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INTRODUCTION 

This study is based on identifying and analysing the problems 'Which 
arise fran suburban expansion into the urban fringe ; and on sugges­
ting certain policy measures which could serve as a basis for direc­
ting develoµnent in such a way as to avoid these problems . 

The urban fringe is recognized as the contact zone between the city 
and the countryside. As such , it experiences the major develoµnent 
forces 'Which arise fran the growth of the metropolitan population. 
It is characterised by change and instability; which are reflected 
in unrealistic land values , speculative l and holding, and unprc:xiuc­
ti ve use of much of the l and. As suburban develoµnent encroaches 
into this zone, so the forces which precede it reach further out 
into the countryside. 

Many fringe areas comprise prime fannland and, in sane instances, 
the environmental characteristics of the l and are scenically 
attractive and offer great opportunities for meeting the outdoor 
recreational needs of the metropolitan population . The threat 
to these attributes. constitutes the major problem associated with 
suburban expansion. 

Other problEmS arise fran the nature of such expansion; these being 
the various costs which accanpany suburban sprawl. These costs 
generally take the form of extravagant use of the land and the in­
efficient provision of servi~e infrastructures. A most important 
s econdary cost is that such develoµnent proves a strain on the 
metropolitan area in that supporting facilities do not generally 
accanpany housing. The role of this new development is thus 
simply that of a dormitory suburb. Moreover, these new suburbs 
do not contribute to the metropolitan rates account. 

These factors tend to lower the effective welfare levels of the 
l™er incane groups of the metropolitan population. The fact that 
these nev suburbs cater specifically for the higher income groups, 
merely serves to highlight the fact that such developnent is geared 
to the extravagant demands of a small sector of the population 'Who 
are not canpelled to bear the full costs of their privileged position. 

The policies suggested are thus aimed at resolving the above problems 
in order to meet the following objectives: 

To ensure that the urban fringe contributes in sane way 
to the needs of the metroJ?Olitan population - particularly 
the l ™er incare, grcups. 

To facilitate the continued viability of existing fannlands. 

To preserve , and where possible, enhance the environmental 
character of the fringe. 

To optimise the outdoor recreational potential of this area. 
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To guide developnent in desired directions. 

To ensure that the built environment is both functional 
and scenically attractive • 

To ensure that develoµnent takes place in an orderly 
and efficient manner. 

To encourage the provision of supporting facilities, so 
as to achieve a rrore self-contained neighbourhood. 

A behavioural approach was adopted and, in this regard, the Constantia 
Valley was employed as a case study to explore the process in action. 
The Valley proved an appropriate, if sc:rnewhat special, example of 
suburban encroachment into the urban fringe. Its torx:graphical 
setting and environmental beauty, coupled with the fact that it can­
prises extremely valuable far.ml.and and has strong historic connota­
tions; makes it particularly vulnerable to suburban encroachment. 
Although it is, in parts, already suburbanized - exhibits all the 
characterist1c elements of a typical fringe zone. 

The study is structured in the following manner : 

PART ONE comprises a broad theoretical viE!w of the ·suburban land 
conversion process. The general problems experienced in the fringe 
are outlined; and the forces underlying this conversion process are 
described. The roles played by the various participants involved 
in this process are highlighted. 

PART 'ThD deals with the Constantia Valley. The past events and 
policies which have resulted in the present fonn of development are 
reviewed, the existi.i.,g situation is analysed anc the various trends 
highlighted . The major problem areas are then identified. 

PART THREE deals with the problem of suburban e,"'qxU1Sion as experienced 
in Britain and the United States. The policies adopted in these 
countries, together with the techniques employed to effectuate these 
policies, are reviewed. 

PART FOUR sets out the various goals and objectives 1n respect of 
the Constantia situation •. 

PART FIVE is devoted to suggesting certain policy prescriptions to 
resolve the problems found in Constantia. These rx:>licies are informed 
by the analysis of the existing site and the observed trends; by the 
British and United States policies for resolving very similar issues ; 
and by the goals and objecti y:9s. 

PARI SIX is ai.'lleCl at suggesting certain policy prescriptions of a more 
general nature . These are infonned by the lessons learnt fran the 
Constantia Study; and by the various techniques employed in Brita.in and 
the United States in order to facilitate the implementation of the 
adopted policies in these countries. 

An outline of the study is indicated in the folla.ving d1agram. 
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THE SUBURBAN I.AND CCNVERSION PROCESS 

Suburban expansion has been one of the major canponents of urban 
grc:Mth . I t cari partly be explained by the consequences of the 
urban grc:wth process itself; the most obvious factor being the 
denand for space which has acccrnpanied population gra,.;th and the 
need for additional housing and r el~ted activities . 

Ove..r t 11e years the incremer1tal spreading out of suburban grcwth 
has engulfed more artd more land on the urban fringe. Apart £ran 
tb.e undesirable aspects of urban sprawl itself , the land "Hhich is 
being engulfed is very often prime farmland or l and with a high 
scenic or recreational value; for these were often contributory 
factors in the initial location and establishment of the city 
itself - namely fertile soil and an attractive environment. 

1. 0 THE c a-:x:ENI'RIC zam THB'.)RY 

2. 

The concentric or ring pattern of suburban gro.vth, which is dis­
cernible to a greater or lesser extent in all urban agglanerations, 
can be partly explained by the very simplistic and generalised 
concentric zone theory. With bid-rent curves being a f unct ion 
of accessibility to the central city , the land us'" pattern 
surrounding the central city at any one point in time .is a 
reflection of the value of accessibility to the user . 

The pattern which emerges is that of successive concentric rL~gs 
which, starting fran the centre, canprisc the centrctl business 
district and its surrounding zune of transition (these~ 
making up the central city): a wide band of residential suburbs, 
decreasing in density away £rem the central city; intensive fonns 
of fanning and other uses; and lastly, extensive fannJ.and. (1) 

Distortions to this idealised pattern are easily explained by 
toI:XXJrapucal barriers , the existence of radial transport routes 
and the fact that the urban land market does not operate free ly 
but is instead highly restricted by both public and pr ivate 
interference . An additional cc:mplicating factor is the rnulti·­
nodal character of all large cities and metropolitan areas . 

Wnile the concentric zone theory is essentially a static concept, 
it is given a dynamic dirrension by the outward movement over 
time of each concentric rir1g. This is an important fact or and 
is basic to the whole idea of successive waves of ever-increasing 
deve loµnent densities washing over any one particular tract of 
land. 

Despite ·the fact that land use patterns raniniscent of the con-­
centric zone theory may be found in alrrost all urban contexts, 
it is generally accepted that this theory does not adequately 
expl ain all the forces which qetermine the process and r.attern 
of suburban land conversion. 

(1} The derivation of this pattern is well described by 
Richardson, pp. 56-64. 
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2 .O A BEHAVIOURAL .i\PPROA£H 

To expl ain, with any degree of confidence , the existing patterns 
and to predict future patterns of suburban gro11rth , the only 
reasonably safe rrethod is to adopt what Hall refers to as a 
behavioural approach. (1) This approach is simply that of 
analysing past processes; identifying and understanding the 
underlying forces and taking note of the prevailing conditions 
the state of the market , personal preferences , degree and 
form of public inteLvention and the specific characteristics 
of the land itself. 

3 .0 THE FORCES UNDERLYING SUBURBAN EXPANSION (2) 

One of the major forces, which has in practice resulted in a 
settlement behaviour patte....-rn in contradiction to the concentric 
zone theory, is that of personal preference or choice of 
location. Depending on the attractiveness of the environment 
and the nature of the surrouriding rural area; a segment of the 
i;:opulation has characteristically opted to forego accessibility 
to the central city in favour of the attributes of living in 
rural or semi-rural surroundings and of owning (on an uneconanic 
basis) relatively large tracts of land. 

In addition to the increased canmuting costs, tnis segment of 
the population is faced with high labour costs a'1d is also re­
quired to internalise normal service costs such as those asso­
ciated with sewerage , lighting, water and refuse disi;:osal. 
Clearly then, the choice of a semi-rural residential location 
is the preserve of the wealthy. 

Technological change (particularly the role of transport im­
provements and means of cc:mnunication which have reduced the 
need for agglaneration) , rising incane levels, more leisure 
time and increased car ownership have, over time, emphasized 
the demand for more living space. Arneni ty has thus became ari 
ever-more important locational'deterrninant than proximity to 
the central city. (3) 

Of major lltlfX)rtance is the fact that these tre.rids have resulted 
in more and more people (including those in the middle incane 
category) looking to these semi-rural areas as a desirable., 
and i;:ossible, residential location: In this manner the sEmi­
rural areas become invaded with pressures for develop:nent which 
can only be described as suburban. 

The process of suburbanization is thus propelled by tb.e above­
mentioned forces which ar= in turn strongly reinforced by 
the general increase of the urban population and ensujng levels 
of congestion in the central city. Underlying this centrifugal 
rrovement, two sets of forces may be identified; those of a "pull" 
nature a11d those of a "push" nature. The fonner, with regard 

( 1 ) Ha 11 , p • 2 10 
(2) The following forces are those which take place in an un­

controlled or relatively free market system. The effects of 
public sector intervention are discussed later. · 

(3) Richardson, p.69 

3. 



to the rnovanent of residential location, reflects the attrac­
tions of a se:ni-nrral quality; while the latter reflects the 
diminishing qualities of a central city location. 

In the same manner, a decentralised. pattern of shopping 
facilities and work opportunities takes place - partly to 

4. 

the advantage of the cheaper land in the suburbs and partly 
as a response to a captive suburban market. These, tog-ether 
with the provision of services and other public amenities such 
as school facilities and public open space, further errphasize 
the attractive pull of the suburbs. 

Whereas the aoove forces make up the demand side of the suburban 
market, they must r.aturally be canplanented. by forces of supply. 
The supply side is based. on the factors of prcduction - land, 
labour, capital and entrepeneurship. Just as the functioning 
of the market is dependent upon the degree of canplenentarity 
between the danand and supply forces, so also supply is depen­
dant upon the interdependence between the factors of prcduction -
none of which can play an active role in the market without the 
other three. 

The demand for land for suburban housing is by definition a 
derived. demand. Although land in itself perfonns a passive 
function, its usefulness is to a very large degree dependant on 
its nature. The tenn 11 land11 is perhaps better' described as the 
physical environment which embraces all those factors ranging 
from top::x;raphy, slope, aspect and the quality of the soil; to 
the vegetation and micro-climatic conditions . 

Generally, land which is suitable for farming is also suitable 
for housing and so a conflict in use arises . Similarly, those 
aspects which constitute an attractive environment for recreational 
usage are the very factors which make it attractive for urban en­
croachment. Apart from the physical characteristics of the 
environment , its usage is determined. by its location in relation 
to existing urban develoµnent. 

The use to which land is put is thus detennined. by its physical 
characteristics and the "preferences" of the landowner which are, 
in turn , to a large extent dete1.rnined. by econanic forces . The 
supply of land on the urban fringe is therefore dependent on this 
viability as .fannland (in the face of canpeting urban uses) and 
on the danand forces for suburban develoµne..'1t . 

The process whereby land is converted. to suburban develoµnent 
takes the fo:rm of minor subdivisions of land into smallb.oldings 
or large plots for residential usage, or as formal township 
develq:ment. In either event , the supply of land for develq:ment 
depends, first of all, on the willingness of the fanner to forego 
his existing usage . Apart fran state acquisition of fringe land 
for institutional or other purposes including public housing 
projects , it is the developer who is the prime initiator of 
suburban developnent . 



I Th.e developer, or entrepeneur, plays the vital, and most active 
role in the land conversj_on process . His activities are dic­
tated by demand forces which in turn depend on the existing 
supply of suburban land; he is, ha_..re•1er, able to manipulate 
these forces to a certain degree by "creating" a d61li:U1d and so 
attracting the demand forces away from other sources of supply. 

To perform his role, the developer is dependent upon the other 
factors of production - capital and labour. In the financing 
of develoµnent projects he is reliant upon lending institutes, 
such as banks and building societies; while in the actual con­
struction of houses or oti.'1er suburban uses and their supporting 
services, the developer is generally dependent upon construction 
and engineering finns. The supply and costs of money and of 
lab:)ur is in turn strongly affected by the prevailing state of 
the econany. 

4.0 THE FDRCES AGAINST SUBURBAN EXPANSION 

In contrast to those forces underlying the suburban process are 
those of containrrent of the urbanised area. These include 
the IXJWer of agricultural and rural preservation interest groups, 
the reluctance of central city authorities to lose pop.ilation 
and other income-generating concerns, and the sdaring land prices 
which accanpany the increasing demand for suburban land - made 
nore acute by the practice of speculative land holding. (1) 

5.0 THE URBAN FRINGE 

Were suburban development to proceed in an orderly and contiguous 
manner , the interface between urban and rural land uses would be 
that of an even line of contact. The fact that such dev·elop:nent 
is anything but orderly and contiguous, but instead takes place 
in a haphazard a.~d discontinuous fashion (corrrnonly referred to 
as leapfrog develop:nent) means that this interface is in practice 
represented by a fairly wide zone - the urban fringe. (2) 

The focus of the above forces of suburbanization is on the urban 
fringe and this zone is therefore subject to sane of the major 
transitional forces of urban expansion. Together with an influx 
of residential developnent, the urban fringe is characterized by 
a mix of land uses comprising intensive fonns of "fanning" (such 
as market gardening, nurseries, chicken batteries, stall-fed 
cattle and pigs) and various other uses ranging fran state and 
other institutions to drive-in cir1emas, storage yards and a host 
of uses of a semi -industrial nature. All of which require rela­
tively large tracts of land and are dependent on fair:'..)' close 
proximity to the central city . 

(l} Ha 11 , p. 392 

5. 

(2) Richardson, p.60 refers ·to the zone of transition as being "typified 
by mixed land use, general instability and change and by a wide range 
in type and quality of function". This description applies equally 
as well to the urban fringe. 
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6.0 THE NEED FOR INI'ERVENI'ION 

In the absence of any concerted public intervention in the suburban 
process, the forces agamst suburban expansion have, in the past, 
failed dismally to control or even rey..1late the free market pattern 
of urban sprawl. 

The developer can hardly be expected, let alone be relied upon, to 
internalise the full costs of his actions. Apart fran local 
overspill effects, the consequences of suburban expansion at the 
regional or metropolitan level must be considered. 

Firstly, the direction and timing of urban expansion plays an all­
important role in detenr..ining the efficient functioning of the 
city. The mere availability or cost of land for developnent may 
lead suburbru."1 expansion in directions which have little relationship 
to existing land uses such as workplace, shopping facilities and 
various urban amenities • Such undirected expar.sion may, through 
the pre-emption of land, preclude alternative uses - particularly 
those of a public nature such as recreational land., educational 
institutes, future transport corridors or even airports. More­
over, valuable resources such as prime farming land, minerals, 
high quality building stone or particularly valuable stands of 
trees may be lost. 

Secondly, environmental factors are not taken into account, par­
ticularly at the regional level. Ecological syst6IIS may re 
irreparably interfered with and may result in endless direct and 
indirect, or opportunity, costs. For example , natural drainage 
systems may be severely ta..'Tlpered with leadiny to possible flcx:xli.ng 
elsewhere; floodl:i..nes may not be fully determined; developnent 
may take place on la..'1d 'which should never be built upon such as 
marshy land or where soils are subject to excessive movement -
even potential earthquake zones; aquifer recharge areas may be 
fully built over; encroachment upon t:J12 natural enviro:nm.ent may 
take place at the expense of rare species of animal- or birdlife. 
In all, there is no control over possible costs to be borne by 
the ·future hanea..mers (e.g. flooding, or excessive cracking of 
walls and founcations) or of environmental attributes which could 
add so ITn.lch to the quality of suburban living. 

Being subject as it is ·to nurnerous pressures of an array of different 
land uses, the urban fringe is particularly susceptible to incanpati­
bilities and externalities. While a mixture of farmland and urban 
develoµrent is often cited as the fonn of living environment which 
ITDst closely approaches the ideals of a large sector of the populace 
and which often fonns the basis of advertising slogans for subur-
ban living; in practice the tv.Q are frequently incanpatible. 

The land market system on the urban fringe is subject to numerous 
distorting factors which characterise its instability and the fact 
that land valu~s seldan reflect the existii"1g or optimal use of the 
land at the present time, but instead unrealistically reflect an 
anticipated future urban value. 
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The ccrnbination of these factors indicates that certai n problems 
are experienced in the path of urban expansion which , if left 
uncontrol led , would se:..rve not onl y to encourage fur ther urban 
sprawl a t the cost of further l osses to fannland and the environ­
ment, but woul d also r einforce the exc lus ionary trends of metro­
polit an grc:wth. 

Furthe:rrrore, as the attractiveness of each area diminishes with 
an ever-increasir1g inf lux of successive waves of developnent, 
so the process tends to creep ever-out:v-lards; leaving behind it 
a mix of inccrr.patible, undesirable and inefficient uses. 

Apart fran the above, three major factors justifying public inter­
vention in the sUburban market process are the costs of urban 
sprawl, uncontrolk . .od. speculative land holding and the externali­
ties arising fron incompatible land uses. 

6.1 The costs of urbar1 5..12rawl 

The inher ent ineff j_ciences of urban sprawl, such as increased 
service costs and the exlravagant use of the land for housingf 
tend to result in undesirable secondary costs being imposed 
on those least able to afford them. 

Those whose residential location is tied to close proximity 
to the central city because they cannot afford the costs 
of an outer-suburban or fringe location (land or house 
price t(Bether with increased carrnuting ai·1d labour costs) are 
directly saddled with increased service costs and rates due 
to a decreased central city tax base. Alternatively, as an 
opportunity cost, the rate of increase in the above fixed 
costs is greater than it would have been under an enlarged 
tax base. Levels of welfare are also reduced as expenditure 
on central city amenities is curtailed. 

Urban sprawl itself tends to be rronotonous and is generally 
characterised by a lack of carrnunity feeling - this frequently 
results in t.J.'1e duplication, in the suburbs, of many central 
city amenities which suffer as a result of diminished 
patronage. 

The heavy emphasis on private vehicular transport is costly 
and the resulting costs of congestion of the central city 
road network add to the external costs experienced by the 
central city residents. Another effect of this anphasis on 
private transport is the less-than-efficient functioning of 
public tra."1.sport systems, which rreans that the lower incone 
groups in the inner suburbs or along radial transport routes, 
are faced with relatively high transport costs. The personal 
preference for private transport arrongst the higher incone 
groups tends to negate the need for the extension of public 
transport facilities which adds yet another restriction on 
choice of residential location arrongst those who would nor­
mally be reliant on them. 
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The encroachment of urban sprawl upon fannland and land of 
a high recreational potential affects the lawer incane 
groups in two ways. Firstly, the transp:)rt costs of fresh 
produce are increased, thus leading to higher prices for 
such essentials as milk, vegetables and eggs. Secondly, 
land which could have been purchased to serve as ID3.jor 
recreational outlets for t.~e urban J;X)pulation has be,:,~ 
given over to lo.,.., density housing; furthe:r::rrore, contact with 
the scenic attributes of fannland and open space have been 
n,ade more inaccessible and therefore more costly. 

With the ever-increasing influx of middle inc01ne earners 
into the suburban housing market, developers are apt to 
forego quality in preference for quantity and the maximisa­
tion of profits. The density and layout of townships is 
geared to minimising survey costs, the size of plots and 
the design and finishes of houses are stereotyped and sterile; 
there is little or no uttempt at diversification or recog­
nition of natural site characteristics. 

With little respect for existing vegetation and landfo:r:m, the 
site preparation for developnent is placed in the hands of 
the bulldozer. The onus then rests on the new haneo.,..,ners 
and the local authority to regenerate what has been lost -
which is costly and takes time. Where obligatory open space 
is provided it is freq..1ently unusable, inefficient or badly 
located. 

Speculative Land Holding 

A factor which contributes to urban sprawl and makes its 
side-•;ffects more acute, is that of land holding or speculation. 

As Lindeman (1) points out, land buyers take the fo:r:m of users 
or holders. The users are those who treat the land as a f ac­
tor of production (even if it is merely to securG privacy); 
holders on the other hand, do not envisage any imp:)rtant 
irrmediate econcmic use for this land, but merely hold it to 
have it ready for sane anticipated future use - that is, urban 

-developnent. Land is therefore l:x::>ught by speculators speci -
fically in order to acquire a future profit due to an antl­
cipated increase in the market price of the land. 

The land is therefore, for a period, taken out of the produc­
tion process and is physically seen as derelict fann land 
which is often overgrown and unsightly ; alternatlvely it is 
put to sane sub-optimal interim use which may have a dele­
terious effect Up:)~ neigru:x:>u:cing residential or fanning land. 
In sane cases it is even subdivided and fully serviced ; but 
because the asking price is unrealistically high due to an 
anticipated future demand, the plots are often unsold aud 
unbuilt u];X)n. The overall effect is to lo.,..,er the value of 
surrounding properties. 

(1) Lindeman. 



I 

I 

6.3 

Frequently, because of these unrealistically high land 
prices, developers ~e forced to leapfrog speculatively­
held land in order to buy land at a reasonable price -
this being further away from the existing built up area. 
The by-product of this leapfrogging pattern is that the 
speculatively-held land is itself enhanced in value due 
to the developed land which surrounds it. (1) 

9. 

Speculative land holding therefore disrupts the free market 
by restricting t..11e supply of land for developnent. The 
effect of this is that the available supply is overpriced 
and ultimately ensures that the outer suburban housing 
market is restricted to the upper incane groups. Inflated 
land and house prices do not, however, ranain localised. 
at the urban fringe but tend to trickle down throuyh the 
housing market, so as to affect also the lower incane 
housing market. 

Externalities (2) 

Characterised as it is by numerous fonns of land use, many 
of which tend to l:e inccmpatible, it is only to be expected 
that deleterious externalities are frequently experienced 
on the urban fringe. 

For example, the effect of the encroachment of urban 
develoµnent into fanning areas tends to make farming a 
rrore costly and precarious business. Lal:x::lur costs rocket 
due to competing urban wages and working conditions; alter­
natively the quality of available labour diminishes. More­
over, increased interference (including vandalism and pil­
fering) with fanning operations is often experienced . 

These factors may encourage the fanner to consider relocation 
which will in turn increase costs of procure.nent of supplies 
and the transport of proouce - and therefore t..'le selling 
price of produce (an additional cost burden affecting the 
lower incane groups). Alte:rnatively , the fanner may inten­
sify his farming operations either by diversifying them to 
include chicken batteries or pig rearing etc.; or by de­
creasing tri.e extent of the fann through subdivision . All 
these factors are beyond the control of the fanners whose 
properties may have had generations of capital investment 
sunk into their inprovernent. 

The single residential plot-holder is in turn fctced with a 
range of externalities arising fran the adjacent use of fann­
land. Noise, dust, gnells, flies and" other p~·::;ts which are 
associated with normal fanning practices can make life un­
canfortable; particularly when the size of surrounding land­
holdings is diminished or the activities intensified . 

( l} I b.fd . 
(2} · These may also be referred to as spill-over effects or external 

diseconomies. While many are referred to under the costs of 
urban sprawl and speculative land holding, their frequency of 
occurrence in the urban fringe justifies their being enlarged 
upon. 
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The intrusion of other uses irito the urban fringe also 
tend to have overspill-effects on nearby residential 
developnent. 'I'his is particularly so in the case of the 
various forms of use such as those of a light industrial 
nature where the cause of the problem (e.g . noise, lighting, 
traffic congestion, smells, smoke or effluent discharge) 
rEmains unaffected and is therefore generally not concerned 
with these pollution effects upon others. 

Apart £ran the discanfort caused by these externalities , they 
have a strong econanic effect in the lowering of properb.J 
values which can severely restrict the continuity of 
suburban developnent. 

7.0 PUBLIC SEX::TOR JNI'ERVENI'ION 

The need for public sector intervention in the e.xpa.'1Sion process 
of suburban developn811t is justifiErl by the need to anticipate the 
socio-econanic and environmental effects of such developnent both 
at the local and regional levels and in the short and long term. 
To devise means and ways of controlling or even preventing such 
devcloµuent when not in the interest s of the general public or of 
the environment. And , ID'.)reover, to cha.tinel developnent in desirErl 
directions, to control the form and pattern of developnent and to 
en~ourage or force developers to internalise the full costs of 
their actions. 

The need for intervention in the actual market process on the urban 
fringe is justified by the effects of uncontrolled urban sprawl, 
the defects in the market forces (rigidities, monopolistic elements 
and externalities), and by the distortion in the price mechanism 
(increased housing costs and exclusionary effects). 

The general policy underlying public sector intervention is to 
regulate individual activity in the interests of the safety, health, 
morals and general well-being of the whole population. 

Public sector control of the suburban market is characterized by 
so-called police pcwers which are of a restrictive nature. Zoning 
regulations are designed to reinforce the developnent of canple­
mentary activ~ties and to repel those activities which tend to be 
inccmpatible and which l0t.1er the general welfare of U1e surrounding 
property ONners. Moreover , the granting of developnent rights 
(through type of use and intensity zoning) is airnErl Qt controlling 
the a.t1ount and location of land which can be put on the develoµnent 
market at any one point in time. Cc:mpensation and bettennent 
(or enhancement) levies ar 3 designErl to rErlistribute the burdens 
or benefits ( experiencErl t..11rough rezoning) on a fa:h.r basis. 

Other regulatory functions ·take the fonn of the contro_l of ~hip 
and s-ubdivision procErlures and methods , and the developnent and 
enforcenent of building and density regulations. 
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The public sector also provides services and functions which -
cannot be carried out or are inefficiently perfo.rmed by the 
market; these include such public services such as public 
transport systems, road construction, water and sewerage 
reticulation, electricity and stormwater drainage. The pro­
vision of these services tends to attract or encourage develop­
rrent and is therefore a major tool for channelling suburban 
expansion in desired directions. Another most important 
function is that of the assembly of land (through expropriation 
by canpensation) for the developnent of public amenities such as 
op:::....n space, other recreational functions and civic purposes. 
These famctions constitute the positive aspects of public sector 
intervention . 

The imposition of rates to cover the expenditure on public ser­
vices also serves as an instrument of social p::>licy; that is, 
in a sllTlilar way to zoning, it can be used to encourage one kind 
of land use and to o.iscourage another. In addition, it has the 
potential for effectuating a measure of incane and welfare re­
distribution. 
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Ideally then, the public sector is seen as the guardian of private 
sector interests and welfare needs - as an unbiased arbiter of 
private sector conflicts and as the regulatory agent for har­
monious and efficient develoµr.cnt. Its function is not to re­
place the free market system, but rather to smooth out its defects, 
and encourage and facilitate the vX)rkings of its more positive 
aspects. 

8.0 THE PROCESS IN ACTION (1) 

The suburban land conversion process is characterised by a highly 
dispersed and canplex pattern of decision-making involving various 
"actors" and interest groups with their numerous interrelation­
ships .and feedbacks. 

To understand more fully how this process operates, the roles of 
the major participants are reviewed - in relation one to the otb.er. 
The overall systen is indicated on the followinsi- diagram. (2) 

(l) The reason why only the housing component is described is that 
it is by far the largest use to which suburban land is put, and 
is also at the forefront of the suburban invasion process . 

(2) This diagram is a modification of one prepared by Clawson and Hall. 
Although the role of the lending institutions, insurance firms 
and real estate agents is critical to the land conversion process 
(for it is through them that the process is financed, protected 
and made operable), they are not in the front-line of the process 
and for reason their role is not more fully described. 
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I.AND ---,-----------~> I.ANl)GvNERS OR SPEnJLATORS .. 

I.ending Institutes 
CAPITAL ----')~ Insurance Finns , 1 

Real Estate ~-------~ PUBLIC 
Agents etc . )/ =roR 

ENI'REPENEURSHIP t DEVELOPERS r4i(------> Ha.1E BUYER 

I.AOOUR --->-Bui1Ls Construction J J 
Industry 

Tne dynamic nature of this process is exemplified by the fact that 
the hane buyer often adopts the role of the landowner or speculator 
and this initiates another round in the process: So develq:ment 
becc:mes rrore and more dense as ever-increasing subdivision takes 
place. 

8.1 Landowners_and~r_§Eeculators 

Given the clearly observed pattern of urban expansion over 
the past few decades, the mere ownership of land on the 
fringe of suburban develoµnent rightly or wrongly results 
in an increase in develoµnent e.."'q)ectations. Wnether or 
not this expectation is put to the test depends on the 
productivity of the land, the personal inclinations of 
the landowner, the existing or perceived future market 
for suburban land (whether i t be for housing or related 
activities) and the canpatability of the present usage 
with that of adjoining properties. The actual attainment 
of develoµnent r i ghts is dependent on public sector approval. 

