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ABSTRACT 

There are an increasing number of techniques used in the valuatbn of environmental 

services. Contingent valuation is the most frequenlly used stated preference 

technique, while hedonic pricing analysis is an alternativil revealed preference 

technique employed for the determination of the value atta,:hed to a public gclod This 

paper uses Ixlth techniques to study the utility generated by Intaka Island, a 16-

hectare nature area situated in a rapidly developing area ?f Cape Town, The results 

of the contingent valuation surveys indicated that the members of the public would 

derive u~ lity from both the use and continued existence of Intaka Island It also 

identified a number of significant variables affecting t~ willingness-to-pay of the 

respondents in the area, The hedonic pricing analysis suggested that developers 

may be undervaluing the commerdal property in tre area by ignoring the 

environmental dimension i1 their administered pricing 01 flOQr space, In contrast, 

residential property prices in the area attach a significant value to the functions of 

Intaka Island, The results support the hypothesis that Inta,a Island is undervalued as 

an environmental resource 
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1 A basic economists when welfare has been whether to use consumer 
--r---' based on the demand function theoretical terms, and 
il"nlI1VIUp.I~I v.UlllltlOn) or to base it on the area under the flawed Marshallian demand function. 

examined the of the differences between these alternative measures, and 
"in most the error will be very small. In fact the error will often be 
overshadowed the errors the demand curve" 
2 It is to note that uses an element of revealed but has been 
defined as a stated Dre:terem:e «~rullql1e v"...,.,'"'u, 
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Figure 3" IntaKe Island 
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View of Canal Walk Sho~ping Centre {fcom 'nlaka ISlana 

A ' Weyers Platform" shadowed by commercial property hwses 
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Channel of Inlaka Island as seen from a bridge 

C"nstruc:tion of The Island Club as seen from Intaka 'sland 
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View of Table Mountain as seen from Irtaka Island 

A view of the proximity of The Island CI 'Jb to In taka Isla'ld 

2) 



Univ
ers

ity
 of

  C
ap

e T
ow

n

4. SURVEY DEVELOPMENT AND DESCRIPTION 

The survey for this study was developed following preliminary discussions with 

members of the public in the Canal Walk Shopping Centre and the greater Cape 

Town area. In addition to this, the objectives of the study were outlined by the 

Blouvlei Environmental Committee (BEC). 

Preliminary questioning suggested that the general public was completely unaware of 

Intaka Island, and consequently had never visited the area. However, the existence 

of the Perimeter Canals was known to 100 percent of the respondents in preliminary 

questioning. Thus, it was imperative in survey design that the benefits and functions 

of Intaka Island were distinguished from those associated with the Perimeter Canal. 

so as to differentiate between the alternative values attached to these two bodies of 

water. Furthermore. the location and environmental value of Intaka Island had to be 

clearly specified so as to ensure that there was no uncertainty surrounding the 

questions being posed. 

To be acceptable to the public, the survey had to be kept short; it was restricted in 

length to 3 double-sided pages. It was developed with the assistance of other 

researchers from the University of Cape TownS. For the complete survey, see 

Appendix A. Firstly, for clarification purposes, an example of the method required in 

filling out the survey was presented. Following this, the current status of wetland 

areas on the Cape Peninsula was briefly explained. The respondents were then 

informed about the current status of Intaka Island and broadly briefed on its 

associated vegetation and birding attributes. Subsequently. respondents were asked 

to rank 5 environmental issues within the Cape Peninsula area, including maintaining 

the wetland quality of Intaka Island, as illustrated in Table 1. 

6 Thanks to Alison Joubert (Statistics), Anthony Leiman (Economics) and Jane Tmpie (Fitzpatrick 
Institute). 
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Table 1: Environmental issues provided for ranking by respondents in Intaka Island 
Survey 

Please could you rank these environmental issues according to their level of 
importance from your perspective (eg. 1 is the most important issue, 5 is the least 
important issue). 

Environmental Issue Ranking 

Controlling urban sprawl on the Cape Peninsula 

Improving water quality of the Liesbeek River 

Maintaining wetland quality of Intaka Island 

Promoting water recycling in Cape Town 

Preventing over-fishing on the Cape Peninsula 

This was included as a means to evaluating the respondent's knowledge and 

preferences to environmental issues. More specifically, a respondent's ranking was 

measured against a "model answer'7 and by using a simple numerical calculation, a 

respondent's environmental awareness was determined8
. However, in addition to 

this, the respondent's ranking of Intaka Island was also taken into account in survey 

analysis. 

The respondent's knowledge of the existence of Intaka Island or Blouvlei was then 

determined. Next, the specific attributes of Intaka Island were identified, and the 

willingness-to-pay was elicited from respondents. Respondents firstly stated whether 

they regarded 5 Rand as a fair price. If 5 Rand was considered to be a fair price, the 

respondents were then asked whether they would be willing to pay more than 5 

Rand, and if so, how much? The structure of the survey was such that a lower-bound 

of 5 Rand, the current entrance fee, was implied. 

7 This "model answer" was determined by taking the average of 5 ranking sets as provided by the 
author. 
S More specifically, the sum of the absolute values of the differences between the respondent's ranking 
and the "model answer" was calculated. The lower the result, the more environmentally aware the 
respondent. 
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Example 1: Specified current attributes as defined in Intaka Island Survey 

These are the current benefits associated with Intaka Island 

Feature 
Size of Nature Area 16 hectares 
Percentae;e area of healthy fynbos 74 
Number of bird species 130 
Number of waterbird species 52 
Number of waterbird species breeding 48 
Water quality of the canals Good 
Entrance fee R5 

In order to monitor the stability of preferences, an additional willingness-to-pay was 

elicited for "a boat trip from Canal Walk via the canal system, including the entrance 

fee"'. Respondents were asked if they would use this service. Unfortunately, the issue 

of repeat visits was not addressed in the survey. The potential implication that only a 

single visit was at issue might have left respondents less prudent in their willingness

to-pay responses. 

Example 2: Willingness-to-Pay elicited for a Boat Trip, including the entrance fee, as 
described in the Intaka Island Survey. 

It is possible to get to Intaka Island by car and by boat via the canal system. The 
service by boat is unfortunately currently unavailable, yet has been offered in the past. 
Would you be more interested in visiting Intaka Island 

a) by car 

b) by boat from Canal Walk 

c) Both of the above 

D 
D 
D 

What do you think is a fair price for a trip by boat, including the entrance fee, to the 
nature area? 
R 

Finally, an attempt was made to measure the respondent's position on 

intergenerational equity. The respondent was informed about the growing threats to 

bio-diversity on the Cape Peninsula, and asked to choose one of three management 

options for wetland areas "in the future"'. The options included the "baseline" Icurrent 

scenario, a scenario of increased nature area, a scenario of decreased nature area, 

and a scenario displaying indifference to the management option chosen for Blouvlei 

(see Appendix A, Section C). 
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The socio-economic data of the respondents were then elicited, including age, 

occupation, sex and total monthly household income before tax. The survey was 

translated into Afrikaans for non-English speakers, ensuring that respondents were 

given the option to answer in their preferred language. In addition to this, before 

answering any monetary questions, each respondent was asked to keep in mind their 

available income and the set of alternative items on which their income might be 

spent. 

