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In 2008, the Development Action Group (DAG)
published Sustainable medium-density housing: A resource book about sustainable and affordable medium-density housing.
This series, Urban Land Matters, is adapted
from the book to bring DAG’s research to a wider audience, offering innovative and accessible
planning ideas to government officials, practitioners and communities. If you would like more
information on the concepts contained in these
issues, please refer to the book. It’s available on
CD and on DAG’s website: www.dag.org.za.

1. Why medium-density housing is vital
for building integrated and sustainable
human settlements
2. Why a multi-sectoral approach is
needed to alleviate poverty
3. How to build truly integrated settlements that promote equity

4. Why intergovernmental relations are
critical to achieving integration

5. Why housing should cut across government departments and spheres

WAIT! THERE’S MORE...

Learn about ‘integrated development’
and ‘sustainable human settlements.’

DON’T MISS...page 2

Read two very different case studies
about how to promote or stifle equity.

CHECK OUT...page 4

Find out about
integrated
development
planning
and why it is
important for
municipalities
to lead this
process.

EVEN MORE...page 6
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The form, nature and function of cities are shaped by social, political and economic factors. Understanding these
is one of the most important functions of urban planning, where the needs of individual users must be balanced
against environmental sustainability, private sector objectives and community interests. The neo-liberal approach
to development obstructs the creation of high quality cities because it does not address these complexities, instead focusing primarily on profit-making. This issue of Urban Land Matters demonstrates that a multi-sectoral
approach is required to improve the well-being of poor households and further the agenda of integrated urban
development. An ‘integrated approach’ to building ‘human settlements’ should address all aspects of poverty and
ultimately produce more equitable cities, where all South Africans have the same access to urban opportunities.
Achieving more ‘integrated’ and ‘equitable’ cities can seem quite abstract, particularly considering South African
cities have, until recently, been sites of fragmentation and inequity. Unfortunately, we cannot start with a blank
slate – much of our land had been developed and has been developed based on racial exclusion. So, we as planners, officials, politicians and academics have to think creatively about how we can revise this legacy of inequality. Urban integration is clearly not a ‘magical end-state’ that will be achieved easily, but it must be regarded as a
series of small, purposeful actions that aim to produce increasingly more equitable results.
Sustainable and integrated human settlements are about building an environment where all people – regardless
of race or income bracket – can live, work and share the same space. Perhaps one of the best ways of doing this
is by making use of small pockets of land for medium-density infill housing. Using well-located land for affordable
housing works to revise historical inequity and bring the poor back into the city. In this way, we can make provisions for many different types of families to live in close proximity, with diverse housing typologies and tenure arrangements, from disparate income brackets and age groups, who all have equal and shared access to our cities.
Such a lofty goal cannot be achieved without coordination between all actors in the urban development sector:
•

Dimensions of Poverty

•
•
•

ECONOMIC
absence of fair, stable
wages; income below
stipulated minimum;
no access to credit

ENVIRONMENTAL
lack of a safe, secure
dwelling place; limited
access to infrastructure and services

SOCIAL
limited access to education, training, social
security, and governance

COMBINATION
Several of the previous dynamics can
combine to render a
household poor

government (with strong inter-governmental relations between National, Provincial and Municipal initiatives and spending);
interest groups (community-based organisations, environmentalists,
cultural heritage groups, economic development agencies);
broad stakeholders (citizens, businesses), professionals (planners,
architects); and
the development industry (property, land and construction sectors).

Interactions between these actors shape the highly political process of
planning and development. In this sense, planning is of the utmost importance in shaping our cities. It both reflects and has the potential to
shape the building of relations and discourses, the social and intellectual capital, through which links are made between networks
to address matters of shared concerns at the level of neighbourhoods, towns and regions. See pages 66-68 in the Resource Book.

our Nation today

R2.50 in South Africa

JOHANNESBURG, South Africa. 20 February, 2010.

MAYHEM IN ORANGE FARM
Disgruntled Residents
Barricade Routes and Loot
Shops, Johannesburg.