Generally the genuine farmer sells the land to an interim 
investor or speculator, who as previously stated, looks upon 
the land as a canrrodity to be traded in rather thar1 as a 
factor of production to be used in a production process. (1) 

The speculator is thus seen as an intermediary between the 
rural use of the land and its suburbanization and is con­
sidered to be the major factor in initiating a chain of 
increases in the price of land which is ultimately passed 
on to the prospective hane awner . This rise in land 
prices depends to a large degree on the number of inter-

, mediary owners and on the tirre interval, and thus holding 
costs, involved; which in turn depends on the policies and 
level of efficiency of the public sector and on the pattern 
and trends of the suburban market . 

(I) CI awson and Ha 11 p. 20 
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The use of land in this interim pericx:1 is very often sub­
optimal; this is so, whether it remains under its existing 
use and ownership or whether it is leased out for some other 
use. It is seen as a period of stagnation and typifies the 
urban fringe area. 

·-·---1 

13. 

As an entrepeneur, the developer is faced with a critical 
decision in which he has to balance the price he pays for 
the land, the form of develoµnent envisaged, the time taken 
to gain permission and to build (which determines the brid­
ging finances or holding costs) and the price he will receive 
on selling. 

Being responsible for initiating actual suburban developnent, 
whether for housing or for other purposes, the developer may 
or rnay not undertake the actual building construction himself; 
this depends to a large extent on the state of the market and 
on the "size" of the developnent company. 

The form of developnent varies from the subdivision into 
residential plots and the lay-o~t of basic services to a 
complete package deal ranging fran a few housing units to a 
self-contained neighLourhood. 

With regard to conventional single residential dENe:i.oprrent, 
it is the demand side which dictates the form of develoµnent. 
But, with alternative fonns of housing develoµnent; such as 
those described above, and which may include group and 
cluster housing, maisonettes and even the so-called plot-and­
plan concept - the developer can, to a large extent , influence 
the housing market through judicious advertising of a quality 
product geared to specific housing needs. 

It is clear that the initial purchase price of the land must 
have a deciding effect upon the selling price of the CClTl­
pleted housing units; and here again, the der:endent variables 
are the state of the market and the policies and level of 
efficiency of the public sector. 

8.3 Home Buyers_ 

The provision of new residential land on the urban fringe , 
whether it be in the form of vacant plots or already con­
structed houses, must of necessity be geared to meet the 
demands of an extrerneJy varied market. 

The horrebuyers choice of a suburban location is complex and 
highly personal , but generally, within an ability-to-pay 
constraint, the decision to purchase a suburban plot or house 
is determined by the weighing up of various alternative lo­
cations against a number of factors such as environme.~tal 
arrenity, the trade-off between minimising travel time/costs 



to work or schools or shops al"..d the maximising of living 
space (J.). 
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Again, as previously stated, living on the urban fringe has 
always been associated with the weal thy and rrDre rrDbile 
sectors of the population who could affor d to forego proxi­
mity to the central city in favour of increased living space 
and envirorurental amenity. Ex tensions and improvements to 
the public transport system, expansion of the road network 
and increased standard of living have , in recent years, 
transfo.rrred the outer subm:ban housing market so a.s to nOi/ 
include t..~e middle income households. (2) 

The housing pattern on the urban fringe has thus changed 
from that of exclusive low density single residential housing 
or a semi-rural character to that of a rrDre mixed form of 
housing densities which over time, is becoming increasingly 
more dense. Another factor contributing to this increase 
in general de.nsi ty is that of a declining demand for the 
larger plots and houses and the difficulty experienced in 
maintaining those already in existence. Ever-increasing 
costs (labour , naintenance and arinUd.l rates) together with 
changing life-styles have resulted in pressures to sul::x:livide. 

8.4 The Public Sector 

The role of the public sector in the suburban land conversion 
process is corrplex and hierarchical and ranges frcm rerote 
to intinate. In ger1eral, the public sector nay be split up 
into national, provincial and local units of governrrent. 

The national government has, to a certain extent, the ability 
to control the state of the economy and, rrDre specifically, 
credit facilities. It is responsible for providing the 
enabling or controlling legislation for both provincial and 
local governrrents and, in certaiI1 localised areas, may have 
_a direct effect on the suburban process by means of son-e 
specific land activity associated with one of its depart­
ments such as defense, forestry or agriculture. 

Within the legislative framework set down by :..he national 
governID2I1t, the provincial authorities are empowered not 
only to set down the precise legislative process whereby 
suburban land conversion takes place, but also to play an 
active role in ensuring that this process is adhered to. 
In addition, they are i:esponsible for the location and con­
structi0n of major highways and public health facilities and 
rrost E'ducational ins~itutions; all of which affect the direc­
tion and rate of spread of suburban areas. 

(I) Richard son p. 19 
(2) In many Third World cities, vacant land on the urban fringe is also 

the fo:u~ of squatters. This phenomenon is basically the result of 
a dee] 1n1~g rural economy (and thus of available opportunities) relative 
to a grow~ng urban economy ; and the inab!lity of the urban housing stock 
to cope with the needs of these immigrants. 
In addition to squatter camps, South African cities are characterised by 
the fact that the lower income groups are (by law) compelled to Jive in 
the outer s~burb7. '.he, Group Areas Act has thus,, to .a v.ery J.a-rge ex ten.t ., 
created a s1tuat1on rn total ·cont rc1dh: t ion ··to the norma l subur ban . tanc · ,\-, conv·er ·c; : 1 °}t"I · nrnroc ..-
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Metropolitan authorities are a fairly recent innovation and 
were designed specifically to co-ordinate the planning of 
the various local authorities within the metropolitan area. 
They :have thus arisen as an accanpanirnent of the growth of 
cities and, rrore particularly, of suburbanization; their 
role being consultative and advisory. Although they may 
have an overall policy plan , they usually lack the statutory 
po.ver to canr-el conformity to this plan. 
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Despite the fact that local authorities function within the 
legislative framev,.0rk set by the provincial authorities and 
are also dependent on that body for the sanctioning of all 
developnent, of all the auti.>iorities they have had the greatest 
impact upon the direction, rate and fonn of suburban growth. 

In sane instances local authorities include, in their area 
of jurisdiction land outside of the urbanised area; and it 
is these in particular which control and detennir1e the use of 
land on the urban fringe. 

The various restrictive (or negative) as well as positive 
policies or tools which are rrost camonly employed by local 
authorities have been described in Section 7.0. . 
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The Constantia Valley 
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l .0 STUDY PERSPEX:TIVE 

Having outlined the theoretical process of suburban land conversion 
in the urban fringe zone, the consideration of these forces of 
developnent in a practical setting are n0w reviewed. 

The area chosen is the Constantia Valley 'Nhich up to 40 years ao 
was pr.i.Ire fannland but which has subsequently experienced all 
the forces associated with the encroachment of suburban developnent. 
The Valley is today characterised by the three stages of suburban 
encroachment; land being actively farrred, land which is charac­
teristic of the urban fringe, and land which is already suburbanized. 
It is therefore an ideal subject for reviewing and analyzing past 
forces (including control polciies) for identifying and attanpting 
to under$tand current forces and for anticipati.~g and making pro­
vision for future forces of suburban expansion through appr~priate 
ccntrol measures. 

As a natural watershed, the Valley is well defined on three sides; 
being physically enclosed by rrountai.11ous land to the west and 
south. In respect to the Central City it is well located for 
suburban expansion which has intruded fran the north and especially 
the east. Most of the Valley is pr:ilre farmland and this, t(XJether 
with its strong historic legacy, has been the sole reason for its 
not already having been fully suburbanized. In addition, it is 
reno.-med for its envil'.Dnrnental beauty canprising numerot~s minor 
valley lines interspersed with rolling topography set against a 
backdrop of rrotmtains . Its equable climate and high annual rain­
fall has benefitted not only agriculture (notably high quality 
vineyards) but also extremely luxurious vegetation - both indigenous 
and exotic. 

It is, in short, an ideal living environment with the upper slopes 
in particular affording magnificent views over False Bay and across 
the Cai:e Flats to the Hottentots Holland rrountains. Little ~nder, 
then, that·it has experienced particularly strong forces of suburban 
encroachrrent. 

2 .0 STIJDY ARE.A DELINEATIOO (1) 

The Ccnstantia Valley is locally recognized and easily identifiable 
as ccrnprising two separate portions; Constantia proper and the 
Tokai neighbourhood. They are physically separated by a belt of 
State-owned forest land and two State reformatories. 

Historically, the pattem and nature of develoµnent in Tokai has 
"differed markedly fran that of Constantia. Housing densities are 
considerably higher and cater for a la,..,er incane group. 1'he 
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reason being partly due to its closer proximity to the relatively 
dense and heterCXJeneous develoµrent which existed along tie Cape Tavn -
Muize..berg "corridor" , and partly due to the rrore level terrain and 
generally p:x:,rer quality soils than Constantia. Higher density 
developrent has in fact been encouraged through appropriate zonings 
including two shppping ccrnplexes of a regional or semi-regional nature. 
1-breover, Takai has been heavily intruded by State-Owned land in the 
fann of the expansive Pollsrroor prison canplex and defence land. 

(1) This study area is depicted in Figure l, together with the place 
names referred to in the text. 
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FIGURE 1 STUDY AREA. 
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Despite the fact that Tokai and Constantia fall within a single 
administrative unit - or Local Area (under the control of the 
Cape Divisional Council), this study will concentrate only on 
the Constantia portion of the Valley. 
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This does not, however, rrean that the Takai area will be alto­
gether ignored as the study area cannot be considered in isolation; 
particularly as the two portions of the Valley are closely linked 
in an econanic, administrative, social and physical manner. 

Nevertheless, for the purposes of this study, Constantia proper 
displays all the necessary ingredients of urban fringe developnent. 
The inclusion of Tokai which, apart from the western portion 
leading up to the rrountain slopes, does not altogether share the 
characteristic problans of Constantia, was felt to be unnecessary. 

The study area is further delineated by the Simon van der Stel 
Free,..ray, for this effectively separates the more dense land use 
pattern to the east fran that of Constantia proper. The remaining 
lx>undaries of the study area follow the natural watershed of the 
Valley; nanely the upper slopes of Constantiaberg and the Hohenhort 
ridge. 

3. 0 HISTORIC OVERVIEW ( 1) (See Figure 5) 

The history of settlanent in the Constantia Valley goes back to 
1685 when a large tract of land WdS g;.:-anted to G::>vernor Simon 
Van der Stel. His home, Groot Constantia, renains the focus of 
the strong historic ties which characterise the Valley. On his 
death, the estate was subdivided - giving rise Lo equally well 
known estates such as Hope of Constantia, Klein Constantia, Alphen, 
Hohenhor.t, Silverhurst, Belle Cmbre and Sillery. 

While sare of these estates have been whittled d0tm through gene­
rations of sulJsequent subdivisions, and all tl>.at remains of them 
are the historic homesteads and their i.mne:liate environs, others 
are still being fanned. 

The strategic position of the Cape with respect to tl1.e world's 
shipping lanes boosted its developrrent as an agricultural complex 
Steady expansion of Cape Town under British occupation led to its 
transformation fran a revictualling station to a comnercial seap:)rt. 
Increased population growth and p~cosperity led to subdivisional 
pressures on the surrounding farming land; these being intensified 
with the grCMth irrpetus arising fran the develoµnent of the hinter­
land and particularly the discovery of diamonds at Kimberley and 
gold in the Transvaal. 

(1) This section comprises material extracted from the fol lowing 
Cape Divisional Council reports: 
{1) An interim report on the control of urban settlement in 

the Cosntantia Local Area; Feb. 1963 
{2) Constantia "Green Belt'' Area: Proposed Treatment; Feb.1970 

{C.R. Shirley) 
{3) Proposed replanning of Constantia "Green Belt" area: March 

1970 {Prof. J. Beinart) 
{4) Report on subdivision of 11 Si lverhurst 11 Farm; Jan.1970 

{Prof. J. Beinart) 
(5) Rezoning of properties and road improvements in the Tokai 

neighbourhood; 1972 
(6) Constan t ia Local Area - Revised Town Planning Scheme; May 1976 

{Reference acknowledgements will hereafter refer to the reports as numbe r ed 
abovi::::.·1 
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Suburban expansion i.11 the fonn of select residential hcrnes, 
crept southwards from Cape Town as far as Kenilv.Drth. A 
military carrp and magisterial offices had previously been 
established at Wynberg and this attracted a cluster of 
higher density developrrent . 

Constantia was little affected by this suburban expansion, other 
than that market gardening along the river alluviums and dairy 
herds around the vleis and low-lying ground prospered with a 
ready and exp-:mding_rnarket . These farming practices were given 
a further lx::>ost with the establishment of a ne1.val base at 
Sinonstown. From a very early date, however, vineyards dcrni­
nated the farming activity and its wine industry flourished in 
the face of a Lxal and European market. 

The natural beauty of the Valley was enhanced by the nature of 
the farming activities, the gracious style of living and the 
distinctive Cape-Dutch architecture which characterised the 
estates. Coupled with the generally lush nature of the vegeta­
tion, the propagation of exotic trees such as oaks, willCMs, 
poplars and plantations of conifers and eucalyptus served to 
distinguish the Valley as a particularly attractive environment 
for potential residential settlerrent. For many year.3, however, 
the profitability of its fanning act ivities rrana.ged to safeguard 
it from suburban encroachment . • 

The success of the wine industry was seriously affected in the 
1920's by the developnent of earlier ripening strains in the 
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Berg River and Hex River valleys. 'I-his factor , together wi t11 
increased accessibility to Cape Town afiorded by the construction 
of the railway line and main road to Sinonstown, led to the rapid 
sul::division 0f the estates into smallholdings and large residen­
tial plots. 

Various attempts to control subdivision were made by the aut.l-iori­
ties, but it was soon evide..11.t that the bulk of the Valley was 
destined :for suburbdn development. 'l'he first township was 
approved in 1935 and, although the next 20 years saw relatively 
minor township develop:nent (with the exception of the Southern 
Cross and Hohenhort townships) , piecemeal sul::divisions ccntinued 
unabated; particularly during the post W::)rld War II l:x:x:rn period. 

During this period, the only control over subdivisions was the 
"freezing" of the larger farms and the restriction of :::;ub.:1.ivision 
sizes to a minimum of 2 acres - with the excepticn of the Tokai 
area where smaller sul::divisions were permitted. The Hohenhort 
and Southern Cross townships were established on land which was 
not considered to be prirr,e fannland - due partly to the fairly 
steep slopes of the land. 'Ihese t0t.11ships were fully laid out 
in regard to road construction and the fairly generous provision 
of public open space; the plots being 2 acres or more in extent. 
In the absence of a reticulated sewerage system, slopes, t.1-ie 
nature of the soil and the size of the plots dictated where septic 
tanks could be installed and therefore developrrent permitted. 
The public open space followed the valley bo·ctorns and this 
pattern .in fact gave r ise to the p:>licy which has since been 
adopted over the whole of Constantia and which forms one of the 
major structural elements characterising the futu.r:e development 
of the Valley. 



In reoognizing the limited viability of far:mland in the face 
of inevitable suburban expansion, density zones were drawn 
up in 1963 to control all plot sizes according to a gradation 
of densities in conformance with the topog-raphy. The rapid 
growth of Cape Town in general as a result of the buoy~t 
econany of the 1960's led to rrounting suburban pressures on 
Constantia and these were to a large extent facilitated 1 by 
the 1~63 plan. 

During the late 1960's an attanpt was made to create a green 
belt ccmprising the· fanTIS and the areas containing larger plots. 
This attempt did not get off the ground due to the enonnous 
costs of compensation which would be involved in recompensing 
the landowners for their loss of developnent rights. 
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In an attempt to retain the "green belt" image, proposals were 
put forward in 1970 for reconciling development pressures and 
the preservation of these areas. These proposals hinged ar0tmd 
the intrcduction of cluster and group housing concepts and were 
at first in pr.;nciple, well received by the Constantia residents. 
When it came to actual implerrentation, however, enorirous pressure 
was brought to bear to prevent them on the grounds that they did 
not conply with the proposals as advertised and moreover that 
they impinged on the historic homesteads of Hope of Constantia 
and Nova Constantia. As a result of this pressure, the Hope 
of Constantia scheme h&d its approval withdrawn and the Nova 
Constantia scheme was drastically curtailed through the acqui­
sition by Council of the land canprising all but the first 
approved stage. 

During the late 1960's and early 1970's, Constantia was subjected 
to the intrcduction of decentralised shopping canplexes, the 
construction of the Simon van der Sttl Freeway and the zoning of 
land for high density (or general residential) purposes and 
further cluster shcemes at Forest Glades and Alphen Mews . 'l'hese, 
together with the growth of single residential develoµnent and 
its accorrpa..riying infrastructure (water and sewerage reticulation 
and land a~quisition for future school sites) have effectively 
committed the Valley to its adoption of a dormitory suburb role. 

4.0 PAST AND PRESENT POLICY FORMUIATION 

Before describing and analysing the existing situation in which 
Constantia finds itself, it is important to review the various 
ideas and policies which have been considered and implerrented 
in the past; for they have served to shape not only what exists 
on the land tcday but also the future pattern and exL.ent of 
develoµnent. 1vforeover , -'-hey give a very real picture of "What 
public sector intervention can or cannot achieve in controlling 
suburban develoµrent on the urban fringe. 

4.1 Control measures_erior_to_l960 (1) 

Despite efforts by local residents to elicit public control 
over the ever-increasing pattern of subdivisions which be­
gan in the 1920's, for a considerable period little was 
done other than a few minor and unsuccessful attempts. 

( 1 ) D • C • Re po r t No • l 
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The townships ordinance· of 1934 served to adequately 
control the establishnent of to\,mships but made no pro­
vision for the effective control of minor subdivi sions. 
It was not until the land bocm period following furld 
War II that any positive intervention took place. 

In 1946 the policy was adopted by the Divisional Council 
and the Joint Town Planning Ccnmittee that no subdivisions 
less than 2 acres would be pe:anitted. This blanket "zone" 
did little to stem the cutting up of land and furthermore 
took no cognisance of the topography and made nc provi­
sion for road nebNorks, public open space or sch(X)l sites . 
Moreover , the 2 acre plots were invariably t(X) large for 
normal residential purposes and too small for viable 
fanning purposes. 

The lack of control on the fringe of all the larger towns 
and cities became more obvious with the passing of time 
and culminated in the Tanlinson Report on Smallholdings in 
1955. Arising fran this report , an anbargo was placGd 
on Constantia-restricting all subdivisions to 10 morgen; 
this being amended two years l ater by the prohibition of 
any subdivision less than 25 morgen without the consent 
of the Administrator. At the same time the Divisional 
Council was directed to prepare a master plan for the 
co-ordination of subdivisions in the V.:i.lley. This plan 
was duly prepared and advertised in 1958. 

The plan went beyond a broad blanket zone and di viuE:..-<l the 
area into various neighbournocxls - each with its am 
density zone. The higher density zones abutted. t.rie 
existing develoµuent in t.rie east; while the land furthest 
fran the municipal boundary, in which the larger iarrns 
existed, was zoned for agricultural purposes for a period 
of 15 years. 
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As a result of objections received to this plan, which mostly 
revolved around the "freezing" of the agricultural zone, 
the Administrator detennined in 1960 that the "agricultural" 
zone should be redesignated as "undetermined" in which 
applications for subdivision were to be treated on their 
rneri ts . The need for a more comprehP..nsi ve plan led to 
the drawing up of Council's first meaningful scheme for the 
control of settlenent in Constantia - this was canpleted in 
1963 and approved by the Administrator in 1964. 

The_l963_schene. (1) 

This scheme was not intended to encourage developnent, but was 
drawn up in an attempt to control developnent in a fashion 
that would retain the existing character of the Valley. 

· ,. (1) D.C. Report No. 1 
The Cape Divisional Council is referred to in various ways in the 
text; namely "Divisional Council", 11 D.C . 11

, or simply "Council". 
The Single Residential density zones are depicted on F;gure 3 
at the end of Section 4. 
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Consequently, it made no land use zoning pror,x:>sal~ as such 
but was purely based on density controls. These controls 
were strictly detennined by tor,x:>graphical features; the 
major elements of the plan being to preserve the stream­
lines as p.iblic open space strips or for market gardening 
purr,x:>ses, and to channel the higher density plots into 
the valley enc,losures - thereby restricting the steeper 
slopes and ridges to low density developnent. 

It was stressed that Constantia was still a peri-urban 
or fringe area and should be encouraged. to ranain so, while 
at the same time recognizing that forces of develoµnent 
were inevitable. :Because it was considered that rigid 
land use zonings could e11courage speculation in land, a 
rnore flexible approach was advocated wnereby each appli­
cation would be considered on its merits and in tenns of 
the density zoning pror,x:>sals put forward. These zonings, 
together with the road and open space network fo:rmEd the 
essenUal framework of the plan and were to be strictly 
adhered to. 
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It was not intended that the plan should dictate the way in 
which each parcel of land was to be subdivided; instead, 
a :'bottan drawer" develoµnent plan was to be drawn up for 
each area indicating the desired pattern of subdivision, 
together with a long te:rm road and open space reticulation. 
These developnent plans were to be non-statutory, reasonably 
flexible and were to be used simply as a guideline for 
future development. They have in fact proved very useful 
in co-ordinating piecaneal developnent and particularly 
in fonnulating neighbourhood road networks, and open space 
linkages. 

The framework underlying the 1963 scheme was based on an 
extranely sensitive appreciation of the environmental attri-

,::21.: butes of the Valley and the long te:rm impact of suburban 
develoµnent. It laid down the basic fo:rm of developnent 
which characterises Constantia today and in retrospect can 
be described as having been based on sound judgement . The 
fact that certain problems have subsequently been experienced 
does not detract fran the fact that Constantia would today be 
considerably worse off , in tenns of its environmen~l beauty , 
in the absence of the 1963 scheme. Certain pror,x:>sals de­
serve to be more fully elaboratEd for sane of than remain 
extranely r:;ertinent to existing developnent contra and the 
preservation of the envirorurent. 1 

The gradation of de:,.:;ity zones (or the size of subdivisions) 
was based , partly on a general falling-off in densities fran 
the more built-up area in the east to the fannlands and 
historic homesteads in the west, and also partly on the fall 
of the land . Where slopes were steeper than 1: 7 or 1 : 10 
and where soil stability was suspect, subdivision sizes were 
limited to 2 acres in extent. Apart fran the danger of 
surface movenent and erosion, the construction and maintenance 
costs of roads and retaini....-1.g walls were likely to be prohibi -
tive on these steeper slopes and could prove an E!Tlbarrassment 
in the long run to the local authority. Moreover, road 
construction was likely to scar tl1e landscape . 
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One acre plots were earmarked for the less steep slopes; 
approximately on gradient s between 1:10 and 1:20. In 
this way the visual character of developnent on the ridges 
was to be a.s unobtrusive as possible - with plots being 
large enough for vegetation to carrouflage housing develop­
ment. Smaller sul::x::1ivisions would then be pennitted on 
the flatter land in accordance with the gradation of 
density zones. 

T'nese density zones with their underlying sub:iivision 
sizes ranain largely intact. An important factor referred 
to in the scheme report was the recognition that "the 2 
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acre plots could, in time, be subdivided once the opposition 
to the subdivision died down, as existing residents moved 
out of the area or as econanic conditions changed' • 

It was reccmnended that the existing and potential market 
gardening which followed the fertile alluvial beds be kept 
in a state of productivity for as long as possible. Ulti­
mately they would becane public open space; but eE'en after 
acquisition by Council, they should be leased out for ~.arket 
gardening purposes until such time as they 'vlere n ed for 
open space purposes. 

The area between Southern Cross Drive and ·ConstanJ ia Main 
Road cauprised extremely steep land, was well endowed with 
indigenous shrubs and trees and constituted a re 1dy-made 
sanctuary for wild birds. It was recarmended th1t this 
area should be acquired by Council for its develoEflent as a 
nature reserve for birds arid indigenous plants an!shrubs. 
It was further reccnmended that careful arid gradu 1 eradi­
cation of alien vegetation should take place and e cleared 
areas be used to prop:::>gate nursery plants for new! planted 
indigenous shrubs . 

It was felt that no residential sub:1ivisions shoul be per­
mitted on land above contours varying from SC0-7c1 feet . 
such sul:x:l.ivisions would burden the lccal authority with 
heavy construction and maintenance costs. For this reason, 
as well as aesthetic arguments , it was reccmnend~ that 
these slopes should only be used for forestry purposes or 
as public amenities. If for the latter , limited access 
points were to be provided and trails established r o as to 
control pedestrian movement. 

With regard to continued fanning practices , the sche.'1le had 
little to offer in the way of resolving the problems facing 
farmers ; namely the declining viability of vineyards and the 
very real labour problem. It was suggested that this was 
the concern of investigations by agro-econanists; but that , 
in any event, as an alternative to viticulture - poultry 
and pigs were not to be penni tted. Chicken batteries were 
considered to be rrore appropriate to an industrial area 
than to a fanning environment . 
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In 1969 the first canprehensive land use zonlilg ~an was prepared to canplarent the 1963 single residentia density 
zones. Other than formalislllg the slilgle resid tial 
zones, this plan simply reflected the already au . orized 
zonings and was amended fran time to time as rezonings 
tCXJk place . Nevertheless, in sane respects it contra­
dicted the intention of the 1963 scherne in that tl[ie two 
plans together served to encourage a new spate of \minor 
subdivisions and in effect tCXJk the fo:rm of a speculators 
guide. 
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4.3 The_l970_Scherne (1) 

(1) 

The 1960 attempt at resolving objections fran farmers to 
the "freezing" of the agricultural zone by its redlesignation to "undetermined" failed to appease the affected landowners. 
Despite the fact that all applications were to be \considered on their merits, the attitude adopted by the authorities 
to applications for subdivision in this area was rlegative 
and the land ranained in effect "frozen". 

The area affected by these restrictive measures ~eluded 
not only the major fannlands but also sane of the areas 
canprislllg 1 to 2 acre plots - all of which ccrciprised an area referred to as the Green Belt . While of undisputed benefit to all those not directly affected, the G~een Belt concept resulted in enormous imninent claims for canpensation which 
led to the authorities dropplilg the present proposal and 
lCXJklilg for sane alternative. 

Consequently, when an application was lodged for t he estab­
lishment of a township on the Belle Qnbre estate, Council 
was asked to .U1vestigate the possibility of permitting sane 
altern<'ltive forms of usage on land zoned "undetennined". 
Joint proposals for the Green Belt area were put forward by 
the appolilted Town Planning Consultant (Prof. Beinart) and 
Council's planner ll11970. 

As with the 1963 schane, these proposals were highly sensitive to the dictates of the environment, but \vel1t further ll1 that positive guidelines were put forward for alternative strate­gies of striklilg a balance between preservation and develoµnent. 

Although the 1970'scherne was never fully approved, sane of its proposals were carried out - ·but :in sane instances the under­ly:ing objectives were not altogether adhered to and gave rise 
to much opposition. 

The Green Belt area was divided .U1to three separate and 
identifiable pocket~ for which specific recarrnendations vJere put forward. Tne essence of these proposals were that :in order to best achieve the implicit aims of a green belt (on 
the assumption that public land or developrent rights acqui­sition was not a viable proposition), an alternative to a 
blanket low density s.U1gle residential zon.U1g must be sought. 

Divisional Council reports Nos. 2, 3 and 4. 
The former Green Belt area, together with some of the proposals are 
indicated on Figure 3. 
The various townships referred to are indicated on Figure 2 at the 
end of Section 4. 



The stated aim of the plan was to retain as much of the 
natural beauty and "openness" as possible, while at the 
same time permitting the owners of sul:xiivisible land to 
derive a degree of benefit fran residential developnent 
without it being too conspicuous . 
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The alternative p:roposals were therefore based on pennitting· 
developnent on a limited land area only - to be sited in 
selected pockets where it would be effectively concealed 
by contours and folds in the land. To canpensate for this 
limited coverage, high density fo:rms of developnent would 
be pe:rmit.ted such as cluster and group housing, as well as 
maisonettes in certain special cases. This developnent 
would be subject to a tvlO-storey height restriction. 
Ridges and valley bottans would be preserved as part of the 
obligatory open space provision for the developnent and, 
wherever possible, these rese1..-vations would be linked 
together to form a continuous open space network . 

The previously 11undete:rmined 11 areas were to be rezoned to 
"rural" as it was anticipated that existing farming opera­
tions would continue, but that when pressures to change 
the use occurred, developnent along the above lines would 
be pe:rmitted subject to a fully canprehen?ive plan being 
drawn up to the satisfaction of the authorities. The 
remainder of the property would remain zoned for :r:;ural pur­
p::>ses and, apart fran continued farming practices, the land 
could also be used for golf courses, riding purposes or 
country clubs. Alternatively, it could be acquired by 
Council for other amenity purp:::>ses such as public open space 
or mountain reserves. 

Specific proposals were put forward for the developnent of 
both Belle Qnbre and Silverhurst estates. These proposals 
centred on the retention of the valley bottans as tpublic 
.open space with residential developnent surround~g it. 
An internal road circulation pattern with limited access to 
the surrounding road network would fonn the major structural 
element, and developnent would be based on a gradation of 
plot sizes in relation to the slope of the land an~ proximity 
to the open space. To canpensate for the greater than 
no:rmal provision of open space, higher density fo:rms of hou­
sing such as maisonette developnent in Belle Qnbre and cluster 
housing in Silverhurst were recannended. 

