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INTRODUCI'ION 

Questions regarding residential differentiation, the location of new 

land use developments and the distribution of scarce urban resources are 

of great interest to geographers. The apparent uneven distribution of 

income, of socio-economic status, of public goods and services and of 

decision making power within the city has been the focus of a variety of 

urban studies {Harvey, 1973; Pahl, 1975; Johnston, 1979; amongst 

others). However, 1 imitations in the interpretation of patterns lead 

to the feeling that social geographical studies lacked relevance and did 

not attempt to provide meaningful answers to questions of importance in 

urban life. Realizing that space should be understood as part of the/ 

operation of society in general and that it is influenced by soc~al s~c<.. 

processes which act in a feedback loop on spatial patterns,, attention 

has focused on conflict arising out of spatial inequalities. 
1 

To apply ideas about conflict in a preeminantly spatial context 

geographers turned to social conflict theories. Basically, writings 

interpreting social conflict in the city can be grouped into two major 

approaches. The first approach maintains that conflict in its variety 

of forms is an inevitable outcome of the capitalist rrod.e of production. 

Harvey {1971), for instance, interpreted residential differences in the 

light of classical conflict theories developed by Marx and Engels, which 

regard conflict as a normal condition of social life in capitalist 

environments. Essentially classical conflict theories maintain that 

conflict in society reflects the conflict between economic classes which 

comP=te with each other for a share of available resources {Duke, 1976; 

p 18). The solution of conf 1 ict situations within society or within 

the city thus cannot be expe~ted to be effective within the operating 

systan of capitalism. Adherents· to this approach claim that a change 

in the basic social structure of society is needed.·. 

7 
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The second major approach to conflict in an urban context is based on a 

Weberian unders~anding of ·conflict. '!'he focus of this apprpach is the 

conflict of interests arising from the variety of orientations, aspira­

tions and motivations which people have, and.it describes a society 

"where interest groups collide, collude and cohere in the control of 

institutions, where privilege and status are negotiated, where, in 

short, power becomes the crucial variable." (Lambert, Paris, and 

Blackaby, .197H; p 6}. This approach differs from the raqical approach 

in so far as it generally accepts the assumptions of the capitalist 

economy. 

Conflict studies in this context have been a relatively recent develop­

ment in urban geography and arose out of the understanding that the 

modern city is experiencing a crisis. This holds true especially in 

some parts of the world as far as the dichotomy between the ever 

growing, prosperous suburbs and the increasingly poor, stagnating cen­

tral city is concerned. Research into · the resulting spatial patterns 

poipted towards "the existence of a p::.>Werful allocative nechanism within 

the city which both created and rein£orced traditional disparities and 

injustices" (Pahl, 1970). Fol lO'wers of this approach therefore focus 

on the relationship l:::>etween individuals and institutions in the competi­

tion for scarce resources in the urban environment. 

Two major tQreads of inquiry can 1:::>e distinguished within this latter 

'city manage.ment' or 'social gatekeeper' approach. In the one approach 

research is concentrated on spatial variations in the provision of 

housing, services and amenities in the city and the problem of alloca­

tion of limited resources in response to conflicting danand requirements 

(Smith, 1979; Knox, 1979). In the other approach the emphasis is 

placed upon tensions arising out of the impact of various decisions 

relating to the locationally different types of land use. Locational 
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conflict is seen as an inherent consequence of conipeti ti on for land in 

the city (Clark, 1982; p 166), and has been described as involving 

"overt public debate over some actual or proposed land use development" 

(Dear and Long, 1978; p 114) •. 

In examining the provision of land in the economic land market and an 

important characteristic of the land use al location and decision making 

process is that individual utilities are not independent of each other 

and what may be to the interest of some may be to the detriment of 

others. Thus land use decisions create 'spill over' effects or exter-

nal i ties which are "unpriced by-products of the product ion ·or 

consumption of goods and services of al 1 kinds" (Knox, 1982; p 167). 

