a) 0 KS Ydzy A OA LJ ¢ O2dzy OAf Q& QGAaAz2y F2N
Ydzy AOALN ft AGE SAGK &ALISOAL € S vrltigfall a A a 2
development and internal transformation needs:

b) an assessment of the existing level of development in the municipality, which
must include an identification of communities which do not have access to
basic municipal services;

c) U KS 02 dzy OriehtiioritiesSa@dS dbjadtives for its elected term,
including its local economic development aims and its internal transformation
needs;

e) a spatial development framework which must include the provision of basic

guidelines for a land use management sysfenthe municipalitg

It is therefore clear that an SDF must be drafted for every municipality so as to serve the
primary guideline for the development of the urban land in response to a clearly stated vision

for the municipality as well as goals, objges and priorities that seek to transform the
apartheid city legacy that South African municipalities must deal with. Given that the SDF thus
0S02YSa GKS aLIl GdAlrf NBLINBaSydalraazy 2F | Ydzy
analysis of the SDF witspecific reference to Alexandra serves to provide the initial

perspective of the formal approach for the area and the precinct in general.

The City of Johannesburg had a Council approved SDF in 2001. Even though the SDF has been
regularly reviewed annuly, it remained very much unchanged till a full SDF review

culminated in a revised Council Approved SDF in the early part of 2016.

The IDP provides a summary of the relevant SDF as an integrated part of the IDP 2016. It states
GKIFIG GKS /Adeée gAatt dziAaftAaasS AdGa adNIGS3IASa |
apartheid legacy and fragmented urban form (ibid). When lookinthe SDF, there is not

much that one can find with reference to Alexandra or the MGSP. What one finds instead are
very high level status quo statements, goals and priorities which indicate that COJ recognises

the need to actively change the social armeomic development of the city, improve quality

of life, provide services and create environmental justice and specifically prioritise Alexandra

township as a space where this needs to be pursued (COJ, 2010a).
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Within the IDP/SDF, Alexandra is identifead classified as a marginalised area in serious

need of upgrading, economic development and upliftment, as well as the creation of fabour
AYGSYyaAr@dS AyRdzadNRASa® -us&ddrmifody poyinsHpAslalQued té kel G dza
in need of urgent chage to a space that is vibrant as well as promoting integration, while
facilitating social mobility and settlement restructuring (ibid). The 2010 version of the SDF,
reinforces the following major policy imperatives for the township and surrounding precinct
(ibid):

incorporatelower incomehousinginto the greaterprecinct
develophighdensities

developanall-dayall night node
upgradeexistingsocialfacilitiesand developadditionalones
securethe openspacesystemespeciallyalongthe JukskeRiver

developa sustainablehumansettlementand

= =2 =2 =2 A A

promote business/economic/jolmpportunities

These policy imperatives indicate that COJ understands the challenges facing Alexandra as
well as the need to transform the township and the opportunity the Marlboraii@an

Station presents. What emphasises as a key concern is that the required effort to implement

each policy imperative since 2010 is extremely weak or absent. In addition, given the fact that
Alexandra remains as a high density township, the policy iatpe to further develop higher

densities can be viewed as a confusing goal. Rather, the focus should have been primarily on
transforming the space to accommodate better the residents already living there in order to

make it a vibrant node. Whatthe palic A YLISN} 6 A @Sa AYyRAOFGS Aa (KI
is that of a sustainable, vibrant and safe township that caters for all residents ranging across

all income levels with spaces to live, work and play. Enhancing the future inclusivity value of

Alexandra is of vital importance for COJ and the GCR in general.

Further onin this sectiorwe do see the importance of the public transportation system being
highlighted/prioritised in the SDF. The Gautrain rapid rail and Bus Rapid Transit System (BRT)
are piioritised as commitments from various levels of government towards achieving a-world
class transit system that is efficient and accessible to all communities (ibid). Alexandra is

therefore, a crucial space in the City of Johannesburg as it enjoys{h@sence of both the
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MGSP, BRT (AlexandraRandburg link) while nemotorised transport is also prioritised

within the township. Latent opportunities are identified, as public transportation systems can

be used to transform the fragmented City of JohanndsBiQa dzNDB Iy F2N¥Y | yF
inclusive communities and spaces. Within the SDF COJ further recognises the crucial role of

densification in support of these transit systems along with the need for mixedusesl.

¢KS L5tk{5C y2(84 oK hall indréas®d froph RB&IOX2&Nn 1R9IB Itddzt |
243,184 in 2001 (a 29% increase in five years). Although the township has remained a
significantly high density residential space with Erven measuring approximatelg5266

and 4060du/ha the ARP aimed to furthancrease the density of the township (ibid).

| 26 SOGSNE S@Sy (K2dzZ3K GKS (2¢6yakKAL) KFra GKS |
densification strategy around nodal boundaries, along transport routes and in spaces of
focused publiesector investments (ofvhich Alexandra is often highlighted as an example),

the township and MGSP in general are not designated as transit orientated precincts in terms

of the SDF. Alexandra has the required densities to support mass public transport options,

but lacks supportie mixed laneluses, high intensity developments and spaces to
accommodate TOD. The township therefore continues to be predominantly viewed as a
NEAARSYUAlIT (G26yaKALl gKATS al NI o2NRQa y2RIf

classification prarily as a monaise industrial township with residential uses

4.2.2 Regional Spatial Development Framework for Regiqr2&10

COJ drafted its initial Regional Spatial Development Frameworks (RSDF) for each of the seven
Regions of the Metro in 2010. The RShRs fpart of the annexure section to the SDF which

in turn constitutes part of the Council Approved IDP with the overall objective of providing

the overarching spatial policy for the City (COJ, 2010b). While the SDF givesideityigh

level perspectiveon the spatial vision, RSDFs function as regional and local spatial strategy
towards guiding growth and investment interventions at the mesod micrescale of the

City. These tools provide a more grounded context with regard to development trends and
challenges, localised objectives and guidelines for developments with regard to-lenveaio
RSGFAfTa 2y 202S00A@Sas aidN)YaGdS3aIasSa FyR LRt AO,
precinct plans (COJ, 2010b).

The township of Marlboro has always beermp@dominantly industrial/commercial node.
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Competition from industrial developments in Linbro Park coupled with high crime rates,
squatting as well as proximity to Alexandra has rendered the township to become
uncompetitive which has in turn negatively t&@rf 2 NY SR A df ANVYSRE |1 2§65 R ¢

disinvestment predominates.

The RSDF 2010 does punt public transport and densification in strategic locations (ibid). In
Region E, increased densification is called for within mixed use nodes, along mobility routes
with the need to be accompanied by a range of housing typologies in order to allow for
inclusive housing, especially for lamcome residents. The Marlboro Gautrain Station
(located close to Alexandra) is singled out as one of three nodes where significant
densification needs to occur (ibid). Even though densification is prioritised, this runs contrary
to the ARP which has called for-densification in order to decompress what was perceived

to be already excessive densities within the township. The coitiad seems to indicate

that strategic dedensification is needed in some areas of Alexandra, but coupled with
strategic densification in other areas of the precinct and especially for the areas around the
Gautrain Station. This contradiction across pefiand lack of clarity is concerning as it shows
YA&AlIEAIYYSYl 6AGKAY [/ hwQa L}RftAO& FTNIYSg2N]ad

/ hwQa w{5Ca UKSNBT2NBE RAaGAT AfeSuihih ir2tdhd NI NO K
allows for more local level responses within each sub area in relation to +eweb

objectives, strategies, interventions and guidelines. -8uda 16 covers the tenships of

Alexandra, the Far East Bank, their respective Extensions and other surrounding areas. From
0KS 2yaSix GKS w{s5C adlisSa GKIG GKS FTAY F2NJ

FYR LINRPO@GARS |y | OOSLIi 6t BedevelepmehtdbjestweXar Sy Y Sy
Area 16 is:

dTo reinstate Alexandra as a viable and sustainable residential suburb and to integrate the
area with the rest of the City through the redevelopment of the transportation system and
the construction of the Gardin Rapid Rail Lidké o6/ A& 2F W2KI yy S&o dzN

SubArea 16 has prioritised fourteen interventions with accompanying guidelines that seek to
achieve the development objective stated above (ibid). The interventions fall into four broad

categoriss, which are: (a) housing related matters, (b) transportation, accessibility and
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linkage, (c) Gautrain development, and (d) environmental considerations.

In terms of housing related matters, the interventions call for eradication of informal
settlements n Alexandra with those people facing danger (in the form of threat and stress)
from the poor locations and building structures that need to be relocated to more suitable
spaces within Alexandra. All available land and existing structures (like hostetshemnmes
developed in order to cater for a mixture of housing typologies especially for people falling

within the lowrincome bracket (ibid).

The interventions call for public transport which can be seen as a lever for opportunities in
Alexandra as well asmeans to provide linkages to economic and employment opportunities
elsewhere in COJ and the GCR. In addition, the upgrading of existing routes is presented as an
2L NldzyAde (2 aGNBYy3IGKSy ! fSEFYRNI Q& &dzNNEZ
integration thus opening it up to further opportunities. The classification and upgrading of
Marlboro Drive to a Mobility Roads category will also go a long way in creating appropriate

linear development linking with the Gautrain Station. This would help towadlds

development of the Gautrain Station Zone as a ramkbidal hub in the region (ibid).

4.2.3 The Alexandra Development Framework

The current Development Framework for Alexandra was drafted and approved in 2002 as a
physical plan to guide the redevelopment prasen line with the ARP (ibid). This plan focused

on three key areas as follows:

1 Management and direction of physical growth of Alexandra,
1 Direction of public funding in line with the ARP

1 Direction on how best to upgrade the natural and the beiizironment

Drawing heavily on COJs SDF, the Alexandra Development Framework seeks to create
employment and economic opportunities, provide a safe, clean and healthy environment for
residents, reduce crime, providgustainable social/urban services, varied housing options

and to relocate poorly located settlements to better suited land (ibid).

In 2017 the JDA has entered a process of developing an Urban Development Framework for
Alexandra which will help to guid@atial planning in the township in a sustainable manner

through directing government spending appropriately (Monyai, 2016). The framework will
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provide a vision and principles for guiding development of the area towards an enhanced
local economy, strengthesocial factors and thus create overall sustainable development for

the township (ibid).

4.2.4 The Marlboro Urban Development Framework

The Marlboro Urban Development Framework provides the developmental intention of the
MGSP (van Niekerk et al, 2013). It drdveavily from the SDF and the relevant RSDF. The
framework argues for a broad range of high density housing typologies for low income
residents and the upgrading and improvement of social facilities as a strong touchstone within
the policy, especially arouhthe Gautrain Station node (ibid). The intention of the Gautrain
node is to become a compact-Bbur mixed use transit orientated development node that is

pedestrianfriendly, safe and accessible to all (ibid).
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the region, with active efforts to incorporate the sustainability agenda into the area, have

more job opportunities, andfiially make the Alexandra area more inclusive with better urban
governance as one of the facilitating mechanisms. From a spatial planning point of view, the
newly approved SDF calls for broader principles of spatial transformation and inclusion
(especiallythrough connectivity) of the region into the wider city network and processes as

well as opportunities. In addition, greater densification and compaction is to be pursued for

the area while being especially coupled to improved public transport.

The updatel SDF thus prioritises the imperatives of compaction and increased densities with
a range of housing typologies and options, the need for-fisendly spaces, the importance
of building a unique and distinctive community around mixed land uses and TO® Siiid

away from private car options in favour of public and NMT transport (COJ, 2015a).

A core objective of the SDF (COJ, 216) is to create COJ as a spatially just world class African
city. This is to be pursued through tleempact polycentric growth nuel guided by fivekey

values of equity, justice, resilience, sustainability and urban efficiency in order to cater for a current
population of 4.3 million to a future of 7 million residents by 2040. The SDF positions the Johannesburg
Central Business Digit (CBD) as the major core of the city which would be dynamically linked to key

strategic sukcentres through efficient public transport. The core and-sahtres will be dense mixed
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use spaces while integrated with the protected natural environmendi)ibi

The SDF notes that Sandton is a key-ceititre with subnode Alexandra as a marginalised
area of importance and whose transformation is to be prioritised. The planned
transformation is expected to come through the continuation of the ARP as well as the
inclusion of Alexandra as key part of the Aerotropolis Corridor (ibid). There is a strategic
connection between O.R. Tambo International Airport (within the City of Ekurhuleni) to the
northern sectiam of the City of Johannesburghis corridor connects ¢hairport to Randburg,
through Sandton City, Alexandra, Frankenwald, Linbro Park, and Dries Niemand (ibid). This
Aerotropolis Corridor constitutes of an amalgamation of a transit corridor, directing
investment around the Gautrain and BRT stations, and \&eldement corridor directing
strategic development towards strategic land parcels. This proposed corridor is aimed at
creating and strengthening the regional logic while considering current development
dynamics to direct growth within the City and thus uvee pressure drivers currently
O2y iNAROGdzGAY I (2 LISNALKSNIt SELIyaArzy | yR &LN
the implementation of the Aerotropolis Corridor are expected to have specific impacts on

Alexandra and its surrounding areas as fo8dibid):

1 Thedevelopmentof the westernpart of the AerotropolisCorridorfrom Randburgo
SandtonCity is envisagedas a transit corridor. This section will have a focus on
developmentsaround existing and proposed BRTand Gautrain Stationswith the
objectiveof creatinga strongerlinkagebetweenAlexandrato the easternsectionof
Johannesburghrough SandtonCity

1 Theleveragingof current and proposedinfrastructure such as the Gautrain, BRT
andQhe Corridorsof Freedom

1 Concentrationof mixeduse inclusivedevelopmentin areassuchas Modderfontein
Cityand Frankenwaldespeciallythrough application of legalandfinancialtools, and

1 Theuseof inclusionaryzoningmechanismgo leveragethe private sectorto develop

amix of affordableand socialhousingwithin higherincomehousingdevelopments
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Figure7: Key structuring elements of the Aerotropolis Corridor (Source: ibid)

From this updated SDF for COJ, one can clearly sense the emerging realisation of the strategic
significance of Alexandra not only within Johannesburg, but also at a regional |pesliadly

given its central location along the Aerotropolis Corridor. Alexandra is clearly a strategic area
within the City of Johannesburg poised for major development and investment. Being a
marginalised area now getting prioritised for transformation naty makes it imperative for

it to develop in a manner that secures tenure/access for the current residents while also

increasing the inclusivity value for Johannesburg and the GCR in general.

431 f SEI yistdddal@aentext and current realities

This setion of the report provides an understanding of the history of Alexandra, how the Far
East Bank developed, the transpartd linagesas well as a review of the surrounding major

developments.