The greater variety of housjng choices would serve to break 
away fran three undesirable trends which characterized the 
blanket large-lot zoning in Constantia, namely, '.nonotony of 
developnent , plots which are too large to be effectively 
maintained and the fact that exclusionary practices prevailed. 
With regard to the last factor .it was felt that Cof!lcil was 
obliged to cater for a mix of incane groups which ould lead 
to a more balanced ccmrunity. 

Whereas the proposals for Belle Cmbre were adopted, those for 
Silverhurst were not. In fact the one half of Silverhurst 
has subsequently been sub:3.ivided into relatively small plots 
with only a narrow strip along the stream line being set 
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aside for public open space - a pattern of develo , nt which 
bears little relationship to that recarmended. 

4.4 The 1976 Scheme (1) 

The opening paragraph of the revised scheme read as follows: 
"Constantia is undoubted ly one of the finest l ivi 

1
g environ­

ments in the country; portions of the Valley stil1 constitute 
prime farming land (28 %) and the Valley's histori legacies 
are still very much in evidence. In short, it i a very 
special area, worthy of special consideration. 11 

In recognition of the above, the scheme represent1 an attanpt 
to preserve the character and environmental qualities of the 
Valley in the face of increasing develoµnent pres~ures. It 
was recognized that the scheme could not provide the ultimate 
solution in reconciling the conflict between pres~ation and 
the prevailing econanic forces and social pressures; but 
it was anticipated that it would, to a large extertt, ameliorate 
this conflict situation. 

The observation was made that ••••••• 11 ultimately, it comes 
down to the hard fact that preservation implies a monetary 
cost, and this cost will have to be borne . (directly or indi­
rectly) by the ratepayers. 11 

The major proposals put forward involved the pre~ation of 
the fannlands and other large properties not yet drnmitted 
to residential develoµnent, and the identification of certain 
pre-selected sites where Special Residential (cluster or 
group housing) develoµnent could be considered. 

An .important aspect of this scheme revision was that, contrary 
to Council's usual practice , positive attempts were made to 
present and explain the proposals to the residents. During 
-the period of advertising a mcdel with all the rel~vant plans 
were open to public viewing at a publicised venue ti..n the Local 
Area, and Council officials were on hand to explain the pro­
posals. In addition, a well -patronised public mekting was 
held to further explain the underlying reasons behind the 
proposals. I 
The scherre was advertized in January of this year (18 months 
a£ter its adoption by Council) and a large number of objections 
were sul::rnitted. These objections have resulted in the recon­
sideration of the proposals by the Town Planning Section and, 
if supported by Council, will mean the virtual nullification 
of the major proposals put forward. 

I The proposals are set out as follow~, followed by the objec-
tions and the Town Planning Section's recarmendations (2) • 

(1) Divisional Council report No. 6 The proposals are shown on Figure 4 
(2) A report on the reconsideration of these proposals, in the light 

of the objections ,eceived, was completed at the end of August 
and was due to be considered by Council at the end of September. 
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4.4.1 Preservation of the fanning Areas ~ 

The intent of the scheme was that privately-held roperties 
should maintain their status quo. To make f · g practices 
more viable, it was proposed that these propertie be ex­
cluded fran the Local Area, thereby affording the ONners 
sane measure of rates relief. 

It was anticipated that this proposal vlOUld not o ly de­
crease the costs of farming, but vlOUld also rni~se W1cer­
tainty and do ·away with the f alse expectation o! 9evelopnent 
r ights. The visual qualities and rural atmosphe~e of these 
properties would thus be retained. It was consi ered that 
the long-term social cost of losing these farms t 9 developnent .I 
would outweigh the loss of rates incane derived fran these 
properties and which have to be recovered £ran the balance 
of the property owners in the Local Area. 

No legal problems were anticipated in regard to this proposal; 
for there would be no change in zoning as such and therefore 
no loss of developnent rights or decrease in the Vf lue of 
the land. 

The proposal arrounted to a holding measure to preserve the 
environmental qualities of the land, without imposing too 
much hardship on individual property owners. In this way , 
it was anticipated that the previous "green belt" idea 
could be resuscitat ed. 

Despite the rates relief incentive, opposition to the proposal 
stemned fran all the affected landowners. The reason for 
objecting being the fact that if these properties were to be 
excluded frc:m the Local Area they would then be controlled 
under Act 70 of 1970, as amended (1). It was clajmed that 
the tax relief benefits were minimal and would in no way 
canp;:msate the landowners for the virtual "freezing" of their 
properties for any use other than farming . 

In view of the strong objections sul::mitted and the ackncw­
ledgerr~nt that tl1e amount of tax relief vlOuld do little to 
lessen the hardships experienced by these landowners, it was 
reccmnended to Council by the Town Planning Section that the 
proposal be dropped. It was further reccmnended that, as a 
matter of priority, consultation be held with all the relevant 
lx:xiies (governmental and other) with a view to seeking sane 
alternative means of preserving these properties while at the 
same time lessening the hardships exi:,---erienced. 

It is therefore pate.."1tly evident t.h.at the present situation is 
identical to that which prevailed prior to the 1970 scheme; 
where the proposal was put forward for intra:l.uci.rig into these 
areas high density developnent in the form of cluster and 
group housing . 

(1) The amendment to this Act gives considerable power to the Depart­
ment of Agriculture and applies to all land outside Local Areas 
and municipalities . No subdivision of land for purposes other 
than farming may be granted without the prior permission of the 
Minister of Agriculture . The Stat~views of the Department with 
regard to the Constantia Vall ey are that this is prime farming land 
and should be preserved at all costs. 
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4.4.2 Special Residential Zoning 

In the period following the 1970 schane, three cluster housing 
schemes were constructe:1. None of these, however, could :be 
descri:bed as having faithfully carried out the prescriptions 
of the 1970 proposals. The accent in all three was on develop­
ment optimisation rather than environmental enhancement. 
Their location vms allied to existing built-up areas, rather 
than the more open rural areas; and the provision of open 
space and visual concealment faile:1 to canply with the inten­
tions of this concept . 

With the sul:xnission of a number of additional applications for 
cluster and group housing, much opposition arose fran the 
residents and the Constantia Property Otmers Association (CPOA) • 
The basic objections to this form of develop.rent centred on 
the following factors: 

"It 'WOuld destroy the character of the Valley, particularly 
where associate:1 with areas of historic interest or excep­
tional natural beauty . 

It would cause a strain on services such as roads and 
sch(X)ls, thus detracting fran the quality of services 
for the existing residents . 

It would fonn a prece:lent which -would be difficult to 
control. 

It would be an imposition on existing residents in that 
the quality which governed their choice of a place to 
live would be destroyed. It would therefore lower 
the value of adjacent properties . 
It had been allowe:1 to proceed without adequate public 
hearing . II 

As previously mentioned, the approval of the application (Hope 
of Constantia) was withdrawn and the scale of developnent 
of the Nova Constantia Scheme was heavily curtailed through 
Council ' s acquisition of the land not already carmitted . 

All further applications were effectively blocke:1 by Council, 
pending further investigations into pre-selecting certain 
sites where such developuent-would not only be suitable, 
but -would minimise the above factors . The selection of 
these sites was base:1 on their ccrnpliance with a set of 
objective criteria. 

Firstly, these crit~ria constituted certain prohibitive factors ; 
such as south-faciny slopes of greater than 1:6 gradient, 
undue visual exF()sure , marshy land, non-availability of 
sizeable adjacent areas of public open space, potential intru­
sion upon the imnediate surroundings of historic homesteads 
and non-availability of sewerage reticulation in the long-
term. 
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Secondly, a. more J:X)Sitive (if intuitive) criterion was 
applied; tl1at of inherent desirability for cluster or 
group housing. This took into account various factor s 
such as the dew.::loµnent J:X)tential offered by the site 
in t erms of physical environment , the existing use of 
the land, the surrounding natural environment, the impact 
such develoµnent would have on adjacent uses of land and 
on the general area , and the relationship with other: 
J:X)tential and existing cluster s ites. 

On the basis of the above criteria, certain sites were 
pro]:X)sed in the 1975 scheme for the optional pur]:X)se of 
developing group or cluster housing. The idea was that 

30. 

the l andowner or developer would have t.1-ie opt ion of ca.r.rying 
on the existing use of the l and , of developing it according 
to i ts underlying Single Residential density capacity or 
of developing it for Special Residential pur]:X)ses - subject 
to the payment of .an enhancenent levy. 

The number of cluster or group units to be pei.-mitted was 
based on a doubling of the single residential capacit y 
applicable to the site. Furthennore, a rough guide or 
diagrarmnatic develoµnent plan for each site was drawn up to 
indicate what J:X)rtion of the site could be developed and 
what J:X)rtions should be set aside for open space. However, 
these develoµnent plans would be flexible; and the developer 
would be given the opf)Ortunity of expressing his own ideas. 

Nevertheless, certain control measures vvere to be strictly 
adhered to. These included landscaping of the sites (fran 
both internal and exterr.al visual aspects ) and the visual 
and functional intergration of on-site private open space 
with the adjoining public open space. 

With regard to control over the quality of the design layout 
and construction of the units, it was anticipated that by 
pennitting more schemes to be put on the market, natural 
canpetition would serve as the most effective control 
measure. 

Very strong objections were sul:mitted in respect of both 
specific sites eannarked for Special Residential develoµnent 
and the concept in general. The reasons for objecting were 
much the same as those listed above. 

It was reccrranen::led to Council that all the pro]:X)sals be droppa:1; 
with the exception of two in the Tokai area which were not 
objected to. This again has resulted in a stalernate situation 
vmere Council still ,:::onsiders that the environmental benefits 
to be gained fran this fonr. of develoµnent far exceeds the 
side-effects of increased density. 

4.4.3 Single Residential Zoning 

It was observed that in the 1960's most of the Single Resi­
dential develoµnent had been concentrated in Constantia proper 
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which consisted primarily of the lower density zones. 
The develoµnent trend had, however, been changing since 
1971, and most of the ne:.v develcpnent land now shifted 
to the higher density zones in the Tokai neighbourhcxxi. 

A further observation was ma.de that there was an over­
supply of lower density-zoned land and it was predicted 
that based on the extrapolation of the average annual rate 
of developnent, there would soon be a shortage of land in 
the higher density zones. It was anticipated that the 
proposed Spec:ial Residential sites v,10uld serve to take 
up some of the danand for the snaller and rredium-sized 
plots which fell in a canparable price range. 

Nevertheless, apart fran certain ananalies in the danar­
cation of density zone boundaries and the minor adjustment 
to the minimum plot size in one of the density categories, 
no major changes were proposed. 

The majority of objections were suhnitted against the fact 
that no changes had been proposro. and that no provision 
had been made for the hardships experienced by the large 
plot-owners. The costs of upkeep and unavailability of 
suitable labour made it .impossible to maintain the large 
gardens; and furthermore, because of the lack of danand 

. for these large properties, their resale value was being 
considerably lowered. In sane · cases sale prices were 
lower than the initial purchase price. 

31. 

In view of these objections, a rough analysis was undertaken 
of the danand and sales trends of these larger plots. 
Various indicators verified the claims made by the objec­
tors and on this basis it was reccmnended to Council by 
the Tawn Planning Section that a lowering of the minimum 
sul:xiivision size be permitted in an area where all the 
property awners supported further subdivision. 

4.4.4. School Facilities 

It was observe:l. that no schools (with the exception of one 
private school) had as yet been provided. An analysis of 
the demand for schools based on estimated existing and poten­
tial number of pupils was carried out. On the basis of 
this analysis, which treatErl the Local Area as four separate 
"catchment areas", it was determined that an urgent need 
existed for at least one primary school. The number of 
sites already set aside for school purposes was considered , ; 
adequate. 

4 • 4 . s ShopEing _ 

Based on an analysis undertaken, there appeared to be a· . 
gross overprovision of land zoned for canrnercial purposes. 
The analysis was based on an estimation of the total floor 
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space required to serve the shopping needs of the existing 
and ultimate population of the Local Area ; which , for 
convenience , was separated into the Constantia and Tokai 
areas. The results of this analysis indicated that the 
existing Blue Route and Tokai shopping centres served a 
regional function; and that the entire Valley's existing 
an:1 potential population fell within their effective 
catchment area - as determined by canpeting shopping centres. 

There appeared therefore, to be no justification for the 
envisaged develoµnent of the Constantia shopping centre 
(previously referred to as the "Cleghorns" centre). (1), 
although a slight expansion of the present Glenstantia 
centre could prove viable even at the present time. It 
was suggested that alternative uses might serve a useful 
purpose and, in this connection, it was poir1ted out that 
to date very few job opportunities (other than those allied 
to shopping) existed in Constantia. 

It was contended that a demand v.DUld exist for local con·­
venience stores, as the densit y of developnent increased . 
However, it was pointed out that it was not Council's 
function to detenuine the need or location of these sites 
and that the initiative should be left to the entrepeneur 
to decide when or where such rezonings sh~uld take place. 

4.4.6 Services and Carmunications 

The only proposal in this regard was that, to cater for 
future metropolitan traffic movanent demands, a site abut­
ting the Sin10n van der Stel Freeway was eannarked for future 
"Park and Ride" purposes. Sited in a convenient location 
to tap the comnuters fran not only the Constantia Valley, 
but also the population lying to the east, west and south 
of the Local Area; this facility would provide a rapid­
transit bus service to the Central City. 

4.4.7 Recreation and Historic Hanesteads 

While an integrated public open space system was aJmost fully 
linked, long-term proposals for the integration of this 
systan with a pathway system connecting the Forest Reserves 
and Historic Hanesteads were contemplated . In this connec­
tion it was suggested that the relevant bodies be consulted 
on preliminary ideas for its effectuation. 

It was further suggested while the preservation of the historic 
hanesteads was adequately controlled by the National Monuments 
Council, future public access to these hanesteaw; should be 
considered. Furthennore a "preservation clause" should be 
imposed on sections of Rhodes Drive due to its attractiveness 
as a scenic drive. 

(1) This site (on which the existing Glenstantia Centre stands) 1va s 
purchased in the 1960 1 s and represented what was to have been 
the first example of a decentralized shopping centre in the 
Peninsula. 
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5 .0 CONSI'ANTIA TODAY (l) 

In describing and analysing the fonn and pattern of develOflTlent 
(and "non-develoµnent") which exists in Constantia today, it is 
first of all necessary to consider the Valley in its metropolitan 
context. For what has hapP3ned in the Valley in the past, and 
what is likely to happen in the future , is largely determined 
by forces of a regional or metropolitan nature. 

Thereafter the existing situation will be dealt with as broken 
doen into eight seP3rate canponents; residential, cc:mnercial , 
fanning, the environrrent (both natural and built), recreation, the 
South Peninsula Mountain Reserve, public infrastructure and, lastly, 
public-private sector interrelationships. Where relevant, the 
canponents will be analysed in relation to the various forces which 
have been instrumental in determining its existing pattern and fonn, 
and present trends will be analysed to deter:mine the likely future 
patterns . 

Emphasis will be given to the role of Constantia as a donnitory 
suburb and as an area of exceptional environmental beauty ; and par­
ticularly as an area subject to strong pressures typical of an 
urban £ringe zone. The major problem areas will be touched on 
and will be rrore fully assessed in Section 6.0. 

5.1 .Metropolitan Context 

The historic develoµnent pattern of Metropolitan CaP3 'I'c:wn 
is strongly characterised by the two rrajor axes of develop­
TIEilt ; narrely southwards and tavards the east. The fonner 
axis has becane knavn as the southern suburbs, while the 
latter is referred to as the northern suburbs. The 
developnent pattern is dE!nOnstrated in Figure 2. 

The first growth away fran CaP3 Tavn , took place along the 
roadways leading to the fanning area in the Constantia Valley 
and eastwards tavards present-day Bellville. Nodes of deve lop-

. ment grew up at vantage points along these routes. Subsequent 
development was concentrated around these nodes and was given 
a considerable boost by the construction of r ail liL'1es, the 
developnent of port facilities at Simanstavn and the opening 
up of the interior. Developrent also began to take place 
between the two .axes . (The ensuing period saw urban expan­
sion as a process of infilling and consolidation of more land 
around existing development). 

'lhe location of the study area on the fringe of this suburban 
expansion and its subsequent intrusion into the Valley is 
clearly depicted in Figure 5. Its relationship to the built­
up area of Metropolitan CaP3 Town and to the PE:L insula Moun­
tain Chain is indicated in Figure 6, and this emphasizes its 
vulnerability in the face of further suburban encroachment . 

(l) As previously stated, the study area comprises only that portion of 
the Valley which constitutes "Constantia proper", and which is 
indica t ed on Figure l. 
Photograph No. I shows the Constantia Valley as it was in 1961. The 
overlay shows the existing situation, and also indicates the various 
place names etc. referred to in the text. 
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The population of the study area. at present only ccmprises 
1% of the total metrq:olitan IX)pulation, yet the study area 
covers approxj1nately 6% of the total built--·up area. This 
emphasizes the low form of residential density which exi s r..s 
in the Valley. 

Constantia 's role as a dormitory suburb is dictated part ly 
by its location and partly by its ei,v ironmental attributes. 
The suburbanization of the Valley has taken place as a 
logical progression of the historical grew-th of the metro­
politan area and , more specifically , the outwards expansion 
from the southern suburbs "corridor". Its environ.rrtental 
attributes b.ave determined its potential as an extre:nely 
high quality residential area; and this factor resulted in 
its being typified by a certain degree of leapfrog develop­
ment in its early stages. 

In addition, it comprises the rrost suitable land for farming 
in the metropolitan area. ( 1) This factor, together with .its 
topographical setting, its vegetation and the nature of 
developuent which has taken place in parts , gives it an addi­
tional role - that of great scenic beauty. 

With strong forces of suburbanization vieing with equally 
strong forces of preservation , the study area is in a par­
ticularly vulnerable position. No other area in the 
metropolitan area experiences such strong conf licting forces. 
Moreover, the study area displays none of t.he "repelling" 
forces such as various state institutions and services as 
are found in many other areas on the urban fringe. 

There is no data available to indicate t.l--ie form and strength 
of its linkages within the central city and the rest oft.he 
metropolitan area; but certain assumptions can be made basGd 
on the metropolitan-wide distribution of workplaces, shopping, 
educational and recreation facilities. Figure · ,7 indicates 
the distribution of these land uses. 

It is evident frc:m this figure that the poµilation of the 
study area is dependent upon the rest of the metropolitan 
area for its economic livelihood in terms of workplaces and 
shopping facilities ; existing shopping facilities in Con­
stantia are limited and of a · low-order nature, while the 
number of jobs are negligible. Although educational faci­
lities are not indicated, with the exception of a single 
private school, all the schooling and university facilities 
are outside the sb.ldy area. Recreation is in fact the only 
use for which the Jc-cal population is not entirely dependent 
upon the rest of the metropoli ta."'1 area. 

Despite certain instances of shopping and, to a lesser extent, 
job decentralisation, the focus of the metropolitan area is 
still very much towards the central city, as facilitated by 
the transport network. The study area is well located wib'1 
regard to the road network but, as Figure 7 clearly indicates , 

As determined by the Department of Agricultural Technical Ser­
vices, the soils of the Constantia Valley display a very high 
potential for annual, and, especially perennial, crops. 
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it is not directly served by the rail system. A local bus 
service does exist but it is of hmited importance and is 
oriented to the southern suburbs rather than the central 
cit'_t. 

The local population moverrent is therefore almost entirely 
car-oriented, although it is unlikely that the gre.ater 
majority would choose not to be. (1) The only indicator 
of linkage strengths is the i;eak-hour traffic volume. (2) 
On the assumption that traffic moving through the study 
area via. Constantia Ma.in Road and Southern Cross Drive 
(fran Hout Bay) and via Spaanschsnat River Road (from 

Tokai and Ou Kaapse Weg) has the same destination as the 
Constantia traffic; it is found that 51% of the total 
volume leads in the direction of the central city via the 
Freeway, and the remaining traffic filters through the 
three main exit roads to the southern suburbs. 

38. 

The interpretation of the above percentages must take into 
account various factors. Peak-hour traffic volumes (par­
ticularly in a case such as this) do not reflect only 
travel-to-work patterns. Because of the lack of schooling 
facilities, many trips are devoted solely to taking children 
to school. The fact that 54% of the pupils attend schools 
which would not be reached via the Freeway, jndicates that 
a large proportion of eastward-bound traffic has nothing 
to do with travelling to t,.,Drk. (3) 

Other factors which could serve to distort the pattern are 
the possibility of driving to the nearest station and 
catching a train to work. Similarly, many of the trips 
via the Freeway are likely to 0-e directed to the university, 
and many others could be devoted to taking children to 
schools further up the line. 

Despite the absence of confinnatory data, it is reasonable 
to assume that the Constantia population is mostly depen­
dent on the central city as the major ·work-place . The 
fact that the Constantia residents fall within the upper­
incane group which is generally associated with the tertiary 
and quaternary foDTIS of Employment (concentrated in the 
central city) se:r:ves to support this assumption. 

The pattern of decentralise:1 shopping facilities is indicated 
in Figure 7,. Apart fran the canplexes such as the Blue 
Route Centre, the Tokai Centre, Cave..ridish Square (in Clare­
mont) and the Kenilworth Centre; both the Clarsnont and 
Wynberg shopping centres provide a wide range of facilities. 
Nevertheless, with the possible exception of Cavendish Square, 
high-order shopping is still predaninantly carried out in the 
central city. 

(1) This assumption is supported by the fact that, as indicated in 
Figure§, the Constantia population falls within the upper-income 
bracke t which as a general rule is allied to private rather than 
public means of transportation. 

(2) The average peak-hour volume was determined from the 7-9 a.rn. 
period for 1974. The figures were obtained from the D.C. Data Bank. 

(3) The pattern of school-going children · is based upon a study under­
taken by the Cape School Board in 1977. 



I 

I 

Recreation linkages are widespread and , apart from t.he 
obvious emphasis on the coastline, are directed to pur­
suits within or on the oorders of the study area; such 
as horse-riding,walking and climbing , or the more organised 
forms of recrea.tion associated with the Gildale Sports 
Centre . In addition , it is to be expected that a fair 
amount of the residents look to the southern suburbs for 
other forms of organised recreation. Entertainment, also, 
is widespread ; but is concentrated in the central city and 
the southern suburbs . 

39. 

Fran the aoove , i t is apparent that the Constantia resi­
dents are heavi ly dependent upon facilities provided outside 
of i ts oou.ndari es and that i ts role in the metropolitan 
area is almost solely t hat of a donnitory suburb. In 
this r egard, i t is interesting t o note that the local r ate­
payers do not contribute to the costs of pr oviding and 
maintaining these fac i lities ; other than the obvious fact 
that the considerabl e amount of spending power is channel­
led elsewhere. 

The exi s t ing and fut ure housing demand pattern in the 
metropolitan area bears little relationship to the supply. 
The danand for housing i s very much concentrated in the 
l<:Mer incane groups where an enormous backlog of housing 
provision exists. It is antici pated that the pr esent 
focus of township devel q:::ment f or this incane gr oup (in­
filling, Mitchell s Plain and a l so Atlantis) will have 
reached i t s capaci ty by 1990 and that thereafter additional 
land will have to be made available to cater for the growth 
in the population. ( 1) 

Because of the very low family incanes of the majority of 
this income category , housing provision is l argely provided 
by the public sector . The rate of housing construction, 
however, can barely keep up with the very high population 
growth r ates, let alone diminish the housing backlog. (2) 

In contrast, there is an oversupply of sulxlivided erven 
catering for the housing dana.nd of the upper and middle 
incane groups. (3) The distribution of these unbuilt-on 
plots is quite naturally seen to coincide with the outer 
suburban or fringe areas. I t is anticipated that there 
is sufficient. land alreacly subdivided to cater for the 
housing needs of the upper and middle incane gr oups for 
sane years to cane . Even when assuming that a 10% surplus of 
vacant erven is necessary •. • "to ensure a suff icie.-ricy of 
choice and a realist ic price level"; there is still no inrne­
diate need for additional land to be sulxlivided to cater for 
the needs of these incane groups. ( 4) 

(1) Cape Metropolitan Planning Comm ittee , Draft Guide Plan, p.29 
(2) Ibid, p. 28 
(3) This paradoxical situation is partly due to the government ' s Group 

Area s pol icy which prevents Coloured families of a higher income 
group from participating in the housing ma rket in areas zoned for 
Whites only. It is ,due c1 l so . to discriminatory practices with 
regard to salaries and education facilities. Neverth e less, despite 
gove rn mental polici es; the problem is to a very large extent, 
simply one of poverty. 

(4) Ibid , p. 26 
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44. 

The major problem found in the metropolitan area is that 
of a lack of housing and associated facilities , the extrernely 
low welfare levels and the lack of opportunities open to 
the lo-wer incc:rne groups. In view of this fact, is may seern 
paradoxical that t.his study should be concei-ned with an area 
which houses only the upper incane group. On the face of 
it, it would seem that a more equitable distribution of 
incanes, welfare levels and opportunities s:iould be sought 
and that the upper incane private sector is quite capable 
of looking after its own interests. 

Tnis vie.ti is to a very large extent endorsed; nevertheless 
certain qualifications are made. Firstly, in the long 
tenn interests of both the society and the econany, it is 
maintained that a capitalistic fonn of econcmy is not only 
desirable , but necessary for the healthy develoµnent of 
the entire population - including the lo'M:!r incane groups. 
In any capitalistic systern there will always be an elite 
minority who have achieved their position through their own 
efforts and enterprise. Not only is this made possible 
through a relatively free market system, but it is essential 
to the dynamic grow+-...h of the econc:my and the develop.tlent of 
a healthy society that efforts be rewarded in full; and 
furthei.1Tt0re, that there will always be the attainable 
incentive of improving ones standard of lj. vjng through 
ones own efforts. 

Secondly, it is strongly maintained that the environmental 
attributes of the Valley (including the built-up area) 
constitute a metropolitan-wide asset which future genera­
tions can ill afford to lose. 

5.2 The Residential Crntp<)nent 

w...i1ereas only 17 years ago, the major land-use canponent 
of Constantia would have been farming, today it is very 
much the residential canponent which predaninates. This 
is made clearly evident by Figure 9 which depicts the 
arrount of land and subdivision which has taken place since 
1961. 

With the exception of two relatively small cluster schemes 
and two hotels, this canponent canprises solely single 
residential housing. 

The definition of single residential housing is self­
explanatory and is governed by the regulation which deter­
mines that only one house per plot is permissible. (1) 

(1) Exceptions to this rule date back to houses which existed prior 
to the introduction of zoning regulations. 
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This canponent canpri ses 4 separate density zones which 
were pre-det enni.ned by the 1963 scheme. The mininn.ml sub­
divisi on sizes in each zone or category are 8CXX) m2 (2 
acres) , 4CXX) m2 (1 acre ) , 2400 m2 and 1350 m2. The first 
two categories are referred to as the l arger plots, while 
the last two are termed the medium-sized plots. 9:naller­
si.zed plot s are found in Tokai and east of the Freeway; 
there being none in the study area. 

46. 

5.2.1 Pattern of Devel2e11en.t 

2 m 

1350 

2400 

4CXX) 

8000 

TOTAL 

As indicated on Figure 3 , the density categories consist 
of pockets or zones, some seemingly isolated, decreasing in 
density f r an east to west. As described in Section 4.2, 
the density pattern is dictated by the topography and the 
slope of the land. 

While most of the land canprises township developnent, minor 
subdivisions have also accounted for a large proportion of 
the subdivided plots. Furthermore, certain tovmships 'M::re 
subdivided according to a gradation of plot sizes - narrely 
Belle Qnbre, Constantia Vale , High Constantia Ext. 1 and, 
to a lesser extent, Silverhurst Ext. 1 . 

'Ihe breakdown of this canponent into the various plot size 
categories is indicated in the following table. 

TABLE ONE SINGLE RESIDENTIAL DENSITY CATffiORIES (l) 

Developed Vacant Zoned 
Existing Erven Erven Erven Potential Capacity 

1221 (52%) 832 (55%) 389 249 1470 (51%) 
314 (13% } 150 (10% ) 164 90 404 (14%) 
584 (25%) 396 (26%) 188 201 785 (27%) 
207 ( 9%) 147 ( 9%} 60 17 224 ( 8%) 

2326 1525 801 557 2883 

It is evident from the above table that more than half of 
t.rie single residential develo~ent (both existing and poten­
tial) falls within the 1350 m category. This category also 
canprises the most built-up area - as is evidenced in Table 
'lw0. 

The 4CXX) m2 category comprises the next largest zone , followed 
by thei400 m2, then the 8CXX) m2 categories . Although the 
8CXX) m category canprises a large portion of the total area 
of Constanti.a, it constitutes only 9% of the properties - and 
thus also of the total population . 