These effects include externalities arising out of certain land uses as 

well as land uses created by p..Iblic activities. Clearly externality 

effects are dependent on the individual's perception of benefits or 

costs and 1 ie within the realm of social and cultural values and be-

1 iefs. The values and.beliefs become important factors, alongside 

economic considerations, in their capacity as inf 1 uences on the 

locational decision making process. 

In western capitalist cities the land use decision making process is 

increasingly mediated through political processes. The 'invisible 

hand' of the economic land market is strongly influenced by the impact 

of public voting mechanisms on the decision makers within local 

government and the power of lobbying interest groups has gained 

importance. It is this process of interaction between political insti­

tutions and individuals in the execution of the land use decision making 

that is of interest to the geographical study of locational conflict. 

The relative power of different interest groups has been shown to be 

spread unequally amongst the residents in North American and British 
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cities (Gale, and Moore, eds 1975) but it remains to be tested whether 

the locational decision making process favours certain interest groups 

over others merely through the structure and organization of its bureau-

. cracy in the .Sou.th Afvi1:a.~ -c.i~~-

This study, therefore, will concentrate on issues of potential conflict 

over locational decisions and wi 11 monitor those locational conf 1 icts 

which emerge in the form of overt public debates over an actual or 

propos,ed land use development. It is hoped that an investigation into 

locational conflict will provide insight into the bureaucratic and 

political processes behind the locational decision making process in a 

South African city. 

The tneljor aims of this study are to analyze spatial patterns of land use ) ( 

change, to establish the relationship between land use change and loca- i ~~Ip 

tional conflict and to analyze the nature and patterns of locational jJ · 

conflict in Cape Town. 

The Cape Town Metropolitan Area as delimited in Figure, 1 has been 

selected for the study and includes 13 local authoritie~ with a total 

J;X)pulation of approxim!itely 1 500 (X)() people (City of Cape Town 1982}. 

People of varying economic, social, ethnic and racial groups living in 

close proximity to each other (Western, 1981}, and a growing economic 

environment, which has in the past lead to rapid physical expansion of 

the city and new bu·i lding developnents, necessitate land use changes in 

the development plan of the city. An extensive local and regional 

governmental system exists which could slow down or manipulate such 

growth, as proposed land use changes are subject to land use zoning 

regulations. Any applications for change must pass through a 

bureaucratic procedure before they are accepted or rejected. The 

physical and political bases for controversial land use issues to deve-

4 



BELLVILLE 

Cope Town 

Magisterial Districts 

Local Authority Boundaries 

I 0 2 4 6 e 10 

Kilometres 

FIGURE I.I THE CAPE TOWN MET~OPOLITAN AREA 



lop exists therefore in the Cape Town Metropolitan Area and a rich 

ground for a study of locational conflict is provided. 

Chapter 1 then prov ides an outline of the conceptual framework upon 

which locational conflict studies are discussed and the major concepts 

within locational conflict theory are developed and explained. This 

information provides the background against which local urban conflict 

can be studied. 

To achieve the first aim of the project the channels of land use change 

are established in order to assess possible roots for the emergence of 

locational conflict situations. The numbe~, location and type of land 

use change applications in Cape Town between 1980 and 1983 are deter­

mined; problems associat~d with the land use change procedure are 

discussed; and the proportion of failures and successes of these appli­

cations are identified in Chapter 2. 

Chapter 3 then establishes the relationship between land use change and 

locational conflict. In this context i~ is necessary to question, 

firstly, whether an increase in land use change applications leads to an 

increase in locational conflict and, secondly, why some applications 

1 ead to conf 1 i ct whereas others do not. Therefore, land use change 

applications that have lead to locational land use issues are investi­

gated and compared with the non contentious applications in order to 

assess the importance of locational conflict in Cape Town and to estab­

lish which variables determine whether land use change proposals develop 

into a locational conflict issue. 