24 
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5. DATA DESCRIPTION 

Three different groups of people are likely to be immediately affected by the status of 

Intaka Island: 

1) Shop employees: those who work in the Canal Walk Shopping Centre, which 

is adjacent to Intaka Island. 

2) Shoppers: those who shop in the Canal Walk Shopping Centre. 

3) Office employees: those who work in the offices surrounding Intaka Island. 

Surveys were distributed to members of these three groups. Table 2 depicts the 

response details to the surveys. 

Table 2: Response details for surveys 

Overall Shop Shoppers Office 
employees employees 

Number of surveys distributed 300 100 100 100 
Number of surveys collected 251 100 96 55 
Number of final (usable) 213 81 84 49 
surveys 
Response rate 1 (%) - 100 100 38.2 
Response rate 2 - - - 9.1 
Response rate 3 - - - 16.4 
Response rate 4 - - - 36.3 

For complete descriptive statistics of the responses, Table 4 (see p. 26) was 

constructed and will be discussed further. 

5.1 Overall sample 

The mean willingness-ta-pay for an entrance fee for all members in this sample was 

R9.91 - roughly double the current entrance fee. The mean willingness-ta-pay for the 

entrance fee as calculated through the boat trip was R11, 419. Thus, in the Overall 

sample, there is roughly a 15 percent discrepancy between these mean entrance 

fees. This indicates an element of inconsistency in the responses. A total of 52 

percent of respondents had heard of Intaka Island, and yet 73 percent chose 

Management Option 1 as the preferred choice of future management of wetlands 

such as Intaka Island. The majority of respondents (37 percent) eam a monthly 

household income between R6 000 and R15 0000. Only 33 percent of respondents 

9 Willingness-to-pay for entrance fee through boat trip = (Willingness-to-pay for the boat trip, 
including the entrance fee) - (Willingness-to-pay for the entrance fee). 
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were male, owing to a high proportion of female shop employees. The average age 

of respondents in the sample was 32.79 years. 

5.2 Shop employees 

In the case of Shop employees, surveys were dropped off randomly and picked up 

within the same day. The mean willingness-to-pay as an entrance fee within this 

category lies below survey mean willingness-to-pay (R8.38), which is an interesting, 

but not entirely surprising, result, given that these are respondents spending a large 

proportion of their time adjacent to Intaka Island. From a policymakers perspective, 

an important piece of information to emerge was that despite this proximity, only 43 

percent of respondents had heard of the wetland. Probably more important in 

explaining the disparity in willingness-to-pay is that no respondents in this category 

earned an income of more than R50 000 per month, the final income category 

provided. Furthermore, almost 50 percent of these respondents earned less than 

R6 000 per month, whereas only 16 percent of the respondents in the Shoppers 

category fell into this category. This income differential between groups of 

respondents is likely to be an influential factor affecting the willingness-to-pay 

displayed by respondents. Despite this, 64 percent of respondents within Shop 

Employees chose Management Option 1 (increased nature area) as their preferred 

option for the future of wetlands such as Intaka Island. 

5.3 Shoppers 

Random shoppers in the shopping centre were asked to complete the survey. The 

socio-demographics of the sample were close to the Canal Walk average for all 

categories, as shown in Table 3, suggesting low levels of sampling bias for this group 

of respondents. 

Table 3: Socio-demographics for respondents in the Shoppers group 

Characteristic Sample Average (%) Population Average1 (%) 
Sex: Female 56 54 

Male 44 46 
language: English 68 62 

Afrikaans 32 29 
Income level R11200 R10 000 
Age (years) 34 39 
leanal Walk Marketing r>epartment, May 2004 
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Overall (N=213) Shop employees (n=B1) Shoppers (n=B4) I Office employees (n=49) 
Mean I Sf I Min Max Mean Sf dev"1 Min I Max Mean I Sf dey I Min Max I Mean I Sf dey Min I Max 

dey 
Dependent variable 
WTPasan 9.91 5.97 5.00 35.00 8.38 4.47 5 20 12.01 7.39 5.00 35.00 8.65 3.96 5.00 20.00 
entrance fee 
Ln(WTPasan 2.14 0.53 1.61 3.56 2.01 0.47 1.61 3.00 2.31 0.58 1.61 3.55 2.06 0.44 1.61 3.00 
entrance fee) 
Independent variables 
Environmental 6.18 3.11 0.00 12.00 6.62 2.96 0.00 12.00 5.43 3.20 0.00 12.00 6.75 2.96 0.00 12.00 
awareness 
Rating of Intaka 3.45 1.34 1.00 5.00 3.23 1.4 1 5 3.74 1.21 1.00 5.00 3.29 1.40 1.00 5.00 
Island 
Knowledge of 0.52 0.50 0.00 1.00 0.43 0.50 0.00 1.00 0.38 0.49 0.00 1.00 0.90 0.31 0.00 1.00 
Intaka Island 
Management 0.73 0.45 0.00 1.00 0.64 0.48 0.00 1.00 0.75 0.44 0.00 1.00 0.83 0.38 0.00 1.00 
option 1 
Management 0.03 0.12 0.00 1.00 0.025 0.16 0.00 1.00 0.04 0.19 0.00 1.00 0.00 0.00 0.00 0.00 
option 2 
Management 0.03 0.18 0.00 1.00 0.012 0.11 0.00 1.00 0.05 0.21 0.00 1.00 0.04 0.20 0.00 1.00 
option 3 
HHI:R1000- 0.11 0.31 0.00 1.00 0.26 0.44 0.00 1.00 0.02 0.15 0.00 1.00 0.00 0.00 0.00 0.00 
R3000 
HHI:R3000- 0.20 0.40 0.00 1.00 0.27 0.45 0.00 1.00 0.14 0.35 0.00 1.00 0.19 0.39 0.00 1.00 
R6000 
HHI:R6000-R15 0.37 0.48 0.00 1.00 0.30 0.46 0.00 1.00 0.37 0.49 0.00 1.00 0.48 0.50 0.00 1.00 
000 
HHI:R15 000 - 0.26 0.44 0.00 1.00 0.15 0.36 0.00 1.00 0.36 0.48 0.00 1.00 0.27 0.45 0.00 1.00 
R50000 
HHI: >R50 000 0.05 0.22 0.00 1.00 0.00 0.00 0.00 0.00 0.10 0.30 0.00 1.00 0.06 0.24 0.00 1.00 
Age 32.79 9.65 17.00 62.00 29.02 8.09 18.00 51.00 34.32 10.14 17.00 62.00 36.48 9.21 21.00 56.00 
Sex 0.33 0.47 0.00 1.00 0.25 0.43 0.00 1.00 0.44 0.5 0.00 1.00 0.29 0.46 0.00 1.00 