RESIDENTS VOW TO INTENSIFY ACTION
			
...UNTIL DEMANDS MET.
One police officer injured, and 30
people arrested in protest.
JOHANNESBURG, South Africa. 20 February, 2010. “Thick black smoke engulfed parts of Drieziek extensions 1,
4 and 8 of the sprawling township, south of Joburg, as residents blockaded the Golden Highway - the main road cutting through the settlement - and major streets with burning tyres, rocks, concrete barriers and old furniture... During
the violence, Somali businessmen Yusuf Dirane and Sahane Hibil could only watch as their store was looted.”

4 INJURED, 42 ARRESTED IN OGIES ROW
MPUMALANGA, South Africa. 18 February, 2010.
“Four people were injured and 42 were arrested in
Ogies, Mpumalanga, on Thursday in protests against
BHP Billiton - the second violent action targeting a
mining company in the past two weeks, police said.
...The protesters want to draw attention from BHP Billiton. They are claiming BHP Billiton is not employing
people from Phola township.”

ZUMA’S TEAM FAILS TO WIN OVER BALFOUR
Residents protested against
poor service
delivery,
as Gauteng
Premier told
the legislature
that it was time
to speed up
delivery.

MPUMALANGA, South Africa. 18 February, 2010.
“A high-powered delegation dispatched by President
Jacob Zuma to embattled Siyathemba in Mpumalanga
faced a disbelieving crowd who vowed to continue
their protests.”

Golden highway plagued by protests

"People are angry, people are tired, we have lost hope
of service delivery. We are told that we need to give
the government a chance and each time they change
the president we are told to give him a chance," said
Moloko, of the Orange Farm Water Crisis Committee.

*All quotes taken from Cape Times articles in one week in February 2010
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Integrated Development:

IN A CONTEXT OF SEVERE INEQUALITY
Poverty is a huge part of South Africa’s cities and has been since
European settlement began. Historically, South Africans have been
dispossessed of their traditional and customarily held land by force
of law, arms and conquest and compelled to migrate to urban areas
to serve as a labour force for the colonial enterprise. Today, despite
democracy, dispossession continues by the neo-liberal economic
policies of the State. Cities, then, have always been constructed
on and reinforced by the vast inequalities between the rich and the
poor.
In order to alleviate urban poverty, our notion of the city must change.
It is not enough to give families new houses on the far outskirts of
our cities, where there is no employment, no education and no social services. This practice makes it very difficult for a poor family to
earn enough money to live, so when a major crisis arises, the family
might well be forced to sell their home – the only asset they have –
and return to a shack.
In order to avoid this deepening cycle of poverty, we must build lowcost, subsidised housing in already well-resourced, serviced areas,
or deliver a full set of social services wherever low-cost, subsidized
housing is located. Without doing so, the headlines we see on the
left, telling of unrest across the country, will continue.
Clearly, poverty is multi-dimensional and complex. It is about not
having access to the things we need to survive: transportation, employment, health care, education, water, shelter, electricity and so
on. Thus, a multi-sectoral and integrated approach is required to
address all of the social, economic and physical needs of the poor.
Households moving into new housing developments, particularly
medium-density housing developments, form a community by virtue
of physical proximity and functional interrelatedness. This presents
an ideal opportunity for government and NGOs to provide resources
and services that will help communities become less vulnerable.
The poor must be considered the most important stakeholder in any
development initiative! See pages 66-68 in the Resource Book.

T
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WO CASE STUDIES
ON INTEGRATED DEVELOPMENT

Integrated development is resource-intensive and requires high levels of coordination between all involved actors. The institutional arrangements for managing integrated development projects are crucial. There are many good models: housing projects can be run by an independent agency (as in the Cato Manor
Development Association in Durban) or by a combination of government departments (as in the Alexandra Urban Renewal Project in Johannesburg). Regardless of the model used, good cooperation between stakeholders is always essential. The Carr Gardens project demonstrates how good cooperation can lead
to integrated development; while the Stock Road project demonstrates the opposite. See pages 218 - 239 and 264 - 287 in the Resource Book.