(1) The numbers refer to the number of plots, while the percentages 
refer to the breakdown of the total ."Developed erven 11 refers to 
the number of houses completed, while the zoned potential refers 
to thbse properties which have not y~t been subdivided but which 
are zoned for residential development - the numbers referring to 
the estimated number of plots which could be obtained . 
Source: Divisional Council Data Bank. 



Table Two indicates the degree to which each category has 
been devel oped , roth in t erms of existing sul:rlivided 
erven and the capacity which includes the zoned i;:otenti al . 

TABLE TT.-0 - PER:ENTAGE DEVELOPMENT BY DENSITY CATffiORIES 

2 Existing Erven Capacity m 

1350 68% 57% 

2400 48% 37% 

4CXX> 68% 50% 

8CXX> 71% 66% 

TOI'AL 66% 53% 

47 . 

The above table is self-explanatory, but a number of pojnts 
deserve to be elaborated . Based purely on t he above data, 
it would appear that the 8CXX> m2 zone has proved the mos t 
i;:opular i n terms of housing take-up ; this will be further 
discus sed but it must be borne in mind that this category 
r epresented the first residential developnent in :the Valley 
and has thus had a far longer take- up pericd than the other 
categories. 

Not only does the 1350 m2 plots constitute the largest 
category, rut they have also ~ienced a high percentage 
of take-up; as has the 4CXX> m2 category. In contrast , 
the 2400 rn.2 category has seaningly not proved as i;:opular . 
The i;:ossible reasons for this are discussed later. 

5.2 . 2 DevelQ£IDent Trends 

Housing construction trends over the past 6 years are indi­
cated in the following graph . This gives a clear picture 
of the breakdo NI1 of single residential developnent in terms 
of each density ca tegory; of the differing rate of develop­
ment in each category (indicative of the danand for parti­
cular plot sizes), and of the number of plots not yet ruilt 
ui;:on and not yet suJ:rlivided . It thus gives a fairly gocd 
indicator of the danand trends in relation to the supply . 

(The graph is to be found on the folla.ving page) 
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GRA_I?H ONE (a) 

HOUSING CONSTRUCTION TREND BY 
DENSITY CATEGORIES 
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Apart frrnt the daninant r~le of the-1J30 m2 category and t.he 
minor roles of the 2400 m and 8CXX) m categc , .es, the rate 
of developnent of each category has differe:::1 marked.ly. A 
canparison between the 1350 m2 and 8CXX) m2 grCMth rates 
gives a very p:)Sitive indication of the p:)p.ilarity of the 
SITB.ller-sized plots and the al.rrost negligible denand for the 
large plots. The 2400 m2 and 4CXX) mr growth rates have b2en 
fair l y similar, with the 4CXX) m2 category exhibiting a rrore 
healthy rate of develop:nent. 

The levelling-off of each curve (oilier than that for 8CXX) m
2 

w'nich has ranained fairly level throughout the 6-year 
pericd) is a clear reflection of the downturn in the econanic 
climate (and thus the housing market ) following the 1974/75 
l:xx:rn years. The fact that 1976 still reflects a high develop­
rrent rate is explained by the fact that the data used - houses 
canpleted - characteristically lags behind other indicators of 
the econCITiy. (1) 

5.2.3 suee1y_anc1 Demand 

Canparing the rate of develoµrent to the supply of vacant erv&"1i 
if the existing trends continue, then it can only be said that 
there is an over-provision of land (not only zoned rut also 
already sul:rlivided) in each category. Recent informa.tion fran 
the Bureau of Econanic Research at Stellenbosch University,. 
hc,,..iever, indicates that the national econc:my appeared to have 
reache:::1 its lo.vest point in January of this year arrl is naw 
steadily picking up. This is clearly indicated in the following 
graph,. which was generalised £ran one appearing in TRENDS, VOL.l 
No. 6, June, 1978. 

Business Cycle 

Trend line of 

1 ~9::-:6::-:4_.._ _ ___.._1_9_66_;._ _ __,__19_6_8.J__~l-9_7_0..J...__....J._1_97_2_L_--1,._19_7_4.....i__~l-9_7_6 _j_ _ _;_l978 I 

(l) The average time-lag between the dec ision to build a house (whicl, is 
. taken under certain conditions of the economy) and its completi on 

is approximately 9-12 months. The sale of vacant plots was not 
considered to be a rei iable indicator of development trends; for 
the simple reason that they are mori likely to includ e speculative 
practices than the building of houses. 
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One obviously cannot base predictions on cyclical trends 
in the econany. Nevertheless, if the housing market w>ere 
to pick up its pre-1976 gr<Jv.lth trend, it is apparent that, 
by extrapolating the trend lines in Graph One, the supply 
of sul:rlivided erven in each category would be taken up by 
the following years: 

1350 m2 category - ±. 1983/84 

2400 m2 11 
- + 1992 

4000 m2 11 
- ; 1984/85 

50. 

2 At the present rate of developnent of the 8000 m category, 
it is clear that the supply will far exceed the demand for 
many years. With regard to the other categories, it is 
evident that even if the supply of sul:rlivided erven were 
to be taken up, the arrount of land already zoned for develop­
ment w::mld cater for the next 10 years at least. 

In Graph One, the total housing construction trend in 
relation to the total supply indicates that if the 1974/75 
growth rate were to be restored for the next 13 or so years 
(which is 0ighly improbable) , only then would the total 
zoned capacj_ty be fully developed. 

The major reason why this is an unrealistic supposition, is 
that cyclical fluctuations will always take place so that a 
sustained rate of growth applicable to a boan peria:1 is vir­
tually untenable . Furthermore , even if the existing zoned 
capacity were reached, this is not necessarily a reason for 
additional land being made available . Firstly, the dernru'ld 
could be channelled elsewhere in the metropolitan region ; 
secondly, the question of desirability in terms of environ­
mental preservation must be considered, whereby a desired 
population ceiling could be established - this could also 
·apply in respect of availability of services or crnmunity 
facilities . An additional factor t o be taken into account 
is that of housing succession which represents another aspect 
of housing demand . 

5 . 2.4 Housing Demand 

The demand for housing is not confined to the construction · 
of new houses . The de:nand pattern includes also the sale of 
existing houses ; or, as referred to in this study - developed 
erven . The construction of new houses is generally charac­
teristic of the outer suburbs or the urban frins:- zone; where 
the role is that of adding to the metropolitan housing stock -
as represented by an invasion (of the countryside) process . 
Once an area becanes built-up, this role is replaced by one 
of housing succession . 
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Housing succession is a canplex phenanenon and involves a 
wide range of interrelated factors - l:oth socia l and econanic. 
The causal factors underlying housing succession are as 
follows: 

Firstly, the existing ONner must want to sell. The reasons 
for selling are numerous and could include econanic neces­
sity, the desire to own a larger or smaller property or 
the desire to live in a different locality. Alten1atively, 
it could be simply a natural accar~animent of a change in 
life style or a particular stage of the family life cycle .. 

Secorrlly, in order to sell, there must be a willing buyer . 
The reasons for buying are naturally the same as those 
applicable to the seller. The major point to be made is 
that at di.fferent stages in the family life cycle, a different 
set of circumstances is not only necessitated but also desirErl. 
Given the ability to pay, families will tend to optimise their 
choice of a hane in terms of its size (including garden), 
and its location in relation to an array of factors - such 
as the environment , proximity to schools, workplace, shopping, 
recreation etc. In other wbrds , the existing housing stock 
SE:.!. ,. es as stepping stones to cater for the needs and desires 
of the population. 

The following graph indicates that Constantia's role is 
characterised more by housing succession than by adding to the 
metropolitan housing stock. 

GRAPH THREE - HOOSING DEMAND TREND BY DENSITY CATEGORIES 

100~ 

50-

1973 t75 '77 

TOI'AL 

~ 
a, 40 
~ 
.2 

1973 '75 '77 

1350 m2 
1973 '75 '77 

2400 m2 
1973 1 75 '77 

4CXX) m2 
1973 '75 '77 

8CXD m2 

(Hatched oolurnns depict houses cx:mpleted, b]ank columns depict 
sales of developed erven. ) 
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Apart £ran the fact that more houses are sold than built, the 
above graph further emphasizes the cyclical nature of the 
housing market as depicted by the trend of houses constructed. 

The most interesting point which it highlights, ha..vever, is 
that the sales of develope:i erven do not follow the same 
pat~ or trerrl a~ that of housing construction. The 
2400 m and 8cm m categories, in particular, exhibit a 
distinctly high rate of house sales. The implications of 
the above patterns are discussed in relation to the individual 
plot size categories. 

5.2.5 ~.arket Prices 

Develop:nent trends based upon only the number of houses con­
structed is not a meaningful indicator. This is particularly 
so when they form the basis of anticipating future danand 
trends in order to control the supply of land for residential 
develop:nent. 

Similarly, the number of sales of develope:i erven (even when 
related to the number of houses constructed) fails to convey 
any significant message; other than that it gives a degree 
of measurement to the amount of housing succession which has 
taken place - which in turn can be interpteted as a measure 
of "maturity" . 

The introduction of market prices into the analysis gives 
a more meaningful portrayal of the housing demand pattern. 

Sale prices are determined by both supply and demand factors . 
The prospective buyer (of a house) bases the purchase price 
upon his ability to pay and upon his need or desire for a 
certain "bundle of gOCXJs" - apart fran the individual quali­
ties of the house itself , other factors are taken into 
account such as the size of the garden and the location of 
the property . 

In turn , the seller bases his asking price upon the initial 
purchase price or the costs of construction (including a 
reasonable profit margin). For both the buyer and the 
seller there are ·alternatives if the price cannot be agreed 
upon; the former can look to alternative houses , while the 
latter can simply choose not to sell - depending upon his 
desire or need . 

For the seller ' s asking price to be realistic , i t must reflect 
the general market price for similar sized, prictrl and 
located properties . If the desire to sell is not so great, 
the seller can choose his time of selling according to the 
flucruations in the market . 
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( 1 ) 

The following indicates the average sale price of houses 
in the four categories for the years 1974 (representing a 
buoyant housing market) and 1977 (representing a slump in 
the housing market) : (1) 

1974 

1977 

1350 m2 

R38 000 

42 000 

2400 m
2 

R47 000 

47 000 

R54 000 

51 000 

8000 m2 

R75 (XX) 

64 000 

53. 

Although each category exhibited a very wide range of prices, 
so that in sane cases considerably more was being paid for a 
2400 m2 property than a 4000 m2 property, for example; the 
average prices paid fit into fairly well-defined price 
categories. 

The major point to be made fran the above prices are that 
whereas the average price paid for 1350 m2 plots increased 
by 10,5% between the two ~iods, the 2400 m2 prices remained 
much the same, tJ-le 4000 m prices decreased by 6% and the 
8000 m2 prices by 15%. 

This is not only a clear indication of the effect which the 
downturn in the econany has had on the higher-priced ~lots; 
but also strongly suggests that sellers in the 4000 m 
and more particularly the 8000 m2 category , are being forced 
into selling at abno:r:mally low prices. Further indicators 
to support this will be outlined in the following section. 

2 The 8000 m_ categ:ory 

The high rate of house sales and abnormally low prices fetched, 
can almost certainly be put down to the fact that many families 
can no longer afford to live on these large properties . This 
is due to a number of factors such as the size of the proper­
ties which, at the time of construction or purchase, was a 
key factor in governing its choice - but which has since 
becane one of the prime reasons for wanting to sell. The 
reasons for this are the high maintenance costs involved and 
the inaccessibility of suitable labour. 

Other reasons for wanting to sell are the high rates of interest 
applicable to bond repayments and relatively high rates to 
be paid to the Local Authority. Additional factors are the 
lack of public transport facilities and the increasing carrnuter 
and general travel costs. 

Not only have the above factors made it difficult to maintain 
an accustaned style of living, but many families have, through 
necessity, been forced into selling. This is not an entirely 
new phenanenon but has been gradually beccming more prevalent 
over the years - the present slump in the housing market of 

This is a generalised picture as certain obvious distortions were 
omitted. For example, one 8000 m2 propert2 was purchased by the 
Canadian Embassy for Rl03 000 and a 2400 m property was purchased 
for RlOO 000. Moreover, because the criterion used was all "non 
vacant" properties, certain plots (ranging in price from Rl5 000 
downwards ) were omitted as they clearly did not reflect house sales. 
The average prices were rounded off to the nearest 1000. 
Source : D.C. Data Bank (Prope rty Digest) 
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( 1 ) 

(4) 

these higher-priced plots has merely intrcxiucEd a new 
dimension to what has errerged as a clear example of a 
"buyers market". 

The situation is made more compl ex by the f ac t that not 
only can fe.-1 families afford t o continue living on these 
properti es , but for the sel f -same reasons there are decidedl y 
fewer prospective buyers wi l l ing to purchase them. 

Fran information obtainEd f ran an es tate agent , it was 
apparent that · a l arge number of these properties J:->..ave been 
on the market f or sane t.irre , without finding a willing buyer . 
Many of the properti es which have been sold, have r ealized 
a price f ar below the initial asking price, and in quite a 
f ew cases the sal e price has been lower than the initial 
purchase price . 

This j_s verifi Ed by the fol lowing examples taken fran the 
Hohenhort area . (1) 

- One property was purchased for R65 CXX) in 1974 and sold 
for R44 CXX) in 1978. 

Another was purchased for R41 CXX) in 1968 and sold for 
R35 CXX) in 1978. 

These are not isolated examples, as evidenced by the following: 

- A property in Constantia (in excess of 8CXX) m2) has 
been on the market for sane time ; it was rought in 1969 
for R62 CXX), the asking price is R80 CXX) - yet it is anti­
cipated by the estate agent involvEd, that it will only 
fetch R55 CXX) at the most. (2) 

That this is not a situation peculiar to Constantia alone, 
but is a general metropolitan-wide pattern characteristic of 
large proper ties, is evidenced by similar cases appearing in 
the Property Argus fran time to time. A recent exampl e is a 
propa~y adj acent to tl1e Loca l Area which was sold for R70 CXX) -
its municipa l valuation being Rl04 CXX). (3) 

Generally, the market price of property sales is considerably 
higher than the valuation. · A narr<Ming of the rat io of 
valuation to sales prices is · a clear indication of the dis­
tortion in the housing market. The foll<Ming pattern is 
based upon a ratio of the average sales per annum to the ratab12 valuation in the Hohenhort To;,.mship which canprises only 8CXlO m · 
plots. The ratabl e valuation is given an jndex of 100. 

1973 
1974 
1975 
1976 
1977 
1978 

114 
141 
148 
112 

41 
14 (4) 

D.C. Data Ban k (Property Digest) 
Berrisford, Du r r Estates. (3) 
D.C. Data Bank (Property Digest) 

(2) Information obtain ed from R. 
Property Argus; 2 September 1978 
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A further indication of the above trend is that the average 
sales price - to - ratable valuation index of all 8CXX) rn2 
plots in Constantia was 142 in 197 4; whereas in 1977 it was 
65. 

It is evident that in many cases the asking or negotiated 
price is not necessarily the prime issue in the sale of 
these properties. In scroe instances , prospective buyers 
have been quite prepared to pay the price, but have been 
put-off by the size of the garden. (1) 

The Hohenhort Township reflects the typical problens facing 
the ownership of 8COO rn2 properties. With its establishment 
in 1951, a title condition was imposed prohibiting any fur­
ther subdivision. Based on the sul:mission of applications 
for subdivision, the more level pro~ties were rezoned to 
al law for subdivisions davm to 4COO rn2 . Various petitions 
have l:::een drawn up frcro time to time objecting to this 
rezoning; the last being in 1977 when it was apparent that 
the majority still favoured 8CXX) rn2 plots. Since then , a 
number of those who signed the petition have indicated that 
they naw have no alternative but to subdivide. 

Furthennore, a petition was sul::IPitted in response to the 
advertising of the 1976 revised scherne, r~esting the sub­
division of 8COO rn2 plots into 4COO m2. This petition was 
signed by all the haneowners whose properties fmrn an isolated 
pocket above the Hohenhort Township. It was recarrnended to 
Counci.l by the Town Planning Section, that this request be 
supported. 

2 5.2.7 The 4CXX) rn category. 

The sales of developed. ervz11 in this category have been much 
the same as for the 8CXX) rn category; the difference being 
that the number of houses built on 4CCX) rn2 plots prior to 
1977 was considerably higher. In the past 18 months the 
number of houses constructed has been double that of the 
8COO m2 category. There has not been the same pressure 
for subdivision as has been experienced in the latter cate­
gory and it would appe§r that there is no imnediate problem 
attached to the ~CXX) m2 category. 

Nevertheless, a close inspection of the townships and subdi­
vided erven m this category reveals that, while most of them 
have developed at a reasonable rate, others have not. For 
example, High Constantia Ext. 1 was approved in 1966; but 
of the 52 erven in this township, only 4 have been built upon. 
It was, however, fo~1..1d that a large number of the plots are 
still being held by the developers and their selling price 
has generally been far higher than similar sized plots in 
Constantia. In a sense, therefore, the asking price has 

(1) This was established from individual property owners who visited 
the Divisional Council Town Planning section with a view to 
obtaining subdivision rights. · 
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determined that these plots are not effectively "in the 
market". The reasons for not lor,..1ering the asking price 
can only be suggested at; the one possibility being that 
the developers could be holding onto the plots in the 
anticipation of further sulxlivision rights. 

55. 

Another example is the Klaasenrosch ~ights Township. Half 
of this ta.,.,nship was zoned for 1350 m and the other half 
for 4CCO m2 plots. The former half is almost fully 
developed while the latter is still in the hands of the 
developer. The developer maintains that there is no denarrl 
for 4CCO m2 plots and, although the erven },.ave been on the 
market for sane time, none have been sold. On the basis 
of this supp:::,sed lack of demand, permission has been sought 
for either the lowering of the minjmum plot size or for 
developing Cluster housing. Not knowing the asking price 
of these plots,it is difficult to gauge whether or not the 
developer is genuinely suffering a hardship due to a lack 
of dema...,d. It would, however, appear that sales at a 
lower price than anticipated are being withheld in the hope 
that greater profits could be achieved through a change in 
the density zoning . 

2 The_24(X) m_ Cat.e<;r2!]:'.: 

While the housing const._ruction trend indicates that this 
category has not been very popular, the number of sales 
of developed erven (l:oth numbers and sale prices) has inc1i -
cated the opposite . Being so much smaller than the 8CCO m2 
plots , the problems which characterise the large properties 
cannot be attributed to this category. 

With respect to the slow rate of building, an estate agent 
with aI1 intimate knowledge of the housing market in this 
area has ma_intained that its apparent unpopularity has nothing 
t o do with the plot sizes as such, but is rather a reflection 
of its location and various other factors applicable to the 
area . (1 ) 

The factors mentioned were the south-facing slopes; the fact 
that many of the plots were in fairly close proximity to the 
Freeway and potential buyers .were wary of the associated 
noise level; the existence of a cEmetery cll1d a bible college 
also proved to be a dis-incentive; also the roads were not 
tarr ed and were in a state of disrepair. A major factor was 
the large amount of vacant and idle land in the vicinity and 
the fact that it was cannon knowledge that applications for 
Cluster housing had already been sul:rnitted . 

The reason why the above "repelling" factors has not affecta:1 
the sales of developed erven is that the more built-up 
area within this density category (where the bulk of sales 
has presumably taken place) is located well away fran the in­
fluence of these factors . Another factor is that w.any of tl1e 

( I ) R. Ber r isford , Dur r Estates. 
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sales in this category have not taken place in the 
24(X) m2 pocket as such, but instead constitute sales in 
the "No further subdivision" townships such as Belle 
Ornbre and Constantia Vale. 

2 The_l3SO m Category 

57. 

Despite the cyclical housing demand trend in this category, 
it appears to present no problE!IlS and clearly represents 
the most sought-after plot size category. Further 
evidence of this is given by the fact that it is the only 
category where the average sale price of developed erven 
has not decreased between 1974 and 1977. 

5.3 The Camrercial Canponent 

The shopping pattern of Constantia residents can be assumed 
fran the existing shopping facilities in the study area 
and those in the surrounding suburbs . Because existing 
facilities are limited, convenience shopping is carried 
out in the Wynberg and Clarerront shopping centres and the 
Blue Route and Tokai centres. The trend has, for some time 
been towards the one-stop shopping facilities provided by 
the major shopping canplexes. 

' The existing shops and shopping centres in Constantia, 
together with their respective gross floor area are as 
follows: (1) 

Glenstantia Centre - 853 
High Constantia 781 
Alphen Fann Stall 306 
Old Cape Shop 127 To~l = 2067 rn2 

All the al.:ove, with the exception of the High Constantia 
Centre, do to sane extent cater for passing traffic in 
·addition to the local population. Alphen Farm Stall and 
the Old Cape Shop are extremely popular and are almost 
certainly characterized by a high turnover, as evidenced 
by the fact that both have recently increased their 
effective floor area. 

Glenstantia Centre canprises a number of low order neigh­
bourhood-type facilities, together with a service station 
and the Dairy Den vlhich caters to a large extent for 
passing traffic. The range of facilities provided does 
in fact cater for virtually all the needs of a local 
neighbourhood, it has a post office, a bank, a building 
society cum estate agent , a 'mir1imarket' , a butr-her, a 
dairy, a hairdresser, a dress boutique, a dry cleaner 
cum bcokshop, a bottle-store and a chemist. 

S<:m?how, however, it does not give the impression of a 
vribant centre; in fact, on most days, there are generally 
nore people found at the Alphen Farm Stall across the road. 

(1) Divisional Council Report No. 5 
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rrhe High Constantia Centre canprises only a butchery 
and a small supermarket. It has never proved very 
popular largely due to the fact that it is located 
off the Main Road and is not directly accessible to 
passing traffic. At one stage it contained also a 
bottle-store, an estate agency and a small restaurant -
all of which have subsequently closed down. 

In addition, there are three extranely 'Well-patronised 
nurseries in the study area; two of which have re­
quested pennission to widen their range of stock by 
selling also goods of a "fann stall" nature. These 
requests have not been granted because of the possible 
effects of increased traffic generation; both nur­
series being located on busy through-roads. 

Fannstalls have been a feature of the study area for 
many years. Only one exists at present and the 
general policy :L.11 regard to these facilities is that 
they should be allCMred only if they canply with 
certain standards regarding traffic movement. The 
one drawback experienced is that whereas a fann 
stall is meant to carry only the produce fran the 
land on which it is located, owners have in the past 
attanpted to increase their stock by the ' acquisition 
of a general dealers licence. This has been strongly 
resisted by Council and has possibly led to an over­
reaction with regards to the restrictions .imposed 
on fann stalls. The reasoning behind these re­
strictions is that once a general dealers licence has 
been granted, there is little control to prevent 
the future expansion of the facility. 

As previously mentioned, the Glenstantia site was 
purchased many years ago for the purpose of developing 
the first decentralized shopping centre in the Penin­
sula. To cater for this, the land has already be<=>..n 
appropriately rezoned; and approval has ¥1 fact been 
granted for a centre canprising 21 710 m of shopping 
space. Due to the existence of canpeting shopping 
centres, it appears that the developers have no in­
tention of developing at tl1e present time. 

To give a rough indication of the total a'TIOunt of 
floor space required to serve both the present and 
ultimate rx:ipulation of Constantia, the foll0,ving 
analysis was undertaken. This presupposes that all 
cDnvenience shoppin~ would take place within the 
study area. 

58. 



'l1otal Effective Required 
D.isp:isable Spending Floor Area 
Incare Paver 

Existing Pop. 5543 R23 323 255 R4 664 651 6220 m2 

Ultimate Pop . 10 232 R43 844 120 R8 768 824 11 692 m 2 

Bearing in mind that this is a rough and possibly con­
servative estimate , it nevertheless confirms that the 
existing shopping facilities cater for approximately 
only one-third of the local shopping needs. 

One of the assumptions l isted below is that the effec­
tive spending pcwer (or the amount spent locally) con­
stitutes only 50% 0f the total spending power. Were 
the proposed Constantia Centre to be developed , the 
effective spending p::,wer would obviously rise. Assu­
ming it rose to 70% of the total spending pcwer; this 
would result in a required floor area of 17 538 m2 
to serve the ultimate populat i on. This indicates 
that even wh811 Constantia is fully developed; the full 
develoµnent of the Constantia Centre would not be 
justifial. 

(1) 

In any event, the existing nearby shopping facilities 
(particularly those in Tokai) must be t aken into account. 

An analysis of the existing shopping floor space in. Tokai 
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in relation to the floor area required to serve tl1e Tokai 
population, indicates that once the area has developed t2 
its capacity there will be an over-provision of 11 500 m • (2) 
It must, however , be p:>inted out that the catchrrent area 
of the Tokai shopping facilities includes a large popu­
lation to the east of the Cape Town-Muizenberg :tv'iain Road. 

In the absence of rrore meaningful data , the only con­
clusions to be drawn fran the above analysis are t..11at 
the existing shopping facilities are insufficient to rreet 

(l) This analysis is based upon the following assumptions: 
(a) That the average fa mi ly size is 3,5 persons. 
(b) That the average per capita income is R4285 per annum; this is 

based upon the average family income by enumerators districts 
for 1970 (Source : Technical Management Services Branch, C.C.C .) 

(c) That the average income has inc reased by 50% since 1970. This 
is based on the assumption that increases in income have l agged 
behind the consume r price index trend which has rise n from a base 
of 100 in April 1970 to 164,6 in December 1975. The present 
index (J uly 1978) is 219,8 (Source: D.C. Data Bank) Because a 
conservative est imate was required, it was considered that a 
50% increase would suff ice. 

(d) The popula l ion figures are derived from Table 
(e) That discretionary spending cons t i t utes 40% of the total disposabl e 

income. (Source: Toma ] in) 
(f) That 50% of this is spent locally (Effective Spending Power) 
(g) That R750 of effect ive spending powe r is the annual turnover 

requir ed to support 1 m2 of gros s fl oor area . 
(2) Divisional Council Report No . 6. 
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shopping facilities are insufficient to meet local 
needs; (1) but that the develoµnent of the Constantia 
Centre cannot be justified at this stage. Its 
future viability would need to be determined by an 
in-depth investigation of the existing and antici­
pated future regional shopping patterns of the sou­
thern suburbs population. 

5.4 The Fanning Canponent 

Included with those properties being actively farmed, 
are a number of large properties which are zoned for 
fanning (rural) purposes but which, for various reasons, 
are not being used as such. 

All the land comprising these properties is considered 
by the Departmer.t of Agricultural Technical Services 
(D.A.T .s.) to be of prime agricultural potential. 

Farming practices are almost entirely devoted to 
vineyards. 

For convenience, these properties are discussed as three 
separate "blccks" the Zonnestraal Valley, the Eagles 
Nest/ Glen Alpine block and the Groot Constantia/Klein 
Constantia block. Other properties, such as Silver-· 
hurst Farm, will be discussed separately. 

Zonnestraal Valley canprises three properties under 
separate awnership. Bordered by the Freeway on one 
side, it is totally surrounded by residential developnent. 
Apart fran the valley botto.'ll and the various hanesteads , 
it is almost entirely covered in vineyards. To date, 
there has been no pressure to sul:xlivide. 

The Groot Constantia/Klein Constantia block ca.'11prises 
six major properties . Groot Constantia is awned by a 
state-subsidised canpany (The Groot Constantia Control 
Board), -while the rerna.inder are all privately awned. 
This block together with Zonnestraal , makes up the bulk 
of Constantia vineyards. 

The Groot Constantia Control Board are currently putting 
into practice a policy for re-establishing th.e former 
state of the estate; to this end, the Bertrams Winery 
has been re-opened and wine-making on-site will again 
be practiced. (2) Apart fran a massive prograrrme t.o 
replace old vineyards with new, additional land has been 
cleared and planted high up on the slopes, and a policy 
of consolidating adjacent-lying land has been embarked 
upon. Under the regulations governing estate wines, 
existing estates can only increase their land holding 

(1) This is borne out by the number of complaints received from 
local residents that convenience shopping facilities are 
inadequate; the suggestion being made on numerous occasions 
that sma 11 "corner stores'' should be permitted. 

(2) The produce was, for many years, sent to Stellenbosch for 
processing. 
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(and still produce under the same label) in respect of 
abutting land. To dater the Control Board have already 
purchased Hope of Constantia and a sliver of Forestry 
land separating the estate from Klein Constantia. It 
is at present negotiating with the Divisional Council 
for the purchase of a portion of t."l.e Nova Constantia 
property as well as the public open space at the top 
of Price Drive - which separates the estate from 
Eagles Nest. 

The remaining. properties in this block canprise Klein 
Constantia itself, Husseys Vlei, Uitsig, a small 
property lying or-, the upper slopes between Hussey I s 
Vlei and Uitsig (referred to as Fann 'X'), and lastly 
Bui tenverwagting. Alrrost all the usable land on 
Uitsig and Buitenvei--wagting, and a large portion of 
Klein Constantia, are under vineyards. Hussey' s 
Vlei and Fann X are not fanned as such, but corrprise 
large pine planations. An additional property, 
Coleyn , is considerably smaller than the other proper­
ties; but is also covered in vineyards. 