Table 4: Descriptive statistics 
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At R12.01, the mean willingness-to pay as an entrance fee for Shoppers was much 

higher than that of the Shop employees. On the other hand, only 38 percent of 

respondents in this category had heard of Intaka Island. The fact that these 

respondents were willing to pay a higher entrance fee for Intaka Island despite not 

knowing about it suggests that respondents in this category had a higher regard for 

environmental resources, which was supported by the fact that Shoppers were 

marginally more environmentally aware than the Overall average (5.43 for Shoppers, 

6.18 for Overa/1}10. Furthermore, 75 percent of respondents preferred an increased 

nature area with a higher entrance fee as their management option. Nevertheless, 

given that approximately 46 percent of respondents in this group had monthly 

incomes in excess of R15 000, the increase in the entrance fee associated with the 

Management Option 1 was not likely to affect their choice of management option. 

This is further substantiated by the relatively higher mean willingness-ta-pay. 

However, the fact that only 23 percent of respondents did not have an "8 to 5" 

occupation11 implies that the mean willingness-ta-pay and choice of management 

option does not reflect availability of time, but rather a genuine preference for 

environmental amenities. 

5.4 Office employees 

It must be noted that the sample size for this category is smaller than the other 

categories as a result of financial constraints, which may have affected the results for 

this category. Nevertheless, four attempts were made to pick up surveys from office 

employees, and as can be seen in Table 2, the response rate on all returns was low. 

As expected, 90 percent of respondents had heard of the wetland prior to the survey, 

and yet the mean willingness-to-pay (R8.65) was below that of Shoppers. However, 

the level of environmental awareness in this group was the lowest of all groups in the 

Overall sample. On the other hand, 83 percent of respondents displayed concern for 

the future of wetlands such as Intaka Island by choosing Management Option 1. 

10 As defined in footnote 8, the lower the result, the more environmentally aware the respondent. 
II The occupation of the respondent was elicited during the survey, and then further classified as a "8 to 
5" occupation according to the author. More specifically, non-"8 to 5" jobs include students, 
housewives, pensioners and artists. 
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For further analytical purposes, this category was further divided into two groups: 

a) those who were situated directly adjacent to Intaka Island (Adjacent). 

b) those who were situated on the other side of the road to Intaka Island 

(Opposite). 

The response rate for those in the Adjacent group was 100 percent. as compared to 

65 percent for the Opposite group. 

Table 5: Descriptive statistics for Adjacent and Opposite groups of Office employees 

Adjacent Opposite All office employees 
Mean WTP as an entrance fee 10.16 7.89 8.65 
(Rand) 
Environmental awareness 7.25 6.25 6.75 
Rating of Intaka Island 2.81 3.53 3.29 
Knowledge of Intaka Island (%) 100 84 90 
Management option 1 (%) 100 75 83 
Management option 3 (%) 0 4 4 
HHI:R3000-R6000 (%) 20 18 19 
HHI:R6000-R15 000 (%) 53 46 48 
HHI:R15 000 - R50 000 (%) 26 28 27 
HHI: 5 6 6 
>R50 000(%) 
Age (Years) 35 36 36.43 
Sex(%) 26 31 0.29 

Table 5 provides the descriptive statistics for the separated Adjacent and Opposite 

groups. Most interestingly. the mean willingness-to-pay by those in the Adjacent 

category is R10.16, as compared to R7.89 for Opposite respondents. This suggests 

that members of the Adjacent category ranked Intaka Island as having a high level of 

importance relative to alternative environmental issues, despite the fact that 

respondents in the Opposite group displayed a higher level of environmental 

awareness. Finally, every member of the Adjacent group preferred Management 

Option 1, whilst only 84 percent of the Opposite group displayed this preference. 

These results imply that informed employees believed that Intaka Island could be a 

source of utility provided that they were situated in a position that enabled them to 

take easy advantage of it. 
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6. ResuLTs 

The null hypothesis of this paper is that Intaka Island is, in fact, undervalued as an 

environmental resource. It is hoped that through the use of these alternative 

approaches, the results obtained will verify the premise upon which this paper is 

based. 

6.1 Stated Preference Method: Contingent Valuation Method 

A limited dependent variable model is a model where the observed dependent 

variable is constrained. More specifically, the Tobit model involves an observed 

dependent variable which is constrained to exceed zero. Due to the fact that there 

was a lower bound of R5 placed on a respondent's willingness-to-pay, the data is 

censored and the Tobit was the most appropriate analytical tool for estimation in this 

paper. Separate Tobits were run for each group of respondents in LlMDEP Version 

8.0 (2002). A description of the variables included in the model can be found in Table 

6. 

The basic Tobit 

The survey was designed so as to elicit responses from two groups of respondents: 

those who were only willing to pay the current entrance fee of R5, and; those who 

were willing to pay more than R5. Consequently, a basic Tobit for censored data 

needs to be used. 

Mathematically, the Tobit used in this paper can be expressed as 

Vi:::::: 131 + f3~1i + U1i if RHS > 5 
:::: 5 otherwise 

where RHS :::: right-hand side 

More specifically, the model used includes the X variables elicited from the survey 

responses, namely 

WTPFEE :::: 131 + f32*HHIB + f3/HHIC + f34*HHID + f3li"'HHIE + f38*HHIF + 
f3r*AGE + f3a"'SEX + 139* KNOWLEDGE + f310*ENVIRO + 
f31/INTAKA + f31/MANAGE1 + f31/MANAGE2 + 
f314*MANAGE3 + U1 if RHS > 5 

:::: 5 otherwise 
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In some cases, variables were excluded for statistical purposes. The results of the 

model are presented in Table 7. The marginal effects generated by these results can 

be found in Appendix B. 