4.3.1 Cultural heritages, identity and sense of place

As Lehmann (2010) argues, people develop an identity that is strongly associated with the
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psyche and choices, the context of the residents and their living spaesl to be
systematically understood. Whereas the greater Region E of COJ (within which Alexandra is
located) is predominantly characterised by high concentrations of wealth in precincts such as
Sandton, areas like Alexandra display the extreme polafiipequality, with the township
housing largely lovincome people and poor communitieBigure 8clearly illustrates both

the infrastructure and socikeconomic affordance differences between Alexandra and
Sandton City. Understanding the history that has tie the current context is a good way of
starting to comprehend the strong sense of identity among the residents as well as the
enormity of the challenge one faces in any attempt to transform the township and its precinct
through an inclusive approach. &ajly, the lost opportunity cost entailed in the statgso

emerges to be obscenely unbearable.

Figure8: A view depicting the dichotomy of Alexandra and Sandton City (Source: Ngwenya, 2002)

Alexandra has a long and winding bist (that has been well captured by Bonner and
Nieftagodien (2008)) which goes as far back as 1904 when the first urban settlers located in
the area (Forster, 2015). Alex, as Alexandra is colloquially termed, is one of the oldest and

sole surviving townsps that was home to the historically influential black urban society and
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2008: 1). It can boast as being the melting pot of political traditions and culture that birthed
African nationalism in the 50s, the civic culture in the 80s, numerous political inquiries,
boycotts as well as xenophobic violence (ibiBigure 9 and 1Qllustrate two differing
occurrences in Alexandra. The first showcases the community coming together to protest
privatisation within the township while the later shows instances of violence in the township.
However, even though the sense of community constitugestrong force within the

township, it can also turn volatile at times as seen in the xenophobic attacks that sporadically

ignited in 2008 and several times in the years since (Forster, 2015; Makhu, 2015).

Figure9: A social movement march in Alexandra against privatisation (Source: Bonner and Nieftagodien, 2008)
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Figurel0: A man believed to be a foreigner stabbed during the 2015 xenophobic violence in Alexandra
(Source: Sutherland, 2015)

Because of its history and its locatiormalvantage, the township has turned into one of the
most densely populated townships not only in Johannesburg but nationally in South Africa
(Forster, 2015). This growth in population size goes as far back as h8a&same of the first
population explosions occurred in the township (Bonner and Nieftagodien, 2008). This
increase can be seenkiigure 11 belowshowing the beginnings of the immense densification

of Alexandra that would continue till today. Its ideatdtion is an attraction for many first

time as well as withithe-city migrants looking for opportunities in Johannesburg, especially
due to its proximity to Sandton City and other closely located economic nodes such as Linbro
Park. This attractiveness figrther reinforced by the prevailing connectivity and transport

linkages even though they are far from adequate (Forster, 2015; Makhu, 2015).
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Figurell: Densification boom in Alexandra during 1974 (Source: Bonner and Niefag@di08)

Creatingand deepeninga senseof place for residentsis one of the critical responsedor

sustainablecities(UN-Habitat,2009a)andtherefore, possiblyin this singledimensionwe can

seethat! f S E I yicR INstofy playsa significantrole in its functionality as a placefor its

residents. By tapping into the heritage, identity and sense of place correctly, positive
outcomescanbe generatedtowardsdifferent forms of investmentby residentsand external

investorstowards creatingan environment that hasincreasedquality of life for all (ibid). In

addition, Alexandrahasa highheritagevaluein terms of buildingswith historicalsignificance
(C0J2010Db).

4.3.2 The development of the Far East Bank

TheAlexandraMasterplanasdevelopedin the 1980searmarkedhe land on the EastBankof
the JukskeiRiver for residential development.From 1981 till around 1984, a mere 260
dwellings were constructed. Thereatfter, further housing delivery halted due to funding
challengesand politicaltension.Alexanda did not receiveanyfurther attention until around
1995when SouthAfricabid to hostthe All AfricaGamesn 1999and Alexwasprioritisedto
hostthe | {i K f \#llag8a@ e FarEastBank.Thisbroughtin fundingthat would contribute

to some level of revitalisation for the greater Alexandra area (Forster, 2015). The
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accommodationfor the All Africa Gamessawthe developmentof 7,500 square meters of
housingthat took the form of freestandingunits, semidetachedunitsandsimplexesat a cost
of around R80million. Oncethe All AfricaGameswvere completedthe housingdevelopment
was to be transferred to residents of Alexandrawith approximately 1799 units being
transferred to qualifying residents (ibid). Unfortunately, the scale of developmentwas
primarily meantfor athleticsandtherefore did not matchthe scaleof housingbacklogof the

township(ibid).

4.3.3 TheAlexandra Urban Renewal Programnaed the Far East Bank

The AlexandraUrban RenewalProgramme(ARP)was initially intended as a sevenyear,
govemnmentsubsidisegprogrammeat a budgetof R1.3billion. It wasaimedat improvingthe
sociaeconomicprofile of the township especiallythrough addressinghe servicesbacklog
(Forster, 2015; Makhu, 2015). In collaboration with national government, the Gaueng
Departmentof Housingchampionedthe ARPwith the intention of alleviatingthe economic,
socialandspatialdysfunctionalityalongwith addressindhe extremelyhighdensitiesandlack

of servicesn orderto createa functionallyintegratedsettlemert (ibid).

Forster(2015)and Makhu (2015)lookedat the impactof the ARPon the FarEastBankwith
specificfocuson AlexandraExtension7 whichis locatedimmediatelysouth of the Marlboro
GautrainStation.Aspart of the ARPthere wascriticalneedto addressdensificationthrough
structured formal means and the land, vacant at the time, was utilised for temporary
relocation of residentsthat occupiedinformal shacksalong banksof the JukskeiRiver.A
flooding cycleof the river in 2002 sawmanyresidents displacedand the FarEastBankwas
deemedideal for temporary relocation. Oncethe relocation was completedin 2003, the
temporaryaccommodationvasremovedand the Extension/ site remainedvacant.In 2006
the Far East Bank Extension 7 development began with the delivery of subsidised
Reconstructiorand DevelopmentProgramme(RDPhousingwhich was completedin 2008
with a total of 1,407 densely packed units which were allocated to existing Alexandra
residentsasthe primary beneficiaries Residentgeceivedtitle deedsfor their homesat no
costexceptfor the subsequentmonthly municipalservicegpayments.Establishmenof the
valueof eachunit at the time & A y O fthaziRffasfriicturefor servicesand araft foundation

to limit crackingof the strdzO (i dzhBestinatedat R100000each(Forster,2015:9).Despite
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allthat the ARAntended,the FatEastBankis still characterisedy poorly constructedhomes,
an inadequatelevel of services,overcrowdingin public spacesaswell asindoors (Forster,
2015;Makhu,2015)

Thekeyfactorin the ! wt f&ldre to achieveits objectivescanbe tracedto the fact that it
transformedin to a politicallydrivenprogrammeandendedup asa housingdeliveryproject
ratherthanthe intendedurbanrenewalprogramme(ibid). Asaresult,both the residentsand
externalevaluationsviewthe ARPasafailurethat did not meaningfullycontributeto the well-
beingof the community.Backlogsn servicedeliveryin areassuchashousingand education
still prevailalongwith inadequateinvestmentinto the economicgrowth of the area (ibid).
Theseriesof figuresbelow showa glimpseof the state of decayin the FarEastBank,and

especiallyaroundthe areasurroundingthe Gautrainstation.

Figurel2: The state of road and water infrastructure along Laduma Street outside the Gautrain Station (Source:
Ismail, 2017)
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Figurel3: Two images of litter pilling up along LaduBtaeet outside the Gautrain station (Source: Ismail, 2017)

Much of the 2008 xenophobicattacks has been attributed to contestation surrounding
housingallocationswithin Alexandra.The violenceresulted in seriousinjuries of foreign
nationalsas depicted in Figure10, and the destruction of property and assetssuchasthe

burningcarin Figurel4 (ibid).

Figurel4: The state of Alex after a night of xenophobic attacks (Source: Ludbrook, 2015)
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4.3.4 Transport andmovement linkageand connectivity

Alexandrahasthree majorlinkageswhichallowfor idealconnectivityon aregional(Gauteng),
and local (neighbourhood/precinctscale.Theselinkagesare the Gautrainand BRTsystem
(regionalscale) andthe GreatWalkwhichis a pedestian andbicyclebridgethat will connect

Alexandrao SandtonCity(smallscale).

The GautrainRapidRailinfrastructure/serviceis a R30billion project that aimedto actasa
catalyst of change to bolster economic growth, jobs and development by linking
Johannesburgnd Pretoria (Puckiree,2015; Thomas,2013). Coupledwith the idea that it
would facilitate alleviationof vehiclecongestion(traffic jams)within the GCRamongstother
environmentalbenefits,the projectwasenvisagedisa meanstowardsa better quality of life
acrossthe GCR(Gautrain ManagementAgencyb, 2011; Puckiree,2015). The network
constructioncommencedn 2006with the first link betweenO.R TambolnternationalAirport
and Sandton City completed in 2010, and by 2012, the final link to Park Station in
Johannesbur@BDwas completed(GautrainManagementAgencyd, 2010; Puckiree 2015).
Althoughit hasso far attracted significantinvestment (local and international), a deeper
consideration reveals how it is contradicting to deepenirg segregation through

unaffordabilityby a majority if commuters(Puckiree2015).

A concernof the projectis that it wasneverintendedto servicethe wider populationasit

wastargetedfor the middle-to-higherincomebracketswho are morelikelyto be owningand
driving personalvehiclesfor commuting.It is therefore emergingas an exampleof mass
public transport that highlightsthe deepeningpoverty and inequality in South Africa, and
especiallyin our cities. Dueto inadequateridershipand revenues from commutersto date,
the provincialgovernmentcontinuesto reallocate funding for infrastructure projects and
allocationsto municipalitiesin order to coverthe shortfall towardsD | dz{i Ndpekagfonai
costs(ibid). Evenwith thisindirectsubsidyto the concessiomperator,the poorercommuters
that alreadyrely on publictransportmayneverafford the highfaresof the Gautrain(ibid). In

addition,despitethe locationof the station closeto Alexandrathe namegivento the station
is Marlboro Gaurain Station.Equally,a majority of the residentsof Alexandracannotafford

to usethe Gautrainfor their commutingneedsandtherefore, the stationwhichwasseenas

aWa ( Hoilthe2 32 2ant® leverfor socialO K | yeEdSuPservingasa perpetud reminder
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of whatis out of reachfor a majority in the community(ibid). It wasobservedfrom asite visit
that there is a disconnectionbetween the Gautrain station and the Far EastBank. For
example the stationis heavilywalledand servesasa barrier isolatingthe internal workingof
the stationfrom the localresidents.lt wasalsonoted that there are warningsignagearound
the stationaswith manyothers(seeFigurel5). Whilethe signmayappearat other stations,
A (the appearanceoutsidethe Marlboro station, coupledwith the perceptionof crime and

violencethat makesthe warningfar more concerning

Figurel5: The wall of the Marlboro Gautrain station with a warning sign indicating the area as a crime hotspot
(Source: Ismail, 2017)

In recentyears,the governmenthasseenthe valueof havinganintegratedtransportplanin
order to create a more inclusive and sustainabletransport network (Daras,2015). The
Gautengintegrated TransportMaster Plan2025 (ITMP25 positionsrail asthe backboneof
the network and proposesextensionsto the current Gautrainroutes (ibid). It alsoseeksto

havea compactand denselysettled provincewhich pridesitself on TODservicefor all. The
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new routes are expectedto connect strategic areas so as to complement population
dynamicsgconomicpatterns,growth anddevelopment(ibid). In responseo the anticipated
expansionthe updatedSDFRor Johannesburgroposesafuture GautrainStationin Randburg

whichwould helpto reinforce the AerotropolisCorridor(COJ2016).

The BRTsystemis one of the key priorities for COXransformingthe city into a world-class
transit systemthat is efficient and accessiblego all communities(COJ2010a).COJviews
Alexandraasa crucialspacefor the BRTwhich seesthe systemintegratinginto the Gautrain
network aroundthe MGSPRandthus providingaccesgo the greaterregionallinkagethrough
to RandburgFroma site inspectionconductedin 2015it wasnoted that there were no BRT
linesfrom the MGSP.If COJdntendson creatingthis world-classtransit system,it is crucial

that the MGSRyetsdirect BRTlinksinto the township.

At a micro-scale the proposedAlexandraSandtonfoot and cycleroute (alsobrandedasthe
GreatWalk)formspart of the/ h \WQrédorsof Freedomprogramme Oncecompletedit will
link the Sandtonnode, one of the richesturban precinctsin South Africa, with Alexandra
which is home to someof the pooresthouseholdsin the country asseenin Figurel6 and
Figurel7 below (Moahloli, 2015).With the aim of combatingthe challengedacedby the
apartheidplanninglegacy coupledwith the Non-Motorized Transport(NMT)Frameworkand
I h WCprnplete Streets Initiative, a safer, easier corridor/ walkway is envisaged(ibid).
Approximately 10 000 people traversethe 5.2km commute daily to get to Sandtonfrom
Alexandra(ibid) which entails havingto crossthe M1 highwaywithout safe crossingghus
contributingto the highlevelsof fatalities. Thewalkacrosghe bridge,alongwith landscaping
and furniture, traffic and speed calming measuresas well as lighting and sceneryare
envisagedo makethe walk more pleasurableand saferfor pedestriansand motoristsalike
(ibid). The bridge was expectedto be completedby August2016 but, but after sufferinga

collapsesetbackanewtargetdate hasbeensetfor 2017(ibid).
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Figurel6: Layout of the bridge for the Great Walk from Alexandra to Sandton (Source: Moahloli, 2015b)

Figurel?: Artistic depiction of the Great Walk bridge across the M1 (Source: Moahloli, 2015b)

4.4 Understanding the context of theeighboringmajor urban developmensQ

As indicated on Figure2 the Marlboro Gautrain Station is centrally located between the
greenfield megadevelopment projects of Waterfall City, Modderfontein City and the
establishedhode of SandtonCity. Thelocationof thesemajor urbandevelopmentsreatesa

triangle that is envisagedo becomeeconomicallyconcentratedwith increasingmiddle to
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high income householdsmoving into them. As this pattern unfolds over time, it can be
expectedthat property valuesaround the MGSPand the greater Alexandraarea will gain
momentumasthe developmentsmature.In additionto thesetwo confirmedmegaprojects,
the location of Frankenwaldo the north and LinbroParkto the east,aswell as Alexandra
formingpart of the envisagederotropolisCorridor,Alexandracanbe expectedto experience
alargeboostin its locationaladvantageln order to accesghe inclusivity valueof the MGSP
and greater Alexandraarea, these neighbouringnodesand major urban developmentsare

further appraisedn the subsequensub-sections.