1. CARR GARDENS, JOHANNESBURG
Background and location: In 2000, the Gauteng Provincial Government launched
Blue IQ, a multibillion Rand initiative aimed at regeneration and transformation of
inner-city Johannesburg. This strategy was complemented by inner-city housing
projects such as Carr Gardens and Newtown Urban Village. These housing developments are located near the Johannesburg CBD and are exceptionally well-located in
terms of economic opportunities, access to public transport nodes and social facilities.
Triple bottom-line: The Johannesburg Housing Company (JHC), a pioneer in the
field of social housing and the financier of the Carr Gardens development, is committed to the triple bottom-line, e.g. the social, economic and environmental sustainability of each housing project. As a result, the project included a range of positive
social interventions (a crèche and play area for children) and environmental interventions (north orientation, geyser blankets, load-shedding devices).
Participation: In Carr Gardens, public, private and community participation were
essential. Residents were involved in capacity building and decision-making with
support from the JHC and NGOs. They
have also been involved in ongoing activities such as sports teams, gardening clubs,
and HIV/AIDS awareness programmes.
Satisfaction: Residents reported that
Carr Gardens provided many benefits:
• “being able to enjoy living in the city”
• “being close to the CBD”
• “living in a safe and clean environment”
• “bringing the Black and Muslim communities together”

2. STOCK ROAD, CAPE TOWN
Background and location: In 1999, the Cape Town Community Housing Company
(CTCHC) was established by the City and the National Housing Finance Corporation (NHFC) as a special-purpose vehicle for the delivery of affordable housing.
Though established as a private company, many officials sit on the board of directors, blurring the line between public and private enterprise. CTCHC has driven
many affordable housing projects in the Cape Flats, including Stock Road, which is
located about 20 km from the city centre in Philippi.
General well-being: The general well-being of residents was not considered in the
Stock Road project. There was no community participation, capacity development or
NGO involvement. As a result, the houses built were completely unaffordable for the
Philippi community. Stock Road was meant for the social housing market (earning
over R3,500 a month), even though public rental housing for very low-income earners would have been far more appropriate.
Quality: Due to poor cooperation between
the CTCHC and the City, there were no
site visits by inspectors at the specified
intervals. This led to contractors working
unchecked, using sub-standard materials
and ignoring national building standards.
Satisfaction: Residents reported:
• “CTCHC employed unprofessional
people who built poor quality houses”
• “CTCHC make us pay unaffordable
amounts in relation to the quality of
the houses”
• “CTCHC never communicated with us.”

I
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NTEGRATION

WHAT IS AN INTEGRATED HUMAN SETTLEMENT?

Coloured bins for
recycling, energy
efficient buildings, and a children’s play area

Safe, efficient and
affordable train
for commuting
within and between cities

A primary and
secondary school
with an adjacent
sports field

Three-storey
flats (suitable for
mixed-income
housing) with a
crèche on site

Row houses (suitable for mixedincome housing)
next to a community garden

A variety of small
businesses supported and run
by the residential
community
Food market
to support the
needs of families
living in the city

Pedestrian friendly environment,
where all services
are within walking
distance

A centrally-located civic centre,
library, bank and
clinic

Regional transport interchange
with busses, taxis
and parking

Special zone for
informal traders
to support the
secondary economy

An apartment
block with a
roof-top garden,
laundry lines, and
solar water tanks

Three-storey flats
with shops on the
street level and
solar panels on
the roof

“Integrated settlements with medium-density housing, commerce, social service, transport and open space should be
promoted in order to remove the stigma associated with high-density housing environments.” – Anzabeth Tonkin, DAG
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Integrated development planning

THE SCALES OF JUSTICE IN OUR CITIES
According to Professor Manuel Castells, real estate makes up the largest portion of the global
economy (over 5%) and has become a hugely
profitable investment opportunity. So, what we
have in our modern cities is a balancing act between interest groups all trying to get their hands
on urban land. Since land is a finite resource,
when one interest group or another gets too much
power or access, the scales of justice and equity
are thrown out of balance. It is the government’s
responsibility to keep this balance in check and
preserve land as a public resource. One of the
best ways of doing this is by adopting integrated
and participatory planning mechanisms like IDPs.