31 



Univ
ers

ity
 of

  C
ap

e T
ow

n

Table 6: Description of the variables 

Variable Expressed as Description Level 
Log(WIliingness- LWTPFEE Dellnearised monetary value that respondent is Positive Rand amount 
to-payasan willing to pay to enter Intaka Island 
entrance fee) 
Environmental ENVIRO Level of environmental awareness displayed by o (Very environmentally 
Awareness the respondent aware) -12 (Very 

environmentally unaware) 
Rating of Intaka INTAKA Respondent's ranking of Intaka Island relative to 1 (Most important) - 5 
Island alternative environmental issues (Least important) 
Knowledge of KNOWLEDGE Dummy variable showing the respondent's Yes = 1; No =0 
Intaka Island knowledge of the existence of Intaka Island 

before survey 
Current Base Dummy variable showing the respondent's Yes = 1; No =0 
Management Management choice for management of wetlands in the future 
Option12 Option: Not relative to the current situation: Current baseline 

included in the scenario 
regression 

Management MANAGE 1 Dummy variable showing the respondent's Yes = 1; No =0 
Option 1 choice for management of wetlands in the future 

relative to the current situation: Increased nature 
area 

Management MANAGE2 Dummy variable showing the respondent's Yes = 1; No =0 
Option 2 choice for management of wetlands in the future 

relative to the current situation: Decreased 
nature area 

Management MANAGE3 Dummy variable showing the respondent's Yes=1;No=0 
Option 3 choice for management of wetlands in the future 

relative to the current situation: Indifferent 
Household Base Income Dummy variable for household income before Yes = 1; No =0 
Income A: Category: Not tax: Category A 
<: R100012 included in 

regression 
Household HHIB Dummy variable for household income before Yes = 1; No =0 
IncomeS: tax: Category B 
R1000 -R3000 
Household HHIC Dummy variable for household income before Yes = 1; No = 0 
Income C: tax: Category C 
R3000 -- R6000 
Household HHID Dummy variable for household income before Yes = 1; No =0 
IncomeD: tax: Category D 
R6000- R15 000 
Household HHIE Dummy variable for household income before Yes = 1; No =0 
IncomeE: tax: Category E 
R15000-R50 
000 
Household HHIF Dummy variable for household income before Yes = 1; No =0 
IncomeF: tax: Category F 
>R50000 
Age AGE Respondent's age Years 
Sex SEX Gender of respondent Male:: 1; Female:: 0 

12If a qualitative variable has m categories, one must only include m-l dummy variables in order to 
avoid the "dummy variable trap" (Gujarati, 1995). If this rule is not followed, there will be perfect 
multicollinearity. Thus, in the survey, four choices of management options were provided while only 
three are included in the regression. The same applies to Household Income Category. 
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Table 7: OlS and Tobit Estimation of log(Wiliingness-to-Pay) on Overall Sample 

Dependent variable: L 1WPFEE 
Independent variable Linear (OLS) 

Constant 2.02 
(4.47)*-

HHIB 0.38 
(0.969) 

HHIC 0.32 
(0.821) 

HHID 0.3 
(0.779) 

HHIE 0.46 
(1.200) 

HHIF 0.88 
(2.127)** 

AGE 0.00 
(-0.109) 

SEX 0.02 
(0.296) 

KNOWLEDG 0.08 
(1.134) 

ENVIRO -0.04 
(-2.452)-

INTAKA -0.07 
(-1.589)* 

MANAGE 1 0.25 
(2.79)-

MANAGE 2 0.62 
(2.452)** 

MANAGE 3 0.05 
(0.252) 

Log-likelihood value -161.366 
Lm test for Tobit 

Tobit (MLE) 
1.47 

(3.063)*-
0.92 

(2.348)*-
0.94 

(2.440)-
0.95 

(2.471)-* 
1.16 

(3.02)*-
1.54 

(3.611)-
0.00 

(0.767) 
-0.04 

(-O.475) 
0.02 

(0.210) 
-0.06 

(-2.879)*** 
-0.12 

(-2.504)*** 
0.31 

(2.996)*-
0.83 

(2.795)*-
0.18 

(0.737) 
-197.5578 
548.137-* 

(14) 
R-squared (%) 11.67 3.17 
....... Statistically significant at 1 % Level -Statistically significant at 5% Level 
'"Statistically significant at 10% Level 

6.1.1 Overall Sample 

For comparative reasons, both the Ordinary least Squares and basic Tobit analyses 

were performed. Not surprisingly, the coefficient estimates on the Tobit were the 

same sign as the corresponding OLS estimates, and the statistical Significance of the 

estimates were similar. Exceptions to this were coefficients on the income variables, 

excluding HHIF. However, although it is tempting to compare the magnitudes of the 

OlS and Tobit estimates, such a comparison would not be theoretically appropriate. 

The analytical value of this comparison lies in testing that the signs of the coefficients 

are similar, and verifying the data set used. 
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When considering the explanatory power of the Tobit on its own, the results 

remained interesting. The coefficients for nine of the fourteen variables included in 

the model were statistically significant at a 1 percent level, while the signs for ten of 

the fourteen variables were as expected a priori13
• The level of income generated in 

the respondent's household was highly significant at all levels, with the marginal 

effects indicating that with the transition from the base household income category 

«R1000) to the fifth income category (R15 000 - R50 000), for example, the 

willingness-to-pay will increase by approximately 116 percent. 

Surprisingly, ENVIRO and INTAKA displayed negative coefficients. With regard to 

ENVIRO, this can be explained by considering that those who were relatively more 

environmentally aware were less likely to spend more on the entrance fee to Intaka 

Island as compared to expenditure on water recycling on the Cape Peninsula, for 

example. Simply, respondents were relatively more aware of other environmental 

issues on the Cape Peninsula that would need their money. The marginal effect of 

this result suggests that as respondents became more environmentally aware, they 

would be more inclined to spend approximately 6 percent less on the entrance fee 

into Intaka Island. The negative coefficient on INTAKA substantiates this argument

the higher the rating of INTAKA, the lower the level of environmental awareness of 

the respondent, and the lower the willingness-to-pay for an entrance fee into Intaka 

Island. 

Finally, Table 7 indicates that MANAGE 1 and MANAGE 2 are both statistically 

significant at a 1 percent level. At the margin, respondents who chose Management 

Option 1 as their preferred option for future management were likely to increase their 

willingness-to-pay by approximately 31 percent. On the other hand, those who chose 

Management Option 2 seemed to want to spend approximately 83 percent more on 

the entrance fee. This result is somewhat troubling, and may illustrate a certain level 

of misunderstanding by respondents. Alternatively, the starting point bias that is 

prevalent in this model may also help to explain this confusing result, and is further 

discussed towards the end of the paper. Finally, although the pseudo-R2 generated 

by the Tobit is a mere 3.17 percent14
, the likelihood ratio test as generated by 

13 The signs on the variables SEX, ENVIRO, INTAKA and MANAGE2 were unexpected. 
14 Econometricians have aimed to estimate an R2 when using a limited dependent variable, commonly 
referred to as the Pseudo-R2. It is calculated within the LIMDEP programme according to the 
McKelvey and Zavoina measure, and has been justified as a fair "goodness-of-fit" measure due to the 
fact that it is (i) a measure of the reduction of the variability of the dependent variable through 
explanatory variables, and (ii) the square of the simple correlation coefficient between predicted and 
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UMDEP, a clearer valuation of the goodness-of-fit of the model, suggests that the 

Tobit model is statistically significant at a 1 percent level. 

Given the evaluative power of the Tobit for the Overall Sample, corresponding Tobits 

for the various groups of respondents, namely Shop employees, Shoppers and Office 

employees, have been estimated in Table 8. From this, the Significance of the 

variables within the separate categories can be determined. 