The Eagle's Nest/Glen Alpine block canprises, apart 
fran these two properties, one other - Gordon Heights. 
All are privately owned; and only Eagle's .Nest is at 
present being fanned - and this not very extensively. 
Much of Eagle's Nest comprises very steep slopes which 
are well vegetated; predcminantly by pine forests . 
Where possible, land has been cleared for market gar­
dening purposes. Glen Alpine canprises far more 
potentially usable land than the other two properties; 
but, while there is still evidence of orchards and 
vineyards, these have all become neglected and over­
gra,JTI - at present there is no fanning activity on the 
property. Gordon Heights canprises very steep land 
_and, apart from a few neglected orchards, there is no 
evidence of any farming practices having been undertoken 
in the past. 

'l'he future of this block, poses a dilerrrna. On the one 
hand, it would appear that viable fanning practices are 
not possible ·- due to the slope of the land and the 
fact that it has no real fa:rming history. Nevertheless, 
the D.A.'I'.S. have stated quite categorically that they 
(X)Ilsider that not only do these properties canprise 
prirre agricultural land, but that farming practices, 
under proper IP.anagemer1t, could be feasible and viable. 

On the other hand, applications for cluster housing have 
been recej_ved for all t.'1ree properties. Of these appli -
cations, the one for Gordon Heights has been turned do.vn 
by the Administrator and the other two have been held 
over pending the response to the advertising of the 1976 
scheme and the findings and recan:nendations of the Hey 
Carmission on the South Peninsula Mountain Chain. (1) 

This wil 1 be discussed in section 5.7 
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As referred to in Section 4.4.2; because of the very 
strong objections sul:mitt ed in respect of the Speci al 
Residential sites as proposed by the 1976 scheme, it 
has been recrnmended that all the proposals be dropped. 
In addition to the obj ections to specific sites pro­
pose:i, there was a general feel ing that no Cluster or 
Group housing should be pei'IIlitted in Constantia at all • 

In the meantime, apart fran whatever hardships may be 
suffered by the owners, a very real problem exists in 
the fonn of infestation of alien vegetation. Port 
Jackson wattle and Stinkbean are virtually impenetrable 
in parts, and hakea is intruding fran Constantia Nek . 
All three properties suffer fran this problem and 
while attempts have been made to eradicate, or even con­
trol their spreading , it is quite apparent that something 
will have to be done if the costs of eradicating them 
are not to becane prohibitive. ( 1) 

At present the major incane derived fran Eagle's Nest 
is alirost certainly not fran farming purposes, but 
fran the renting-out of the rn.:nnerous cottages on t he 
property. The same applies to Gordon Heights, where 
the renting-out of two houses is the sole means of 
incane derived fran the property. The Austrian Embassy 
was housed on Glen Alpir1e , but this has now rroved; at 
present there is a well laid out private Count....ry Club 
canprismg tennis courts and a swimming pool which is 
presumably a source of inccne to the ONner. 
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Of the isolated properties found in the Valley, Silverhurst 
farm is the largest and poses the biggest problem. At 
presei!t its major source of incane is derived fran 
chicke.."l bat::eries; although rrarket garde..'1ing and the cul­
tivation of flowers are also extensive ly carried out. 
Because of nurrerous canplaints against the flies asso~ 
ciated with the chicken farming, Council's health aut.t'-10-
rities have instructed the ONner to close down the 
batteries on the grounds that the flies are a health 
hazard and a public nuisance. 

The ONner maintains that the closing dONn of the batteries 
will leave him little alterr,ative but to sell the lanct 
for housing developnent as alte1.-native methods of fanning 
could not prove viable. The D .A. T . S. , however, maj_ntains 
that despite the fact that the property is totally sur­
rounded by residential develoµnent, it could still be 
made viable under vineyards. ::::n this regard, they refer 
to the many vineyards in the centre of Paarl which 
function quite happily. 

(1) In this regard, a large property alongside the road leading to 
Hout Bay, has become totally overgrown by Port Jackson wattl e and 
Council 1 s Chi e f Forest;-y Officer has intimated that there is vir­
tually no way of eradicuting it at this stage other than putting 
the land to some active use - preferring housing development. 
The costs of eradicating it could not be recouped through 
far ming purpos es. 
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Various other properties which are still being fanred, 
are found throughout the study area . All of them are 
already zoned for single residential develop:nent and, 
with the e...xception of one or two, there has been no · 
indication that the owners wish to stop their farming 
activities. The o.vners of the few properties who 
wish to sul::divide are continuing their farming prac­
tices (mostly vineyards) in a half-hearted way in the 
expectation of gaining more develoµrent rights than 
the land is zoned for. This situation is cer+....ainly 
not desirable as the properties are becaning rrore and 
more neglected. In sane instances farming acthri ties 
have been totally abandoned. and t.'lere is a very real 
danger of these properties becaning ir.fested with 
alien vegetation. 

The problems facing ccntjnued fanr~nq practices are 
numerous and , while not necessarily peculiar to 
Constantia, are made rrore acute by the mere fact 
that the properties are located in v.ihat is essentially 
a suburban area. 

Coupled with the fact that farming is the slcwest gro"tJing 
sector of the national econc:my; (1) increased costs of 
farming (such as labour, fertiliser, fann ' .implernents 
and rail tariffs) have meant that on a nation-wide level 
most farmers are struggling to attain accustorred profits, 
while many are barely making a profit. A major 
crippling factor facing continued farming in the nation 
generally is that of Estate Duties - farmers are loath 
to improve their farms, or jncrease production, for the 
simple reason that either they or their heirs will be 
saddled with incrcctsed costs. Moreover , state sub­
sidies are not co..risidered to be in keeping with the rest 
of the econany. 

The situation in close proximity to an urban area is 
worsened by the fact that suitable labour is more scarce 
anci considerably more costly because of the competing 
wages and rrore attractive working conc.itions offered by 
the urban sector. 

In Constantia, the situation is made more acute because 
of t.'le government's restrictions on Black labour; convict 
labour £ran Pollsmoor Prison canr.ot be relied upon as the 
quota allowed per farmer can be changed at will; the 
fai1Tiers are called upon to pay higher rates than farmers 
outside the Local Area; much vandalism and pilfering has 

= accarpanied the intrusion of suburban development into 
the Valley and lastly; the monetary , labour and time 
costs of eradicating alien vegetation which has spread 
fran adjacent properties is crippling. 

Basically this means that incomes derived from farming have 
not kept pace with the incomes derived from other sectors 
of the economy. 
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The a.l::xJve situation has been imposed on the genuine 
fanners (whose properties are still zoned for rural 
purposes) without their having any choice in the matter . 
The general feeling is that, although they may not neces­
sarily want to su.1:xiivide their land, they should have 
the right to do so - particularly as the fact that sub­
division rights which have been granted t o adjoining 
property o.,.mers has increased the problems experienced.(l) 

The attempt by Council, to alleviate the recognised 
hardships experienced by these property owners by 
introducing a measure of rates relief was strongly 
opposed on the grounds that the rates remission would 
have little effect on the losses already experienced . 
But more important, once removed £ran the local area, 
these properties would be under the effective control 
of the Minister of Agriculture; the general feeling 
being that such a step would rem::>ve for all time any 
hopes of gaini..."1g:- ·.. developnent rights. 

It is anticipated that the various bcdies (governmental 
and private) ~nvolved in the future fanning p~acti ces 
in the Valley, will attempt to find some meaningful 
way -of alleviating the plight of the pro~rty owners . 

The Environment 

In the true sense, "the environment" includes not only 
the physical COilfX)nent ; as determined by Lhe natural and 
man-made features , but includes also the social and 
econanic canponents. For the purpose of this study, 
h~1ever , the social and econanic aspects of the environ­
ment have been discussed in the previous section . This 
section therefore deals only with the natural features 
and the physical or visual aspects of the man-made or 
"built" environrrent. 

5.5.l The natural environment 

The three basic elanents which canprise the natural en­
vironrrent of the study area are the climate , geolog-.f 
(including soils)" and vegetation. 

Climate 

The clirratic conditions of the Peninsula are of a 
Mediterranean type; wann dry .Sl.Ilmiers and mild winters of 
rroderate rainfall and occasional strong winds. Tempera­
tures are seldan extreme because of the moderating in­
fluence of the coast. 

Table M::>untain hati a decided effect on the micro-climatic 
condj_tions of its surrounding areas - including the 
Constantia Valley . The particularly high winter rainfall 
which is experienced along the mountain slopes and the 
western portion of the Valley is due to the pattern of 
precipitation caused by Table Mountain_' s effects on the 
r aJn-bearing winds. 

(1) Thes e views were expressed in various letters received as a 
result of the advertising of the 1976 scheme. 
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To quote .••. "Constantia suffers fra:n no extremes of 
climate, changes in seasons are gradual, rainfall is 
good and t emperatures and winds are moderate . This 
type of climate is generally predictable so that the 
gamble with the weather is virtually taken out of 
farming. Fran a residential stand-point , the micro­
climatology generally produces no mist shrouded val es , 
frost JX)Ckets or other unpleasant aspects of cli...rnate 
which rule against settlement".(1) 

Geol~ (2) 

The topographical features and soils which characterise 
the Valley are the result of its geological formations 
and the erodibility of the different rock types. 

The uppermost layer canprises Table MountaJ.J."1 Sandstone 
which is stable, erodes very slowly and is typified 
by the f am.i.liar rock faces of Ta l:ie Mountain its elf. 
Vertical joints in the horizontal bedding planes con­
stitute zones of weakness ; the weathering of which have 
resulted in features such as the Constantla Nek saddle. 
The Sandstone weathers down to a thin and fairly sterile 
sandy soil. 

Underlying the sandstone layer are shales of the Mal­
mesbury series. This is a softer formation and weathers 
deeply as evidenced by the erosion scars on Table Moun­
tain. Such erosion not as evident on the rrountain 
slopes of Vlakkenberg and Constantiaberg which lie south­
wards of Constantia Nek. The soil°s derived fran this 
rock type are clayey and rich in iron. 

· The granite which underlies the above comprises the 
lower rrountain slopes. It weathers rapidly on exposure 
to the elements and the steeper slopes are highly sus­
ceptible to soil creep and landslides under conditions 
of heavy rainfall. 
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The erosion cycle in the study area is juvenile in charac­
ter and is typified by the dendritic drainage patten1. 
The valley lines in the upper slopes canprise precipi­
tous gorges and deep narrow valleys. Because of the 
gradient of these stream lines, deposits of alluvial 
soils are only found in the lower valley bottans. 

The soils in Constantia are generally highly fs:-tile due 
to the diversity of the parent rock t 1pes and to the 
rich organic or humus content derived fran the rich 
vegetation which has for centuries characterised the valley. 

(l) Divisional Council Report No. l, pp. 10,ll 
(2) Ibid, pp. II, 12; Hey, p.3 
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Vegetation (1) 

The indigenous vegetation in the valley was determined 
by the top:xJraphy, the soils and of course t.rie climate . 
The shallaw and IXJOrer soils of the upper slopes were 
thickly covered by fynbos, together with various species 
of protea. The lawer slopes canprised these , together 
with large stands of silver trees; and the rrore level 
land was covered with grass and scrub-like vegetation. 
Rich vlei grasses covered the valley oottans. Groves 
of wild alrrond and Keurboan followed the water courses. 
Large trees were not plentiful and were restricted to 
the (X)()ler ravines and upper valley lines, 

With the settlement in the valley, much of the vegetation 
was stripped for firewood or for fai'llling purposes and 
continued veld fires over the years have cleared the 
landscape of much of its indigenous vegetation. Because 
this vegetation is very slow growing, barre.."1 slopes were 
particularly susceptible to erosion. Various alien 
species were introduced to the Cape at an early date 
for t.l)e purpose of reclaiming sandy areas, creating 
windbreaks, covering the barren slopes and for scenic 
purposes . The major species being oaks, . cluster pine, 
euca.lyptis and Port Jackson wattle. Pine and eucalyptus 
plantations were established in Tokai and on the rrountain 
slopes and oaks and poplars were extensively planted 
throughout the Valley. 

The present vegetation, which is so characteristic of 
Constantia, is thus almost solely made up of exotic trees. 
The purposes for which the alien species were intrc:xluced 
were adequately fulfilled but a major problen arose in 
respect of sane species, fran the vigorous nature of 
their grCMth. The natural spreading of these species 
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led to their :invasion of large tracts of indigenous grCMth. 
Port Jackson wattle and cluster pine together wj_th Rcoi­
krantz, St:inkbean and Hakea have spread alarmingly and 
in many cases canprise alrrost impenetrable stands - Port 
Jackson, Stinkbean and Hakea being the major culprits. 
Apart fran the fact that they have almost ccrnpletely re­
placed the :indigenous vegetatio:1 in rna.,-iy areas, they are 
difficult to eradicate or control, particularly as bur­
n:ing merely serves to regenerate thici<er grCMth. 'I'hey 
represent a very real fire hazard and in addition to 
their j_rnpenetrable growth, wi t..l-i. the exception of Port 
Jackson in the flowering season, they are not particularly 
attractive. 

Today, the only surviving indigenous vegetation is found on 
the upper slopes where small stands of fynbos, and protea 
and silver trees still exist; and :in the more inaccessible 
rav:ines where indigenous trees are still found. But even 
these are becaning rapidly invested by alien species. 
Port Jackson and Stinkbean in particular , are found in 
proliferation throughout the study area; and any vacant 

( l ) Hey, pp. 3, 5, 13. 
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5.5.2 

unused land is susceptible to their intrusion as is 
evidenced on many of the larger properties. 
Despite the £act that Constantia canprises such an 
abundant growth of trees, many of the oaks are old and 
have becane diseased in recent years. Little has 
been done to replace th6Tl. The large size of plots has 
enabled individual c:wners to effectively camouflage much 
of the development by vegetation. 

The Built Environrrent 

This :includes, not only the built-up area (includ:ing 
the historic hanesteads), but also the farmlands and 
scenic drives. 

The resj_dential sector 

67. 

Apart £ran the farmlands, the most visually pleasing aspect 
of the Valley is the way in which much of the develoµnent, 
particul&.1:ly the larger plots, is camouflaged by vegeta­
tion. This is well illustrated in Photograph No. 2 

· This is obviously not as feasible or. the sroaller proper­
ties, yet even portions of these density categories are 
still environmentally pleasing. 

As a suburban area, there are very few areas in metro­
politan Cape Tc:wn to rival it vv'i.th regard to scenic beauty. 
Apart fran the trees and landscaped gardens, much of the 
architecture is visually attractive. Horse-keeping on 
many properties and market gardening add to the character 
of the Valley and the open space systems along the valley 
lines are an essential pa..""t of its chann. 
In sane instances, however, the more dense forms of resi-
6entia1 developnent have little to offer aesthetically. 
They are often visually sterile and the housing itself 
_i s more of an eyesore than a visual asset. Generally, 
ha.,ever, the sensitive demarcation of density boundaries 
according to topographical features has paid dividends -
the IX)tentially rrore visible slopes and ridge-lines 
having· been devoted to the larger plots. 
The intent of introducing cluster housing to Constantia was 
that it should serve to enhance the archi"'.:ectural charac­
ter of the Valley ar.d should be an i111provernent on the 
alternative of conventional single residential housing in 
that a greater degree of "openness" would be obtained. 
Moreov~ , the sch6Tles were to have been built in and around 
existing trees. In the case of Alphen Me.vs , this has 
been successfully achieved; the fact that the d\:::IlSity of 
develoµnent has not been accarpanied by the provision of 
a sizeable arrount of open space being due to the fact that 
it was actually zoned for maisonette developnent rather 
than Cluster housing. (Photograph No.s 3,4) 
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In contrast, the Nova Constantia scheme cannot be 
said to have carried out the full intent of cluster 
housing. Although open space was provided, its loca­
tion was certainly not concealed fran the surrounding 
area . Moreover it is intrusive upon the imnediate 
environs of the historic hc:rnestead. There is no 
vegetation to carrouflage the develoµnent and future 
extensions to the scheme (already approved) will only 
serve to further mar the landscape. Al though its 
layout and architecture works reasonably well for its 
residents, the exten1al aspect has little aesthetic 
merit. (Photograph No. 5 ) 
Nevertheless, in regard to the Nova Constantia scheme, 
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the surrou.11ding single residential housing is visually 
just as unattractive - if not rrore so. (Photograph No. 5 
This poses a major problem in regard to various other sites 
in Constantia. The future developnent of visually ex­
posed sites with little existing tree cov2r is bound 
to detract fran the environmental character of the Valley -
this is made more acute by the lack of demand for larger 
plots. An effective e.xarrple of what should be avoided 
is the relatively dense single residential develoµnent 
which has taken place on the slopes of Kreupelbosch 
t ownship which adjoins the study area - s~e Photograph No.6 

Historic Hanesteads 

In addit~on to the historic associations of these hane­
steads and their outbuildings, they are excellent examples 
of Cape Dutch architecture. As the original farm hane­
steads, their surroW1dings are, in general, in harmony 
wit.'1 the buildings themselves. Apart fran Groot Constantia 
and Hope of Constantia which are cmned by the Groot Con­
stantia Control Bb3.rd, all the others are privately owned. 
Klein Constantia , Buitenverwagting and Uitsig ha:nesteads 
are located on properties which are still being actively 
farmed. The Nova Constantia ha:nestead is the headquaY.ters 
of Tupperware (Pty) Ltd. , and was recently restored to its 
original state. Apart fran the small grounds on which 
it is located, its surroundings have in recent years been 
invaded by =esidential developr.ent . Were it not for the 
fact that the Divisional Council purchased a large portion 
of the surroundii1g land simply in order to prevent further 
encroachment , the impact of developnent upon this homestead 
'v.Duld have been far worse than it is . 
The original Alphen homestead has functioned as a hotel for 
many years, and des~ite the fact tr.at much residential 
develoµnent has taken place in the vicinity , it still re­
tains much of its original character:- . This is basically 
due to the fact that it is inward-looking as opposed t o 
Nova Constantia which is outwurd-looking. 
The importance of preserving these hanesteads and their 
surroundiugs ca.'1Ilot be over-stressed. Their preservation 
is adequateiy controlled by the National Monuments Council 
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but there is a limit to the effectiveness of this control 
over the surrounding landscape. To date , only the Nova 
Constantia hanestead has bee,., af fected by encroaching 
ctevelopnent ; but in view of the problems facing continued 
farming, the future preservation of the Uitsig, Buiten­
verwagting and Klei.."l Constantia hanesteads, could be 
threatened. 

Follal'1jng the approval of the Nova Constantia scheme, it 
was reccm nended by the residents in the area (and others) 
that, in order to prevent any possible further cluster 
housing, Council should purc::-.ase the development rights 
of all potentially developable land in the area referred 
to as the "Historic Triangle". Council's :response was 
that, while the importance of preserving these homesteads 
was recognised, a more practicable solution would be to 
treat each homestead and its inrnediate surroundings as a 
separate issue. To provide continuity between the home­
steads, it was anticipated that this could be acW.eved 
through a linked., open space system; which in time could 
becane an "historic walking circuit". 

At present, only three of the homesteads are ore,.'1 to the 
public. Being an hotel, Alphe., is restricted as regards 
normal public viewing, while Nova Constantia is open 
only on obtaining permission fran the o.vners. Groot 
Constantia is in fact the only hcmestead ·which freely 
caters for the public. Its great popularity as a local 
and tourist attraction gives some indication of the 
potential usage of the other hanesteads. 

The farmlands 

Situated a::3 they are on the lower slopes of the mountain, 
the farmlands and large, as yet undeveloped properties , 
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are highly visible fran across the valley and frc:m close 
at hand~l) The vineyards are as much a ~art of the historic 
character of the valley as tJ1e historic hanesteads. 

A measure of the environmental importance of preserving 
these properties is gained simply by imagining the visual 
effect of their being replaced by conventional housin:g. 
The fact that much of the upper portions of these properties 
is not viable farming land, suggests that in time sane fo:r:m 

· of recreational usage could .be made of them. Sane of this 
land is forested, while other portions are lying idle and 
gradually becaning :\.nfested with alien vegetation. 

While most of the uses of farmland add to the chann of the 
Valley and enhance its value as a residential environment, 
certain other uses :1.re considered to be out of character 
and have a deleterious effect u1X)n the neighbouring resi­
dential areas. Examples of the latter are chicken bat­
teries and pig farming but with one exception (Silverhurst 
Fann) these have all been phased out . 

(1) See Photograph No. 7 
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A close inspecti on of many of the properties, particul arly 
those not being activel y fanned , r eveals that alien vege­
tation has intruded to an a lann.ing degree. This fact or 
has been adequat e ly covered in section 5.5.1 and needs 
no further discussion. 

An imp:::>rtant usage allied to farming activities is that 
of fannstalls. 'rhese generally serve a useful function 
and add to the environmental character of the valley. 
Nurseries, t(X), fall into tr.is category. 

Scenic Ori ves· 

In addition to i.he utilitarian use of the road system, 
many of the r oads pass thr ough very attractive residential 
and fanning environrre.1ts, while others afford magnificent 
views. 

Of the major through-roads, Constantia Main Road, Spaansche­
mat River Road, Southern Cross Drive and portions of the 
Freeway are particularly noteworthy. Rhodes Drive is 
one of the mos t beautiful scenic drives in the Peninsula 
and in recO:JDition of this, the Divisional Council has 
reconmended that some fonn of preservaticn clause be 
imposed to ensure its unchanged state. 

The proposals to widen Constantia Main Road and Spaansche­
mat River Road (together with its realignment) couid 
affect the scenic value of these roads. In regard to 
the fonner, many trees may be lost if it is widened; 
however, sane of these trees are old and may, in any event, 
have a limited life-span. 

Recreation 

The recreation activities of the study area and its immediate 
surroundings are mostly of an informal or passive nature. 
In fact, the only formal recreational facilities are those 
of the Gild3.le Sports Centre. 

The existing system of public open spaces are a great asset 
to the local population. Full continuity of the system 
has not yet been established but ultimately it will give 
continued access through the various sectors of the valley. 
It is anticipated that they will also be linked up with 
the Forest reserves, historic hanesteads and the mountajns. 
The existing system is already well used by local residents 
for both walking and riding. 

The forest reserves separating Constantia and Tokai are 
equally as well usE:-i and in fact serve both a regional as 
well as local function. Apart fran their timber production, 
they lend themselves to multiple recreational usage such as 
walking, riding and picnicking. 
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Horse riding is extremely popular but fa.cilities are 
l imited - particularly on an organized basis. A mnnber 
of equestrian and pony clubs have been trying unsuccess­
fully for s01--ne years to find a per:manei1t venue for their 
activities. The polic-y at present adopted by Council 
is that annual permits are required to enable the keeping 
of horses and that in future new pennits will only be 
i ssued to owners of properties in the 8CXX) rn2 category. 
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Constantia Nek is the focus for much recreati onal activity; 
it is the starting point of three major walking routes -
along the contour path to Rhodes Merrorial, via the Bridle 
Path to Table M0tmtain, ar1d southwards over Vlakkenberg. 

The north em routes are the rnost popular; ( 1) they are 
easily accessible , carprising of well-established. pathways 
and pass t11rough extremely beauti ful forests. The 
southern r oute is not as well used or as well known as 
the other two . The firs·t stage is also not as at tractive; 
the indigenous vegetation has been intruded by thick stands 
of hakea and the path leading onto the IDC)untain is rough 
and constitutes IDC)re of a clJrnb than a walk. 

A much- used picnic ;;ite is also found at <::onstantia Nek, 
and the t ea-roan/restaurant is an ext remely popular venue -
particularly as i t is located at the meeting place of 
three popular scenic drives. 

Between Constantia Nek and the Tokai Forests, the only access 
point onto t.l-ie rrountainside is the public open space at the 
top e.~d of Price Drive. This route is very seldan used , 
the mountainside is very steep and while a contour path 
leading across t o Constantia Nek did exist at one time, it 
is nCM totally overgravm. with Port Jackson wattle. The 
view £ran these slopes is indicated in Photograph No. 
The Groot Constantia Control Board are at present negotiating 
to aa::ruire this portion of public open space. 

The major portion of the rnountain slopes lying south of 
Constantia Nek is private ly owned and therefore inaccessible 
to the general public . The s lopes are nevertheless ex­
tr6Tlel y steep and not easily negotiated . An exception to 
this is the Eagle's Nest/Glen Alpine block where the s lopes 
are rnore reasonable and Glen Alpine in particular canprises 
much fairly level land. 

(l ) An indication of the popul~rity of the northern routes is afforded 
by the f ac t that on Sunday 25th June, a count was made of the number 
of cars parked on the northern side of t he road. Those obviously 
allied with picnicking (13) were discounted and the remainder (92) 
were assumed to belong to walkers, hi ker s or climbers. Based on 
this sampl e and assuming an average of 3 persons per car, it is 
estima ted that approx imate ly 32 000 per sons would use the routes per 
annum. The fact that this was mid-winter sugg es ts that the above 
figure is 1 ikely to be a conservative estimate. 
This is borne out by the fact that Mclachlan and Mol l estimated that 
in 1976 the number of pe rsons using these routes (togethe r with 
Cecelia Forest ) amounted to 50 000; and that this figure was li kely 
to reach 90 000 by 1992. 
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5.7 

5.8 

( 1 ) 

(2) 

The South Peninsula Mcunt2_in Rese1--ve 

The Divisional Council proposed so.'1\e years ago that the 
rrountu.in chain £ran Constanti,'i Nek to Cape Point should 
be consolidated with the Table Mou.Dtain Preservation Board 
area to fonu a major nature reserve; to be effectively 
preserved £ran encroaching developnent and to serve as a 
metrq:oli tan recreation area. 

The Hey Carntlssion of enquiry into the feasibility of 
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this proposal has recently been published and, apart from 
endorsing the above proposal, the reccmnendation was made 
that the 152m cont.our be established as the limit of 
develoµnent, but that discretion should be used in sane 
instances on a give and take basis. The terrain and the 
visual impact of develoµrent should be taken into account. (1) 

It was not considered necessary to purchase all privately­
owned land. Instead, those landowners who were prepared 
to use their land for conservation of the indigenous 
vegetation and - outdoor recreation cculd ccntinue to 
enjoy ownership of their properties. An appropriate 
measure of rates relief should be applied to these properties. 
Alternatively, if the property owner was unable to maintain 
his property, it was suggested that the property be sold or 
ceded:. to the state for nature conservation purposes -
the owner retaining the right to continue living on the 
property. ( 2) 

Nevertheless, it was anticipated that in the long tenu, 
all the land falling within the reserve should becane state 
ownedf and that a 5 or 10 year land acquisition prograrrme 
should be eTbarked upon. It was stressed that the costs 
of acquisition would be minimal caupared to the benefits 
not only in respect of the metropolitan population, but of 
the country as. a whole. (3) 

The problems associated with infestation by alien vegetation 
was stressed. It was pointed out that the provision of 
the Weeds Act No. 42 of 1957 relating to the canpulsory era­
dication of hakea and other noxious weeds was ineffectual 
and thE: recarmendat{on was made that financial assistance 
be given by the state to eradicate alien vegetation. 

Public In£rastructure 

This section deals with those services and ame.~ities which 
the private indivfr:11':tal carmot provide for himself. They 
are therefore provided and maintained by the local authority 
and, unless they serve a greater-than-local population, are 
financed out of local rates. 

Hey, p.81 In this regard Council recommended that, in the vicini ty 
of Constantia Nek, slopes steeper than 1 :3 should be the basis of 
delineation. 
Ibid, pp. 83,101 (3) !bid, p.83 

- I 
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Ge..neral services are provided as an on-going process and 
are adequately catered for in the study area. The major 
problem in balancing the a.7Penditure with rates incane is 
that the major service reticulations {road and se.verage) 
are constructed well before the total population they 
are designed to cater for has been reached . Although 
the expenditure on these capital v-Drks is in the fonn of 
loai, repayrrents , which means that this cost is stretched 
over a long period, the impact of the loan charges on 
the rates account is severe. This is evidenced by the 
fact that in 1970 tJ:1ey comprised 34% of total exr,--enditure, 
whereas in 1976 they canprised 56%. (1) 

In order to increase the income side of the account and 
so allow for the rrore rapid provision of services, as 
well as attaining a rrore optimal use of those already in 
existence, the argument has been put forward that more 
develoµnent should be encouraged. The alternative be.ing 
that the rates should be increased. (2) 
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The funding of capital works is clearly a very real problem 
in an area such as Constantia where, because of the large 
properties, the service costs per .er£ are higher and the 
ratable value of the land lower than if it- were more 
densely built up. (3) 

As it is, not all of Constantia has been sewered and the 
more outlying and less built-up areas are not likely to 
be for some time. Because these areas rrostly consist of 
large plots and are generally located on sloping land 
with adequate soil conditions, the present reliance on septic 
tanks is considered adequate. (4) 

Early township conditions placed few obligations on the 
developer with regard to the provision of essential services 
and these had in effect to be paid for by the general rate­
payer . This situation has now been rectified and develo­
pers - are required to provide a high standard of services . (5) 

With regard to existing develoµnent, the road system is ade­
quate · - in cer-...ain instances the road standards would 
appear to be excessive in re_lation to the needs . Road 
widening is scheduled to take place on Consta.ritia .Mairi Road 
and Spaanschernat River Road where a number of properties 
have alre~dy been purchased so as to facilitate its re­
alignmeiit. Admittedly , the sight distances at the inter­
section with Klein Constantia Road are p::x:,r but its realign­
ment would seem a C:1Yastic measure and sane alternative could 
be sought. 