In terms of Section 9(1) of the National Housing Act, Act 107 of 1997, municipalities are obliged to take all
reasonable and necessary steps to ensure that citizens have access to adequate housing on a progressive
basis, by setting housing delivery goals, identifying suitable land for housing development and planning,
facilitating, initiating and coordinating housing development in their area of jurisdiction. Likewise, in terms of
the revised procedures established in Chapter 3 of Part 3 of the National Housing Code, municipalities are
responsible for identifying land suitable for development and for making applications for housing subsidies.
Despite these policy imperatives, South African cities are still fragmented, segregated and unequal. Edgar
Pieterse, of the African Centre for Cities, delineates five reasons why it has been so difficult to shift the patterns
of fragmentation and inequality in our cities. These include:
• the protracted restructuring of local government;
• confusion generated by the contradictory implications of sectoral policy initiatives;
• political pressure to achieve quantitative targets;
• the lack of understanding and engagement with urban economic processes and actors; and
• balancing the interests of all groups in policy frameworks and implementation.
Additionally, South Africa is run by consensus politics, where policies and decisions are guided by the consensus
reached between diverse groups rather than by values and principles of the ruling party or the majority. This is
sometimes thought of as a win-win situation, but it can create losers as it changes priorities. In South Africa, the
priorities have shifted away from the needs of the poor. This model assumes that diverse stakeholders (e.g. rich
and poor) will be able to find agreement through deliberation on, for example, the necessity of making cities that
are spatially and socioeconomically integrated, free of discrimination and segregation.
Since such consensus has not been reached, our cities continue to be segregated and lack integration with the
poorest citizens paying the highest price. As long as the contradictions between competing classes and competing interests are not acknowledged and addressed, consensus politics will limit the impact on government policy.
Without sound planning and management and the provision of financially and socially sustainable housing, cities
will become sources of severe social, political, health, environmental and economic problems.
An urban system that functions optimally in terms of meeting the needs of the poor invariably has to embrace a
multi-sectoral approach and commit to positive impacts at various scales, but especially at the local level. It is
critical that Integrated Development Plans (IDPs) display an understanding of politics, government accountability
and institutional effectiveness. Municipalities are obliged to formulate IDPs through participatory democratic processes, whereby the interests of the poor and the vulnerable are effectively prioritised. This is particularly vital in
a context of limited resources and many competing needs.
Theoretically, IDPs provide an ideal platform to advance greater urban integration. But they do not always work in
the way they were intended, and the poor often must confront fragmented and sector-based departments to assert
their needs and rights. See pages 68-72 in the Resource Book.
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The role of municipalities in development
National and Provincial government are increasingly realising the importance of local government as a logical
point of coordination for the implementation of policies and programmes. It is important that National and Provincial departments engage Municipalities on the content of their Integrated Development Plans. Breaking New
Ground tries to facilitate this, by calling for increased inter-and intra-governmental coordination:

Did you know?
An Integrated Development Plan is a super
plan for an area that gives an overall framework for development. It aims to coordinate
the work of all spheres of government to
improve the quality of life for people. It should
take into account the existing conditions
and resources available for development.
The plan should look at economic and social
development for the area as a whole. It must
set a framework for how land should be used,
what infrastructure and services are needed
and how to protect the environment.
See pages 68-69 in the Resource Book

1. Integrated development and budget planning: Integrated development planning instruments, provincial housing development plans and the National housing development plan must be consolidated and simplified to promote integrated delivery, coordinated funding prioritisation (including the Municipal
Infrastructure Grant) and targeted delivery to meet the challenges faced by municipalities and provinces.
2. Intergovernmental coordination: There must be greater cooperation and information sharing
between the National Department of Human Settlements and the nine metropolitan local governments, especially with regard to the accreditation of municipalities.
3. Bilateral cooperation: In the short term, the current cooperation between the Provincial Department
of Local Government and Housing, the Social Cluster partner departments and other spheres of government,
particularly municipalities, needs to be deepened.
The participation of National and Provincial sector departments in Municipal IDP reviews is a cornerstone of integrated planning. Municipalities are dependent on information about sector expenditure plans and require technical assistance from National and Provincial departments. In practice, however, participation has been weak.