Table 8: Tobit regression results for Shop employees, Shoppers and Office 
employees as compared to the Overall Sample 

Def!!ndent variable: L~JlJwrPFEEl 
Overall Shop employees Shoppers Office 

emp"/olees 
Constant 1.41 2.14 2.24 1.39 

(3.063)*** (3.292)*** (-3.390)*** (2.491)*** 
HHIB 0.92 -0.25 

(2.348)*** (-0.432) 
HHIC 0.94 -0.21 0.2 

(2.440)*** (0.586) (0.492) 
HHID 0.95 -0.45 0.22 -0.11 

(2.411)*** (-0.598) (0.608) (-0.142) 
HHIE 1.16 0.1 0.23 0.10 

(03.02)*** (0.168) (0.604) (-0.435) 
HHIF 1.54 0.81 0.11 

(3.611)*** (1.911)** (0.293) 
AGE 0.00 0.01 0.01 0.00 

(0.161) (0.122) (0.463) (-0.363) 
SEX -0.04 -0.22 0.01 -0.01 

(-0.415) (-1.131) (0.053) (-0.410) 
KNOWLEDG 0.02 0.01 0.19 -0.19 

(0.210) (0.431) (1.403) (-0.683) 
ENVIRO -0.06 -0.06 -0.05 -0.05 

(-2.819)*** (-1.355) (-1.380) (-1.363) 
INTAKA -0.12 -0.21 -0.08 0.12 

(-2.504)*** (-2.361)** (-0.913) (1.558) 
MANAGE 1 0.31 0.33 0.01 0.31 

(2.996)*** (1.956)** (0.823) (1.524) 
MANAGE 2 0.83 -0.03 0.13 

(2.195)*** (-0.044) (1.969)** 
MANAGE 3 0.18 1.21 0.02 -0.31 

(0.131} (1.651}* {0.049} {-O.84i} 
Log-likelihood -191.5518 -84.43 -12.84 -35.83 
value 
Lm test for Tobit 548.131*** 123.898*** 173.189*** 1595.531 *** 

(14) (13) (13) (11 ) 
R-sguared (%} 3.11 6.81 11.72 19.9 
-Statistically significant at 1 % Level -Statistically Significant at 5% level 
"Statistical~ significant at 1 0% Level 

actual values of the dependent variable within the sample (Dhrymes, 1986). Veall and Zimmerman 
(1996) have determined that the McKelvey and Zavoina measure scores consistently well relative to 
other measures (Veall and Zimmerman, 1996, p. 7-10). 
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6.1.2 Shop employees 

Initially, one notices that there were no respondents in the highest income bracket, 

removing this variable from the basic Tobit. Contrary to the Overall model, ENVIRO 

was statistically insignificant. Thus, the level of environmental awareness in this 

group of respondents is low. The mean willingness-to-pay of this group verifies this -

it was the lowest of all the groups at R8.38 (Table 4). Furthermore, the negative 

relationship between INTAKA and LWTPFEE implies that those who rated Intaka 

Island as a relatively more important environmental issue would be prepared to pay 

less as an entrance fee - a similar result to that found in the Overall sample. INTAKA 

is statistically significant at a 5 percent level, and at the margin, the result indicates 

that a one percent increase in the rating of Intaka Island would lead to a 17 percent 

decrease in the willingness-to-pay of the respondent. 

MANAGE 1 is also statistically significant at a 5 percent level (p = 0.00505). This 

implies that, conditional on LWTPFEE being positive, the choice of Management 

Option 1 as compared to the current scenario would increase a respondent's 

willingness-to-pay by 32.82 percent. The coefficient on the statistically significant 

MANAGE 3 is encouraging, as it implies that, despite being indifferent to future 

management of wetlands such as Intaka Island, the willingness-to-pay of these 

respondents is almost 100 percent higher than had they chosen the current scenario. 

6.1.3 Shoppers 

Despite the statistical significance of the model at a 5 percent level, the Tobit 

generated for Shoppers yielded few statistically significant explanatory variables. The 

income variable HHIB has been removed from this Tobit as it has a disproportionate 

impact on the Tobit - it contains one observation, and when included, reduces the 

explanatory power of the model to 0.2 percent. Nevertheless, the level of income 

earned in a household is important. as the marginal effect of earning greater than 

R50 000 per month on LWTPFEE was an increase of approximately 81 percent in 

willingness-to-pay. 

In addition to this, the interesting result found on MANAGE 2 in the Overall model is 

explained in this basic Tobit on Shoppers as the majority of the respondents who 

chose this management option fall into the Shoppers category. However, the impact 

of the statistical significance of MANAGE 2 is not likely to be proportionately 
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influential on a respondent's willingness-to-pay, as the marginal effect of choosing 

the decreased nature area management option over the current scenario decreases 

willingness-te-pay by only 2.6 percent. 

6.1.4 Office employees 

As no respondents in this category earned less than R 3 000, and given the high 

collinearity between HHIB and HHIC, these variables were both removed for 

explanatory purposes. Despite statistical Significance of the overall model at a 1 

percent level, the explanatory power of this Tobit was relatively lower than the 

alternative models. This can be attributed to the fewer observations in the model 

(n=49). In addition to this, only INTAKA and MANAGE 1 are partially statistically 

Significant (both have p-Ievels = 0.12). Despite this, the positive sign on INTAKA 

implies an alternative perspective to that offered by the Overall sample on the rating 

of Intaka Island - the marginal effect of a 1 percent increase in a respondent's rating 

of Intaka Island led to approximately an 11 percent increase in willingness-to-pay. 

However, this result is questionable given the sample size. 

Although an analysis of the impact of the independent variables on the separate 

categories of Office employees is desirable, the sample size itself does not allow for 

this. 

6.1.5 Survey Result Caveats 

These results suggest a level of starting point bias. The problem arises when 

respondents are given a starting level at which to place their willingness-to-pay. In 

this case, although there was a level of starting point bias, the stipulation of the R5 

entrance fee was necessary information given that it is the current price being levied. 

(The Tobit model was selected to help counter this.) In addition, the responses 

elicited were likely to have suffered from embedding, as empirics have indicated. For 

example, respondents were likely to have chosen the first management option if they 

had already displayed an increased willingness-te-pay for the entrance fee. 
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6.2 Revealed Preference Method: Hedonic Pricing 

The hedonic pricing system is based on the premise that the price of a property is 

determined by a set of attributes, including environmental quality variables. Thus, 

theory suggests that the prices of the properties in the vicinity of Intaka Island should 

reflect the utility derived from this environmental amenity. 

Given the existence of both commercial and residential properties in Century City 

(see Figure 2), evaluation of the property prices under the hedonic approach included 

both of these areas. 