4.4.1 Sandton City/ Rosebank

Thesecondarydata underpinningthis subsections abstractedfrom a desk-top studyreport
undertakenin 2015(Ansell 2015).Rosebanland SandtonCityaretwo of the moreimportant
nodesof JohannesburgTheyare seenas the predominantzonesof the city in terms of
developmentand investmentwith property valuesincreasingannually, handin-hand with
increasinginvestment targeting the nodes (ibid). Sandton City is a mixeduse node of
metropolitanimportancewhichservesasthe hometo the SandtonCity ShoppingCentrewith
retail and commercialspacesseveraloffice blocksand highdensityresidentialdevelopment
in form of apartmentsand townhouses.Rosebanks a smaller scalenode but similar to
SandtorCity(ibid). BothnodesarelocatedalongOxfordRoadthat extendsto becomeRivonia
Roadwithin Sandton Both nodeshost Gautrainstationsandboth stationshaveprovento be
the most catalytic of all the stations of the network in relation to the development of
surroundingprecinct.In the caseof Rosebankthe station hasled to a rejuvenationof the
area (ibid). Theyare alsolocated closeto networks of regionaland local importancethus
making them ideal spacesfor commercialand residential investment. COJhas already
plannedfor BRTconnectionsor Rosebanland SandtonCitywith constructionunderwayfor
the LouisBotha connectionto KatherineStreetin SandtonCity(ibid). Rosebankand Sandton

presentideallocationsfor majorinfill andupgradedevelopmentcentredaround TOXibid).
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Figurel8: SandtonCity Shopping Mall, COJs biggest economic hub and the richest mile in South Africa (Source:
Hutton, 2014)

4.4.2 Waterfall City

As one of the megadevelopmentprojects, Waterfall City constitutes a greenfield urban
developmentthrough a collaboration of diverse investorsincluding Waterfall Investment
CompanyCenturyPropertyDevelopmentand Atterbury. Thedevelopmentcomprise2,300
hectares of land located in Midrand, JohannesburgThe area is prime space for infill

developmentetweenJohannesburgndPretoriawith upwardsof 15,000sectionatitle units
amongstmanyother housingandcommerciadevelopmentoptions.Theentire development
is being phasedover 15 to 20 yearswith the Waterfall ShoppingCentre as an anchor
developmentandexpectedto becomeoperationalby early2016.Theentire developments
estimatedto costaroundR71billion andisdestinedto becomeanew centralbusinesglistrict
(CBDJor the GCR.
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Figurel9: Mall of Africa, the focal point of Waterfall City and the proposed CBD of Gauteng (Source: SAPeople
Staff Writer, 2016)

Asa highrend market orientated development first-time buyer pricesfor housesstretch as
highasR4million to well over R5Smillion with vacantstandsstartingat R2.5million. At this
rangeof costand prices,it is evidentthat the inclusivitycriteria are not beingprioritised for
the development.Onethus arguesthat ultimately, Waterfall Cityis destinedto becomeyet

anotherexdusivemediumto highincomeprecinctof COAnd GCR.

Figure20: Elaborate houses constructed within one of the estates in Waterfall City (Source: Ismail, 2017)
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4.4.3 Modderfontein City

Modderfontein is a new greenfield urban developmentinitiative by a Chinesecompany,
Zendai,and will be located within close proximity to Marlboro. A new Gautrain Stationis
proposedwithin the city centre of Modderfontein City. Thestationwill openit up to regional
linkageswith the aim of integratingwith ReaVayao / h BRDsitstem),and promoting NMT
(Ismail,2015). The developmentis touted to ultimately rival London,HongKongand New
York City with intentions to transform the predominantly vacant land into vibrant
neighbourhoodghat promote principlesof live, work, play and growth primarily basedon a
mixed-use approach.Thedevelopershaveagreedto developModderfontein City alongthe
principlesof compaction, TOD,integration into the greater COJjob creation and poverty
alleviation. Givenits significantscaleasa focusedinvestmentopportunity for Johannesburg
overthe next 15to 20 years,Modderfontein City hasthe potential to rival SandtonCityand
therefore the developmentneedsto ensurethat it complements h VdSpaationstowards
transformationinto a sustainableandinclusivegreencity (ibid). If suchcomplementarygoals
are attained, the inclusivity performancefor the GCRin general would be significantly

boosted.

4.4.4 Linbro Park

The secondarydata for this subsectionis derived from a desktop basedreport by Bruni
(2015).Althoughit is still zonedprimarily for agriculturaluse,other minor usesfor the area
include industrial developments,low density residential units, along with small business,
commercialand retail (ibid). Linbrot | NIpc&i@n, especiallyin relation to the major M1
highwaymakest anideallocationwhichisprimefor redevelopment/ h W3IP@allsfor Linbro
Parkto be developedinto a mixeduse industry/ commercial/ residential/ business/retail
node.Inaddition,the RSDEallsfor large-scaleredevelopmentgor the townshipwhichwould
specifically offer opportunities towards de-densifying Alexandra through allocating
affordable housingdevelopmentsin LinbroPark.Thetownshipis seenby COJasa zoneof
opportunity (COJ2010b).In spiteof thisimmensepromise the areafacesmultiple challenges
which range from fragmentedinterestswith responseto the vision for the area, and the
adjoininglandfill (now closedand undergoingrehabilitation)whichis negativelyperceivedo
be underminingproperty valueof the housingdevelopmentsearby(ibid). Equally the area

isexperiencingnadequatepublictransit optionswith heavydependenceon private carsand
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urbanservicesare in a state of dysfunctionaswell (ibid). Much of the land currently zoned
for agriculturalusewouldrequirelengthyrezoningprocedureghroughtownshipapplications
in orderto allowfor aligneddevelopmentrights(ibid). Eventhoughthe landfill closedin 2006
after 27 yearsin operation, the decreasedproperty valueshave not started to reflect a
positivetrend yet. Overall,this areahasa vastuntappedpotential that would have positive
spinoff effects on Alexandraand the MGSPin general,if planningand implementation

approachesre sensitivelynanagedBruni,2015).

Figure21: The development vision for Linbro Park (Source: Bruni, 2015)

4.5 Conclusion

Basedon the precedingappraisaljt is evidentthat Alexandreandthe wider MGSFhasa high
WA v O f Girat Xdg&@hadthe larger GCRIt is centrallylocatedwithin the GCRaswell as
in closeproximity to many areaswith growingemploymentopportunities suchas Sandton
City and Linbro Park, amongst others, which most likely present the biggestfactor for
residentsto remainin AlexandraThisisreinforcedthroughoptimallinkageson alocal(Great
Walk)and regionalscale(Gautrain,BRTand freeway systems}hus givingthe townshipand

precincteasyaccessgo the restof the GCR.

While the township has been marginalisedand poverty has persisted and is by now

entrenched(socialfacilitiesand amenitiesare alsoin a poor state)there are opportunitiesto
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transformthe spacetowards makingit a more spatially,economicallyand sociallycohesive
township.Whereasthe GautrainStationis currently isolatedfrom the rest of the township,
the extremedensitieswithin Alexandracanbe more strategicallyanalysedasthey are optimal
for the MGSPto be transformed into a vibrant, mixed land-use, economicand tourist
destinationwith a multi-modaltransit hub at the centre. Theabundantvacantland is a big
drawfor newresidentsasit presentsspacefor housng optionsyet the MGSPand Alexandra
has not yet significantlytransformed in a manner which alignsto its potential. Thisis

substantiatedn chapter5.

Althoughthe policy review indicatesthat there are alreadyexistsresponsiveprocessesand
principles within the COJjt is alsoapparentthat regardlessof the strong policy intention
there are limitationson/ h Vekildy to substantiallytransform Alexandraand the MGSHn
line with the appraised potential. While town planning principles seem to have been
systematicallyconsideredwithin the IDP and SDFprocessesit is still evident that the
translation through major investment/developmentprojects is not being systematically
pursued. Chapter5 provides greater insight into / h Wif@igations towards transforming
Alexandra and the MGSP as well as why major transformative private-sector

investment/developmenprojectsare not occurringwithin the precinct.

The appraisalof the history and current realities of the precinct reflects uniquely strong
trendsandpatterns.In particular,it becomesevidentthat Alexandreéhasaverystrongcultural
heritage,identity and senseof placethat is deeplyembeddedamongthe residentsandtheir
communities.It is alsoevidentthat there is a drive towards a rejuvenaion of the township

throughthe ARPeventhough,this too isfalling short of its envisagedutcomes.

It isimportant to note that densificationof Alexandracomingthrough many of the policies
discussedboveis counterto the reality of the townshipwhich is extremelydensein terms
of population.Whatisrequiredfor Alexandraandthe MG SHs strategicdensificationin some
areaswith others actuallyrequiringde-densification.It canbe assumedhat the reasonfor
the contradictionover densification/de-densificationcould most likely be due to a lack of
more specificstudiesandanalysiof the prevailing/changingealitiesof the area.COJsin the

processof conductinga nodalreviewwhere they analysethe entire COJOnecouldassume
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that the outcomesof sucha study will add further to our understandingof the dynamicsof

the Alexandraarea.

In addition,the appraisashowsthat Alexandraandthe MG SFhavestrongopportunitieswith
regards to linkages, connectivity and access,with Gautrain providing unique regional
connectionsto the JohannesburgCBD,Midrand, O.R. Tambo International Airport and
Pretoria, even though affordability constraints create an exclusionarybarrier for the
Alexandraresidents.Thereare opportunitiesto createavibrantmixeduseTODprecinctthat
centreson the station asAlexandrahasthe optimal densitiesto supportthe relateddemand
for servicesThereare alsosmall/neighbourhoodscalelinkagesprovidingaccesso Sandton
Citythroughthe forthcomingGreatWalkpedestian and bicyclebridge.A clearshortcoming
with regardsto transportationis a lack of governmentfunded affordable public transport

optionsfor the residents.

Lastly,the neighbouringmajor urban developmentswithin SandtonCity and Rosebank,
Waterfall City,Modderfontein City, LinbroParkand Frankenwaldasfurther substantiatedn

chapter5) havethe potential to integrate better the Alexandraand the Marlboro Gautrain
Stationprecinctwith the addedadvantageof enhancinghe inclusivityperformanceof such

developments.

Asdefined in chapter 1, this study seesinclusivityvalue as beingthe socialand economic
valuewithin Alexandraand the MGSPFn general,and this value possiblyservingasthe key
pull factor attracting residentsto the township and sustainingtheir commitmentto remain
asresidentswithin the locality. Theappraisalfurther demonstratesthat there are various
positiveand negativedrawsand aspectsof Alexandraandthe MGSPLastly,the community
of Alexandrahasa very strongidentity that istied to the (i 2 ¢ Y adédpad@uniquehistory
especiallyn the struggleagainstapartheid.Asaresult, manyof the residentswho havebeen

livingin the townshipfor generationsvant to remainthere.
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Chapter5: Determining the constraimg and transformative factors
of the MGSP

5.1Introduction

Theanalysisof the interviewdatacollectedasthe primarydatawasguidedby the theoretical
frameworkassubstantiatedin Chapter2. Thestructure of this chapteris guidedby the sub-
guestionsdevelopedin orderto answerthe mainresearchguestion.Thesub-questionsform
the basisfor eachsectionof this chapterwith findingsunderpinnedby the analysisof the

interview responsesoupledwith the subfindingsreportedin Chapter4.

The derivation of subfindingsis pursuedthrough two trajectories. Thisfirst one seeksto
understandthe limiting factorsthat havekept the MGSHrom transformingin a mannerlike
the other Gautrainstation nodes/ precinctssuchas Sandton,Rosebanland Hatfield among
other TODinfrastructureand servicenodes.Thesecondtrajectory seeksto determine how
best to transform the MGSPin a manner similar to the other Gautrain station precincts
mentioned above,while at the sametime transformingthe precinctprimarily for the well-
being of current residents.The data are therefore analysedunder the following two sub-

guestions:

1 Subquestion 2: What is constraining the transformation of the MGSP from its
disadvantagedhistorical condition to a vibrant multi-modal public transport driven

hub/node?

1 Subquestion3: Howcanone transformthe MGSHn a mannerthat mitigatesthe risk of

gentrificationand displacemensuchthat its inclusivityvalueis enhanced?

The subfindingsreported in this chapter as well as the seconday data are consolidated

towardsoverallfindingsand conclusionsare reportedin Chapter6.

5.2Keyrespondents

Primarydatawere obtainedthroughinterviewswith officialsfrom COJthe GautengPlanning
Division(GPD)n the Officeof the Premier(OOPandfrom the private sectordevelopersThe

officialsinterviewedwere purposefullysampledasfollows:

1 Respondat A: City Transformatiorand SpatialPlanningat COJ,
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RespondenB: ARPat the JDA,
RespondenC:the GPDOOP,

RespondenD: AttacqWaterfallInvestmentCompany(Pty)Ltd,

= =2 =2 =1

Respondenk:Planningand Designat ZendaiDevelopmentSA(Pty)Ltd.

5.3 Constrainingfactors to the transformation of the MGSP

5.3.1 Transformation of the MGSP

It has been argued in previous sections of this report that the MGSPhas not been
transformingin amannerlikethe other precinctsor areassurroundinghe SandtonRosebank
and Hatfield stations.Whenthe questionwasposedto RespondenB, asto why he thought
the precincthad not been transforminglike other Gautrainstation precincts,he indicated
that & think i K I not@® NNIREspohdenB does not see SandtonCity, Rosebankand
Hatfieldasbeingspaceghat havetransformedmuch,becausehey were alreadymixeduse
nodes with very strong retail, office and businessfunctions. But on the other hand,
respondentA reconfirmedthis notion when sheindicatedthat both Sandtonand Rasebank
were establishedegionalnodeswith their own pre-existingenergyandenvironmentsbefore
the Gautrainimpactoccurred.Both Respondeni and B statedthat all that the Gautrainhas
done in those spaceswas to provide additional incentivesfor further developmentand
enhancingwhat was alreadyunderwaywithin the precincts.What is problematicwith the
MGSPis that there are opportunitiesto transform the precinctinto a TODas it hasthe
accompanyinglensities yet the mixedland-usecomponentthat would makethe precincta
viablevibrant spaceor economichub is missing.While SandtonCity, Rosebankand Hatfield
mayhavebeenestablishedegionalnodeswith pre-existingenergiesthey havebeenableto

capitaliseon the Gautrainandtakentheir precinctsfurther.