Having isolated locational conflicts, the central aim of the study, to 

analyze the nature and characteristics of locational conflict in Cape 

Town is attempted in Chapter 4 and s. The resulting patterns are 
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mapped and the data are analyzed. Ongoing locational conflict issues 

are monitored th~ough detailed content analyses of each daily issue of 

the local newspapers (Cape Times, Argus) as well as· the monthly issues 

of som= municipal and comnunity newspapers (Grassroots, Southern Suburbs 

Tatler, Milnerton News). Personal interviews with representatives of 

the city planning division, community groups and other participating 

parties are used to provide insight into the development of conflict 

issues and the participants• motives for involvement. Th~ intensity of 

conflict issues is established on the basis of column inches of 

newspaper coverage (including letters to the editor, editorials, news 

reports and corrmunity paper reports). This approach, using a surrogate 

value of conflict intensity, follows the exa~ple of Janelle and Millward 

(1976) and Ley and Mercer (1980). Secondly, the actions of participa­

ting interest groups are categorized according to Ley and Mercer's 

(1980) classifications. Where possible the intensity of the conf 1 ict 

to its final resolution is determined. 

Chapter 6 includes a selection of case studies to illustrate the 

complexities of locational conflict. Typical issues, showing various 

types, intensities and outcomes as well as different interest groups are 

presented in detail. 

Finally, in Chapter 7, the overall significance and the socio-political 

implications of locational conflict in Cape Town are considered with the 

aim of providing suggestions for the prevention of locational conflicts, 

and should they occur, for the resolution of such conflict issues. 

The study hopes to contribute to the field of urban conflict analysis by 

identifying the significance and nature of locational conflict in the 

Cape Town Metropolitan Area. By providing insights into the develop­

ment of locations! conflict resulting from land use changes and the 
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struggles between competing interest groups it is hoped to provide a 

further perspective on urban problans in one South African city. 
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Ol1\Pl'ER . l 

THEORETICAL BACKGROUND TO LOCATIONAL CONFLICT ANALYSIS · 

Questions associated with spatial differentiation of land uses within a 

city environment have for many years been one of the dominant interests 

of urban social geography (Knox, 1982; p 62). Amongst studies in this 

field, inquiries into the reasons behind residential differentiation 

have probably become the rrost nurrerous particularly since geographers 

began to recognize that the physical separation of urban groups and 

individuals might also reflect social differentiation of the fX>pulation 

(Timms, 1975). 

It is barely ten years, however, since the theme of conflict over diffe­

rent land uses and the competition between individuals and interest 

groups for specific tracts of land became of interest to geographers. 

Conflict studies have developed as a response to the perceived inadequa­

cies of locational analysis which generally regards spatial 

differentiation as the outcorre of market forces and the collective su~ 

of rational decision making by individuals. In the neo-classical 

economic context conf 1 ict is seen "as a function of certain imperfec­

tions in the market mechanism" {Cox and Johnston, 1982). It is thought 

that the market society would be conflict-free if an appropriate insti­

tutional framework could be devised which could handle market 

imperfections, such as, for instance, externality effects, spatial mono­

poly and imnobi li ty. The notion of a spatial equi 1 ibrium achieved by 

market forces excludes the thought of, and a focus of studies on, con­

flict over use to which land could be put. Re.cently, however, conflict 

over urban land uses has becorre more and more evident and has demanded 

an alternative explanatory framework to account for its role in the 

urban environment. 
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1.1 Residential Differentiation 

The way in which academics view urban and residential differentiation 

has changed a great deal over tima. The classical ecological approach, 

as suggested by members of the Chicago School of Human Ecology, for 

instance Park, Burgess and McKenzie, considered a differential ability 

to rope with impersonal competition within a market society as the major 

cause of the segregation of population over city areas (Timms, 1975). 