6.2.1 Commercial properties 

As previously discussed, the commercial properties in the area can be divided into 

two groups, namely the offices adjacent to Intaka Island (Adjacent) and those 

properties situated on the other side of Century Boulevard (Opposite). A certain 

portion of the value derived from these properties should be reflected in the price at 

which the property is sold. More specifically, the value derived from the 

environmental amenity is a function of the proximity to that environmental amenity. 

Simply, the closer the property is to the environmental amenity, the higher the price 

of the property. Thus, the property prices of the Adjacent offices should be higher 

than the Opposite prices, given the proximity to Intaka Island. 

The basic premise is therefore 

Property price:::: Function (property variables, neighbourhood 
variables, accessibility variables) 

Thus, variables such as ert size, the level and quality of security, and proximity to 

both the Cape Town Central Business District and other commercial businesses 

should be reflected in property price. This aspect has not been regarded by the 

developers, and freshly developed commercial space in Century City is sold at R1 

500 per square metre, irrespective of proximity to Intaka Island (Harbough, pers 

comm. April 2004; Westerland Property Services, pers comm. May 2004). The value 

derived from the environmental amenity, namely Intaka Island, is not included in the 

price at which the commercial property is sold. Note, however, that there is not yet a 

significant secondary market, and prices are determined using the developer'S own 

estimate. 
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The potential for these price structures to change once the property market in the 

area is secondary, as opposed to new development, is seen by analysing the 

willingness-to-pay for views of Intaka Island. In the absence of these estimates, 

surrogate estimates can be inferred from the willingness-to-pay for an entrance fee 

by those who view Intaka Island frequently as compared to those who do not view 

Intaka Island. More specifically, the surveys conducted and previously analysed 

indicated that the mean willingness-to-pay of respondents in the Adjacent and 

Opposite groups of Office employees were substantially different. as shown in Table 

9. 

Table 9: Revealed preference for Intaka Island 

Mean WTP as an entrance fee (Rand) 
Mean level of environmental awareness 
Mean rating of Intaka island 

Ad'scent 
10.16 
7.25 
2.81 

o osite 
7.89 
6.25 
3.53 

Adjacent respondents revealed a mean willingness-ta-pay of R10.16, while 

respondents in the Opposite office area revealed a mean willingness-to-pay of R7.89 

- approximately a 29 percent increase. In addition to this, respondents in the 

Adjacent category rated Intaka Island relatively higher against the alternative 

environmental issues when compared to the Opposite respondents. These results 

imply that there is, in fact, utility derived from the environmental amenity for those 

who are in closer proximity to it. The commercial market does not reflect this utility: 

the entire area is currently administered as one unit with a single administered price 

of R1 500 per square metre. 

6.2.2 Residential properties 

The Island Club residential development is situated opposite the Canal Walk 

Shopping Centre (see Figure 4) and aims to create an upmarket "island lifestyle" 

residential paradise. It was launched in May 2003 and generated R 200 million in 

sales within a week of its launch (Century City Fact Sheet, August 2003). One of the 

most influential selling points associated with The Island Club residential properties is 

the water and canals surrounding the apartments. In addition to this, Intaka Island is 

also a selling point mentioned by estate agents of the development (Cross, pers. 

comm. May 2004). 
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Once again, given the proximity of these properties to Intaka Island, and considering 

that it is mentioned as an input to sales, the prices of the units available should be a 

function of environmental quality variables. The closer the unit is to Intaka Island, the 

higher the price of the unit, as the price should reflect the utility derived from the 

proximity to the amenity. However, when one considers the design of The Island 

Club as shown in Figure 4 in conjunction with the property prices displayed in Table 

10, this does not seem to be the case15
• 

Table 10: The Island Club Property Prices 

Date of Sales Position Unit size Average Property 
Price1 

May/June 2003 Majorca 1 bedroom R 609 000 
2 bedroom R 650000 
3 bedroom R 1 118000 

July/August 2003 Menorea 1 bedroom R645 000 
2 bedroom R685 000 
3 bedroom R 1175 000 

September/October 2003 La Savina 1 bedroom R 675 000 
2 bedroom R 720000 
3 bedroom R 1 240000 

January/February 2004 St Tropez 1 bedroom R 825 000 
2 bedroom R 870000 
3 bedroom R 1 425000 

March/April 2004 Poriofino 1 bedroom R870000 
2 bedroom R 950000 
3 bedroom R 1635000 ,. 

These pnces were calculated as the average between the return on Investment (Cross, Rabie Property 
Projects, May 2004) and selling prices to the public (Rabie Property Projects, 2004). 

Given that the units available in Majorca and La Savina are roughly identical, the 

difference between the unit prices in Majorca and La Savina suggest that the 

proximity to Intaka Island could be reflected in property prices. It is unlikely that the 

two month time-lag between the selling times would account entirely for the 

difference in property prices. More specifically, as the buyer moves closer to Intaka 

Island, the average property price on a one-bedroom unit, for example, increases 

from R 609 000 to R 675 000. On the other hand, the average price of a one

bedroom unit in St Tropez is approximately R 825 000. Finally, the average property 

price of a one-bedroom unit in Poriofino is R 870 000. Thus, despite being further 

IS In total, there are eight residential property areas, of which five are reflected in Table 10. 
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Figure 4: Island Club Residential Development 
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away from Intaka Island, average property prfces in SI Tropez and Portofino are 

higher. suggesting either that other factors such as time-lags are at play, or 

alternatively, that the value derived from Intaka Island as an environmental attribute 

has not been accounted for by the estate agents in property prices 

For further eVatuation, the residential areas that consist of dual apartments on one 

level were analysed, Of the eght residential areas, orly two fall into this category. 

More specifically, Capri and Palma have apartments that face both South (towards 

the water) and North (towards Ratanga Road, away from the water), as seen in 

Figure 4. AlthollJh specifIC price differentials are unavailable, it is estimated that 

there is approximately R20 000 to R30 000 difference in the price of a south facing 

apartment with water frontage as compared to those apartments facing North with no 

water frontage (Scrooby, pers, comm July 2004). 

For comparative purposes, the price differential between houses facing north or 

south at the Marina Oa Gama complex was evaluated. The Marina Oa Gama 

complex is also situated on the Cape Peninsula, and was desgned with Zandvlei, a 

neighbouring wetland (and the associated aesthetic and recreational services) as its 

main selling poin\. Estate agents argued that a house wth water frontage and south 

facing would sell at approximately a 25 percent premium to an identical house 

without water frontage (van Zyl. pers. comm 2001). This premium would rise to 50 

percent if the house were north facing with water frontage (van Zyl, pers comm. 

2001). 