In contrast, the respondentspointed out that in the Alexandratownship case,housing
deliveryhasremainedasthe primary priority. At the time of planningthe Gautrainstation,
muchof the surroundingland wasvacant.Sincethe completionand operationphaseof the
station, the precincthastransformedasRespondenBobservesWhileother Gautrainstation
precinctshaveseenincreasesn retail, commercial businessand residentialuses,Alexandra
hasnot experiencedsimilareffects. Thetownshipfurther developedto accommodatehese

largedensitiesthrough formal and informal residentialdevelopmentswith very little formal
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retail,commerciabndbusinessises Oneneedsto alsounderstandthat the propertymarket/
economyaround the MGS° and greater Alexandraareasdoes not inspire private sector
confidence/investmentFrom site visitsto Alexandraand the MGSPjt was observedthat
developmentoccurscontraryto the normsand standardsof COJThe haphazardnature of
| £ SEI dekdiamant, large migration and sheernumber of residentshave most likely
been a deterrent for private sectorinvestmentinto the township. As a result, most likely
Alexandrawill haveto grow at its own rate and developedfor the residents,asthe residents
saw fit. Thismust havefurther reinforced poor confidencein the township from a private
sectorpoint of view, asbig businessesvould not quicklyinvestin a townshipthat is largely
left to its own devicesand developmentpatterns. The Gautrain station does present a
possibilityfor structuredplanninganddevelopmentn accordancevith norms,standardsand
by-lawsof COJ.

5.3.2 Frankenwalduncertainty and indecisiveness

Someof the uncertaintyaroundAlexandraandthe MGSFhasto do with uncertaintyoverthe
future of the Frankenwaldand which hasbeenunder litigation for approximatelyl2 years
and asaresult hasbeenleft vacantwith no cleardevelopmenttaken. RespondentA views
this litigation to haveled to indecisivenesaroundhow to developmuchof the surrounding

areas.RespondenB provideda brief historyasto the issuesaroundthe Frankenwaldand:

In 2002the Universityof Witwatersrand(Wits) appliedfor and wasgranteda basket
of rights on the land. Objectionswere receivedfrom the Waterfall Estate Trustand
the matter endedup at the HighCourtagainstWits. Asthe landwasdonatedto Wits,
it wasnot to be usedfor anyother purposethan educational RespondenBis of the
opinion that the objection by Waterfall Estate Trust was & I straight forward
commerciabbjectionto protect Waterfalldevelopmentgproposalsatthe i A Y Snced
Waterfall Cityand especiallyMall of Africahavebeencompleted,Frankenwaldoses
no material challengeto the Waterfall EstateTrustand hencethe matter before the
HighCourtwaswithdrawn. It is interestingto note, accordingto RespondenB, that

the matter neversatbeforeajudge.
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Figure22: Images of the vacant Frankenwald land (Source: Ismail, 2017)

Accordingto RespondentB, had Wits been able to plan for the developmentof the
Frankenwaldand, transformation may have occurredsooner. What had happenedin the
interim was that Waterfall City and the Far EastBank Extension7 have developedwith
Modderfontein now seenasa future growth point within Johannesburgll thishadimpacted
on the spatialconceptualisatiorof the MGSP RespondentA gavethe view point that the
developmentenergyaroundthe MGSRandthe broaderareaisslowlybuildingup andpossibly
where the potential for developmentwas lackingin the past,the developmentpotential is
now ripening.RespondenB indicatedthat COJdopteda motion statingthat it mustengage
with Wits, ProvincialSectorDepartmentsand National Departmentof RuralDevelopment
and LandReformin order to buy the Frankenwaldand for housingof Alexandraresidents.
Failingto attain sucha mutualunderstanding@  Ex@cutiveMayor mayexploremethodsof
expropriationLINE O S Resgdrdénd wasfirm in the notion that COJrefersto develop

the landin conjunctionwith Frankenwaldnvestorsand stakeholders.

RespondentA is concernedwith the current land userights applicableto the Frankenwald
land. Currentlythe site hasapproveddevelopmentrightsthat are extremelylow-keyrelative
to its prime location opportunity or potential. For example, the site is only allowed

approximately40 dwelling units per hectare which is consideredlow density accordingto

updatedIDP/SDgoals If the currentor future ownersdecideto developintermsoftned A G S Q a

current rights, it will hamperthe broader developmentof the region basedon prevailing
understandingdf the potentialby COWhichcreatesopportunity for intensifyingdensification

forthed A ({W&/€dpment.
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5.3.3 / A (udcertainty

Respondeni feelsthat the limited developmentaroundthe MGSHs mainlydue to ongoing
discussioraroundwhat shouldoccur. Theuncertaintyaroundthe Frankenwaldand hadled
to someform of uncertaintyon/ h W&tiAddedto this, COJownsmultiple portionsof land
around the precinct which have not been utilised for developmentas yet. RespondentA
indicated that the COJwants to transform the node into a TOD,and there are multiple
developmentvisionsfor the area (currently, COJis on their fifth version of the vision).
RespondenB notesthe pressurethat Alexandrafacesto provide housingopportunitiesand
further arguesthat this will have a huge bearingon how the node will develop, but he
& R 2 Svagt @ Geea seaof just housingfor the LJ2 2 ThEswill not helpthe situationof the
poor at all. Rather there should be a developmentthat is inclusionarywith housing
opportunitiesfor allincomelevelsthat is properlyintegratedwith non-residentialusessuch

asretail, commeurial,cleanindustryandoffices.

RespondenA highlightedthe discussionaroundthe typesof economicactivitiesthat should
occur in the area. Sheindicated that trying to straddle the line between what could be
establishedrom a market perspectiveand what shouldbe establishedn order to integrate
with the current community needsis difficult. Theforms of economicactivity needsto be

inclusiveand addresshe needsof the localresidents.

Afearthat both Respondenf andBhaveisthat if concepualisationaroundthe MGSHs not
donecorrectlyandinclusivelythe residentdivingin the low-costhousingarea(FarEastBank
Extension?) in particular could be approachedby developers.Thedeveloperswill buy the
land and developit to its full market potential which will ultimately leadto exclusionof the

localresidents.

Oneof the more apparentchallengedo the developmentof the land is the policy context
from COJChapter4 section4.2 gavean understandingof the variouspoliciesthat relate to

Alexandraandthe relevancefor MGSPTheSDFasreviewedandapprovedin 2016,reflects
a more intensefocuson ! f S E | ypRattlin{ies and potential. The RSDFobjectivesas
approvedin 2010/11 and the DevelopmentFrameworkfor Alexandraas approvedin 2002
providegreaterdetail. Onlynow (in 2016)hasthe JDAembarkedon a processof developing

an Urban DevelopmentFrameworkfor Alexandra.What is apparentis that in terms of a

78



hierarchyof policies,not all policiesfeedinto or alignwith eachother. In addition,the RSDFs
cameafter the Developmentrameworkor AlexandraWith the adventof the updated2016
SDHor COJall precedingpolicy documentsneedto be reviewedand updatedin order to
ensurealignment.As such,the new 2016 SDFwhich providesdirectionfor W2 K Yy S & 6 dzNA ¢
developmentand high level guidancefor Alexandranow co-exists handin-hand with an
outdatedurbandevelopmentirameworkalignedto the older SDRalsoprovidingguidanceor
Alexandra.RespondenB indicatedthat there would needto be a review of the RSDFRnd
other planningdocuments put that will follow uponthe expectedreviewof the Growthand
Development Strategy expected to commence in 2017. Initially, the study took the
assumptionthat the lack of desired expectations or its materialisationin Alexandraand
aroundthe MGSPwas primarily due to financialconstraintsor implementationchallenges.
However after responsedsrom Respondena, it wasclearthat the timing of developmentin
Alexandraand around the MGSPhas most likely matured. The potential to develop and
transform the Alexandraarea was not asripe asit is currently. The responsesindicated
considerationof only market forcesin Alexandrawith little considerationof the inclusivity

needsof the resdents.

Froma provincialpoint of view, RespondenCis of the opinionthat ProvincialGovernment
led initiativeshavenot necessaril\peen successfulvhen championingnclusivityand green
urbanismdespitethis beinga key aspectin the objectivesof many provincialpolicies.Much
of this is due to urban municipal planningbeing a competencyunder local government
mandate.What ProvincialGovernmentneedsto doisd O | LJAoi unidigal8irection and

Ay A O Aith oiid&r € Srisurethat they (municipaities) pusha transformativeagenda.
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development

Wheninterviewingofficialsfrom the private sector,a concerningtrend pickedup is around
the extent to which Alexandrafactors into their investmentand developmentdecisions.
Waterfall CityandModderfonteinCityareapproximatelywithin 20kmradiusfromthe MGSP.
If one were to walk from either Waterfall City or Modderfontein City, bearingin mind the
constraintsin terms of the existingroad network (M1) the distanceis negligible Despitethe

proximity of Alexandrato both megaurban developments RespondentE stated that they
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havenot givenanyrealconsideratiorto the spatiallinkagedetweenModderfonteinCityand
Alexandrabeyondthe view of seeingthem in terms of W | & 2 dedISRasthere is no
doubtthat if ModderfonteinCityisa succesgit will providejob opportunitiesfor surrounding
areassuchasAlexandraRespondentEseesno further gainsfor suchareasandthus goeson
to note that Modderfontein City shouldbe developedto its own potential while Alexandra
and Frankenwaldshouldbe redevelopedwithin their respectivepotential. RespondenE is
alsoawarethat the MGSPcan be viewed as a competingstation relative to the proposed
station for Modderfontein City.In addition, RespondenD indicatedthat Alexandrawvasnot
a major conern when developing Waterfall City. For the developersof Waterfall City,
Tembisawasthe more pertinent marginalisedownshipthat they choseto focuson asit is

approximatelyl 3kmaway,and not the townshipof Alexandra.

With regardsto creatingspaceghat areinclusivefor all, we seethat the private sectordoes
not give as much weight to inclusivity (asreported by RespondentD) as COJpoliciesand
infrastructure investment priorities require. This is due to market perceptions around
inclusivity as emphasisedoy RespondentD who specificallyrespondedthat the market is
normallywary of inclusivity. Thisresponseservesboth asa key historicalsignificationof why
development/investorsmight have avoidedthe precinct all along, and equally the risk of
gentrification/displacementf the attraction of the precinct maturesbeyondthe sensitive

thresholdfor suchinvestors.

5.4 Successfully transform the MGSP
5.4.1 Understanding thdocality

In orderto successfullyransformspaceijt isvital to understandthe localcontextof the area
in questionaswell asits broader surroundings. Accordingto RespondentC, this principle
appliesa ¢ K S tyda 8aNd morphologicalstructure or nodal structure that surroundsit,
whether it be smallscalenodesor higherend all the way from the CBDof Johannesburg,
Sandton City, Kempton Park, Modderfontein, Woodmead and the f A ] Re&gpondentC
indicatedthat in order to improve Alexandraand the MGSPone needsto understandthe
synergiesbetween the site and neighbouringareasin order to capitaliseon opportunities

they may have,be it employmentor transport opportunities. Thishelpsto better integrate
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areaswith lessopportunities or vitality into the wider urban fabric and thus facilitate the

leveragingof potential with more advancedareas.

Onthe strategicnature of Alexandra,jn/ h V2& SDFthe Inner Cityis the predominant
metropolitan core for W2 K I vy Ssiractlad.H 82 SDFidentifies three principal sub-
centresfor Johannesburgn supportof the metropolitan structure asfollows: SandtonCity,
Soweto and the Modderfontein node, which encompassa broader area that includes
Frankenwald,Linbro Park and the MGSP(C0J,2016). This clearly indicates the prime
significanceof the MGSRwithin the broaderw?2 K | Yy y Sdaveldgh@&h®ajectory.

5.4.2 Gautrainstation

RespondenAandBclearlyseethe potential for the developmentacrosshe Gautrainstation
nodesin generalandespeciallythe MGSRwvhichisideallylocatedwithin the greaterGautrain
network betweend a A R MidydRannesburgon the way to Pretoriaand on the way to
9 | dzNXK dRfespohdedtabseesthe importance of the MGSPas a catalystin terms of
providingwider GCReonnectvity asseenin Figure7. Thedevelopmentof the precinctinto
anintermodal, TODhub andthe proposedinkageswith/ h VBRTndrail are of importance.
This should provide the critical impulseto intensify and densify the area and also guide
developmer rightsto fall in line with more intensiveuse aspirations.RespondenB further
notesthe needfor largescalehighdensityresidentialdevelopmentsat scaleasenvisagedn
the precinctplan in order to provide opportunitiesfor youngjob seekersto access/afford
early foothold in the property market while being centrally located within the Gautrain
systemand the greater GCRGiventhe a D { tcéhaectivityopportunity, a residentin the
precinct would thus enjoy accessto employmentopportunities acrossthe entire GCRIn
addition to the residentialdensification,RespondenB envisagesnore retail development
which would add a mixed use characterto the MGSP .RespondentB narrated his ideal

scenariofor the precinctasfollows:

a !personon their way home from work, gets off at the Marlboro Gautrain Station.
Theyneedgroceries,and just as they leavethe station, there are a variety of retalil
options.Thepersonbuyswhat is neededior home,getsinto their car makestheir way
K2YSdé
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Accordingto Respoulent B, this would be similarto what hasbeendone at the PanAfrica
Mall in Wynbergwhere peopleget off taxisin the afternoonand maketheir waythroughthe

mall asthey go home. Asthey maketheir way, they do all their requiredshopping.

WhereasRepondent. Qdealscenariois a goodoption, it would benefit from greaternon-
motorisedinfrastructureand connectivities.Thiswould translateinto a scenariowhere the
persongetsoff the train, buyswhat they needfor home,andwalksor cyclesa few hundred
meters to their residenceor recreation area. In addition, the precinct would benefit by
transforminginto a 24-hour precinctprovidingevening/nightactivitiesandentertainmentfor
residentsthus makingthe precincta vibrant node for the regionasa whole. Thiswould be a
pushinthe right directiontowardsabetter Alexandraandthe MGSPCurrentlylocalresidents
experiencea huge barrier for entry into the Gautrain systembecausethe fare remains

unaffordablefor mostof them.

5.4.3 Transport,accessand linkages

Fromall the interview responsesthe useof transportinfrastructureand servicesn support
of accessand linkagesto surroundingareascomesthrough asimportant for the upliftment
of Alexandraandadjoiningareas.Equallythe transformationof the MGSRowardsa TODisa
priority for COJFurthermore,openingup the GautrainStationwith linkagego the north and
south provides opportunities to connect the Frankenwaldland with the Far EastBank
Extensior7 amongother catalyticeffects. TheFrankenwaldand hasthe potentialto develop
into a developmentcatering for higher income levels than has been catered for within

Alexandra.Developingaround the station in a way that provides for linkagesaimed at

revitalisationof the FarEastBankExtensior7 aswell asAlexandraasa wholewould goalong
way in integratingand transformingAlexandrao the rest of the precinctandthe GCRat the

largerscale.