The underlying principle of integrated development planning is that it must be a dialogue between spheres.
National priorities are influenced and shaped by community needs through the integrated planning process. A
cabinet Lekgotla in July 2001 resolved that National and Provincial government should plan and budget around
Source: Edgar Pieterse, 2004.
local needs as a matter of principle. In December 2001, the President’s Coordinating Council articulated this: “In
a system of state-wide planning, Municipal Integrated
Development Plans (IDPs) must serve as the basis for
Dimensions of urban integration policies
aligning policies, planning and budgeting of all three
spheres. IDPs are thus seen as an intergovernmental
SECTORAL
MULTI-SECTORAL
SPATIAL
INSTITUTIONAL
•
Housing and land
•
Agenda 21 Local eco•
Compact city model
•
Integrated development
planning instrument for the whole of government.”
According to the Western Cape Sustainable Human
Settlement Strategy, the main factors enabling integration
are the availability of funding for interventions in different
sectors and cooperation between stakeholders. This
cooperation includes the involvement of all spheres of
government, many line departments, various NGOs
and inter-disciplinary project management. See pages
68-72 in the Resource Book.

•
•
•
•
•
•

Infrastructure, water,
sewerage, electricity
Health
Education
Transportation
Economic development
Community services,
parks, libraries, civic
spaces

•
•
•
•
•
•

nomic development
HIV/AIDS
Service delivery
Spatial planning framework
Social development
planning framework
Poverty reduction
strategy
Area based plans

•

•

(sustainability focus)
Planning and spatial
design models: nodes,
corridors, urban edges,
open space systems
Strategic planning, linking scales of land use
planning with sectoral
planning

•
•
•
•

plan
City development strategy
Municipal partnership
framework
Human resource development strategy
Work process re-engineering (including IT)
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Housing: A cross-cutting issue
“An acceptance of a wider housing definition might also suggest that the housing responsibility for the country falls more
broadly within the ambit of a number of departments, and not just housing, for instance, the active participation of the National Treasury might be considered in matters relating to the performance of the housing market. The active participation
of the Department of Trade and Industry might be considered in matters relating to the performance and engagement of
the construction industry. These issues should be given greater attention at a Cabinet level to ensure that the breadth of
the housing environment is given attention by the State.” – Kecia Rust, Housing Finance Theme Champion, FinMark Trust
NATIONAL DEPARTMENTS
(relevant to housing):
• Basic education
• Communications
• Cooperative governance &
traditional affairs
• Correctional services
• Economic development
• Energy
• Environmental affairs
• Health
• Higher education & training
• Human settlements
• Justice & constitutional
development
• Labour
• National treasury
• Police
• Public enterprises
• Public service & administration
• Public service commission
• Public works
• Social development
• Sport & recreation
• Trade & industry
• Transport
• Water affairs
• Women, children & people with
disabilities

PROVINCIAL DEPARTMENTS
(relevant to housing):
• Community safety
• Cultural affairs & sport
• Economic development &
tourism
• Environmental affairs &
development planning
• Health
• Local government & housing
• Social development
• Transport & public works
• Provincial treasury
• Education
MUNICIPAL DEPARTMENTS
(relevant to housing):
• Community services
• Economic, social development
& tourism
• Finance
• Health
• Housing directorate
• Safety & security
• Service delivery integration
• Strategy & planning
• Transport, roads & storm
water
• Utility services

COMING UP NEXT: Next month’s issue will be about Sustainable Livelihoods Planning.