Theories of residential differentiation were linked to the notion of 

.economic segregation. Thus in a laissez-faire society residential 

differentiation was seen as a mirror of the varying ability to pay for 

land. 

In the late 1930s and early 1940s this approach was severely criticised 

as being too simplist;c mainly because it unquestioningly accepted the 

assumptions carried over from biological concepts. People such as 

Meyers, Frey and Gettys, argued that urban spatial characteristics could 

be determined not only by economic variables but by the variety of 

social and cultural values. Their followers emphasized the importance 

of human rroti vation in the process of residential differentiation, i.e. 

people choose their residential location not only according to their 

ability to pay but according to family, religious, cultural and politi-

cal ties. Such concepts as values and aspirations transferred the 

discussion of residential differentiation into the sphere of human 

preferences and decision making. 

In an attempt to formulate a general theory of residential location 

~-9~) explains r.esidential location as "the outcome of a 

decision making process in which the multidimensional preferences of the 

household are brought into line with the characteristics of the 

neighbourhocx:l through a complex of evaluative and information seeking 

10 



behaviour." He considers the individual's decision on a future 

residential loc?tion as an attempt to minimize the social and physical 

distance from groups which are admired and associated with and to maxi- · 

mize the distance from groups which are socially unacceptable •. 

The aspirations and preferences of individuals with respect to their 

residential environment do not necessarily coincide with their location 

in the city. The attempt of a household to bring its residential 

location into congruence with its residential needs and wants may be 

frustrated by financial constraints, lack of information and the supply 

of land and residences available. Taking residential areas as an 

example, it is evident that not only does the economic and social envi­

ronment play an important role in selecting a particular residence, but 

.that the physical environme:nt in the form cf roads, recreational space, 

and services like sewerage, 1 ighting, libraries, school, etc. are also 

influential factors. In the majority of cities today the physical 

environment is affected by land use regulations and to~u planning poli-

tics. Fu thermore, the supply of houses may be determined by·the 

willingness of private and public developers to produce accommodation of 

a particular type. 

The end result of the individual decision and the blic planning pro-

cess then is a pattern of residential differentiation according to 

variables like availability of finance, socio-economic status, stage in 

life cycle, mobility of households and availability of land. These 

multi-variate causes produce a complex form of differentiation that is 

hard to detect and to identify. Residential suburbs seem to be 

differentiated, firstly, along an ethnic, cultural and social basis and, 

secondly, according to economic variables within each socially segre­

gated area. Nevertheless, this residential pattern has been observed 

to show little variation in modern cities of capitalist societies {Bell, 
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1959; Berry, 1965, McElrath and Barkey, 1964) and is essentially very 

stable and ordered in its characteristics. The effects of modern city 

planning have tended to reinforce land use differentiation. But cities 

are not static entities and activity and land use patterns change. 

Thus the question may be raised as to what happens if, for instance, 

this set and ordered pattern of urban land use is disturbed, either by 

rezoning or by intruding incompatible land uses. Given the economic 

social and behavioural influences on locational decision making it seems 

reasonable to assurre that individuals as well as groups would l:e likely 

to defend the existing environment against any threatened change. 

Controversies over locational choice and land use decisions have l:ecome 

more frequent in recent years (Cox, and Johnston, 1982) They have not 

been confined to reside~tial areas alone and have given human 

geographers and other social scientists cause to consider the locational 

decision making and land use process from a conflict point of view. 

Several approaches can be recognized in the attempt to generate a theo­

ret i cal framework of ideas and concepts from which to understand the 

role of conflict in shaping the urban mosak. In this regard the part 

played by externalities, by the political land use decision making 

practices and by the interest groups as they participate in the 

bargaining process are important components in studying locational con­

flicts. 