RespondentC further reinforces the importance of transport opportunities as a way to

integratemarginalisedspacesnto the greaterurbanfabric by sayingthat:

oplanningpublictransportalmostasthe backboneof howtheseareasfunction X [goesa

long] way in addressingsocialcohesion,accessibilityand] integratioré
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RespondenD statedthat publictransport providesaccessand linkagesto job opportunities
andwould openup Alexandrato the largeropportunitieswithin the EastRand(evenasfar as
EkurhulenMetropolitan Municipdity). Thisis reiterated by RespondenEwho observeghat

public transport would have economicbenefitsto surroundingareas.RespondentA gave
additional insight on COJplansto develop a north-south transport corridor connecting
throughLouisBothato Sandton.Therearekeydiscussionsow on howto connectto the east
with EkurhuleniMetropolitan Municipality and Ivory Parkto which the Marlboro Gautrain

Stationwill playakeyrole.

Onanotherresponseby Respondent, another current concernwith the Gautrainstation is
that it remains an isolated structure even though COJhad in the onset requested
engagementsnith Provinceand those designingthe Gautrain Stationto constructit in a
mannerthat will allow for engagementwith both the northern and southernsitesand their
related developmentopportunities.All attempts at engagementy COJvere not responded

to andhencethe stationdevelopedinto its currentisolatedand hiddenform.

5.4.4 Inclusivity andgreen urbanism opportunities

Respondeni assertal that COhasprioritised transformationof the city towardsinclusivity
and sustainabilitybut she notes that there are deep challengestowards achievingthe
envisagedyoals.Shere-emphasisedhat spatialinclusivityis important and that connecting
Alexandrato the northern areasis key. Thereare ongoingdiscussiongroundhow to create
a physicalconnectivitywith the northern areas,for the future developmentof the precinct
(particularlywith the Universityof Witwatersrandthat ownsthe Frankenwaldand) asthis
would facilitate the creation of opportunitiesfor enhancingresidentialofferingswhich still
remainsasone of the prioritiesfor the city. In addition,the provisionof inclusionaryhousing,
socialhousingand subsidisechousingare important within the area.However this needsto
go beyondthe current offering within Alexandrawhich is predominantly gearedtowards

opportunitiesfor lower incomehouseholds.

RespondentA notes that with newer developments,the investorsand developersnow
appreciatethe opportunitiesof publictransportin connectingtheir siteswith the rest of the
City. The private sector is therefore more willing to engagewith COJon matters of

infrastructureprovisionandpublictransportservicedor the City.
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Respamdent B statesthat if inclusivityand sustainabilitypoliciesare appliedto the MGSP,
then obviously,it will contribute significantlytowards the materialisationof the latent
potential/opportunity towards transformation into an inclusive space. The question of
sustainabilityfor RespondenB comesdown to the energyefficiencyof the Gautrainsystem
itself asit is deemedto be energyefficientin the sensethat it hastakena largeamount of
private carpassengersff of the road givenits reported ridershipof 160,000passengerper
day.Onthe other hand,the trainsrun on electricityfrom Eskomwhichis coalgenerated Coal
generatedelectricityis not sensitiveto carbonemissiongeductionaccordingo Respondent
B, and is therefore likely to reinforce prevailing resource consumption and pollution
challengesWhat needsto be donein order to further enhancethe energyefficiencyof the
systemis to integrate the BRTsysteminto Gautrainand create an inter-modal transport

system.

Whenlookingat privatea S O (widhtingof inclusivityand sustainabilityasdevelopmentor
investmentcriteria, it is clearthat it reflectsa highlyinward focusedagendasuchthat while
they may be keento developtheir propertiesin a sustainablewvay (primarily with regardto
the greenagenda),nclusivityis a factor that they do not give much attention to. Asa key
exampleof Waterfall City,rather than planfor enhancednclusivitywithin the development,
the developerssawit more prudent to prioritise linkagesbetween Thembisaand the new
developments thus perpetuates the perception of the township as a labour camp.
RespondenD indicatedthat if Waterfall Citywasto includeinclusionaryhousing,it would be
approximatelyl20000unitsfor lower endbondedhousing. Whatwasseenasa better option
wasto buildthe K60roadthat linked Thembisao WaterfallCityaswell asopeningup linkages
to FourwaysandRivoniaThistranslatesto 800000peoplewith enhancedaccesso the major
economichub now emergingwithin the development.In addition, Mall of Africa made
provisionfor ataxirankthat providesa safespacefor pickupand drop-offs within the mallin
a safe,secure private and cleanenvironment.Thisis an exampleof better initiative by a big
private sedor developerto improve access.Similarinitiatives can be proposedto better
connectandlink Alexandraandthe MGSRo Modderfontien Cityand Waterfall City.What is
a concernwith this approachisthat it doesnot makeany efforts to transformJohanneburg
into aninclusivecity. Theoutcomeof this approachwould end up havingpocketsof wealthy

residentslocated within specificlocationsaround the city while pocketsof lower income
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groupslocatein their own spaceandthisfailsto gofar enoughtowardsenhancingnclusivity.
Thisiswhy there needsto be negotiationsbetweenthe state and private developersaround
inclusionaryhousing,socialhousingor subsidisechousingoptions within private sectorled
majorurbandevelopmentprojectin orderto start to creatingamixingof incomelevelswithin

suchdevelopment.

5.5Impacts ofneighbouring developments

5.5.1 Engagement withlthe private sector

Whenit comesto megaprojects,engagemenbetweenthe state and the developeris vital.
RespondentC gave her experiencewith Modderfontein City being developedby Zendai
DevelopmentSA (Pty) Ltd where the respondentfeels that the engagementsentailed an
intensive processand was quite unique comparedto similarengagementf this type for
other large scaledevelopments suchas SteynCity or Waterfall City.In terms of outcomes,
the engagementsppearedto be far more fruitful accordingto the responden eventhough
they tendedto be more on a complianceapproachin order to appeasethe requirementsof
COJRespondenkEfrom ZendaiDevelopmentSA(Pty)Ltdreiteratedthe extensivenessf the
collaboration on Modderfontein City. She indicated that it was important to have all
stakeholderdeelthat the masterplanbeingdevelopedwasa partnershipandthusownedby
all involved.RespondenD noted that the collaborationapproachof COJn Waterfall City
was primarily orientated towardsa legislativemandat. He indicatedthat they havea good
relationship with COJespeciallyaround bulk infrastructure planning and development.
RespondenD indicatedthat in the developmentof Waterfall City, they took into account
interestsof those beyondtheir development Forexample,R25million wasspenton water
channellingmeasuresrom AllendaleRoadto slow down the run-off into the JukskeiRiver
whichwould causemajor floodingdownstream .RespondenD noted that their engagement
with ProvincialGovernmentwas limited to high level matters with, and specificallyaround

roads.

RespondentA was more cautiouson the topic of engagementwith the private sector.She
noted that manydevelopersare eagerand excitedto engagewith COJat the beginningof
their planningprocessecauseheytend to be more aspirationalandvisionaryin their plans.

RespondentA stated that, very quickly the market forces start to demand what is
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pragmatically feasible, which usually means that development ambitions and ideas
subsequenthgetwatereddown.Asaresult,manyof/ h Weéabsuchaspublicgood,broader
efficiencyand inclusivityend up beingviewedas & ¥ NA 3 Kaindthérvefgréside lined by

most private sectorinvestmentsanddevelopers.

A concernwith negotiationsbetween COJand developersis that what is discusseds not
alwaysfollowedthroughor broughtto fruition. RespondenAreiteratedthe caseof Waterfall
City where there was a plan to have a city centre much like Melrose Arch, but better.
Somewherealongthe way in the elaborationof the plan, the ideatransformedinto what is
now Mall of Africa asthe materialisedoutcome which is far short of what was originally

envisaged.

5.5.2 Leveraging theprivate sector

RespondenfA seesthe private sectorcontribution to the devebpmentof publicspacesand
amenitiesas an important way to have the private sector participating more effectively
toward the upliftment of less advantaged precincts surrounding the sites of major
developmentsand investments.If there are outdoor spacessuch as parks with quality
amenitiesthat canbe frequented by all, this cango a long way in fulfilling suchgoals.She
addedthat she hasbeenengagingwith the private sectorspecificallyin the opportunity of
creatingbetter parks.What Respondeni has noted isthat developersreferto createtheir
own privatelycontrolledopenspace andasa trade-off on COAllowingthis, they committo

developinga parkwithin a marginalisechreainstead.

RespondenBbelieveshere hasbeenmixedsucces®f the private sectorcontributingto the
upliftment of lessadvantagedorecincts.Theonly exampleof a successhat he isawareof is
the PanAfricaMall in Alexandralownship.Thiswasbecausehe private sectorcouldmakea
profit off the development.PanAfricaMall wasa private public partnership(PPPhetween
the private sectortogether with governmentfor the developmentof the mall at a cost of
R377million. Of this cost,the private sectorcontributed R120million. Thecommercialand
retail portion of the developmentis private sectorownedand drivenwhile the taxi rankand
holdingfacilitiesabovethe retail sectionwasgovernmentled. RespondenB seesthis asa
successtory asit wasableto getthe private sectorinvolvedunlikein mostinstanceswhere

the privatesectorsteersawayfrom suchopportunitiesespeciallywithin disadvantage@reas.
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& ¢ Krdrate sectoris not alwayswilling to stick their neck out and take risks around the
inclusivityl 3 S yeRpediallyif it hasto do with housingdelivery, becauseof the perceived
risk of negative market reaction. The private sector needsto be involved in inclusionary
housingdevelopmentprojects,especiallythrough rental stock,becausegovernmentcannot

meetthis needon its own giventhe limited resourcesand multiple competingpriorities.

RespondenB statedthat there needsto be mechanismdo get morereliableandsystematic
private sector participation in inclusionary strategies. He illustrates the possibility of
regulatorymeansasa mannerin whichto leveragethe private sectorto steerdevelopments
in a certaindirection that would optimise benefitsfor surroundingareas.Thiscanbe done
throughconditionsin developmentapplicationswvhichcouldmakethe land subjectto certain
developmentobligations.RespondenB notesthe importanceand powerthat land holds.He
givesthe suggestiorthat governmentcould determine the overarchingobjectiveson land
anddevelopmentoutcomeswithin certainareasapplydevelopmentcontrolsandconditions
andthen sellthat land to the private sectorto developthe landin line with those controls
andconditions.Thisgivesgovernmentmore leverageoverboth the landaswell asthe private
sector developer, as opposed to a private firm applying for a rezoning or township
establishment@ndrequestingrightsthat they want and governmentmerelyapprovingthose
rights. RespondenB doesnote that negotiationsover voluntary or mandatedresponsesy
private sectordeveloperss often protractedandlaborious,but if governmentownsthe land
they at leasthavea legto standon. Thiswould require that the governmentpurchasethe
land in strategicareasand develop detailed precinct plansas well as spatial framewaorks.
Governmentouldthenrequestproposaldor the landandsellit off to developersvhowould

committo developin line with the objectivesof the precinctplanandspatialframeworks.

Theuseof servicecontributionsisafurther mechanisnsuggestedy RespondenB.Henotes
that it hasbeensuccessfuin the pasttowardsdictatinganddirectingdevelopmentpriorities
with public good outcomesin mind. Under this approach,the private sector is offered a
reduction in servicecontributionsto be paid for a specificdevelopmentif in return they
demarcatefor examplefifteen to twenty percentof the total housingstockto inclusionary
housingunits. Throughthis approach,COJdemonstratesits willingnessto forfeit revenue
from service contributions in order to incentivise private sector developers/investes to

accommodatecertain parametersthat would ultimately makethe respectivedevelopments
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more inclusionary.RespondentB notes that this was historically done under the old
RoodepoortCity Councilwhere, in order to competewith SandtonCity for development in
their area, Roodepoortmade provisionsin their Town PlanningSchemethat incentivised
office related developments into the municipality through a reduction in service

contributions.

RespondentC proposesa different mechanismto get the private sector involved with
planningfor spacesn closeproximityto their majordevelopmenteventhoughsheexpresses
reservationthat this might be viewedasa & LJh the skyA R SShésuygestsaform of cross
subsidisationlf a large scaledevelopmentis in closeproximity to a marginalisedarea,then
there shouldbe an equity stake,where the developerof the large scaledevelopmentpays
servicecontributionsandthe like, but a portion of that moneygetsring-fencedandallocated
to the upliftment of the neighbouringmarginalisedarea. Thisrequiresregulatorychangeand
buy-in from the private sector, but it could be hard to effect accordingto the respondent.
Unfortunately,RespondenA indicatedthat this is not possibleunder prevailingCO Jractice
as the council has existing budgetary mechanismsfor allocating funds to projects and

programmesn the City.

Furtherto the regulatorytransformationapproachproposedoy Responden€,shealsonoted
that governmentmust ensurethat large scaletypesof developmentsdo not closeoff access
opportunities for neighbouring areas. Many developers develop gated residential
communities,gatedoffice parks,or gatedmixedusedevelopmentghat only allow accesgo
a certain categoryof residents.Thiscontradictsthe inclusionaryprincipleswhich callsfor
equalaccesdor everyone Physicahccesdo andfrom, aswell asmovementthrough, should
alsocomein the form of accessiblgublictransportconnectiongo the major developments
from the surroundingareas.For example,constructinga K-route between Thembisaand
Waterfall Cityis all well and good,but affordablepublictransportserviceoptionsshouldalso
beimplemented.Publictransporthasanimportantrole to playasabackboneof howallareas
function. If done correctly, accessibilityand integration of public transport between areas
would significantlyassistin enhancingsocial cohesion.Lastly, RespondentC was of the
opinionthat the private sectorneedsto provideaffordableresidentialcomponentsandentry

level economic opportunities to a broader scope of the market within their own
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developmentsover and above any other interventions they may contribute to within

adjoiningdisadvantage@ommunities.

RespondenCnoted that gentrificationand displacementare real threatsthat Alexandrawill
haveto face,and COJnust dealwith this strategicallyand consistently.RespondentCthus
proposedatheoryto dealwith this. Sheproposedthe formation of bodycorporationswithin
Alexandraand its adjoining townships. The owners of land should form their own body
corporateswhere they can decide collectivelyon how best to develop their portion of
Alexandraeither through full scaleinterventionsor piecemealincrementaltransformations.
Thiswould allow the residentsto collectivelyinfluencehow bestto transform Alexandrafor
the currentresidentsasa standby scenario(masterplanfor an area)would not necessarily
evolveinto the requiredoutcomeasit wouldbe a slowprocessandnot reallytransformaive.
However, RespondentC does note the difficulty in this as it may not be as feasible as
envisagedlueto alackof ongoingconsultationgowardsa consensusy the residentsin the

body corporate,or on how to pursuethe collectivisationof the parcelsof land.