(1) Di visional Counci l Report No . 5 , pp. 14, 15 
(2 ) Ibid, p. 15 (3) Ibid , p.15 
(4 ) Ibid , p .36 (5) 1 Ibid, p . 36 
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In many cases , financing of necessary road works is 
the cause· of excessively hig:!:1 standards . In order t.o 
qualify for provincial subsidies minimum standards 
have to be niet. These standards frequently b2ar little 
relationship to the use of the road and consequently 
have a disastrous effect on the environment in sane 
instances - particularly as many of the smaller roads 
follow historic rights-of-way which are often tree­
lined and closely related to the topography. While 
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many roads have retained their character, others have been 
reconstructed at the expense of existing vegetation. 

Certain of the smaller roads are in a :i;x::,or state of repair 
simply because funds are not available to maintain them. 
The local residents are then faced with t11e choice of 
either contributing to the repair of these roads themselves, 
or losing the character of the roads through subsidized 
road works. 

An additional problem in regard to the nnre narrav roads, 
is that the verges a.re often too narrow or are obstructed 
by trees which makes both pedestrian movement and horse­
riding both c.ifficult and dangerous. 

The recent prop::,sa.l for a Park-and-Ride site is designed 
to cater for future metropolitan traffic moveinent demands. 
The acquisition of this property will b8 funded by the 
provincial authorities, but because it is designed to serve 
a long.:..tenn need, it will certainly not be implemented for 
sane years . 

In anticipation of the long-term scx:::ial needs of the local 
population, the property adjoining the proposed Constantia 
Centre site was acquired by Council sane years ago for 
the purpose of developing a civic centre. Apart frcm a 
number of existing dwellings on the property , which are 
leased out; the site is currently bejng used as Council's 
waterworks department. 

In the meantime , however, plans have already been drav-111 up 
to convert the Old Alphen Winery (adjacent to the Alphen 
Fann Stall) into an audio-visual theatre; and a library is 
to be constructed alongside it. It would appear that this 
theatre cum hall could well se.,_..._,e whatever ci vie purpose 
i s required for Constantia; both in the short and long term. 
In view of this the Constantia Property Owners Association 
(C.P.O.A.) have questioned the need f or the civic centre site. 

At present , Council ' s lcx:::al engineering and waten.Drks offices 
are housed on land in the City Council area on the eastern 
side of the Freeway. Al though they have existed for many 
years , the buildings are essentially of a tenporary nature . 
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5.9 Public-Private Sector Interrelat ionships 

In addi tj_on to providL"'lg public service facilities , the 
function of a local authority is basically to protect the 
interests of the local residents . 
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As with rrost fring·e developnent , many of the rrore wealthy 
(and frequently mere influential) residents have lived in 
the area for a long :period . They have seen more and more 
residential developnent intruding into what was previously 
fannland, and have mo::.::-eover experienced more ai"1.d more of 
the restrictions which accompany such suburban developnent. 
It is therefore only to be expected th&t a cer+-...ain amount 
of antagoniSITt should be felt - this is a natural and vJOrld­
wide phenanenon. The facing-up to reality is sanet.imes 
a bitter pill to swalla.v, particularly when an accustaned 
way of lifE i s tr>.reatened and one has little choice but 
to pay increased rates for benefits that one may choose 
to do without. 

Nevertheless, economics have dictated that the large pro­
perties and way of life of yesteryear are no longer possible; 
and populat ion increases has dEmanded that more land for 
housing must be provided . Because of the exceptional 
environmental attributes of the valley, many Constantia 
residents have bea__n characteristically antagonistic tawards 
further develoµne..nt. In an urbanising area, preservation 
implies a monetary cost ·which must , in same way, be paid 
for by the residents. This factor has not been appreciated 
and has resulted in a fairly strained relationship with 
the local authority. 

The C.P.O.A. is the acknc:wledged bvdy representative of the 
residents; but, until very recently, its activities ·were 
also seen as a threat to the valley. Many people were in 
fact ignorant of its existence, while others refused to 
have anything to do with it. This was unfortunate as the 
Association has long attempted to adopt a realistic and 
sympathetic viewpoint. 

P.part . fran certain isolated instance, the Association has 
had little support fran the residen".:.s (whan they represent) 
and in fact it is only in the past year that it has managed 
to elicit not only local interest, but also support. This 
has been achieved tlrrough very ac:tive campaigning and has 
been con3iderably helped by Councilps efforts at public 
participation. 

Council has, in the past, not give.n due recognition to the 
potential role of the Association and has in fact been loath 
to participate too closely with the public. This attitude 
arose fra.-u certain abortive atterrpts in the past (not 
necessarily in Constantia) where public meetings have been held 
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and merely resulted in a verbal attack by residents on 
Counci:!.. officials. No meaningful purpose was served by 
these meetings other than to gi ve local r esidents an 
opF,Ortunity to unloose long-held grievances - which 
generally had nothing to do with the purpose of the 
n-eeting. 
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The advertising of the 1976 scheme, in January of this 
year, was accc:mpanied by the open display of the relevant 
plans and a model of the valley. Council officials were 
present to explain the underlying features of the scheme 
and to answer questions. These displays were held in the 
Alphen Winery and took place out of off ice hours. They 
were well advertised and members of the C.P.O.A. also 
participated in answering queries and made use of the 
opportunity for eliciting further membership . In additlon, 
a public meeting was held to explain the underlying reasons 
behind the scheme. 

Both the display dTid the meeting were well attended and 
represents the first real attempt by Council to co-operate 
with the C.P.O.A. and to involve the public in the planning 
process. A measure of its success is the very large number 
of not only objections, but also constructive ccrrments and 
suggestions which weie sul::mitted. ~..herrnore, it is 
anticipated that this public response will, to a large 
extent , be taken heed of and incorporated in proposals being 
either withdrawn or put forward. As mentioned, the recan­
rnendations made in view of public feeling are at present 
before Council. 

The above emphasises the fact that such public participation 
is not simply a rnatter of encouraging goodwill between the 
public and private sectors. It is also an opportunity of 
determining the real needs of the residents and of educating 
the public in tenns of the various issues which are generally 
looked upon simply as bureaucratic self-interest . 
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6 . 0 SYN'"fitES::tS 

As stated in Section 1,0, the reason for selecting the Constantia 
Valley as "bti.e study area was that it experiences all the forces 
associated with the encroachment of suburban develoµnent into 
fannland. It displays the three stages of suburban encroachment; 
land being actively fanned, land which is characteristic of the 
urban fringe , and land which is already suburbanized. 

Past forces (including control policies) have been reviewed and 
analyzed (Sections 3.0 and 4.0). Current forces have been iden­
tified in Section 5.0; both in tel'.Tl1S of the study area's role in 
the metropolitan area and in tel'.Tl1S of its separate cc::mponents -
the major problem areas having been touched on. 

This section is an att empt to sumnarize the major problems found 
in the study area - it being a particular example of urban fringe 
developm2nt. It also represents an attempt to consider why 
these problems have arisen; where past policy fonnulation has been 
successful or has failed; and lastly, to identify and isolate par­
ticular problem areas (both spatial and aspatial) where policy 
intervention may serve to achieve a nore optimal and desirable result. 

6.1 MetrofX)litan Context 

Lcx:)ked at in the metropolitan context, the Constantia Valley 
represents a good example of suburban developrei~t on the · 
urban fringe. Its extremely high environmental qualities 
tend to emphasize the importance of containing the suburban 
encroachment of such an area, as such, it serves as a very 
special example. As with other fringe areas, it displays 
a r.iarked dependancy on the central city and the surrounding 
more built-up ar2as. In return, it has little to offer in 
the fonn of metropolitan infrastructure - other than prnne 
living space and considerable spc-...nding J?C1,v8r. 

The fact that this spending r:ower is virtually lost to 
Constantia does perhaps vindicate the fact it contributes 
no rates to the central city. 

As a living environment of a .semi-rural nature , Constantia 
can hardly be equalled. The factors which have determined 
this environrne.'11.t are , without doubt, the Valley's major 
attributes - n~ly its topographical setting and rnicro­
c lirnate , its soils and its abundant vegetation . The form of 
settlement and land use which has taken place in the Valley 
has been dictated by the above factors. The historic hcxre­
steads, vineyards and the general quality of much of the 
residential development are the major factors which charac­
terize Constantia's "built" environrrent . 

Were the Cape Peninsula not able to offer such high quality 
living environrne.nts , its econanic standing in the country 
would most certainly be considerably lawer. As it is , Cape 
Tavm ' s role as a crnmercial and industrial centre has dimi­

nished in the face of the greater economic attractions of 
the P. W. V. conurbation . 
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6.2 

Within the metro:i;:olitan area, Constantia offers that very 
rich reward to econanic enterprise - a beautiful area in 
which to live. While this is an important factor in any 
capitalistic society, it must be ensured that it is not a 
luxury which is paid for by the rest of the metro:i;:olitan 
area. Apart fran any other factors, the fact that Con­
stantia is not open to all sectors of the population who 
could afford to live there must surely lc:wer its role 
performance in the metro:i;:olitan area . 
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Nevertheless, as an area of great scenic beauty, it is o:p2n 
to all metro:i;:olitan :i;:opulation groups . Its :i;:otential for 
outdoor recreation must be see..'1 as its major :i;:ossible future 
contribution to the metro:i;:olitan population. To a lesser 
extent, perhaps, it must be seen as a :i;:otential source of 
food supply (market gardening) which has not yet been fully 
optimised. Its importance in respect of viticulture is 
well knc:wn and its continued grape production is of vital 
interest to the metro:i;:olitan area - fran both an econanic 
and historical :i;:oint of view. 

The Single Residential Canponent 

As with most urban fringe areas, the initial reside..'"ltial 
settlement pattern took the fonn of large plots and expensive 
hanes. This is only to be expected for ·it was only the 
wealthy who could afford to cut their close ties (in tenns 
of proximity) with the central city and internalise many of 
the necessary service costs. This pattern has also tradi­
tionally been dictated by public sector :i;:olicy .iJ.1 an attempt 
to minimise public service costs and the impact of developnent 
on the enviromnent. An additional factor has of course been 
the increased value of land on the urban fringe which pre­
cluded the middle and lower incane groups. 

It was only with increased standards of living, greater con­
solidation of the suburbs, the provision of public trans:i;:ort 
facilities and rrore universal car-c:wnership, that it became 
:i;:ossible for the middle incane sector to rrove into these areas. 
Consequently, subdivisions into relatively S[]1aller plot sizes · 
were not only denanded, but also pennitted by the authorities 
as land within the built-up area became more scarce . 

The transition fran an urban fringe character to that of a 
suburban area was characterized by speculative land holding, 
leap-frog developnent and distortions in the market value of 
the land. But also, and possibly of nost im:i;:ortance , it 
resulted fran the attitudes of the authorities in a climate 
of econanic grcwth . 

Land, far in excess of existing needs, was zoned for residen­
tial development. This was partly due to pressures fran 
landc:wners on the urban fringe v.tlo wished to increase the 
value of their land; but also partly due to the grandiose 
ideas of urban authorities whose prime aim was to increase 
the local rates account as a means to carpeting with other 
urban areas. The offer of semi-rural land for residential 
developrent proved a major incentive to attract additional 
:i;:opulation. 
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Because of the particularly high environmental and fanning 
qualities of the Constantia Valley, the need to control 
forces of suburban gr0,vth was far greater than for other 
fringe areas. However, despite the fact that control 
measures have been largely detennined by the environmoJ1t, and 
,l).aye generally been rrore effective than elsewhere on t.11e 
fringe; it is quite apparent that Constantia has been 
considerably ravaged by suburban encroachment. 

Not only has .far too much land been zoned for residential 
developnent, but there has been too little control over 
the strict application of Need and Desirability in approving 
both townships an:'i minor sulxlivisions. This is clearly 
evidenced by the large cm10unt of unsubdi vide:i land zoned 
for residential developnent, by the large numbers of vacant 
unsubdivided plots and by the discontinuous nature of both 
existing development and undeveloped land with residential 
zoning. 

The 1963 scheme made it very clear that the pu...'lX)se of 
drawing up density categories was not to encourage develop­
rrent, but rather to give certain guidelines to the form 
which developnent should take when, and if, it was to be 
pennitted. Consequently, the scheme maqe no land use 
zoning proposals as such. It was recognized that land 
use zonings would not only encourage develoµnent but also 
speculative land holding and a rrore flexible approach was 
advocated whereby each application would be consi~ered on 
its merits. 

By 1969 these warnings had been ignored and a canprehensive 
land l;Se zoning plan was prepared whereby all the land at 
present zoned for single residential purposes was so desig­
nated. In retrospect, it is this plan which has been 
primarily responsible for many of the problerns found in 
Constantia today . As stated, this plan took the form of 
a speculators guide. Both t~ship development and minor 
subdivisions were insufficiently rationed and too little 
regard was given to the question of need. Moreover, t..his 
plan lacked any form of staging or gave any indication where 
developnent was to be preferred or given priority - the 
result being the discontinu9us nature of develoµrent. 

The 1963 scheme wa.s basically concerned with controlling the 
fonn of developnent by relatir1g plot sizes to the topography . 
The principles laid d~ regarding the demarcation of the 
density categoYies were adhered to and resulted in a pleasing 
gradation of plot :.:- ·i.zes in confonnity wit..h the topography. 
Hcwever, as pointed out in the 1970 scheme, three undesirable 
trends have arisen out of the density categories; namely, 
rronotony of developnent in certain areas, plots which are 
too large to be effectively maintai.~ed and the fact that 
exclusionary practices prevailed. 
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Guidelines for the developnent of hva properties (Belle 
Cxnbre and Silverhurst) were prepared. These guidelines 
represented an attempt to avoid the recurrence of the 
above trends and were based on providing a greater 
variety of housing choices. Two important innovations 
were the recarmended introduction of higher density forms 
of housing such as maisonette and cluster developnent; 

80. 

and the proposal that a greater amount of public open 
space be provided than was nonnally required of tawnship 
developers • . It was anticipated that these innovations 
would satisfy the demands of all concerned - the developer 
the future hane-awners and the Constantia residents as a 
whole. 

Nevertheless, the proposals for Silverhurst were totally 
ignored. Half of this property was subsequently laid out 
as a conventior.al tawnship with the bare minimum of open 
space being provided. The potential retention of the 
Valley line has thus not been optimised. 

The Belle <xnbre proposals were adhered to; but certain 
problems have subsequently been experienced in that the 
ver:y large proportion of the bigger plots have not been 
developed and neither has the demarcated .maisonette 
develoµrent. Apart fran the sub-optimal use of the land, 
these vacant properties have becane overgrawn with Port 
Jackson and the attractiveness of the tONnship has been 
lovered in respect of existing and prospective :residents. 
It is clear that provision was made for too much developrent 
and that insufficient control existed to enforce developnent 
and so discourage land-holding for speculative purposes . 
Staged developnent with a strict and effective building 
clause could most certainly have been beneficially adopted. 

The inevitable resul t of the suburbanization of the fringe 
is that high qu3.lity services are demanded by the new 
hcrrec:wners wh0 generally canprise the m:>re vocal and perhaps 
influential members of the metropolitan carmunity . 

These demands are usually met and because of the econanics 
involved, the service infrastructure is generally geared to 
a generous over-supply in the anticipation of the long-te:rm 
needs of an "ultimate" population. This, in itself, can 
in turn only be justified by encouraging m:>re develq:rnent 
so as t o cover the costs of the eno:rm:>us loan charges in­
volved and to ensure the efficie.'1t functioning of the infra­
structure. The situation is considerably worsened by the 
discontinuous or leapfrog nature of most fringe developnent . 

As stated , Constantia has fared better than most urban fringe 
areas subjected to forces of suburbanization . It never­
theless has experienced many of the negative characteristics 
of such encroachment . This is clearly illustrated by 
the consideration of each of the plot-size categories which 
also highlights those problems which are perhaps more 
peculiar to an exceptionally envirornnentally-rich area such 
as Constantia. 
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2 The 8CXX) m Category 

When Constantia was first sul:xlivided for township developnent , 
this size of plot appeared to meet a ready demand . At the time, 
the policies which dete:rrn.ined this plot size were undoubtedly 
to be applauded for the impact of this developnent has clearly 
enhanced the environmental attributes of the Valley. 

Various changes have, however, taken place over the past decade 
or so which has meant that these properties are today unrealis­
tically large. 

These over-large properties prove a hardship on existing owners 
which bas became more severe with the present economic climate. 
They represent a sub-optimal use of the land in that many 0\"1!'lers 
are unable to maintain the full garden area. Portions of these 
plots subseJUently becane overgravm with alien vegetation which, 
apart £ran providing a seed-bed for further .infestation, tends 
to lov,er the tone of the neighrourhood - l::oth visually and in 
tenns of property values. 'l'his vegetation constitutes a pote.11-
tial fire hazard and is also a have,"1 for vagrants. The situation 
is rrore problematic on vacant plots for which there is virtually 
no market . 

This is to same extent a zoning problem; but is also affected by 
township conditions which the."1 depend on the self-interest of 
those who can afford to maintain these large properties and effec­
tively block further sul:xlivision by those who cannot. 

An additional problem is that if further sul:xlivision were to be 
allowed, this could detract fran the environmental character of 
the neighrourhood. It could also lead to problems in regard to 
lack of soil-2t.ability. Moreover, there are already too many 
vacant 4CXX) m plots on the market and it could mean that there 
v.0uld be no assured market for them. This could encourage 
further lack of maintenance on those plots awaiting a pote..ntial 
buyer. 

Assumblg that the lack of demand for 8COO m2 plots is not only a 
reflection of t.rie present econanic climate, but rather indicative 
of a long-tenn trend which is unlikely to change, the major 
questions which arise are as follows. How much sul:xlivision 
srould be permitted, where should it . be permitted; and how is 
the precedence of permitting sul:xlivision to be controlled.. Arove 
all, the impact of sul:xlivision on the environmental character of 
these areas needs to be determined. 

The initial zoning of these areas for 8CXX) m2 plots was to rn.inirnise 
the effects of suburban dev~loprnent and to retain the outstanding 
environmental attributes. Because their attractiveness is an 
attribute which has metropolitan-wide significar1ce, to consider 
the lowering of the m.inimum plot size pe:rrnissable in these areas 
on the basis of individual needs is perhaps not the intent of 
planning control which ought to give priority to general welfare 
interests. This situation clearly represents a dilerrna which 
reJUires urgent resolution. 

81. 



I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 

2 The 4CXX> m Category 

These pro~ies do not experience t11e same problans as those of 
tl1e SCXX> m2 category. Nevertheless, certain problem situations 
are found - mainly in that "speculative" land-holding has re1ulted 
in a large number of vacant, already subdivided, properties. l) 
The fact that tl1ese plots are being withheld £ran the market, tends 
to lower the attractiveness of adjacent-lying plots. Also, 
because tl1ese properties are often overgrown, they pose the same 
problan as described in the 8CXX) m2 category. 

Although in ITOre recently approved townships, a condition of es­
tablishment has been imposed so as to encourage developnent. This 
being that if no building plans have been sul:mitted witb.in two 
years of the sale of the propP..rty, the property would be rated as 
for a developed property. Apart fran the fact that this building 
clause does not apply to the vast niajority of vacant plots; where 
it has been applied it has not proved very effective for the 
simple reason that the plots have never been sold but have instead 
been held by the developer. 

A major problem with such "speculative" land-holding is that it 
too frequently achieves its objectives; which are to either dis­
tort the property market in its favour or to convince the autho­
rities that there is no dEma.nd for that particular plot size; and 
that further subdivisi;op. rightsshould be granted. In many cases 

82. 

the apparent lack of demand is simply a reflection of unrealistically 
high asking prices. 

As mentioned ~ve, were the 8CXX> m
2 

plo1s to be s~i_v\ded, this coutd 
lead to a serious over-supply of 4CXX) m · plots. _ Similarly-, _ 
the vital question arises of whether or not the desires of individual 
owners or developers sh:::>uld be catered for when the results could 
mean a lowering of the general -interests or welfare of the public. 

In regard to both the townships mentioned in section 5.2.7 (High 
Constantia Ext. 1 and Klaasenbosch Heights, the2underly:irig reason 
behind the fact that they were zoned for 4(X)() m, and not smaller 
plots, was based on sound judgement of the impact of developnent on 
certain areas. Generally, the visual exrxisure of the slopes and 
the nature of existing developnent in the vicinity were taken into 
account. 

2 The 2400 m Category 

This category experier1ces much the same problems with regard to 
speculative land-holding as the 4(X)() m2 category. The-..:-= does not 
appear to be any problem with its plot size as such, but the rate of 
developnent has been slow. This is possibly due to the fact that 
there has been much indecision during the pc:1st four years over whether 
or not cluster housing was to be permitted on certain sites. This 
il_lustrates the_ problem of _i!lordi!iate de_lays __ in ~e p~_l _ic_ s~t_<:>_r ___ _ . 
decision-makirig process. 

(1) This is not strictly speculative land-holding as the properties 
are being withheld by the developers themselves in the hope and 
expectation of either a diminished supply (in which case their 
asking price may find wil 1 ing buyers), or of gaining further 
subdivisional or development rights. 
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Special Res identi al Devel oµnent 

This f orm of development offers t.he opportunities for re­
solving many of the probl ems faced in the urban fringe zone; 
and more particularly in the above singl e residential 
categories. 

For example it could provide for more optimal use of the 
land, it could offer sare form of built -in measure for the 
preservation of the natural environment and it could add 
variety to the built environment. It could also provide 
housing accarmodation in a select environment for the middle 
incane families, or alternatively for the higher incare 
families who do not wish to be saddled with the maintenance 
problems of large gardens. 

Possibly of mos t imfortance, it could offer farmers the 
opportunity of an additional f orm of ir1cane which could sup­
plement fanning inca:ne . In respect of the larger properties 
which are not being fanned , it could offer the oppor tunity 
for providing the necessary firlance simply to rnairltain the 
remainder of the property and facilitate the costs of era­
dicating alic11 vegetation. 

' The more vocal residents of Constantia are strongly opposed 
to this form of developnent in the Valley. This is largely 
due to the fact that the proposed application of this form 
of developnent as outlined in the 1970 scheme was never 
fully canplied with. The existing schemes falled to carry 
out the full intent of this concept and the Nova Constantia 
scheme should ne-ver have been approved. ( 1) Furthermore, 
insufficient control has been built into the regulations to 
ensure a high perfonnance standard of these developnents. 
For example, there is too little control over landscaping 
requirements. 

While the general feeling of the residents is that group 
housing should not be permitted at all- the concept of cluster 
housing is gene:rally found acceptable - provided no increase 
in the density over that of conventional single residential 
developnent is permitted. 

This qualified sup:i;ort is virtually ti'1e equivalent to a re­
jection of the concept, for no developer (with hCN1ever marginal 
a profit motive) would choose to undertake cluster housing 
develoµnent, with its enonnous bridging finances, if no in­
crease over conventional subdivision rights were permitted. 
This applies in particular to the larger plot-size categories; 
unless, of course, there was an assured market for cluster 
housing at high prices and conversely, definitely no market 
for large single residential plots. At present the latter 
appears to be the case, but the real demand for cluster 
housing is largely an unknovm factor . 

In retrospect, the 1976 optional zoni..11g proposals would appear 
to have been a tactical error. The selection of sites based 

(l) Apart from the indirect costs due t9 the lack of aesthetic appeal 
the approval of the Nova Constantia scheme constitutes a direct 
cost to the local ratepayers of RlOO 000 - this being the cost of 
acquiring the land to prevent any further development taking pl ace. 
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on the criteria outlined in Section 4.4.2 was well founded; 
but it should have been anticipated (fran previous objections) 
that there would be enormous public pressure against the sudden 
allocation of eleven ne:, sites for this form of developnent. 

As many of the property a.vners of these sites were not in the 
least interested in Special Residential or any other developnent 
at this point in time; it would probably have been more meaning­
ful if the sites selected served as long-term "bottan drawer" 
plans. 

Whereas Special Residential developnent could make better use 
and serve to enhance those sites proposed; the withdrawal of 
these proposals is not critical as the alternative usage of 
these sites exists in the form of conventional single residen­
tial housing. (1) Their withdrawal therefore represents an 
opportunity lost to the Valley in terms of a foregone alterna­
tive which is a pity. 

The real problem, however, lies on properties such as Eagles Nest, 
Glen Alpine and Gordon Heights where viable farming practices 
are suspect (if not impossible) and where no reasonable alter­
native use of the property (as in the form of conventional Sllfr­
division) exists . Moreover , it is on properties such as these 
rather than those in the built-up area, that the underlying 
intent of introducing cluster housing to Constantia, could best 
be served. 

Again, in retrospect , the proposed exclusion of the above proper­
ties £ran the Local Area, appears to have been another error on 
the part of the 1976 proposals . Despite the Department of 
Agriculture's contention that these form both prime and viable 
farming units, this was never fully established by an in-depth 
agro-econanic investigation. As it happens, the situation has 
still not been resolved; and the 2~ years which have passed 
since the 1976 proposals were put forward, could well have been 
used for initiating and carrying out such investigation. 

The "Farming" Ca.ponent. (2) 

The fact that over the past 20 years various attempts have been 
made to preserve the farming lands and that during this period 
many have been lost to suburban pressures, does little to in­
still confidence in the authorities. Very much the same problems 
are being experienced today as at the time the Green Belt 
proposal was put forward. 

The lack of any firm policy regarding the future of these pro­
perties and the evicJ.,:,.....nt lack of control in regard to residential 
develoµrent elsevvhere in the Valley, has resulted in high ex­
pectations for developnent rights being experienced by sane 
property awners. The farming practices of the rrore genuine 
farmers have in the meantime been detrimentally affected by the 
state of uncertainty which has prevailed. There has been a very 

Neverthel ess some individual property owners or developers have been 
holding onto the land · (at the cost of high interest rates and the 
foregone opportunity of developing elsewhere or of subdividing in a 
conventional manner) for 2! years. Yet it could be argued that these 
holding costs merely represent one of the risks of the property mar­
ket. The problem is that these risRs are invariably paid for in 
some way or another by the general ratepayer or ultimate home-owner. 

This component inr.ludes those large properties zoned for rural 
purposes but which are not being farmed. 
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definite lack of liaison between the public and private 
sectors in regard to the various policies put forward. 

Were the 1970 proposals for al.lawing limited forms of resi- ' 
dential development on the properties adopted (along with 
a firm policy statement rega_rding their future), the present 
problems would alrrost certainly have been considerably 
lessened. 

The follcwing are the major features and problems being ex­
perienced by .this canponent. 

Vineyards are the mainstay of the Constantia farming activi­
ties and their continued viability has been largely affected 
by the intrusion of suburban develoµnent. 

There is a very obvious need for sane enlightened policy in 
regard to inmediate and long-tenn needs of the fanning areas 
and other l arge properties . Many of the possible solutions 
to the problems bemg experienced are out of Council's hands, 
but it is nevertheless up to Council to suggest certain 
avenues of enquiry which will be to the benefit of the Con­
stantia residents as a whole. It is also fairly obvious that 
much of the land which is not suitable for fanning could well 
serve a metropolitan-wide recreational f"Qrlction. 

For the continued production of wine and table grapes, it is 
essential that the far:rrers in the Valley be in a canpetitive 
position with other grape-farmers in the Western Cape. The 
major additional costs which the local fanners are forced to 
bear, are those related to rates and labour. (1) While it is 
not kna,,m to what extent other farmers are faced with the 
problem of controlling and eradicating alien vegetation; 
this is a most important factor in the Valley. 