These results indicate that there is a sgniflCant value attached to a view of water 

Houses WIth water frootage undoubtedly selt at a premium above houses without 

views over the water 

However, the property prices of the units available at The Island Club should. in fact. 

reflecl two environmental attributes, namely tnlaka Island and the water surrounding 

the properties within the canals. The distinction between Ihes.e amenities is not clear 

given that the Gleanliness of the water is dependent OIl Intaka Island As previousty 

mentioned, Intaka Island "serves as a natural purification system to filter and cleanse 

the water in the canal system tinking the various elements in Century City" (Century 

City Fact Sheet. August 2003), including The Island Club residential development By 

comparing the property prices of the units avaitable in The Island Club with property 

prices of similar units available adjacent to Cenlury City, namely the Villa Italia 
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residential property development, the value derived from the water may be 

estimated. 

Table 11: Property prices of units in The Island Club and Villa Italia 

Unit Size The Island Club Villa Italia 1 Difference 
1 bedroom unit R675 000 R 525 000 R 150000 
2 bedroom unit R 720 000 R640000 R 80 000 
3 bedroom unit R 1 240000 R905000 R 335 000 
1, . 
Pnces reflected are the averages as provided by Dante Fratti. Villa ltaha Property Development, May 

2004 

The prices shown in Table 11 are for September 2003. The attributes associated with 

the units in The Island Club and Villa Italia are similar, including the ert sizes of the 

available units, the style of the available units, and the security within the 

development. The primary difference between these units is the canal system 

surrounding The Island Club and the proximity to Canal Walk Shopping Centre 

(Cross, pers. comm. May 2004; Fretti, pers. comm. May 2004). However, there is a 

substantial difference in the property prices: there is an average difference of 

approximately R 188 000 between the units available in The Island Club and Villa 

Italia. A portion of this difference in property price may be attributable to positive 

externalities flowing from the proximity to Canal Walk Shopping Centre16
, but this 

seems unlikely to account for the total R188 000 price differential (Scrooby, pers. 

comm. June 2004). A significant proportion of the price differential can be viewed as 

the positive value attached to the water within the canals surrounding The Island 

Club. 

This result indicates that there is positive utility derived from the water in the canal 

system, and that this value is dependent on the existence and maintenance of Intaka 

Island. The final phases of development will begin in October 2004, and these 

residential properties will be closer to, and surrounding Intaka Island. Unfortunately, 

the estimated prices of these residential prices are currently unavailable 17. 

Nevertheless, it has been suggested that these property prices will reflect the utility 

derived from the environmental amenities associated with Intaka Island (Scrooby, 

pers. comm. June 2004; Cross, pers. comm. April 2004). 

16 The convenience of proximity to Canal Walk Shopping Centre is regarded as a major positive 
drawcard for estate agents in The Island Club. 
17 The proposed price listing will be available from August 2004 from Rabie Property Projects 
(Scrooby, June 2004). 
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Interestingly, the property market at the Marina Oa Gama complex has grown to 

reflect the utility derived from Zandvlei and its associated services. The largest 

premia in this complex are achieved by the few houses that face westward over 

Zandvlei (as opposed to facing over water to another's house). These properties can 

be divided further into two groups: houses that look over Park Island, and; houses 

that look over a grassed public park area. Park Island is an island in Zandvlei that is 

covered by well-maintained indigenous vegetation with good bird life. It also offers 

low intensity recreation, such as walking trails. Exact estimates of the premia in this 

area are difficult to calculate as no houses are the same, but premia for this group 

are likely to exceed the 50 percent premium charged on the north facing houses (van 

Zyl, pers. comm. 2001). 

Further analysis of these price differentials will be extremely helpful in analysing the 

indirect value that is attached to Intaka Island. Preliminary results suggest that there 

is an indirect value which, although currently immeasurable due to the effect of 

administered prices, is recognised by estate agents and attached to Intaka Island 

and the environmental services it provides. (An article discussing the growing interest 

in The Island Club can be found in Appendix C: Business Day, 21 July 2004). 
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7. CONCLUSION 

The research described in this paper was intended to inform an existing 

environmental management plan. Although an EIA typically provides information on 

the status of an environmental resource, stated and revealed preference methods 

can assist when used to estimate the utility derived from an environmental resource. 

While these two techniques are dissimilar - CVM uses direct elicitation while hedonic 

pricing uses revealed preferences in the property market - the results these 

approaches yielded were similar. 

7.1 Findings from the Contingent Valuation Method 

The purpose of contingent valuation in this paper was to determine whether, and to 

what extent, the public itself placed any value on the nature area. The surveys 

revealed that the members of the public could derive utility as both use and existence 

values from Intaka Island. This was supported by the differential between the current 

entrance fee and the mean willingness-to-pay for this entrance demonstrated by 

respondents to the surveys - the mean willingness-ta-pay being almost double the 

current entrance fee. This differential between current price and willingness-ta-pay 

was displayed by the three separate groups involved in the survey. Furthermore, 

Adjacent respondents were willing to pay substantially more than respondents 

categorised as Opposite. This result suggests that Intaka Island not only provided 

utility but those who enjoyed this utility indicated it through their willingness-to-pay for 

the site. 

The Tobit analysis of the data from the CVM suggested that the typical respondent's 

level of environmental awareness was statistically significant in the Overall sample, 

implying that Intaka Island has environmental value for those who are 

environmentally astute. In addition to this, as expected, income is a significant 

determinant of a respondent's willingness-to-pay. Finally, respondents' placement of 

value on the future management of wetlands such as Intaka Island, "MANAGE 1", 

was statistically significant, suggesting a positive existence or bequest value for 

environmental resources such as Intaka Island. 
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7.2 findings from the Hedonic Pricing Analysis 

Hedonic analysis of commercial properties failed to show significant utility accruing 

from Intaka Island. The office blocks situated adjacent to and opposite Intaka Island 

are priced identically, despite the willingness-to-pay differential displayed by the 

respondents to the CVM survey. On the other hand, an examination of the residential 

properties surrounding the area, namely The Island Club and Villa Italia, exposed the 

high level of utility derived from the water in the Perimeter Canals. Although the 

developers may have recognised the need for premia on residential properties with 

water frontage, it seems that the current market for commercial properties is 

administered by developers (a demand and supply based market not yet having 

emerged). Commercial property prices surrounding Intaka Island have not been 

derived through market dynamics, but rather as a result of developer intentions. This 

is an interesting result, given the environment/view based differentials in Cape 

Town's residential property market (where properties facing Park Island in the Marina 

Da Gama complex enjoy estimated premiums in excess of 50 percent). In the 

commercial property market, developers seem to feel that there is little potential for 

environmental assets to engender financial gain. 

7.3 Overall findings and Recommendations for the future 

Despite the existence of a competitive and well-informed property market in Cape 

Town, both the use and non-use values attached to an environmental resource such 

as Intaka Island are frequently ignored. This paper suggests that its null hypothesis 

holds - Intaka Island is undervalued as an environmental resource. However, in 

addition to the direct utility this wetland provides, it also has an existence value, 

recognised by the public and determined by the high conservation values flowing 

from its vegetation and its use as a breeding site by waterbirds. The combination of 

these factors suggests that Intaka Island is an important multi-purpose nature area. 