5.6Conclusion

From the interviews conducted, one gets a better understanding of the inclusivity
value/potential of Alexandraareaand the MGSPand possiblewaysin which the potential
couldbe pursued.Firstly,it is evidentthat there are multiple factorsthat constran and limit
the intrinsic transformation of the township and precinct through its own dynamicsand
resourcesEventhoughsomelevelof transformationis alreadyunderway it hasbeenlimited
primarily to only residential densification and neither mixeduse nor economically
stimulating,inclusiveor sustainable Addedto this, there hasbeena fair shareof uncertainty
that haskeptthe precinctfrom transformingat the right paceor direction.Onthe one hand,
there is uncertainty with regardsto the Franlenwald land. The bottlenecks which have
developedwith regardsto the Frankenwaldand, especiallyoverthe last 15 yearshasled to
a stagnationof stimulatingdevelopmentwithin Alexandraand in the MGSP On the other
hand,we alsoobservethat COHoesnot demonstratecertainty on what it envisagedgor the
precinct. The development potential in the past was not necessarilygeared towards

developingthe MGSPThetime for developmentgivenall the constraintshasnow led to an
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opportunetime for the optimal developmentof Frankenwaldthe vacantland parcels,the

MGSRandthe greaterAlexandraarea.

It is alsoevidentthat there is an apparentfailure by the private sectorto acknowledgets
potentialfor positivecontributionto! f S E | yfaRsfakmatin for enhancednclusivity We
seethat both Waterfall City and Modderfontein City considerAlexandrafar removedfrom

their areasof investmentandtherefore consideringt to be of no centralconcern.

In order to transformthe MGSPandthe greaterAlexardra area,it is vital to understandthe
contextof the townshipand its role in the greater COJHistory,environment,morphology,
the communityandseveralother factorsplayakeyrole in the ongoingtransformationof the
precinct.lt istherefore of vital importancethat before anyinterventionsare proposed,a full
context of Alexandraand how it fits into / h W&ban development should be further
investigated.Thiswould assisttowardscraftingrecommendationdor interventionsthat are
best suited to the precinct and its residentsin order to mitigate the perpetual risk of
displacementueto gentrification,andthat additionalopportunitiesopenthroughimproved

connectivityof residentsto the greaterGCR.

Thedatacollectedfrom the respondentgeinforcethe viewthat the Gautrainstationremains
the sole critical driver for anticipated transformation. In particular there is significant
potential in the Gautrainstation asa catalystfor further developmentof the precinctand if
the publictranspoit componentis responsiveljeveragedhe MGSRouldtransforminto an
intermodal/TODprecinctbenefitingresidentsand the GCRmainly becausepublictransport
hasthe potentialto addressroaderissuesf socialcohesionaccessibilityandintegrationby

leveragingopportunitiesacrossvaryingcity-scales.

Finally, data from private sector respondentsindicated that there is no meaningful
appreciationof! t S E | yaRidthidinvestmentdecisionsThiscanbe attributed to the

limitations of developersbeing inward focusedand defining their interestsin extremely
narrowperspectiveandespeciallypy not riskingnegativemarketreactionstowardsinclusive
developmentsAsanexample developersof Waterfall Citywould rather createlinkageswith

Thembisaand provide easeof movementbetweenthe two rather than include affordable
housingwithin Waterfall City itself. Thisindicatesthat far more detailed mechanismsand

interventions are neededin order to leveragemeaningful private sector contribution to
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inclusivegreenurbanism. Eventhoughsomemechansmswere proposedby the respondent,
they would need to be investigatedfurther if one is to really transform the MGSPand

Alexandrain particular through meaningful contributions from adjoining private-sector

developersandinvestors.
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Chapter6: Consolidation of overall findings

6.1 Introduction

Chapters4 and 5 presened both the secondaryand primary data aswell asthe preliminary
analysis The secondarydata gatheredon Alexandraand the MGSPsubstantiatedon the
inclusivityvalue basedon policy analysisof variousCOJspatialframeworksand policiesas
well asdiversedesktop andfield studiessourcedfrom related reports. Theprimary datain
Chapter 5 further substantiatedon the researchsub-questionsalongthree broadersections
whichare: understandinghe site constrairts (specificallywhy Alexandraandthe MGSFhas
not transformedin a desirablemannerinto a vibrant inter-modal public transport driven
hub/node), followed by a sectionon how to transformthe site successfullyn orderto make
it amoredesirablespacefor residentsandfinally on the potentialimpact of the surrounding

private sectormegadevelopmentson the site.

The purposeof this chapteristo givea consolidationof Chapters4 and 5 tied together with
the theoreticalframeworkpresentedin Chapter 2. Thisseeksto consolidatea substantiation

on the three sub-questionsof the studyasfollows.

1 What is theinclusivity value of the MGSP for the GCR?

1 What is constraining the transformation of the MGSP from its disadvantaged historical
condition to a vibrant multmodal public transport driven hub/node?

1 How can one transform the MGSP in a manner théaigatesthe risk of gentrification

and displacement such that its inclusivity value is enhanced?

Byaddressingeachsub-question,the chapterworkstowardsansweringhe researchguestion

asstatedhere

How do we leverage the surrounding major urban developmeegaprojects to transform

the MGSP in pursuit of enhanced inclusive green urbanism foGBR? blv could insight
from the case study inform ongoing efforts towards integrated urban development which
optimises both the sociecanomic and resour@/environmental conservation goals through
urban development interventions for sustainable lifestyles@mthe subfindings and overall
finding, recommendationsowards a transformative approach ftnansformingthe MGSRs

proposed
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6.2 Consolidating the inclusivity value and role of thRIGSP

Asdiscussedn Chapter4, Alexandraandthe MGSFhasahighW A vy O f Gkt AdEBXQtrs

that work in Alexandr& favourwith regardto highinclusivityvalueare asfollows:

T 1 fSEIFIYRNIQa StSgFiAa2y Ay adGliddza & LI NI
2016

1 Its location within the GCR and COJ resulting in optimum proximity to employment
opportunities,

1 Local and regional linkages making Alexandra easdgssible

1 Highdensitieswhich cansupport theMGSPRasa multrmodal public transport hub,

1 Availability of landor the development of mixed land usescludinghousing provision
for the growing demand in the area and COJ in genenad

1 A strong identitypased on its culture and histary

When couplingthis with what wasdiscussedn Chapter 5, we seea reinforcementof these
factors | f S E | yoptinal (o@ation in relation to neighbouring nodes especially
Modderfontein City, is vital as COJecogniseghis broaderareaasone of the principalsub-
centresof the municipality. The analysisof the spatialpoliciesprecedingthe new COJSDF
2016 indicate a good vision for Alexandrahowever,the realities of the township show a
different picture. Thesucces®f Alexandraandthe MGSRwill be determinedby/ h VaGlldy
to successfullymplementthe 2016 SDFaswell asdraft RSDF4)DFsand PrecinctPlansthat
cancarrythroughthe importanceof the townshipwithout contradictingeachother. Whatis
alsorequiredisasubstantialstudyinto the areato fleshout the opportunitiesandchallenges

of the currentreality that arefacingthe residents.

Furtherto this is the capitalisationon proximity to transport and employmentthat comes
through, and this only solidifies Alexandraas spacewith a high inclusivity value for the
residens. In addition, much of the discussioraround Frankenwaldand the uncertaintyand
indecisivenestor its developmentis seenasa restrictivefactor to the broaderdevelopment
of Alexandra.Thisvast open spacein fact presentsan opportunity for Alexandraand the
MGSRedevelopment Alexandréhad manythreatsand challengessdiscussedn Chapter4.
Given the surrounding development§2prominence, the timing for redevelopment of

Alexandrahas matured to the point where governmentcannot just sit back and let this
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opportunity passby. Thecurrent ownersof Frankenwaldnust be decisivein the planningof
what shouldbe developedin the areaand engagewith COJn order to ensurealignmentof
visionsand plans. What needsto be done, is to find methods and mechanismdor the
transformationof Alexandrahroughthe leveragingof the private sectorinvestmenttowards
creatinga spacethat is sustainableand incdusive while mitigating the risk of displacingor
excludinganyof the currentresidentsthroughgentrification.If this fails,then asalastresort,
the city could considerthe expropriationof the Frankenwaldandin order to ensurea more
transformative impacton its development Theland cannotcontinueto sit vacantasdoing

nothinghampersthe developmentof the MGSRasa whole.

6.3 Constraining transformation of the MGSP into a vibrainter-modal public transport

driven hub/node

Alexandraand the areas surrounding the MGSP had received large scale residential
densificationandintensificationwith minimalaccompanyingnixedland uses, transportation
or formaleconomicgrowth. FFom the policyappraisain Chapter4 it isevidentthat there are
alsocontradictionsacrosspoliciesin terms of densification.Thisonly further highlightsthe
need for a consolidatedstudy into the current realities of the township. The constraining
factorsthat haveled to Alexandraand specificallythe MGSPnot transformingat a more
urgent rate into a vibrant inter-modal public transport driven hub/node can mainly be
attributed to a lackof willingnessor fear from the private sectorto investin the township.
We also see that the private sector develers responsible for Waterfall City and
Modderfontein City have not factored Alexandrainto their planningprocessesThisshows
private sectoi® unwillingnessto considerinvestment leveragingon, or strengtheningthe
linkageswith the township and thus highlights a failure on CO@ part in directing the
developerstowards thinking beyond their respective developmens and thus start to
prioritise impacts on marginalisedareasin closeproximity. Thishighlightswhy engagements
betweenthe state and private sectorare sovital towardsthe succes®f COJn transformng
into a city that effectivelyaddresseghe legacyof apartheidand not just perpetuatng it. If
this is not systematicallyaddressedthen vulnerableand poor residentscould end up being

sodo-economicallyexploitedand spatiallydisplaced.
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In addition, the stagnationin the developmentof Frankenwalddue to litigation matters
halted manyplansto developthe vacantland. COJdvasequallyunableto planappropriately
giventhis largeuncertanty of what would happenon FrankenwaldNonethelessthe advent
of the megaurban projects surroundingthe site as well as the end of the legal matters
surroundingFrankenwalchasopenedup opportunitiesto developAlexandraandthe MGSP
in a transformative manner. It is the form of developmentthat needs to be structured
accordinglyand as discussedn the sectionabove,if the ownersof the land are unableto

progresson a holisticandintegratedapproach then COXould considerexprogriation of the

land.

6.4 How to transform the MGSP

Asdiscusse@bove the timing for the developmentandtransformationof Alexandraandthe
MGSPhasnow reachedits peak.Asa way forward, the critical challengeis to structurethis
developmentandtransformationin amannerthat leadsto amulti-modalmixedlanduseTOD
hub that catersfor all the current residents,openingup further opportunitiesfor the area
while also leveragingon the opportunities of the surounding megaurban projects and
related private sectorinvestments Thefirst stepwould therefore be to takeinto accountthe
residentsand their needs It would not be idealto havea master plan appliedto the area
while not in line with the realitiesof the currentresidens. Planningor the areacannotbe to
the detriment of the residentsand the creation of a vibrant inter-modal public transport
driven hub around the Gautrainstation needsto be aimed at the current residens all the
while aimingto improve on their needs If the pastis any indication (and especiallywith
insightfrom the ARP) residentsof Alexandrado not take well to a top-down approachto
planningandimplementation. Plansneedto be work-shoppedwith residentsaswell aswith
the private sector in order to get full buy-in of all parties and thus plan the precinct
accordinglyThisisthe onlywayto ensurethat the precinctis plannedfor the peopletowards
safeguaréihgandsecuingtheir interestsandnot havethem displcedthroughgentrification.
We have seenfrom the precedentstudy 2 that engagementsbetween developersand

communitiescansucceedandthis shouldbe appliedwithin Alexandra.

COMheedsto developsomeform of processor mechanisnthat makesit mandatoryfor the

private sectortake into account in their planningareasbeyondtheir site in termsof possible
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impacts Plansshould only then be approved by COJif the impacts are positive or the
neighbouringareascan leverageoff such developmentsin order to transformthem in a
positivemanner.Suchdevelopesneedto provideevidencethat their intendeddevelopment
will not harmfully impact on the sustainabilityor socialcohesionof neighbouring/nearby

marginalisedareas.

6.5 Applicability ofprecedent studes to theMGSP and Alexandra

Thetheoretical framework usedfor this study is basedon greenurbanismas discussedn
Chapter 2. Two precedentstudieswere appraisedin order to exemplifygreenurbanismin

Singaporeandin a property investmentcompanyin the United Statesof America

Precedentstudy 1 of greenurbanismin Singaporegprovidesan examplefor the applicability
of the sevenfunctionality city typesasdiscussedy Newman(2010).What becameevident
from the appraisalis that there are methods of achievingeach of the sevenfunctionality
cities Thisstudyenvisageshe MGSRransforminginto avibrantinter-modalpublictransport
driven hub and the most appropriatefunctionality city type out of the sevenwould be the
sustainabldransportcity. We seethat Singaporéhasachievedhis city type throughvarious
means.Thecity state hascreatedhighquality, sustainabldransportstrategiesalongall main
corridors which provide greater transport efficiencyas opposedto the opinion of private
motor vehicles.Thisefficiencyhasled to public transit speed increasingby 23%over car
speeds.COJs championingthe Corridorsof Freedomwhich is therefore a shift in the right
direction. Planningaround each of the TODstations should be managedwell in order to

optimisedensitiesandthe built form.