1.2 Externalit'y Effects 

Given the cornplexi ty and high level of interaction that characterises 

the modern city it is not surprising that Harvey (1973; p 51) points out 

that "The activity of any one element in an urban system may generate 

certain unpriced and perhaps non-monetary effects upon other elements in 
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the system." These externality, or spill-over effects may be regarded 

as unpriced arx:'.J unwanted, by-products of other people's activities which 

directly or indirectly have an impact on r:eople's welfare at one time or 

another {Mishan, 1969). Translated from purely economic into 

geographic terms this means that locational decisions of private indivi­

duals, groups, private and public companies as well as national, 

regional and local government agencies all contribute to the environmen­

tal welfare of the urban individual. Positive externalities in 

residential areas, are for instance the location of parks or library 

facilities in close vicinity, or the existence of attractive gardens and 

wel 1 kept houses in a neighbourhood (Cox, 1979). Clearly, positive 

externalities enhance the quality of an area while ne9ative externality 

effects contribute towards a decrease in environmental quality. It 

can, therefore, t:e expected that those individuals or groups that have a 

vested interest in a neighbourhood will defend themselves against loca­

tional choices that are perceived to create or increase negative 

externality effects in the immediate vicinity. Locational conflict 

then results when "the threat of a negative external i ty fails to ev apo­

rate" (Cox and Johnston, 1982; p 4) 

Conflict, however, does not only occur when individuals or interest 

groups try to defend their turf against negative externalities. It 

also results from attempts of individuals, firms and local authorities 

to organize the distribution of externality effects to gain indirect or 

direct welfare and income advantages, and thus appears, too, where 

positive externality effects refuse to materialise. In this respect 

governmental authorities seldom remain neutral observers or arbitrators 

in the locational process. On the contrary, local authorities often 

aim to attract land uses and activities which will result in an increase 

in the local tax base or increase anployment possibilities (Herr, 1982). 

Cox and Dear (1975) call this competition between neighbouring local 

13 



governments 11fiscal irercanti 1 ism." 

Public interference in the locational market situation has been justi­

fied by the inability of the market mechanism to allocate resources 

efficiently when externa 1 i ties are present. Harvey (1973), however, 

mistrusts this argument and Herr (1982) maintains that local authorities 

are essentially self-interested units which perceive their responsibili­

ty as that of maximizing taxes, maximizing services and managing growth 

so as to make available employrrent opportunities for their residents. 

Thus competition for positive externality effects occurs not only bet­

ween individual households and business enterprises but also between 

local authorities. 'l'he question arises as to how government insti tu­

tions affect the locational and urban land development process. 

1.3 Land Use Planning arx3 Zoning Practices 

The urban land development process is the process by which urban land is 

created and shifted from one use to another (Woodruff, 1974). At 

first, this process was essentially regulated by market forces in which 

cost and efficiency considerations were paramount_ and buyers and sellers 

competed against each other to produce land values. Since the end of 

the 19th century, however, governments in the industrializing cities of 

Germany, Britain and the United States of America began to restrict 

housing densities especially in the housing estates of workers, and 

industrial standards of bulk, light and air availability were set. By 

1917 the first comprehensive land use plans were drawn up in New York 

City {Gal 1 ion and Eisner, 1980). 

Land use regulations were aimed at improving hiring and working condi­

tions in the cities but were not intended to curb urbanisation or 
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industrialization. Indeed, the existence of market forces in the land 

developrent process was never really challenged and planning 11 
••• was 

born a hybrid creature, dedicated on the one hand to humanistic reform, 

but charged on the other with the management of urban land and services 

according to the imperatives of the particular mode of production." 

(Knox and Cullen, 1981; p 84). Planning also rests upon. the theory 

that regulations of land use will secure to the community numerous 

benefits (Gallion and Eisner, 1980), such as high land use and property 

values which municipalities attempt to protect and enhance. As a 

result planning has aided suburbanization and urban sprawl which have 

benefited the upper income groups and have legitimized central city 

office growth and redevelopment projects which has either removed lower 

income residents from the central cities or forced them to countercom­

mute from dilapidated central city areas to suburban industries (Smith, 

1980). 