In light of the increasing development surrounding Intaka Island, organisations such 

as the Blouvlei Environmental Committee should ensure that the biodiversity of 

Intaka Island remains sustainable. The survey showed that the public are interested 

and, when informed, can derive utility from this type of environmental facility. 

Increased advertising and marketing of Intaka Island will ensure both greater visitor 

numbers and increased revenue. Moreover, it will ultimately enhance public welfare. 
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APPENDIX A: Complete survey as used in the case study: English 

How to fill out this questionnaire: 

The questions are asked in a number of different ways. In most cases, you only need 
to tick the box which is closest to your view on the iss"e. Here is an example: 

EXAillLE: 

Do you think that the government should spend more or less on tbe environment'! 

Spend more on the environment 

Spend less on tbe environment 

Don't know 

d 
D 
D 

If you think tbat the government should spend more on tbe environment, you wo"ld 
tick the box as indicatc,d,.~ ___ __________________ _ 

Sometimes, you need to write an answer. In these cases, simply write yotlr answer in 
the space provided. 

Complt"tion of this survey is voluntary. 

AU your answers will be kept .,·trictly conjidential. 
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SECTION A 

Your views on the management ofthc Intaka Island NatuII.l Area 

Two issu~s fdcing people in Cape Town are the fall in number and quality ofwctland.~ 
and pans on the Cape Peninsula. This has occurrcd as a rcsult of development over the 
last 30 years. 

One remaining wetland site is the 16-hectare nature area next to Century City. This 
area is known as lntaka Island, and used to be called the Blouvlei wetland. 

What is Intaka Island? 

Intaka Island consists oftwo main area~: 
(i) the 8-he<.iare constructed wetland zone 
(ii) the 8-he<.'tare seasonal salt pan zone 

The wetland zone improves the water quality of the water going intl! the canal system 
surrounding Century City. The seasonal salt pan provides a habitat for rare and 
endangered fynbos species and waterbirds, giving it high conservation value. 

In addition to this, the constructcd wetland provides a habitat forbreeding waterbirds. 
127 bird species have been identified on a regular hasis in the Intaka Island vicinity. 
The wetland provides hreeding and roosting opportunities for birds from other local 
and international arcus. Furthermore, it is the first place in the world to introduce a 
man-made hreeding structu",. Th~se waterbird.~ breed in only a few other wctlands on 
the Cape Peninsula. 
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What environmental issues are important? 

Before considering the importance of Intaka Island, we would first like you to think 
about some environmental issues, and rank them according to your views of their 
importance. 

Please could you rank these environmental issues according to their level of 
importance from your perspective. (eg. 1 is the most important issue, 5 is the least 
important issue) 

Environmental Issue Ranking 

Controlling urban sprawl on the Cape Peninsula 

Improving water quality of the Liesbeek River 

Maintaining wetland quality of Intaka Island 

Promoting water recycling in Cape Town 

Preventing over-fishing on the Cape Peninsula 
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SECTIONB 

Had you ever heard of the wetland next to Century City before this questionnaire? 

Yes D No D 
These are the current benefits associated with Intaka Island. 

Feature 
Size of Nature Area 16 hectares 
Percentage area of healthy Fynbos 74 
Number of bird species 130 
Number of waterbird species 52 
Number of waterbird species breeding 48 
Water quality of the canals Good 
Entrance fee R5 

Do you think that R5 is a fair price to charge visitors to visit the area? 

Yes D No D 
Would you be willing to pay a higher entrance fee to visit the area? 

Yes D No D 
If yes, how much would you be willing to pay? Please keep in mind your available 
income and aU the other things you have to spend money on. 

It is possible to get to Intaka Island by car and by boat via the canal system. The 
service by boat is unfortunately currently unavailable, yet has been offered in the past. 
Would you be more interested in visiting Intaka Island 

d) by car D 
e) by boat from Canal Walk D 
t) Both of the above D 

What do you think is a fair price for a trip by boat, including the entrance fee, to the 
nature area? 

At the price that you have chosen, would you use this service? 

Yes D No D 
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SECTIONC 

What should we be doing? 

The Cape Peninsula is an internationally known centre ofbio-diversity. This species 
diversity is partly a result of the range of habitats available - mountains, coastal and 
wetland areas all exist in this small area. Unfortunately, wetland areas have been 
threatened by development. As a result, certain plant and bird species are becoming 
threatened on the Peninsula. 

We would like to find out how members of the public would like Intaka Island and 
other wetlands to be managed in the future. We have prepared a set of management 
options, and would like to know which management option you prefer. 

Please give your personal view and when selecting an option, keep in mind your 
available income and the other things which you have to spend money on. 

Feature Option A: OptionB: 
Current situation Increased nature 

area 
Size of nature area 16 hectares 21 hectares 
Percentage area of 74 93 
health~ Fynbos 
Number of bird 130 207 
species 
Number of 52 65 
waterbird species 
Number of 48 63 
waterbird species 
breeding 
Entrance fee R5 RIO 

I would choose Option A 

I would choose Option B 

I would choose Option C 

I would not choose any of these options. 

D 
D 
D 
D 
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Option C: 
Reduced nature 

area 
10 hectares 
24 

52 

16 

28 
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SECTIOND 

Finally, we'd like to ask you a few questions regarding your household. 

Occupation: 

What is your total household monthly income before tax? 

<RI000 D R1000 - R3000 D 
R3000 - R6000 D R6000 - R15 000 D 
R15 000 - R50 000 D >R50000 D 
Age: 

Sex: Male D Female D 
Thank you for your time. 
Please note, there are no plans to change the entrance fee at this stage. 
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APPENDIX B: Comparison of marginal effects of explanatory variables on Overall 
sample. Shop employees, Shoppers and Office employees 

Dependent variable: Log(W!PFEEJ 
Overall Shop employees Shoppers Office 

employees 
Constant 1.48 2.74 2.24 1.39 
HHIB 0.92 -0.25 
HHIC 0.94 -0.27 0.2 
HHID 0.95 -0.45 0.22 -0.17 
HHIE 1.16 0.1 0.23 0.10 
HHIF 1.54 0.81 0.11 
AGE 0.00 0.01 0.01 0.00 
SEX -0.04 -0.22 0.01 -0.07 
KNOWLEDG 0.02 0.07 0.19 -0.19 
ENVIRO -0.06 -0.06 -0.05 -0.05 
INTAKA -0.12 -0.21 -0.08 0.12 
MANAGE 1 0.31 0.33 0.01 0.37 
MANAGE 2 0.83 -0.03 0.73 
MANAGE 3 0.18 1.21 0.02 -0.37 
Conditional mean 2.0669 1.841 2.285 2.0168 
Adjustment factor 0.997 0.9973 1.00 1.00 
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APPENDIX C: Newspaper article recognising the growing importance of Intaka 
Island 
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