In Singaporesuchan approachhasultimately led to a decreaseof petrol usageby 10%per
thus capitacreatinga more energyefficient and sustainablecity aswell asa reduction in car
related deathsby 10%.Thereis alsoa pushtowards more innovativeforms of planningand
designasseenthroughthe implementationof electriccarinfrastructurebeingrolled out. The
shortcomingin { A y 3 | si@tlFafeiransport city is its lack of pedestrianand bicycle
strategies anintervention which COhasbeentrying to implementoverthe lastfew years
Singaporepresentsa good model to learn from in order to have the MGSPbecome a

sustainablespacewithin the GCR.
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COJs emphasigg a pushtowards a sustainabletransport approachthrough Gautrainand
BRThut there are manychallengego this suchashighticket pricesof Gautrainandlow BRT
ridership during off-peak periods as well as poor integration with taxis which are a
predominant means of transport for a large proportion of the population COJspatial
strategiesand policiesdo emphasisethis but as it standsnow, implementation is slow,
especially given the current fiscal constrains government is facing. COJshould study
{ Ay 3| ktiategRQEd analysetheir applicabilityto the Johannesburgontext and how
they canbe appliedat a localisedlevel suchas Alexandrawith the MGSPasthe centralhub

of the TOD

The secondprecedentstudy looked at green urbanismin the RoseCompanywhich is a
property investmentcompanybasedin the USAWe seethat the companyhasa community
developmentorientated stancewhenthey develop.RoseCompanydoesnot try andimpose
plans,strategiesand projects on residents,but rather tries to work with them to manage
multiple challengesn order to createsocialwellbeingwithin cities.We seegreenurbanism
principlesshinethroughthe Rose/ 2 Y LJI gpgrd@éhesand philosophywhich pridesitself
on creating well desighed, walkable, economic, social, ecologicdly thriving, equitable,
inclusiveand sociallyjust precinctsand neighbourhoodsThe companyemploysa stanceof
Wg@einthis i 2 3 S ark &Mkl includeall stakeholars in decisionmakingprocesses
whichleadsto adaptive,energyefficient and resilientdevelopmentsand precinctsbasedon

three tenets of a healthycity whichare:

9 Protect their citizens
9 Balance humans and nature

1 Create a landscape of opportunity thiatequal for all who go there

w2aS50Qa LINBaSyidlairzy 2F Geg2 1S5& SEIFYLXSa 27
precinct is important. Alexandra is a township with a strong history, culture and community.
Taking an approach of smart growth but ensgrthat the community and residents actively

plan for the township and specifically how the MGSP shodddelop is key. The
empowerment and education of citizensspeciallythose impacted bywith social and
economic povertycan only benefitf they are given the means to better their lives and

spaces. Within the South African context, this will require a strong will from government and
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the private sectorin order to plan with, and be patient with the residents of Alexandra.
Ultimately, allowingfor the residents to engage on decision making that benefits the
community through guidance and direction can lead to cities and neighbourhoods that are
equitable, socially inclusive, economically thriving, sustainable, resilient and environmentally
friendly. There also needs to be a shift in miset from an economic point of view. The
monetary effects orlCOJnay seem exorbitant now, but if planned correctly, in the long term
the city would not have to spendurther towards providing services and amenitig¢e
residens that have been forced to locate in peripheral areas and the burden on the

environment and resource consumption woudd mitigated

Thereisagreatdealthat the private sectorin SouthAfricacanlearnfrom the RoseCompany.
Currentprivatesectorapproachesasseenthroughthe interviews,do not factorin the impact
of their developmenton Alexandrawhich is very closly located to their developments
Furthermore the engagementvith governmentby the developersof Waterfall Citywasvery
limited while the developersof Modderfontein City were forced into engagementwith the
COJIn SouthAfrica, governmentshouldtake the lead and not be directed by private secta
developersCOXhouldlookinto developmentpoliciesand by-lawsthat mandatethe private
sectorto engagein amannerakinto that of the RoseCompanyWhilebeingforcefulwith the
private sectormay not be ideal,if governmentcanwork together with the private sectorto
plan spacesbetter then maybe South Africa, COJ Alexandra and the MGSPcan be
transformedinto sustainableand energyefficient spaceghat pridesitself on inclusivityof all

peoplefrom all incomegroupsandbackgrounds.

6.6 Lessons learnt from the MGSP for ongoing integrated urban development efforts

Foranyandall future developmentsthere are keylessonghat canbe learnt from this study.
Thefour mostimportant lessonsare understandinghhe site context, understandinghe site
in relation to the broader surroundingdynamics,the importance of TODsand ensuring
inclusivegreenurbanismisin the mindsof practitionersfrom the onsetof planning. Asshown
in Chapter4, Alexandrahas a very unique and rich history that has playeda vital role in
shapinghow the township has developed.Policymake's and planning professionalshat
intend on interveningin the areamustimmersethemselvesand understandwhat makesup

Alexandraandthe MGSHRat its core.We haveseen from Lehmann(2012)that residentshave
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a strong senseof identity and connectionto specift places.Residentsof Alexandrahave
undoubtedlydevelopeda strongconnectionto the areaandthisisfurther reinforcedthrough

alocationthat facilitatesaccesgo diversehubs/notedfor employmentopportunities.

Secondly,practitioners must broaden their understandingof a spacein relation to its
surroundingareas.Thiscanbe onerouswhen planningfor a specificsite and havingto take
into accountdevelopmentsoutside of the site boundary.Yet,what we haveseenfrom this
studyisthat Alexandrais heavilyimpactedon andwill be impactedon in the future by what
is happeningin Waterfall City, Modderfontein City, SandtonCity and Frankenwald While
Waterfall City,Modderfontein Cityand SandtonCityhavemadeAlexandraanideal spacefor
residentsseekingemployment,Frankenwaldhasin manywaysconstrainedhe development
to an extent. Understandingthe dynamicsof spacesbeyondthe site is clearlyvital for all
future developmentsas this will help to better plan for future developmentsand their

linkagegto the wider area.

Accessconnectionand linkagesare vital to the survivalof townshipsespeciallyin the South
Africancontextwhere manytownshipsare locatedon the periphery.Havingtransportation
linkagesis an important opportunity for marginalisedspacedo better accespportunities.
It isveryimportant for transportto be presentin the form of affordablemasspublictransport
andNMT.Whenthis is Couplethis togetherwith planningprinciplessetto createTODnodes,
spacedike Alexandra and future developmentscan grow into vibrant and strong areasfor

residents.

Lastly,it is of importanceto plan for a spacebearingin mind inclusivegreen urbanism.lt
needsto form the foundationof all planningright from the onset.Whereasevely principleor
city type needsto be achieved,if inclusive green urbanismis present in the minds of
practitioners,thenthe planningandexecutionwill be directedtowardsbeinganinclusiveand
greenurban space.Iln addition, practitionersshouldnot plan spacesas stagnantareasbut
should instead make appropriate solutions and interventions that can be adapted and
reinvented as and when the need arisesthus ensuring spacesand their residents are

sustainableandresilient.
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6.7 Recommendations

Spatialtransformationof Alexandraand MGSHs vital but needsto be handledwith careand
cautionsoasnot causedisplacementsegregatioror socialpolarisationof currentresidents
through gentrification (Lees2008).We haveseenthe importanceof dealingwith citiesand
marginalisedspacesn a new light giventhe outcomesof the United NationsConferenceon
Housingand SustainabldJrbanDevelopmentmore commonlyknown asHabitat1ll) held in
Quito, Ecuadoiin October2016(Habitatlll, 2016).Habitat Ill calledfor aNewUrbanAgenda
that acknowledgeshe opportunitiesand challengef the increasingworld populationand
attemptsto addressthesethrough planning,design finance,development,governanceand
managemenimeansasproposedby the NewUrbanAgenda(ibid). Partof HabitatL LisiOsa
callsfor the right to the city for everyone,so that all citizenshave equal rights, adequate
humansettlements,sociceconomicopportunitiesand urban mobility. Thiscannotbe done
without all levelsof governmentworkingtogetherin partnershipwith all stakeholdergibid).
The Quito Implementation Plan for the New Urban Agenda makes commitments to
transformative sustainableurban developmentthat are deeply rooted in the asped¢s of
sustainabilitydealt with in Chapter2 under the literature review. Addressingssueswithin
social,economicand environmentaldimensionsand integratingthem would be vital to the
| 3 Sy prospeidty (ibid). Habitat 11l pushesfor commitmentsto achievingsocialinclusion,
ending poverty, securingLJS 2 LJXigBt€ta land and public open space, inclusion and
leveraging natural and cultural heritage, urban prosperity, housing options for all,
transformative economies, accessto education, knowledge and skills, promotion of
investment, and environmental sustainability and resilience (ibid) and these are all
encompassewvithin greenurbanism.Thereneedsto be apushto ensurethat greenurbanism
is implementedwithin all policiesand frameworksof governmentwhen dealingwith areas

suchasAlexandraandother similarareas

Alexandracannotbe plannedlike any other spacewithin Johannesburgr the GCRIt hasa
rich history and its residents are strongly tied to this history. It has a strong sense of
communityand activismthat shouldbe treated asan opportunity. Workingwith the people
for the peopleon decisionmakingrelatedto planninganddevelopmentiskey.We haveseen
from RespondentC that having all stakeholdersinvolved in the planning phases of

Modderfontein City helps to makethe masterplana plan for all. Thisis the approachthat
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needs to be taken with the developmentof the new AlexandraUrban Development
Framework being driven by the JDA (Monyai, 2016). The proposed Alexandra Urban
DevelopmentFrameworkneedsto have a strong participatory focus that dealswith the

followingamongother issues

Developingcommunitystructures/body corporations
Financiabndregulatorymechanismdor transformation

Leveraginghe private sector

= =2 =/ =

Publictransport,urbanmobility, accesandlinkages

6.7.1 Developing community structures/ Body corporations

Fromthe interviews RespondenCproposeal a possiblesolutionto ensurenegativeaspects
of gentrificationdo not leadto displacementsegregatioror socialpolarisationof residents
in Alexandra.Thekey highlightof the solutionis that residentsneedto be empoweredin
order to createstructureswithin Alexandrathat allow them, in conjunctionwith the COJto
developtheir land in the mannerthat is best suited for them in line with city policiesand
developmentobjectives.Thiscould take the form of body corporationsor estatesformed
together by the owners of the land. Eventhough there would be challerges with this
approach,if done correctly,they can collectivelydecidehow bestto developin a way that

optimiseson what they alreadyown.

6.7.2 Financial and regulatory mechanisms for transformation

It was discussedextensivelywithin Chapter5 (interview analysisand finding9 aroundthe
possibilityof usingservicecontributionsasa mechanisnto developmarginalisedareaslike
AlexandraThereare two approachesto this mechanism:The first oneis similarto how the
previousRoodepoortCityCounciengagedwith the private sector.Byprovidingincentivesor
developersthat allowsthem to pay lessservicecontributionsasa trade-off for includinga
percentageof their housingstockfor inclusionaryhousing.Thesecondmechanismwould be
to ring-fence a portion of service contributions from developmentsfor surrounding
marginalisedareas. This approachwould require regulatory and legislative changesand
amendmentsbut cango a long way in havingthe money generatedby the private sector

contributeto the upliftment of nearbymarginalisechreas.
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6.7.3 Leveraging theprivate sector

RespondenB gavethe exampleof PanAfricaMall asa successfupublicprivate partnership.
Goingforward, there shouldbe more public private partnershipsbetween governmentand
the private sectoron largescaleprojectsandhumansettlementsbeingdevelopedaroundthe
GCRwhereasthis can be difficult when private sector keepsfocuson maximisingfinancial
gains negotiationsbetweenthe two parties canleadto someform of mutually beneficial
agreementsvhereboth sidescouldreap optimisedbenefits Plansneedto be discusseand
agreedon, andrelated contractualagreementshouldspeltout the financingoptionsfor the
variouscomponentsof the project. Thiswould allowfor both partiesto utilise their skillsets,
resourcesand assetsin order to deliver on projectsfor the benefit of all residentsand the
GCR.

Governmentand COXould alsostart lookingat a land bankingapproachwherebythey buy
up strategicparcelsof landwithin keyareasaroundthe GCRThesespacesieedto beideally
locatedcloseto publictransport,economicopportunitiesand socialamenities.COXanthen
applythe relevantland usemeasurege.g.rezoning anddevelopmentcontrolsto the parcel

of landand then sellit to private sectordevelopergo developthe landaccordingly.

6.7.4 Public transport, urban mobility, access and linkages

Thelast recommendationis possiblythe mostimportant for the MGSPWe have seenthe
importanceof public transport as a backbonefor connectingspacesto opportunities, and
especially marginali®d areas in order to address social cohesion, accessibility and
integration. The creation of the MGSPinto an intermodal, vibrant public transport driven
hub/node is vital. We needto developstrongwill from all stakeholderdqprivate, publicand
community)in orderto achievethis goalaswell astransformthe mind-setof allto view public
transport in a positive light. Plansand frameworksneed to take a strong stancetowards
developinghe precinctasa TOD Thiswouldtransformthe precinctinto awalkable compact,
high densityspacethat centerson high quality interlinked transport options. TODsassistin
curbing current urban challengessuch as resource consumptionand climate changeby
promoting dense,walkablespaceshat are energyefficient and are not singlecar, private,

mobility orientated. We seemany benefitsfrom this approachsuchasa better quality of life
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and environment, easiermobility in the precinctand aroundthe GCRreduction in traffic
congestionand pollution, reductionin spendingon transportation, healthier lifestylesand
communities and reducedurban sprawland mixeduse spacesamongstothers (TheTransit

Oriented Developmentnstitute, n.d.).

10c



Chapter7: Conclusions

7.1 Introduction

The study demonstratesthat the MGSPhasnot enjoyedthe kind of transformationakinto
the precinctssurroundingthe Gautain stations in other nodessuchas RosebankSandton
CityandHatfield.Asa catalystfor transformation,developmentandincreasednvestmentfor
the site and the greater AlexandraTownship the outcomeshavefallen short of envisaged
outcomesin termsof what the precinctcouldandshouldbe. TheMGSHkstill standsasa sterile
and primarily residentialspacewith dysfunctionalpublic realm aroundthe station with no
sociaspatialamenities With all this in mind, the studyexploredthe waywe canleveragethe
surroundingmajor urban developmentsin order to transform the precinct with enhanced
inclusivegreen urbanismfor GCRas the primary goal. In attempting to addressthis, the

researchwasbrokendown into three sub-questiors asfollows:

1 What is the inclusivity value of the MGSP for the GCR?

1 What is constraining the transformation of the MGSP from its disadvantaged historical
condition to a vibrant multmodal public transport dvien hub/node?

1 How can one transform the MGSP in a manner tingtgatesthe risk of gentrification

and displacement such that its inclusivity value is enhanced?

Eachsub-questionattempted to answera different aspectof the overallresearchquestion
Subquestion1 addressedhe inclusivityvalue of the MGSPoy givinga clearunderstanding
of the Alexandracontextthrough a policy analysisof variousCO® spatial frameworksand
policiesaswell asderivingan understandingof the historyand currentrealitiesof Alexandra.
Subquestion2 lookedinto why the MGSFhasnot transformedinto a vibrantpublictransport
driven hub/node while sub-question 3 looked into the mechanismsthrough which
transformation of the precinctinto amore desirablespacecould be pursued without the risk

of gentrificationanddisplacement.