Modern planning practic~ seems to preserve t.,e socio-political order and 

the economic status quo and land use zoning is an important instr~'Tlent 

in this context. Soja, (1975; p 34) defines_ zoning as "a system of laws 

regulating and restricting the use of land in particular areas.11 Such 

a land use al location system identities individual tracts or zones as 

having a preferred planning purpose. Local governments of ten use 

zoning practices to keep unwanted develop~ents and land uses out of 

their areas and to attract those which are perceived to create positive 

externalities, as for instance enhance property values and increase the 

utility and the tax base of the area. 

In the UK and South Africa zoning is extensively used in the production 

of structure plans. Structure plans indicate the general lines along 

which the development of the relevant area should proceed. They repre­

sent broad policies for land use, traffic managanent, the improvement of 
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the environment and other relevant issues (Johnston, 1981). Individual 

tracts are zoned according to their position in the structure plan and 

in Britain and South Africa all subsequent planning and development 

applications are judged against the detailed features of the struct re 

plans. In US cities, however, development is i;:ermitted.if it accords 

with the zoning scheme in force rather than being subject to detailed 

case-by-case control procedure. Other than qualifying the land use,Qij; 

~pe!J_~~~T~~; does not have to show the precise location of a development. 

Such an and is therefore not constrained, as is the case in coun­

tries in which the schemes are based on the British town planning 

system. 

Originally, zoning ordinances were not intended to provide particular 

advantage for any specific group in society. However, as zoning ordi­

nances bacarne more arid more· specific with respect to the type of land 

use permitted in certain areas, a distinct bias has become apparent. 

Subdivisions of residential land use, for instance, into either 

rnul tifami ly, high density or single-family, low density residential 

areas, to name but a few categories, has tended to facilitate the emer­

gence and the continuing existence of socially homogeneous neighbour­

hoods. Since the amount of land or the size of property that can be 

consumed is related to income, large and minimum lot zoning have had the 

effect of increasing housing prices and thus producing a discriminatory 

effect against low incon-e groups. The effect of exclusionary zoning in 

general is then, to create attractiveness differentials between 

neighbourhoods. These in turn tend to bring in a certain part of the 

population and keeps others out. Zoning practices, not surprisingly, 

are therefore a major focus of conflict between individuals, groups and 

local authorities in urban· areas. Johnston (1976) found that this 

conflict reaches into the political spheres as well, expressing itself 

as differentials of decision-making power and differences in voting 
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support. Thus, for instance, it seems that middle and higher income 

households vote in favour of parties which advocate a free enterprise 

system guaranteeing the right of the· individual to increase personal 

weal th, i.e. in the form of increasing property values. 

1.4 Urban Management and Politics 

The increasing emergence of interest in urban politics and .the conflicts 

between urban power and interest groups has raised questions about who 

decides on the best location of different land uses and therefore on the 

distribution of externali ty effects and thus on the indirect distribu­

tion of income and welfare within the city, and the related query as to 

who are the participants involved. 

Convential frameworks based on nee-classical economic theories, are of 

1 i tt le use in explaining power relations in the city and thus socia 1 

welfare and urban conf 1 ict approaches have been developed. Radical 

approaches to power relationships in the city lean heavily on Marxist 

analyses and base conflict in urban context or1 class conflict in society 

(Taylor and Hadfield, 1982, Castel ls, 1978). Al though the injection of 

this alternative Marxist viewpoint into geographical conflict studies 

has supplied valuable interpretations of the urban conflict situation, 

criticisms of the existance of class relations within the urban context 

have increased. Pahl (1969) and Haddon (1970), for instance, argue 

against the idea of specific class formation, such as 'housing classes1 

as postulated by Rex and Moore (1967) and Bell and Newby (1976). ·In 

fact Pahl (1975); p 273) holds that different groups benefit at diffe­

rent times in different parts of the same city and that, therefore, 

com110n city or nationwide situations of deprivation rarely occur. This 

excludes the possible development of urban social movement which in turn 

could lead to radical changes in the nature of the urban society. 
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Another approach open to studies of urban conflict is one which investi­

gates the power structures in the city and within the local authorities. 