The following comparison between local rates and those applied in 
respect of the farming properti e s in Paarl are as follows. The 

· Paarl properties were selected as a comparison for they experience 
much the same probl ems of farming in the context of adjacent-lying 
urban land. The rates on other grape-farms in the Western Cape will 
obviously be far less than those in Constantia. Two local pro perties 
were selected as samples; the one is being actively farmed {Klein 
Constantia) while the other (Glen Alpine) has no farming income but 
does comprise two large homest ead s and a private club. The ra te s 
which would apply were the 1976 exclusionary proposals to be adopted , 
are also indicated. Based on the Paarl 1976 

Klein Constantia 
Glen Alpine 

Existing Rates (1978) Rating syst em proposal 
RS 072 Rl 594 R2 125 
R 6 4 71 R l 3 4 7 R2 71 l 

',/hereas the local rating structure (for 1978) is based on 2,53 c/R 
for both the land and buildings; the Paarl structure is based on a 
70% rebate on the following - 2,9c/R for land and 0/83c/R for buil­
dings. All beneficial imp r ovements in both Constan-tia and Paarl are 
exemp t from rates. 
It is quite clear from the above that even were the 1976 proposals to 
be adopted, the loca l rates would stil 1 be considerably higher than 
those of Paarl. (The Paarl rating structure was obtained from the 
Paarl Town Treasurer). 
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With regard to labour , it is evident that governmental 
policies regarding Black labour is a crippling factor 
affecting l ocal farrrers . The uncertainty of quotas 
for convict labour fran the Pollsmoor Prison further 
anphasizes the labour problem. Convict labour r epre~· 
sents a large potential l abour resource ·which is not 
made sufficient use of. The uncertainty of quotas 
is largely due to the very :informal nature of the system 
of allocation. A rrore fonnal system is obviously called 
for. 

Another untaP[R-d labour resource is that of t.he two boys ' 
refonnatories in the Valley . The clearing of alien 
vegetation could provide a useful extra-mural activity. 

86. 

Use has been made in the past of various youth organisations 
throughout the peninsula for the purpose of "cleaning up 
the mountain" etc. 'l'hese organisations could be mobilised 
into a very effective work force Ttm.ich would be highly 
cc:rnpatible with their recreational activities, 'while at 
the same time affording a useful means of education in 
regard to the environment . 

The take-over of Groot Constantia by the Control Board and 
its long-tenn consolidation prograrrme is a logical solution 
to the preservation of the vineyards in Constantia. Ho.vever, 
despite the fact that the Control Board have stated that 
provision will be made for both pedestrian and horse-riding 
rights-of-way through their property; their actual imple­
mentation is doubtful as pilfering and vandalism (which are 
already prolific in the Valley) would be difficult to canbat, 
and the public could easily disrupt fanning operations. 

'l.'he present negotiations to acquire a J:X)rtion of Nova 
Constantia and the public open space at t.he top end of 
Price Drive should be considered in the light of the overall 
recreation system. With regard to the Nova Constantia 
land - the use of this site as a permanent venue for the 
riding fraternity could well be of rrore benefit to the 
general public than its usage as vineyards. 

Moreover , it is kna.vn that the present o.vner of Klei.11 Con­
stantia, which abuts Groot Constantia, is struggling to 
rnainta.in his farming practices - which are predaninantly 
vineyards. The take-over of a portion of this property 
by the Control Board would appear to make infinitely more 
sense. The problem in this regard, is that the owner is 
apparently not keen on selling at this stage. 

Another alternative means of expanding Groot Constantia's 
l and holding is that of incorporating the Coleyn pror:,erty 
which also abuts it - this is at present up for sale. 
Hor.-1ever, because the property consists of a large hcrrestead 
and numerous expensive outbuildings, the asking price is 
almost certainly way beyond the consideration of the Control 
Board - who, after all, are only interested in land for 
vineyards. 
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With regard to the proposed. acquisition of the public open 
space referred to; such acquisition would, apa.,..-t fran the 
extra land gained for vineyards, prove a highly strategic 
move -· for Gr(X)t Constantia would then abut the Eagles 
Nest /Glen Alpine block. Such a move would give the 
Control Board the long-tenn opportunity of incorporating 
into the Groot Constantia estate the entire "farming" area 
stretching £ran Uitsig in the south to Constantia Nek in 
the north. 

Th.is would obviously solve the problem in regard to the 
future of the Eagles Nest/Glen Alpine block; nevertheless 
two important factors must be borne in mind. Firstly, the 
Control Board has limited finances . Essentially, land 
acquisition is meant to be funded out of profits made 
on the estate; with financial assistance being obtained 
fran the Department of Agricul ture Land Credit and Tenure. 
In any event , it would seem more ·logical for land con­
solidation to take place to the south of the est:i.te where 
vineyards are already in existe..'1ce ; rather than the north 
where mud1 of the land is clearly too steep for viable 
farming purposes. 

The second f actor is the more iinportant; this being the 
Eagles Nest/Glen Alpine block's potential role as a w2tro­
poli tan-wide n~creation node. Were this block to remain 
under prj_vate c:wnership, the public open space 1.,hich is 
alre..ady in existence, could serve a vital linking function 
for pedestrian access betwee.."l the built-up area and the 
mountain slopes. 

Most of the large properties (currently being fa.med or not); 
but especially the Eagles Nest/Glen Alpine block, are ex­
tremely well-suited in parts to sare limited fonn of 
develop:nent such as cluster housing. 

Alternative uses which cane to mind for these sites revolve 
around various forms of outdoor recreation or public 
amenities such as hiking and horse-riding trails, picnic 
spots, golf courses and holiday or yout..ri camps . Wnatever 
the usage, it is rrost important t.hat the mountain slopes 
be treated with utmost sensitivity. Photograph No. 
clearly indicates the vulnerability of these slopes from 
a visual point of view. 

As IDE'.ntioned in Section 6.3, no in-depth investigation has 
yet been undertaken to determine 8.Xactly what land is 
definitely pri.rre fannland and constitutes viab:~ fa.rnung 
units. Until such findings are available, it wou1d be 
inadvisable to consider any alternative uses on these 
properties. 

An iinportant factor which must be taken into account, is 
that vineyards are not the only farming activity which should 
be encouraged i.n the Valley. Market gardening ( including 
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orchards and flawer-fanning) pr ovide a rrost important 
potential feed supply for the metropolitan population. 
In this regard , the fact that market gardening and 
flCN1er-farrning are at present being carried out on a 
limited scale on Eagles Nest, and that re:nnants of 
fairly large orchards and vineyards are still in evi­
dence on Glen Alpine, suggests that these uses could 
be encouraged. While it would appear that they 
would not provide sufficient income to maintain the 
remainder of the property; sane long-term alternative 
form of o.vnership could be considered. 

In this regard, it is interesting to note t.hat :ma..."1y 
irrigation schemes throughout the country (particularly 
along the Orange River) cc:xnprise state-owned land which 
is leased out to private f armers for a given period. 
This land is either advertised or put out to tender. 
A similar policy could well be considered in regard to 
the above properties as well as others in the study area. 

To give scree indication of the demand for land for 
market gardening purposes; the owner of the Old Cape 
Shop has, for sane years, been leasing bot..h privately­
and publicly-owned land throughout the Valley for 
gr0v1ing vegetables. At present he has a virtual 
ITDnopoly on all vacant and usable land - including 
proposed school sites. Moreover, many enquiries by 
other residents have been made over the past couple 
of ye~s in regard to available land for such purposes. 

The Environment 

The environmental attributes of the Valley, both 
natural and built, are its greatest. asset and tran­
scend purely local interests. Without its topographi­
cal setting, its micro-climate, its soils and its 
abundant tree gra.vth and other vegetative covering, the 
present character of the Valley - which is essentially 
a built environment - would be vastly different. 

As it is, the beauty of the Valley is largely determined 
by the farmlands, historic horresteads and the character 
of the larger residential properties. Much of the 
road system consequently perfonns a scenic as well 
as utilitarian function. Various other land uses 
serve to enhance the above attriliutes; these include 
market gardening, nurseries, the keeping of horses and 
the public open Sf.Jee system. 

As conventional residential development (in the form of 
plots smaller than 4000 rn2) spread into the Valley, so 
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these attributes have been diminished. The sole reason 
why much of the 1350 m2 and 2400 m2 categories do not 
today constitute an eyesore is that sufficient trees 
and other vegetation still exist to break up the overall 
impression of developnent. These categories are, 
hCMever, not yet fully developed and it can only be 
expected that much of the existing vegetation will , in 
time, be lost. 

The inte..""lt of cluster housing is partly to retain or 
enhance these environmental characteristics on land 
not yet cami.itted to conventional development . Never­
theless, as was indicated in Section 5 ·. 5. 2 , the Nova 
Constantia Scheme has merely served to mar the landscape -
Photograph No . 5. 

Much of the developrent in the 8CXX) rn2 category is 
well- camouflaged by trees (Photograph No. 2 ) ; while 
the 4CXX) m2 category allCMs provision for a reasonable 
amount of covering vegetation. 

Various factors pose a very real threat to the attri­
butes of the Valley. Most of these are not new, but 
have becane more i.rrm.i.nent in recent years. The con­
tinued viability of fann:ing practices is seriously 
questioned; as is the retention of the large plot · 
sizes. 

Because the farmlands and larger properties are generally 
located on the rrountain slopes, they are highly visible 
and any developnent thereon would most certainly mar 
the landscape. Solely fran a visual aspect, therefore, 
their preservation is all-important. 

A lCMering of the plot sizes in the 8CXX) m2 category would 
have to be very sensitively controlled. Not only to 
retain the environmental character of these slopes, but 
also to avoid the pJssibility of overloading slopes which 
are susceptib:Le to soil creep or landslides. 

Similarly, future develoµrent on the more expJsed slopes 
~ the smaller plot-size categories will have to be 
sensitively controlled. The exat1ple given of what 
should be avoided (Photograph No . 6 ) , constitutes a 
far higher form of density than is permissable in Con­
stantia; nevertheless, it gives sarre indication of the 
possible impact of develoµnent on slopes which are 
devoid of trees. 

89. 



I 
I 

I 
I 
I 
I 
I 

I 
1· 

I 
I 

The preservation of the historic hanesteads thanselves 
presents no proble:rn as they are adequately controlled by 
the National Monuments Council. The assured preservation 
of their imnediate surroundings is, however, a matter of 
concern. For exarrple, residential develoµnent has already 
been allowed to encroach upon that of Nova Constantia. 
Three hanesteads (Klein Constantia, Buitenverwagtir1g and 
Uitsig) are located on existing fanns and their future is 
inextricably bound up with the future of the fanning prac­
tices on these properties. 

Apart from their historical and architectural value, these 
hanesteads and their surroundings are an essential part of 
Constantia's beauty and, moreover, represent a potential 
amenity for general public usage. They also represent the 
focal points in the possible long-term effectuation of an 
historic walking circuit. 

Only a few isolated p:x::kets of indigenous vegetation are 
still to be found. These ccmprise fyri..bos, proteas and 
silver trees high up on the mountainside and, in certajn 
steep valleys and ravines - a fet1 species of indigenous 
trees. The major threat to this indigenous vegetation is 
the infestation of alien vegetation - particularly Port 
Jackson, wattle , Stinkbean and hakea. These species pose 
a major problem in regard to the natural beauty of the 
Valley and the various uses to which the land may be put. 
This problem cannot be over-emphasized and the present 
position is that private landc:wners find it too costly to 
effectively control, let alone eradicate, such infestations. 

Otl1er alien species such as oaks, poplars , eucal yptis and 
stone pines constitute an integral part of the Valley's 
beauty. Little, hawever, is being done to replace these 
trees as they becane diseased or silnply die of old age. 
Dead branches oif Stone Pine in particular pose a potential 
safety hazard. 

The major problem in regard to the preservation of the en­
vironmental character of the Valley is one of econc:mics. 
The financial burden is too often placed on the individual 
prope~y ovmer. The easing of this financial burden is 
clearly a matter of public sector control and intervention . 
Certain other aspects of the environment are also in the 
hands of the authorities; these include various road-widening 
and realignment proposals, policies in regard to the improve­
ment of road alignments and, surfacing, and also rest"l'.:"ictions 
in regard to various uses such as horse-keeping, fann-stalls 
and nurseries. In gsneral, required performance standards 
are too high and restrictions too severe ; with too little 
consideration being given to the e.YJ.viro:rnnent - both visual 
and living. 
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6.6 Recreation 

As mentioned, together with the scenic value of the Valley, 
its recreational potential represents the major potential 
contribution to all sectors of the metropolitan population. 

At present, the three foci for outdcxx recreational pursuits 
are the public open space systan, the Tokai Forest Reserve 
and the mountainside north of Constantia Nek. These are 
all extranely well used and present no problans. 

The public open space system is not yet fully co-ordinated; 
this will depend on future subdivision of private properties 
and on the availability of funds. It is envisagoo that the 
systan will ultimately be 1D1ked with the forest reserves and 
the rrountainside and will also include an historic walking 
circuit. 
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'rhere is , however, a need for a site to be set aside as a 
permanent venue for the horse-riding fraternity - which 
comprises several organisations. In addition there is a 
need for a rrore flexible policy to be adopted in regard to 
horse-keep~g which in the future is to be restrictc.-<l to 
the 8CCD rn category . Furthenrore, safe and easily accessible 
riding trails are sadly lacking . 

'rhe rrountainside south of Constantia Nek is little used cu.'1d 
constitutes a major :i;otential for outdoor recreation. The 
existing pathway up the mountainside (above the tearocrn/ 
restaurant) is below-standard , is too steep and could lead to 
soil erosion. Consequently, this :i;ortion of the mountair1side 
is not optimised as a potential hiking or walking trail. 
Moreover , the existing pathway leading southwards to the 
public open space at the top end of Price Drive, is totally 
overgrown and virtually inaccessible . Infestations of hakea 
and Port Jackson are a major problem. 

The reccmnendations made by the Hey Carrnission in regard to 
the South Peninsula Mountain Chain represent a major step 
forward in both the preservation of this portion of the rrountain 
chain and of its recreational usage . Possible major sturnbling 
blocks behind the implementing of t.11ese proposals are likely 
to be the actual acquisition of the land and the willingness of 
private owners to allow their properties to be accessible to 
the general public. 

The use of the mountainside is clearly a long-term matter ; 
but allied to its future usage , is the inrnediate n~~essity for 
the preservation of mdigenous vegetation and the control and 
eradication of alien vegetation . In this regard it is note­
wortny that the Ccmnission has recanrnended. that financi al 
assistance be given by the State to private property owners 
f or the eradication of such alien species. 



11 

'• 
I 

'I 
I 
I 
I 
I 
I 

I 
I 

I 
I 
I 
I 

6:7 -The Carmercial Canponent 

With the exception of the residential carrponent, all the atove 
represent the rrore rural or countryside aspects of urban fringe 
developnent - which are emphasized by the particularly high amenity 
value of the Valley. 

The carmercial carrponent, along with tl1e residential sector, 
represents the rrore urban aspect of developnent in the Valley. 
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The fo:rm and patte:rn of cannercial facilities are typical of any 
suburbanizing area, na'Uely srrall clusters of local- or neighl:xJurhcx:xi 
serving convenience outlets. The scenic attributes of Constantia 
have resulted in these facilities catering also for passIBg traffic. 

An additional aspect of the local provision for shopping which 
is typical of the urban fringe, is that forces of decentralisation 
fran the central city have left their mark. The fact that the 
proposed Constantia Centre has not been developed is largely the 
result of bad timing; its anticipated role was successfully usurped 
by the developnent of other regional or sub-regional shopping 
centres in Tok.ai and Clarerront. 

In considering the local provision of shopping facilities, the 
following factors are evident. On the one hand, there are at 
present insufficient shopping facilities available. On the other 
hand, hcwever, there has been too much land zoned for long-tenn 
local shopping needs . This , again refers to the dangers of over-zoning . 

In regard to existing facilities ; the Glenstantia and High Constantia 
centres do not appear to be functioning all that successfully -
particularly the latter. The problem with the High Constantia 
centre is that it is not easily accessible -to passing traffic and 
the existence of a number of vacant premises merely acce.Dtuates 
its lack of viability and attractive pc:wer. 

The Glenstantia Centre has all the ingredients for success, but 
clearly lacks something. It requires a l:xx:>st of same sort to 
irrtrcxiuce a bit of life - and rrore custom. 

Future shopping needs must obviously take into account shopping 
facilities in neighbouring suburbs. It seems , however , alrrost 
certain that the already approved developnent of the proposed Con­
stantia Centre is far in excess not only of what would be ultL>nately 
required to serve local needs , but also what would be desirable for 
Constantia. A centre of the size envisaged, would most certainly 
have an enorrrous impact on the surrounding living e.Dvironment and 
on the road system. 

were the developers of the proposed centre to acknowledge that the 
full develoµnei.,t of the centre v.Duld not be a viable proposition -
even in the long term; it would seem reasonable to expect that they 
w::iuld consider sane rrore rrodest and p:)Ssibly alternative use for the 
site. 
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6.8 

A slight expansion of the Glenstantia Centre, even at this stage, 
would serve a useful pUYfOse in terms of further provision of 
shopping facilities and in tenns of revitalising the present 
centre. Fran a metropolitan stand-pjint, the present over­
provision of office space in the central city suggests that no 
decentralised employment opJ_X>rtunities in this category are 
necessitated. Nevertheless, solely frorn a local point of 
view, sane fonn of additional employment in the Valley v.Duld 
seem desirable. 

At present, there is a riding school for disabled children being 
run on a temporary h:isis on a portion of tl1e site. This could 
becane a pennanent venue for this use - but obviously the land­
owners would not be prepared to forego the high land-values of 
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this site for such a purpose. Alternative uses such as an old age hane, a 
creche, adult education classes, art and handicraft classes 
co.~e to mind - but these would depend on the demand and on alter­
native facilities in the vicinity. Again, these uses could hardly 
justify the costs of acquiring the land. 

Were the approval for the full proJ_X>sed developnent to be with­
drawn on the basis of its undesirability; Council (and thus the 
ratepayers) could be saddled with claims for campe...'1sation. This 
v.Duld obviously not be equitable. 

In regard to other facilities such as fann stalls and nurseries, 
it appears that Council has adopted an over-restrictive and nega­
tive attitude to these uses. Obviously, safety (with regard to 
traffic and pedestrian move:nent) must be taken into account; 
as rrilst the possible devaluation of adjacent residential properties. 
Nevertheless, in the past, t(X) much emphasis has been placed on 
the danger of ,;reating precedents which are difficult to control. 
A nore flexible approach is warranted; especially as these uses 
perfonn a useful function and add to the chann of the Valley. In 
addition, a nore flexible policy with regard to spot-zoning for 
isolated "corner stores" is called for. 

General 

The efficient functionjng of any suburban area is dependent on 
clear and realistic policy directions as contained in the zoning 
plans and other ordinances. These n_mst first of all respond to 
t.1-ie perceived and anticipated welfare needs of the residents; and 
secondly, be strongly infonned by reHable social and econanic 
trends. Parochial self-interest at the expense of other sectors 
of the metroJ_X>litan conmunity must be guarded against. 

The role of the public sectJr is basically to protect the interests 
of the private sector and this fact is too often lost sight of. All 
expenditure on services and aTTienities is funded out of the ratepayers 
pocket and it is only fair that the individ1..ral resident should not 
only understand and appreciate what these funds are being spent on, 
but should also be given the opportunity to voice his opinion in 
the knowledge that sane cognisance will be talcen . 
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One of the major problems in an area such as Constantia is the 
funding of capital wor ks and services in the face of an inade­
quate ta'< base. The only solut i ons to this are to cut down 
expenditure, to increase the annual rates or to encourage nore 
rapid (and possibly more dense) developnent. All of these 
solutions give rise to strong opposition and it is clear that 
no matter what policy is adopted - there will be strong oppo­
sition frcm sane residents. 

It is evident that there has been an overprovision of land for 
future uses such as tl1e proposed civic centre site. This is 
particularly so when it is considered that facilities which could 
adequately serve local civic purposes have in the meantime bee.11 
proposed for the Old Alphen Winery. There is an evident lack 
of a clear J:X)licy in regard to Council-held land which requires 
fairly urgent resolution - particularly as it is ratepayers m:mey 
which is being employed. Another example of possible wastage 
of public rroney is the proposed Park and Ride site which will 
not be implemented for many years - no thought has been given to 
the use to vhlch this site could be put in the interim period. 

Public-private sector interrelationships are largely based on 
the existence and effectiveness of a representative or mediatory 
l::x:xly. Ideally, this l::x:xly should comprise members of both the 
private and public sector whose prime role should be one of ob­
jective participation . In the local context the private sector 
is represented by t..11e Constantia Property OWners Association, 
together with a representative Divisional Councillor and of 
course, provincial and national governmental representatives. 

The importance of the C.P .O .A. has, in the past, not been recog­
nised by either the local residents or the Divisional Council . 
Its role as a representative l::x:xly and as a baraneter of public 
needs and attitudes has only recently been appreciated . There 
is clearly much scope for improved relationships between the tWJ 
sectors and effective public participation has been denied far 
toc, long. The fact that the advertising of the 1976 scheme 
proposals was accc::rnpanic::1 by a fair measure of public contact, 
and that positive cogni3ance is likely to be taken of objections 
to Council's proposals, augers well for the future. 

Apart fran the policies and proposals put forward by the authori­
ties, the inefficient functioning of the public sector together 
with the lack of any meaningful co-operation or liaison between 
the various sectors at all levels, requires drastic overhauling. 
The whole system is cu:rnbersc::rne and far too mu.ch time is wasted 
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in the decision-making process . The enormous costs which accan­
pany delays i..11 the consideration of various developnent proposals 
are invariably passed on to the individual ratepayer - both in a 
direct and indirect, trickle-down, fashion. Ultimately, therefore , 
the entire metropolitan population is affected - and most of all, 
the lawer incane groups. 
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6.9 Problem areas sumnarized 

As illustrated in the previous Sections, there are certain 
aspects of the way in which Constantia functions as a subur­
baniz:ing area which are a cause for im:nediate and future 
concern. 

Some of these so-called "problem areas" (ooth spatial and 
aspatial) are typical of most urban fr:inge zones, while 
others are peculiar to Constantia . Generally , the typical 
fr:inge problems are made more severe because of the parti­
cularly high environmental qualities of the Valley - ooth 
built and natural. 

A major point to be. made is that these problems are neither 
solely related to the land nor to the people , but rather to 
the interrelationships between them. For convenience , ti'-ie 
problern areas are listed under the ccmp:ment head:ings; but 
it must be oorne in m:ind that many of t he problems and their 
possible solutions reflect t he inextricable interrelationships 
which exist between these canponents . 

Residential 

The &XX) m2 properties are too large for conventional resi­
de...'1tial purposes. Property owners suffer severe hardships 
and there is little or no demand for these properties. 
However, their sul:xlivision could lead to the deterioration 
of the environmental qualities of scme of the most beautiful 
areas of the Valley, and to an over-supply of 40'.)() rn2 plots. 
M::>reover, overloading certain slopes with developnent could 
be dangerous due to the unstable nature of the soil. 

- There is too much land in the 40'.)() m2 and 2400 m2 categories 
being held back by developers or land-owners. This repre­
sents a sub-optimal use of the land, distorts the property 

.market and lowers the tone of the neighoourhocx:1. 

Speciai Residential developnent (cluster housing) has not 
perfm:rned its required role of optimising the use of the 
land and enhancing, the environment. 

Carrnercial 

- Existing shopping facilities are insufficient to serve local 
needs. 

- Both the Glenstantia and High Constantia centres do not 
function efficiently. 

Land zoned for ccnmercial purposes is in excess of the long­
tenu needs of the local population and sane alternative 
use ,of the proposed Constantia Centre is required. 
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TCXJ heavy restrictions are placed on the establishment and 
functioning of farmstalls and nurseries. 
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- There is a need for rrore convenience stores of a neighbourhCXJd 
type. 

Farming_ 

- Prime and viable fanning land has not yet been determined. 

Existing farming practices are becc:ming increasingly less 
viable. 

Some alternative usage is urgently required for those large 
properties not being fanned, or being fanned on a limited scale. 

Recreation 

The outdoor recreational potential of the Valley is far fran 
optimised. 

There is an urgent need for a permanent venue for the estab­
lishment of an equestrian centre. 

The policy in regard to horse-keeping is tCXJ restrictive. 

There is a lack of safe and easily accessible riding trails . 

The Environment 

Certain species of alien vegetation need to be controlled and 
_eradicated. 

Remnant pockets of indigenous vegetation have becane increasingly 
endangered. 

- .There is no meaningful replacement programne to replenish the 
loss of existing trees . 

The imnediate surroundings of the historic hanesteads are 
subject to encroachment by residential developnent . 

Environmental factors are not given sufficient importance with 
regard to road standards . 

General 

The public is not given sufficient opportunity tc, participate 
in the planning process. 

The potential role of the Constantia Property Owners ' Association 
is not fully realized. 

There is an imbalance between expenditure and incane in the 
local rates account. 
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- Public exJ;G)diture of private sector funds tends in sane 
cases to be wasteful; examples being the prop::)sed civic 
centre site and unrealistic road standards. 

- The l ack of efficiency in the public sect or has direct 
and indirect repercussions on the private sector. 

And lastly, in terms of its metrofOlitan context: 
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- Constantia is too dependent on the rest of the metrop::)litan 
area - and, in particular, the central c i ty; without contri­
buting sufficiently to the needs of the metrop::)litan p::)pulation. 

Its major asset, and one which represents its sole p::)tential 
means of contributing (namely t.lle environment and its outdoor 
recreational and scenic p::)tential), is being threatened by 
developnental pressures, private-sector self-interest , 
unreal.istic public-sector standards and restrictions, a'l.d the 
intrusion of alien vegetation. 

' In seeking solutions to the arove problems; many of which are 
typical of urban fringe developnent lx>th in this country and elsewhere; 
it is extremely useful to be able to consider what alterr1ative policy 
measures have been adopted in other countries. Both Britain and 
the United States have experienced much the same urban fringe problems 
as South Africa. 

Part Three outlines the p::)licy measures adopted or put forward in these 
countries. While both essentially deal with the problan of urban 
fringe developnent or suburban containment; they depict vastly different 
approaches. 

The British approach is determined at the national level and the various 
attempts at controlling developnent coincide with the terms of office 
of the Lal:x:mr Party. Basically, the p::)licies adopted have been to 
redistribute the ownership of land, and the profits gained therefrom, 
in a more equitable manner; mainly through the nationalisation of the 
developnent rights on the land. The emphasis has been on containing 
suburban spread and thereby preserving both the farmlands and the 
environment - with emphasis being placed on the role of green belts. 

The approach in the United States has been largely detennined by the 
very strong derrocratic and free market conditions which are characteristic 
of America. The largely uncontrolled market forces have resulted in 
severe conditions of urban sprawl; and it is only relatively recently 
that p::)sitive measures in the form of "managed growth" have been im­
plemented. These measures have no nation-wide applicability and 
are instead applied by individual authorities. 
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Many of the problems exf.€-rienced in roth countries have strong 
applicability to urban fringe develop~ent in the South African, 
and thus local, context. There have been, and still are, many 
s.imilarities in the actual pattern of suburban expansion; although 
of course, bot'l. the British and United States have experienced far 
greater population - and thus develoµner,t-pressures t..~an South 
Africa. Moreover, the fact that the South African planning system 
is less scx:::ialistically-oriented than the British system under the 
Labour Government, but not as derrocratic and with less emphasis 
on the free market as the United States - places it very much in 
an "in-between" position. 

The lessons to be learnt and the ideas gleaned £ran the British 
and United States experiences are therefore of great relevance to 
the local situation. 
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PART THREE 

Alternative policy measures 
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1.0 CONTROL POLICIES IN BRITAIN 

The British approach to suburban control is founded on "a strong 
philosophy of what the ide..al urban stiucture should re". (1) ·This 
philosophy or attitude to urban expansion was founded on the 
ideas fonnulated by Erenezer Howard at the turn of the century 
when his concept of Garden Cities was put forward. These ideas 
were based on combining the attributes and opportunities of city 
life with the physical environmental characteristics of the 
countryside. The major elements being self-contained Garden 
Cities located well away fran the larger cities and surrounded 
by a wide tract of publicly-o'wl'led countryside in the fonn of a 
green relt. (2) 

These ideas did not, however, at first take root . And it was not 
until an unprecedented rate of suburban expansion, together with 
much speculation in land, took place during the 1930's (with the 
consequent loss of much valuable agricultural land) that serious 
consideration of the policy for suburban containment became carrnonly 
accepted by both the authorities and the general public . 

1.1 The anergence of control E9licies during W::lrld War_II 

The advent of World War II led to the realization of 1:v.D 
major factors - these being the strategic necessity of 
curbing the growth of :Wndon and the other large cities, and 
also the importance of preserving farmland in the face of 
wartime blockades of imported foodstuffs. The fonner resul­
ted in the Barlow Corrmission which revived Howards Garden 
City ideas in the form of a programne for the developnent of 
New Towns . ( 3) The Scott Canmi. ttee reported on t.he preserva·­
tion of agricultural land and came up wi.th sane rather radical 
proposals. 