7.2 Consolidating theheory

SouthAfricais pursuinga changein its urbanform towardsensuringthat citiesbecomehubs
of socialand economicopportunitiesfor all (DED,2011; Nassar,2013) as opposedto the

historical pattern where resourceallocationand developmenthasbeentargeted more on
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affluent sectionsof society (Nassar,2013). In addition, the GCRis seeingan increasein
investment/developmentof major human settlementsprojects (often referred to as new
cities).In order to planfor a better GCRand COJGCRheedto addresspertinent issuesof
integrationin order to counter segregationwhile incorporatinggreenrelated sustainability
interventionsinto spatialplanningfor the GCRUNHabitat, 2009a).Sustainabilitypecomes
an important factor asit focusesattention towards balancingthe environmentaland social
aspectsof justicewith LIS 2 L¥tefb8rig especiallythrough economicgrowth. Giventhat
this will remaina complexchallengefor a while, sustainabilityis not without its criticismand
limitationswhichplanningneedsto contendwith asit engagewith the taskof incorporaing
the sustainabilityagendainto creatingliveablecitiesthat pursuea dynamicbalanceacross
sociceconomic needs for well-being within environmental limits (UN-Habitat, 2009a;
Pieterse,2011;Ellin,2012; Swilling& Annecke 2012h;Kashef2016).One suchfacet of the
sustainabilitydiscourseis greenurbanismthat promotes greater socialand environmental
sustainabilitythrough the transformationof citiestowardsforms and spaceghat are smart,

secureand sustainablgNewman,2010;Nassar2013).

This study has appraisedtwo dominant approachesto green urbanism. The first one
addressesnnovationsin greenurbanismas substantiatedin Newman(2010)under seven

exemplarycity functionalitieswhichare:

Renewableenergycity,
Carbon-neutral city,
Distributed city,
Biophiliccity,
Eco-efficient city,

Pacebasedcity, and

= =2 =/ =4 A - -

Qustainabletransportcity.

The seconddominant approach to green urbanismis substantiatedthrough the fifteen
principlesof greenurbanismby Lehmann(2010and2011).[ S K Y | appfo@cipresentsthe

fifteen guidingprinciplesto create sustainablaurbandevelopmens (ecoestates) whichare:

 Climateandcontext
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Renewableenergyfor zerocarbonemissions
Zerowastecity

Water

Landscapegardensand urbanbiodiversity
Sustainableransportandgoodpublicspace.compactand poly-centriccities
Localandsustainablematerialswith lessembodiedenergy
Densitiesandretrofitting of existingdistricts
Greenbuildingsanddistricts,usingpassivedesignprinciples
Liveability healthycommunitiesand mixeduseprograms
Localfood andshort supply

Culturalheritages,jdentity and senseof place
Urbangovernanceleadershipandbestpractice

Educationresearchandknowledge

= =/ 2 4 A4 -4 A -5 -4 -4 -4 A -4 -2

Strategiedor citiesin developingcountries.

Thestudyhasdemonstratedthe clearconnectiondetweenNewmarQ @010)andLehmanii a
(2010;2011)approachesto greenurbanism.In addition, the literature review providesan
illustration in the form of a table that draws connectionsbetween b S ¢ Y I séwa

innovationsof greenurbanismwith [ S K Y | fiffigéfpdinciplesof greenurbanism.

Fromthere, the notion of inclusivityis addressedhroughthe conceptof the right to the city
basedon the work of Lefebvrewhich is appraisedthrough two main points which are the
needto be inclusiveof all people and decentralisationof city functionsin order to allow
citizensgreaterpower and choices(Huchzermeyef014; Purcell2014). Thisalignswith the
notion of greenurbanismprincipleswhichalsotoucheson the decentralisatiorof city powers
(Newman,2010).Fromthis the study substantiateson inclusiveurbanismasan extensionto
greenurbanismin order to demonstratethat a sustainablecity is one that isrooted in social
justice with fairnessas a key criterion. In order to create socially fair and just cities,
practitionersmustbe awareof the positiveand negativeimpactsrelatedto gentrification In

severalinstancesglobally,policiesin pursuit of sociallymixed communitieshave ultimately
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resultedin gentrificationwhichin turn resultsin a displacemenif the vulnerableresidents

(Lees2008).

7.3 Researchapproach

In order to conductthis research,a qualitative approachwas taken. This allows for the
gathering of a variety of data which are then analysedand interpreted in order for
observationsand conclusiongo be drawn (Hancockand Algozzine 2006). The casestudy
focusedon the MGSPRwhichrequiredtwo forms of data collectiontools and field work. The
first one wasprimary data in the form of interviewsand the secondone wasbasedon the
appraisalof policies,frameworks,reports and booksrelatedto Alexandraandthe MGSFn
order to generatesecondarydata. Thekey limitations of the study were classifiedinto two
broad categoriesThefirst one wasaroundmethodologicalimitations while the secondone
dealtwith limitations of the researcherNonethelessall the critical datathat were intended

for this studywere ultimately collectedandanalysed

745 S G SN)YA YA Y dinclusivi§y kdlug R NI Qa

Alexandraand the MGSR2 éclusivityvalue wasdeterminedby conductinga policy analysis
of variousCOXpatialframeworksand policiesand understandingof the history and current
realities of Alexandra.The policy analysislooked at, examinedand andysedthe following

frameworks:

1 City of JohannesburgSpatial Development Framework 2001 which is annually

reviewed,
1 the RegionabpatialDevelopment-ramework2010for RegionE,
1 the AlexandraUrbanDevelopmentrameworkand

1 the MarlboroUrbanDevelopmentramework

Thisreviewindicatedthat there are goodplanningprocesses&ndframeworkswithin CObut
alsothat they are limited in their ability to substantiallytransform Alexanda and Marlboro.
We seethat COhasa solid graspof town planning,forward and scenarioplanningfor the

Alexandraarea,yet, the desiredexpectaions and outcomeshavenot beenrealised.



In order to understandthe historyand currentrealitiesof Alexandra reviewedthe studyby
Bonnerand Nieftagodien(2008)which providedinformation on cultural heritages,identity
and senseof placewithin Alexandra.l then examinedthe developmentof the FarEastBank
andthe ARPOtheraspectf Alexandraandthe MGSRhat were examinedncludetransport
and movement linkage connectivity and neighbouringmajor urban developmentswith
specificfocuson SandtonCity/ RosebankWVaterfall Cty, ModderfonteinCityandLinkro Park.
Most of this information was accessedrom severalreports submitted asrequirementsfor
the courseon Energyfor Sustainabl€ities(Masterscoursein SustainablendErergyEffident
Citiesprogramme,2015) Thereportsaimedtowardsan understandingof Alexandraandthe

MGSHnN relationto four keythemesasfollows:

TheAlexandraJrbanRenewalProgramme,
TheMGSP

Linkageand Connectivityof Alexandraand

= =2 =/ =1

Understandinghe impactsof neighbouringnodaldevelopmens.

What was evident from the reports is that there is vast potential within Alexandraand
especiallyaroundthe MGSRto be transformedinto a thriving townshipwithin COJswell

asa keynodewithin the GCR

7.5 Site constraints

Theanalysiof the interviewsindicatedthat Alexandraandthe MGSFPhave not transformed
into a vibrant publictransportdriven hub/node asexpected for a variety of reasonslit was
evidentthat eventhoughthe spacehastransformed the transformationonly took the form
of residential densification. There was no mixeduse character developed around the
GautrainStationandlittle to no viableeconomicstimulation Thiscanbe attributed to a lack
of willingnessfrom the private sectorto makelong-term investmentin the precinct Other
factorsthat haveled to the stagnationof economicallydriventransformationhasto do with
uncertairty surroundingthe Frankenwaldland to the immediate north of the Gautrain
Station Thelegaldisputesthat placed a haltto anydevelopmentof Frankenwaldeadto great
uncertaintythat crippledanyfurther developmentof the MGSPCoupledwith the uncertainty

around Frankenwaldvasfurther uncertaintyby COJBasedon primary and secondarydata,
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COJdid not knowexactlyhow it intendedto pursuethe developmentof the MGSPLastlywe
saw that the private sector does not fully acknowledgethe potential impacts of their
developmenton Alexandraln particularthe developerof Waterfall Cityand Modderfontein
City do not considerthe integration of Alexandraas they are of the opinion that it is far
removedfrom their site and is therefore not a major concerndespitethe townshipbeinga

mere 10kmaway.

7.6 How to successfully transform the site

Respmsesto the interviewsshedlight on how the transformation of the MGSPcould be
strategicallyensured It is apparentthat a good understandingof the history, environment,
morphology and the community of Alexandraare important, especiallyif one wants to
integratethe townshipinto the GCRPanninganidealtownshipandintermodal TODaround
the GautrainStationwill not succeedf it isnot gearedtowardsthe currentresidentsandtheir
needs.If it is tailored for the residerts in the area, then it will cater to them, draw in
investmentand will assistin mitigatingthe possibilityof gentrificationand displacementlt
became clear that the Gautrain station could serve as a strong catalyst for such a
transformation. Therefore, recommendationsneed to take advantageof the station and
developit for the current residents A major factor for the transformation is transport,
especiallyin terms of accessand linkages.Public transport and connecting people to
opportunitieswould go a long way in opening up Alexandrato the largeropportunitiesand
thus improvingthe lives of the people. Thislinks to the Gautrainstation which should be
leveragel and the precinct made into an intermodal node. Thiswould go a long way in
addressig broaderissuesof socialcohesionaccessibilityandintegration.Lastly we seethat
if inclusivityand sustainabilityare takenseriouslyandimplementedsystematicallyvithin the

precinct it canbe transformedinto a sustainableenergyefficientandinclusivespace.

7.7 Impact ofneighbouring major urban developments

Thelastareaof opportunity would be for COXo engagedevelopersand makeit mandatory
to havetheir plansfactor in regionalimplicationsof major urban development.Datafrom
interview of respondentsreflected that engagementsy ZendaiDevelopmentSA(Pty) Ltd
with regard to their developmentof Modderfontein City, were mandatory as it was a

compliancébasedapproachandrequiredby COJHoweverit borefruitful discussiong terms



of future developmentsneedto follow similarengagementsut open up discussion®nto
regionalimplicatiorsfor surroundingmarginalisecareassuchasAlexandraThedeveloperof
Waterfall City made efforts to link Thembisaanother marginalisedarealike Alexandraby
constructingthe K60road that linked Thembisao Waterfall Citythus enhancindginkageand
acess. Thisis an exampleof the private sector making some effort towards uplifting a
marginalisedarea.Whatis requiredin additionto this are clearmechanismgo leveragethe
private sectorto do more be it through regulatorymeansor crosssubsidisationRegulatory
mechanismgantake the form of controlsand conditionsthat leveragethe private sectorto
steerdevelopmentdowardsadirection that benefits surroundingareasand communitiesas

well.
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Annexures

Annexure A'List ofinterview questionsfor Respondent A and B

1. Howdoesyour spatialplanningunit go aboutdrafting precinctplansfor the Marlboro
area?

2. How was the Urban DevelopmentFrameworkfor the Marlboro Gautrain station
precinctdeveloped?

3. With the Gautrainstation as a catalystproject, what did the City envisagefor the
Marlboro Gautrainstation precinct?

4. Whydoyouthinkthe Marlboroprecinctisnot transforminglike other Gautrainstation
precincts(namelySandton Rosebanlkand Hatfield)?

5. Whatarethe opportunities and potentialsfor the Marlboro Gautrainstation precinct
andgreatersurroundingarea?

6. Withthe Cityof W2 K I Y Yy SShpaiialze|Opinent-rameworkcouncilapprovedin
the first half of 2016,what is envisagedor the precinct?

7. Towhat extentdoesthe conceptof both inclusivityand city sustainabilityplaywithin
the Cityandhow do you seethis contributingto makethe Marlboro Gautrainstation
precinctaninclusivespacefor the currentresidentswhile becominga sustainableand
energyefficienttransport nodefor the GautengCityRegion?

8. How fruitful have engagementswith the private sector been on megaurban
developmentprojects?

9. Howdo you seeprivate sectorcontributingmore effectivelyto the upliftment of less
advantageouprecinctssurroundingtheir site?

10.What meansare there for the City of Johannesburgo bring in developers(suchas
those developingFrankenwaldand Modderfontein City) to developtheir sitesin a
mannerthat has positive spin-off effects for the current residentsliving within the

Marlboro Gautrainstation precinctand greatersurroundingarea?

11¢€



Annexure BLlist of interview questions for Responde@

1. Regionaintegrationisvital for the succes®fthe GautengCityRegionHowcanideally
located precincts such as Marlboro and Alex be transformed into improved and
inclusiveand sustainableprecinctsfor all in the City?

2. How doesprovincialplanningchampion and persuestrategiesand interventionsof
inclusivityand greenurbanism?

3. How fruitful have engagementswith the private sector been on megaurban
developmentprojects?

4. How do you see private sector better engagingon the upliftment of lessdesiralle
areassurroundingtheir development?

5. Howdo you seeprivate sectorcontributingmore effectivelyto the upliftment of less
advantageouprecinctssurroundingtheir site?

6. What mechanismsare there or that could be in placeto help mitigate the concerns
and negativitythat gentrificationand displacementanplay?

7. What meansare there for the City of Johannesburgo bring in developers(suchas
those developingFrankenwaldand Modderfontein City) to developtheir sitesin a
mannerthat has positive spinoff effectsfor the current residentsliving within the

Marlboro Gautrainstation precinctand greatersurroundingarea?



Annexure CList of interview questions for Respondeil and E

1. Howdid the firm goaboutplanningfor your development?

2. What consideration does your firm have with regard to the impact on
neighbouring/adjoiningpaces?

3. How canyour developmentscontribute to the upliftment of the Marlboro Gautrain
station precinctand Alexandran particular?

4. Howconcerneds your firm with greenurbanism?

o If not, what are the reasongfor not havinga focuson greenurbanismin your
project?

5. Howconcerneds your firm with inclusivity?

o If not, what are the reasongfor not havinga focuson greenurbanismin your
project?

6. Whatinitiativesareunderwayby yourfirm towardsfactoringin either greenurbanism
or inclusivity?

7. Howdo youengageand/or collaboratewith the Cityof Johannesburgr the Gauteng
Provinceon your megaurbandevelopmentprojects?

8. Whatsuggestionslo you havethat couldstrengthenthe collaborationbetweenyour
firm and Cityof Johannesburgr the GautengProvinceto securethe interestsof less
privilegedareas?

9. Givenyourongoingdevelopmentnitiativeswithin proximityto the Marlboro Gautrain
station,whatinclusivityinitiativesare possiblefor the adjoininglessadvantagel areas

like Alexandraandthe FarEastBank?
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Annexure D Additional Photos of Alexandra and the MGSP

Annexure Picturd: Thedegradedstate of road, drainagand waterinfrastructure in Alexandra (Ismail, 2017)
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Annexure Pictur@: A calm street in Alexandra with wékpt road pavinglsmail, 2017)
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Annexure Picturd: Cars driving through a red rob@smail, 2017)
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Annexure Pictur®: A makeshift lounge outside a house opposite the Marlboro Gau8tition (Ismail, 2017)
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Annexure Pictur@: Structures built in contravention of building line restrictiorfismail, 2017)



Annexure Pictur@: Some housintypologiesin Alexandrglsmail, 2017)
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