The basic notion of the Scott Ccmuittee was that "agriculture 
·should occupy a specially privileged place in the national 
econany. It -was not to be regarded as any other industry, 
subject to the hard rules of econcmic canpetition - which 
wruld possibly lead to long-tenn decline, but was to be pro­
tected against canpeti tion for the land it used. In respect 
of prime agricultural land, the system of land use planning 
should guarantee that it should never be displaced. Else­
where, it should always have first claim; and the onus should 
be on the intending developer to show that a change in land 
use was in the national interest." (4) In view of the fact 
that these proposals were made in response to the particularly 
tryi...'1.g peric:d of the war years , it was only to ce expected 
that in the climate of postwar euphoria (and tl.2 lifting of 
blockades) they should fail to be adopted. (5) 

(I) C 1 awson and Ha 11 , p. 262 (2) Ibid, p.33 
(3) Ibid, p.40 (4) Ibid , p. 38 
(5) Clawson and Hal I, p.38 . 

I 
I 



I 

I 
I 

I 
I 

I 

I 

I 
I 
I 

101. 

One of the most revolutionary ideas to emerge fran the war 
years was ti'-iat put forward by Uthwatt; namely that although 
undeveloped land may be privately owned, the develor:rnent 
rights pertaining to the land should be nationalised. (1) 
"It was felt to be wrong that a private landowner or 
developer should make and retain a large profit from sel­
ling land or from its development where most of this profit 
had been made possible by the actions of the general public 
and by the granting of planning permission particularly as 
the local authorities were encumbered with the additional 
expense of providing roads, schools and other amenities 
and services". (2) 

A betterment tax (or enhancement levy), representing the 
increase in value of the land through the granting of 
develoµnent rights, was to be levied. This tax would serve 
to pay for the provision of public amenities and services 
and would also serve to compensate land prejudiced through 
the withholding of develoµnent rights. Although Uthwatt's 
proposals were not imnediately adopted, they played an 
irrportant role in shaping all fub.1re planning policies in 
Britain and elsewhere. (3) 

Prior to 'World \-var II, Unwin had fonrnlated ideas for a 
"green girdle" around London. The proposal was to be based 
on the public purchase of tracts of land for the recreational 
use of London's inhabitants. "Instead of a continuous belt 
of land, the proposal was essentially based on the drainage 
network and open space would therefore be woven into the 
urban fabric. In this ~vay the interface or 11 edge11 between 
the built-up areas and the open space would far exceed that 
of a continuous belt of land - thus optimising its recrea­
tional usage to a far greater number of people11

• (4) 

While this plan was to a minor extent implemented, with the 
outbre..ak of the war, the emphasis on containment and t.he pre­
servation of fa:aning land led to Abercrornbie's proposal for 
a continuous green belt. 'l'his did not require Irn.1ch outright 
purchase of land - merely the withholding of develoµnent 
rights; and so Unwin's proposals were never fully carried 
through. (5) 

1.2 The 1947 Tovm_and Counq:y Planning: Act (6) 

( l ) 

(3) 
( 4) 
(6) 

The 1947 Act was pranulgated during the postwar boan pericd, 
when land values escalated and speculation was rife. It was 
designed to replace the mcxiified free market system by fonnally 
nationalising develoµnent rights on all land - not only un­
developed land as suggested by Uthwatt. 

Ibid, p.39 (2) 

Clawson & Hall, p.39 
Whyte, p. 153 (5) 
Hall, pp. 225, 390; Clawson and 

Editorial Notes 
p.241 

Ibid. p. 154 
Ha 11, p. 41. 

(Town Planning Review, 
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The state and its agents (the local authorities and new 
town develoJ_:XTlent cor:i;orations), would have absolute and 
effective power over all new develoJ_:XTlent. These authori­
'c.ies would be Empowered to prepare and regularly r evise 
develoJ_:XTlent plans for their areas and all developnent 'WOuld 
be controlled in accordance with these plans. 

Bettenrent levies would be payable in respect of all land 
granted develoµnent rights in l__::cordance with these develop­
ment plans. Ivbreover , local authorities were empowered 
to expropriate private l and (canpulsory purchase) at existing 
use values. Although no canpensation was to be paid to 
those developers denied the right to develop land , in recog­
nition of the fact that sane landowners might experience 
hardship - the state made provision for a sizeable sum of 
money to pay claims based on the 1947 value. 

The effects of_tne_l947 Act (1) 

In its attEmpt to control peripheral urban gro..vth, the 1947 
Act may be said to have been successful. In practice, how­
ever, this coI1tainme:nt had a number of side-eff ects v..ihich in 
the welfare ii1terests of the population could only be de­
scribed as near-disastrous . 

Firstly, because the green belts around the conurbations and 
other large cities served to curb any peripheral expansion, 
land values within the city areas increased enonnously due to 
a limited supply of land; consequently, speculation , housing 
dE:nsities and the cost of housing soared . Congested living 
envjronments, traffic congestion and the strain on public 
services and amen::.ties led to a general lowering of the \\el­
fare levels - particular amongst the lower incane groups . 

Secondly, the :i;olicy adopted by the rural authorities reflec­
ted the traditional influence of the more wealthy landowners 
whose major concern was the maintenance of an e.xisting 
situation and the staving-off of suburban encroachment of 
fanning land. With mounting pressure on existing small 
towns and villages, especially those withi.Tl reasonable can­
muting distance of the cities, the rural authorities tended 
to channel overspill population frcm the cities to the less 
"attractive" villages and snall towns where limited land 
was made available for developnent. The extremely high 
land and dev9loµnent costs (holding costs and betterment 
levies) in these smaller towns tended to discourage the develop­
ment of shops, offices and other 'WOrk opportunities, together 
with normal urban amenities including educational establish­
mes1ts. This meant that the new housing develop:nents func­
tioned simply as dormitory suburbs with strong carrnuter 
linkages to the cities. 

(1) Hal 1, pp. 394 & 400, Cl awson and Hal I pp. 263, 264 and 280. 
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As a result of this artificial restriction on the supply 
of 1&'1d for developnent, the ever-increasing demand for 
housing and for land with developnent rights caused land 
prices to rise astronanically aDd speculation flourished. 
The planning system in fact created a situation where 
landowners and speculators found themselves in a mono­
polistic position. Because land was so scarce and 
costly, and because of the high costs of obtaining 
develoµne.nt rights (betterment levies and holding costs), 
developers were forced to concentrate on high density 
mass housi..Dg with little anphasis on quality of housing 
or on general living environments; and, because the 
danands for housing were rising rapidly, they could 
afford to do so - at ever-increasing asking prices. 

Coupled with the total lack of control over land prices, 
the overall effect of this restriction in the supply of 
land for developnent was to :iJnpose an ever-increasing 
cost burden on the housing consumer 'Who was forced to 
bear the full costs of those passed on by the developer. 
The system thus proved highly inflationary and showed 
little concern for the welfare levels of the lower 
incane groups . 

1. 4 Further Intervention (1) 

( l ) 

In the 23 years following the 1947 Act , three abortive 
attanpts were made to improve the restricted private m:rrket 
so as to curb tl1e inflationary land and housing prices . 

Firstly, under the 1954 Act, the bettennent levy on land 
which already had planning penniss:;.on was done away with, 
in the hope that the private housing market would be re­
vived and that housing costs would be lowered. Moreover , 
as local authorities could still expropriate land at current 
u se values , it was expected that they would acquire land for 
public housing projects . Apart fran the fact that this 
proved highly inequitable in respect of those landovmers 
without developnent rights , and who were still required to 
pay a betterment levy in order to acquire them, the private 
market failed to meet the ever-increasing danand for housing 
and the rural authorities steadfastly conti..Dued their policy 
of discouraging new develoµnent. 

Secondl y , to rectify the inequity of the above Act , market 
value was restored as the basis for canpensation on the 
expropriation of land by local authorities. This merely 
r einforced the attitude of the rural authoritie~ and , 'Where 
land was acquired for public housing projects, the increased 
l and acquisition costs were :iJnposed on the neJ.N haneo1ivners -
thus precluding tl1e lower incane groups . Furtherrrore, the 
major beneficiaries of this proposal were the upper incane , 
entrepreneurial sectors 'Who availed themselves of the cur­
rent sellers market . 

Ha ll , pp . 2 19 , 224 , 225 & 400 . 
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Thirdly, :in an attempt to redress the situation, the 
Land Ccrnmission was set up :in 1967. It was recognized 
that the distortions in land values with the resultant 
exorbitant hous:ing costs was due, not to the great 
changes :in demand, but rat.11.er to speculation , local 
plann:ing control (hold:ing costs) and legislation (better­
ment levy); the major cause be:ing due to the fact that 
local authorities were not designat:ing enough land for 
urban developnent. 

The objectives of the Land Camlission were therefore to 
assemble land :in the areas of greatest land pressures and 
to release parcels to developers as the need for more 
land arose. Furthennore, the betterment levy was re­
introduced - to 40% of the :increase :in value aris:ing 
out of the grant:ing of developnent rights. 

104. 

The Camnission failerl :in its attempt to stabilize land 
prices for a number of reasons . It had too small a budget 
and made no real contribution to land assembly. Its aims 
were strongly resisted by local authorities, particularly 
the counti:ies. Apart fran the assembly of land, it v.ras 
not sufficiently attuned to the market to be able to judge 
when land should be released . It therefore created un­
certa:inty and suspicion in the market and in fact only 
served to feed the inflation3.IY spiral. For example, on 
average, land was less than 10% of the housing package 
costs in 1960, whereas by 1970 it was about 30% - and 
much of this increase occurred after 1965. 

With the dissolution of the Land Ccmnission in 1970, the 
bettennent levy was once again donc:: away \·1i th and instead, 
provision was made for developnent value realized t.l-irough 
the normal system of taxation and capital gains. The basi c 
problem of land supply therefore remained unresolved and 
-was dependent on local authority estimates of the denand 
for land and their willingness to release it. 

Tne Com:runity Land Act of_l975 (1) 

Wit..ri the return to power of the Labour Government in 1974, 
the third major attanpt \vas made to f undat1entally refonn 
the country's pattern of land ownership and developnent. 
As with the previous attempts (the 1947 Act and the 1967 
Land Carmission Act), the 1975 Cmmunity Land Act repre­
sents an attempt to obtain for the public most of the 
profits that accrue fran the sale of land for d2-relopnent. 
To reiterate - it was generally felt to be wrong that a 
private owner should make and retain a large profit fran 
selling land for develoµnent where most of this profit had 
been rrade possible by the actions of the general public and 
by the granting of planning pc....nnission; particularly as the 
local authorities were encumbered with the additional ex­
pense of providir1g roads , schools and other amenities and 
services. 

(l) Lichfield, pp. 84, 85; Lock, pp. 205,206 ; Editorial Notes (Town 
Planning Review) pp. 241, 242; Harris, p.38; White, p.S; Oakes 
pp. 6, 7. 
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1.5.1 

The events of the past indicated. that for the public to 
r ecoup its rightful share of "betterment", t,..o major 
side-effects had to be taken into consideration; either 
the supply of land became restricted. or the housing con­
sumer was forced. to bear the full costs of developnent -
including the betterment levy . 

105. 

To avoid these side-effects, the Canmunity Land Act 
adopte::1 the two major proposals put forward 33 years 
before by Uthwatt , namely, that all developnent land 
should cane into public ownership at the point of develop­
ment (land nationalization), and that ultimately a situa­
tion should be reached where all land would change hands 
at current use value - in this way all developnent va lue 
would accrue to the corrmunity . 

An all-important factor in bringing in this new Act was 
that econa:nic conditions had changed markedly since 1973. 
The land-bean of the 1960's had played i tself out and 
there was now a distinct falling off in direct and derived 
demand for developnent. In addition, a canbination of 
inflationary Luilding costs, exceptionally high interest 
rates and developnent gains tax had curtailed. the role of 
the developer. As Lichfield points out, .the prevailing 
context under which the Act came into operation was that 
of "planning in a no growth situation". 

Fran this, it followed. that not only should the Act re­
flect the need to make the best use of existing resources, 
but that it should also adopt a more positive and creative 
approach to planning. 

A major lesson learnt fran the past was that instead of 
trying to suddenly impose an abrupt restriction on the 
market systen, these measures should be phased. into the 
systen with, in addition, strong liaison be~en the public 
and private se~tors being encouraged. 

The basis of the Act 

The essence of the Canmunity Land Act is that all land for 
developnent would ultimately be purchased by the local 
aut.riorities at current use values; this would then be sold 
to developers at its speculative or developnent value and 
the profits v.Duld revert back to the authorities. 

A n10st important aspect of the Act was that the local 
authorities were duty-bound to bring developnent land into 
public ownership and hence into developnent. This was a 
fundamental change fran the past vvhere local authorities 
were free to release or acquire land for developnent as 
they pleased.. 

An integral aspect relating to the Act - and one which 
served. as its vital tool for irnplenentation - was the intro­
duction of the Developnent Land Tax. This, tCXJether with 
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the Act, fonns part of the package of measures called the 
Ccnmunity Land Scheme. The major objectives of the 
Develoµnent Land Tax Bill ~re: (a) to move the l and market 
towards a system by which caupensation is based on the 
current use value of land, rather than on the blend of 
hopes and sr,eculation which makes up the market value, 
and (b) to tax unearned gains made frcm developnent 
values and to pass this tax directly to the local autho- · 
rities. (1) 

1.5.2 Irnplanentat ion of the Act 

Prior to the Act actually caning into operation, local 
authorities were obliged to prepare land acquisition and 
management schemes (IAMS) and land policy statements. 
These would, together, jndicate what land should be pur­
chased, what it should be used for, 'when it should be 
purchased and 'when i-t should be sold. A five-year rol­
ling progranme would be drawn up showing the above and 
would be subject to public scrutiny. 

In this way the local authorities would assist positive 
planning and the more orderly develoµnent of their areas 
based on the perceived needs of the various sectors of 
the conmunity. The only land 'which would not be affected 
by the Act v-lOuld be tl1e so-called "exanpt ' (or minor) 
developne..nt" and "excepted developnent" 'which would in·· 
elude all land which already held planning permission, 
land already held by developers and all developuent on 
sites less than 900 m2. Furthermore, the local authority 
proposals were to conform with the overall structure plan 
of their district or county and required co-ordination 
betwee_~ authorities. 

The Act came into operation on April 1st, 1976, 'which was 
referred to as the first appointed day . Thereafter local 
authorities were obliged to purchase land in accordance 
with the IAMS rolling prograrrune arrl land policy statement. 
At this stage the authorities would pay market value for 
t.rie land they buy less the Land Develoµnent Tax ; which 
was fixed at 80% (with certain exceptions) of the dif­
ference between market value and current use value . 

Another procedure that would .operate fran the first appoin­
ted day was the ability for authorities to "suspend" plan­
ning pe.:rmission (Le . 'where applications had actually been 
made for permission to develop) for relevant developuent 
where they wished to buy the larrl in question. 

Dependent on a high rate of public acquisition of land, a 
second appoi...'1ted day was tentatively put at ten years hence 
(1986) , when the Act would have reached its objective - for 
the basis of all land acquisition t,,,0uld then be set at cur­
rent use value. 

(1) For the purposes of this study, the complexities of the 
Development Land Tax Bi ll are not more fully elaborated . 
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1.5.3 Working with the Private Sector 

Inherent in the Act was the strong realization that, 
although the role of the developer had declined rapidly 
in the face of the current economic c lIB1ate , it vms 
essential that his entrepreneurial skill and experience 
should not be wasted - it was, in effect, a resource 
which the land and housing market could ill afford to 
do without. 

'l'his is why the Act emphasized the interim nature of the 
nationalisation of land . It was r ecognizEd that the 
public sector machinery was not geare:1 to the develoµnent 
process;being too cun1bersane and inflexible to replace 
the flair of developers. Intervention was thus based on 
sorting out l and values and profits and returning them to 
the rightful recipients. Once the land was acquire:l, 
the developers 'W'OUld be brought back into the system 
either as relatively free agents or even under a so­
called "partnership-agreement" with the local authority. 

Another aspect of this new policy was that a too detailEd 
approach to control with the t errptation to implant uni­
fonn standards of design based on the requirement of the 
authority should be avoidEd. Thus , on disposing of the 
land to developers , a fairly flexible approach was to be 
adoptEd, with sufficient attention being given to the 
preferences of the public . Architects, planners and 
designers :were to be given the scope to innovate and to 
apply their design skill to the fullest extent. 

At the same tin1e the system afforded the opportunity of 
giving the developer, at an early stage, a clear brief of 
the broad design aims of the authority. successful exam­
ples of this process already exist in the new towns. In 
this way the Act would provide the tool for shifting the 
system away fran a reactive and often negative approach 
towards a more p:,sitive consideration of land neEds and 
hCM these can best be met. 

107. 
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CQl.1I'ROL POLICIES IN THE UNITED STATES 

:p. Ccmparison with the British System (1) 

Planning control of suburban expansion in the Unite:1 States 
has not bee..n as successful as that in Britain . This is 
primar ily due to the fact that the general attitude in the 
Unite:1 States has been one of growth and devel oµnent , while 
that of Britain has been one of containment and preservation 
of the countryside. Moreover , the United States has adhere:1 
to the tenets of the free market and the private enterprise 
system, while Britain has repeate:1ly attempte:1 to replace 
the free market system by a publicly controlle:1 system • 

. The general patten1 of post-World War II urban develop:nent 
in Britain has been characterise:1 by containment of the 
l arge cities through green belts and the channelling of urban 
developnent towards small towns or villages including the 
new towns. In the Unite:1 States the pattern has been one 
of largely uncontrolled suburban sprawl · Housing densities 
in Britain are consequently considerably higher than those 
in the United States. 

Another dissimilarity between tbe two countries is that 
planning control and policy making is highly centralized in 
Britain , whereas in the United States it is largely in the 
hands of the local authorities. As a result, the strong 
philosophy of urban fonn and its control which is so charac­
t eristic of Britain has no equivalent in the United States 
- where countless different theories and policies have been 
put forward but none accepte:1 as national policy. 

Suburban develop:nent in Britain is dependent upon planning 
pexmission which is strictly enforce:1 according to ccrnprehen­
sive strategy plans. In the Unite:1 States, suburban develop­
ment is controlle::l throuc;h zoning powers which in theory 
constib.lte a powerful planning tool, but which in practice 
have prove:1 largely ineffecb.lal - in addition, the zoning 
plans frequently lack any canpra.hensive land-use policy. 

Despite these dissimilarities, the forces underlying suburban 
expansion are similar - in Br itain they have been controlle:1, 
but in the Unite:1 States they have been allowed almost un­
limited free::lom. 

Zoning Powers 

Effective means for planning control date back i:.o 1926 when 
the legal issue of zoning powers was lc>...rgely resolve::l with 
t he Supreme Court decision in the case of Village of Euclid . 
v. Ambler Realty Co. This decision errpo,vered local authorities 
to make and enforce restrictions on the use of private land 
whereby certain activities could be forbidden, restricte:1 
or controlled because of their threat to public health, safety, 
rrorals, a.rid other aspects of the public welfare. A mcrlel 

Clawson and Hal 1, pp. 180, 181, 260-264. 
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zoning law was published ill 1928 and it is this which has 
subsequently formErl the bas is of local authority police 
pa.ver - bolsterErl by subdivision control measures, buildillg 
codes and the schedulillg of public v.Drks. (1) 

The ineffectiveness of zoning powers in regard to suburban 
expansion has been due partly to the encouragement of urban 
growth by the authorities, partly to the lack of effective 
control measures and also partly to the extreme derrocracy 
of the system - whereby private sector appeals to the law 
courts were frequently upheld due to the fact that the 
welfare aims of zoning could not be satisfactorily proven. (2) 

Zoning p:,wers soon lackErl credibility amongst land buyers, 
sellers and tax assessors. Transactions ill suburban land 
land conversion did not take present zoning seriously ••.• 
11 sometimes land was traded subject to a rezoning, wh ile 
often it was traded on the assumption, nearly always rea­
lized in practice, that zoning could be changed as desired . 
Although land is supposedly assessed according to its 
highest and best use (whi ch should reflect zoning) - in 
practice the assessment of most suburban land for tax pur­
poses took 1 ittle account of zoning and therefore was 
serious 1 y under-assessed . 11 This situation encouraged 
speculation and major windfall gains were .made when pro­
perties were rezoned. (3) 

Suburban_§Erawl 

Since the 1930's illcreased car ownership and usage resulted 
in a more dispersErl urban settlement pattern than previously 
prevailed. The intrusion of suburban developnent into the 
urban frillge usually took the form of a sprinklillg of large 
sillgle residential lots (1-5 acres) along roads leadillg 
into the countryside. These were followed in turn by groups 
of small subdivisions and then larger clusters of subdivisions 
or housillg estates - often located in or near scenic areas. 
Larger-scale de,relopnent was generally located where land 
was expansive, relatively flat and illexpensive. (4) 

The post-World War II years experienced a rapid illcrease in 
manentum of this outwards expansion and led to the charac­
teristic pattern of urban sprawl . The developnent of express­
ways and decentralized shoppillg centres facilitated urban 
sprawl but also led to a pattern of scatteration or leapfrog 
developnent. Other factors which led to this leapfrog pattern 
were the fact that the rrost scenic and attractive areas for 
residential development (and the most saleable) were often 
located sane distance fran existing developnent ; this land was 
not yet affected by suburban land values and could therefore 
be acquired relatively cheaply. Moreover , the authorities 

Clawson and Hall, p .156; Clawson, p.93, 345 
Clawson, p.355 (3) Ibid. p.346 
lsberg (Management and Control of Growth Vol I I IJ p.30. 
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were easily coerced into rezoning the land for residential 
develoµnent and in many cases indirectly encouraged dis­
continuo~s develoµnent by the mere fact that the cost to 
the developer of extending service reticulations took no 
account of the distance involved. (l} 

Although it has been argued that leapfrog developnent can 
beneficially affect long term suburban expansion in that 
flexibility is .implanted in the system, allowing for the 
fub.lre provision of school sites, public open space and 
other amenities; this is generally overridden by the more 
obvious drawbacks and costs of discontinuous develoµnent . (2) 

Firstly, the land values of tracts which are skipped over 
are considerably escalated by the fact that developnent has 
ta1<.en place around them and thus makes future public land 
acquisitions very costly. Secondly, the tax base of the 
area is low and cannot cover the costs of the provision of 
public services such as }_X)lice, fire protection. Thirdly , 
the provision of essential services such as water , sewerage, 
roads and school facilities leads to enormously high pro­
perty taxes which in many cases are also imposed on the 
owners of skipped-over land - thus making continued farming 
an uneconanic prospect. Finally, the pattern of discon­
tinuous developnent is reinforced by the fact that much 
vacant land is held by speculators. (3) 

SUburban sprawl has too frequently resulted in an unaesthetic 
and monotonous environment, it has been extremely costly 
and wasteful of land, it has encroached u}_X)n valuable fann­
land and areas of scenic beauty. Perhaps its major negative 
feab.lre has been its exclusionary effect . It has catered 
for thE: upper incane car-oriented sector of the l_X)pulation 
thus effectively lowering the econanic base for public tran­
s}_X)rt systems and adversely affecting the tax base of the 
central cities. In general, it is the lower incane groups 
within the City centre who have suffered the costs of suburban 
sprawl. (4) 

Notwithstanding the negative effects of suburban sprawl, its 
vitality and the fact that it has served to acccmncx3.ate a way 
of life which obviously appeals to many , cannot be ignored. 
The highly dispersed nab.ire of the suburban decision making 
process and the ineffectiveness of control measures did in 
fact allow for greater innovation in develoµnent techniques -
which was lacking in Britain. 

Still, these }_X)sitir~ aspects fail to balance the more negative 
aspects of suburban sprawl; and it was only to be expected 
that the particularly rapid growth rates of t.he early 1960 's 
should trigger-off a widespread questioning of the American 
growth ethic as a necessary premise of progress. (5) 

Ibid pp. 30 (2) Thompson, p.328 
lsberg (op cit(, p.31 (4) Clawson and Hal 1, pp. 271,275 
Scott (Management and Control of Growth Vol. 1), p.2 
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2.4 Managed GrCMth 

2.5 

'I'he direct and indirect effects of suburban sprawl led, 
quite naturally , to a prolifiration of studies outlining 
the long-tenn impacts of uncontrolled growth. These also 
quite naturally elicited an almost emotive outburst of "stop/ 
non/zero-growth" lobbying which, in turn was vigorously 
opposed by not only the participants on the supply side of the 
suburban market (landowners and developers ), but also by 
representatives of the lower incane dernand side . (1) 

Arising out of the above , a so-called "new mcx:x:1" evolved ; 
whereby it was rec<Y:Jilized that continued (but limited) growth 
was not only necessary , but desirable - provided it was posi­
tively guided in an integrated and systematic manner. 
"Choices and decisions should be mad e explicitly and with 
ful 1 knowledge of the variabl es and trade-offs involved, 
programmes should be co-ordinated in furtherance of clear 
community growth and land use objectives ." (2) 

This then constituted what has becane known as "managed 
growth". The essence of managed growth being that the free 
market forces underlying suburban expansion should be har­
nessed and channelled in predetennined directions. The 
means for channelling t.riese forces took the f orn1 of various 
planning tools or techniques which have been irnplernented by 
a number of city and county authorities in the United States 
since aJ:out 1964. 

Techniques for managing growth. 

A large variety of techniques have been devised to canplernent 
traditional police powers of control. The realization that 
the ineffectiveness of past control measures was due to its 
inflexibility, its "ad-hoc" approach and i t s lack of canpre­
hensiveness led to the adoption of a "package" system of control 
measures. Such systems would comprise a number of techniques 
which would ccrnplernent each other, but at the same time would 
perfonn a certa:J1 specified function based on stated goals and 
obj8ctives. These techniques would have to be legally per­
mitted, enforceable and should not place i.mpossible or un­
reasonable demands on the private sector. (3) 

Many of the techniques which have been employed in the United 
States are similar to those implemented in South Africa. Of 
those which are not, the follONing have been selected for 
their potential applicability to the study at hand. 

Easements: In situations where the scenic attributes of a 
site make it desirable that a site, or portions of it, be 
preserved - the landowner is given sane preferential fonn of 
tax treatment. Alternatively , the develoµnent rights of the 
particular portion of land could be purchased by the local 
authority. This is also applicable to the preservation of 
public rights of way . The advantage of this technique is tret 
the landowner is placed in a better financial position to bear 
the costs of maintenance over the remainder of the property. ( ~f ) 

. ('t }- 'I ~i'd ·, p. 5 (2) Ibid , p. 4 
(3) Carter, Bert and Nobert (Manag ement and Control of Growth Vol. I l)p.341 
(4) Einsweiler and others (Management and Control of Growth Vol. I 1) p.293 
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Transfer of Developnent Rights: This teclmique is a rela­
tively recent innovation and has not yet been fully tested . 
It is based on all lando..mers within sane administrative 
boundary having inherent developnent rights . In order to 
r estrict developnent in certain pre·-selected areas, a minimum 
n1.1Illber of additional "rights" are required before a lando:..mer 
in the "pennitted" area can develop. In order to obta:in 
these additional rights, he must purchase them through the 
market mechanism fran those landowners not in t.rie "penni tted" 
area. The basis of this teclmique is to prevent the so­
called "windfalls" and "wipeouts" 'Which nonnally accompany 
zon:ing restrictions. It is basically the same control 
technique as canpensation and enhancement - the difference 
being that it is operated through the private market rather 
than through public authority intervention . (1) 

Bonus and Incentive Zon:ing: In order t o obtain additional 
carmunity benefits such as open space or camnunity facilities, 
the developer is recanpensed in sane fonn - generally through 
be.il1g permitted to increase the a llowable density of develop­
ment.. This technique has also been employed to encourage 
the develoµnent of housing for the low and moderate incane 
groups. (Z) 

Conditional Zoning: In a similar manner to the above technique, 
carrnunity facilities or amenities are obtained through gran­
ting develoµnent rights by the rezoning of the land subject to 
certain requirements being demanded ~f the developer. (3) 

Planned Unit Develounent (PUD): This technique is similar to 
that of cluster housing in that more dense, tightly structured 
patten~s are achieved - with the major portion of the site 
being given over as public open space. It differs fran the 
cluster concept in that the scale of develoµnent is generally 
larger and includes shopping and ccnmunity facilities - its 
basic aim being to create a self-contained neighbourhood. (4) 

Exactions (or endovJITients): Although these are identical to 
the e.ndowne.nt requinments accanpanying develoµnent in South 
Africa (and which have been in force for a good many years), 
it is of interest .to note that this technique of requiring 
the developer to "pay-his-way" was only introduced on a large 
scale in the United States in the late 1960's. This is a 
measure of the relatively free reign given to the private 
sector in regard to suburban expansion in the United States 
prior to the introduction of the managed growth concept. (5) 

2.6 Case Studies 

Six selected ca.se studies are reviewed in ]l..nnexure ; these 
serve to illustrate the implanentation of managed growth sys­
tems under conditions of suburban expansion similar to that 
found in the Constantia Valley. Although sane of these case 
studies are dissimilar to the Constantia situation, the various 
techniques employed have potential relevance. 

(l) Ibid, p.294 (2) Ibid, p.295 (3) Ibid, p.295 
(4) lsberg (op cit) p.'32 (5) Einswei ler (op cit) p.296 