Studies of this nature have gained insights from social theories of 

Weber (1968) and Dahrendorf (1976).. Both see urban conflict arising 

out of a mismatch of interests between social groups. These conflicts 

are usually resolved through bargaining processes. Within this line of 

thought authors such as Pahl (1975) and Williams (1978) have concen­

trated on the relationships and key actions within government insti tu-
~~ 

tions that take part in the land development process. This approach, 

usually termed 'managerialism' or 'social gatekeepers' approach, sug­

gests that the e to understanding uneven distribution of externalities 

and differences in access to urban resources lies in the activities, 

policies and ideologies of the managers of the urban system (Knox, 

1982). The group of managers include city planners, public officials, 

estate agents, developers, landed and finance capital providers such as 

land owners, banks and building societies. It is maintained that they 

determine, on a day to <;lay basis, the distribution of urban resources 

such as land, educational facilities, housing, transport etc., and thus 

influence the distributional pattern of ext_ernality effects and there­

fore influence, indirectly or directly, the welfare and the quality of 

life of the urban population. 

The managerialist viewpoint, is by no ffi2ans an accepted theory or even 

an agreed perspective (Wi 11 iams, · 1978) and further attempts have been 

made to approach confrontations over locational issues through a beha­

vioural framework involving threat and stress situations between various 

interest groups (Wolpert, 1970). Indeed, the studies in interest group 

relations and the power bargaining process within the city have in­

creased in recent years at a rate C'Omparable with the recognition of the 

importance of negotiations and conflict between governments, planners, 

business and public interest groups. 
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1.5 Interest Groups and the Bargaining Process 

The bargaining process is transferred from economic bargaining in a 

market society onto a political plane because goods and services, i.e. 

urban resources, are provided through the political and bureaucratic 

process by state institutions and local authorities. Bargaining for 

power in the al location process wil therefore occur through political 

parties (at national level) and pressure and interest groups at the 

local level. 

Muir and Paddison (1981; p 119) define an interest group as "a group of 

people who have the same privately oriented wants and who orientate 

their action in order to achieve benefits for themselves." They in­

clude, for instance, local amenity groups and residents associations 

which of ten exist on a semi-f>ermanent basis and which are oorn out of a 

specific challenge to their amenity. They exist for as long as there 

is a prospect of conflict being resolved in their favour. Often, they 

form what Dahrendorf (1976; p 189) cal 1 s 'quasi-groups', which are 

aggregates or portions of the corrrnunity who have no recognizable struc­

ture but whose members have certain interests or models of behaviour in 

conrnon. Al though such quasi-groups might have similar or even identi-

cal latent interests, they do not necessarily see tha~selves as explicit 

manbers of any group. 

In contrast to 'quasi-groups' Dahrendorf sees rea·l interest groups as 

groups which possess a structure, are organized, who have a programre or 

a goal and a personnel of members. To have any hope of achieving their 

aims and to influence the allocation of urban resources, the public has 

to organize, for as Moodie and Studdert-Kennedy (1970) argue only orga­

nized pressure groups can mobilise forces needed to win in the political 

bargaining process. This type of interest group is the real agent of 
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conf 1 ict as their interests 1 ie in the field of power and domination, 

e.g. business as13ociations such as chambers of comllerce, trading asso­

ciations, environmentalist associations etc. Elliot and Mccrone (1981) 

recognize a related type of interest group which exists in all Western 

economic systems and distinguishes itself by its possession of technical 

skills and expertise. It consists of those whose 'capacity for in-

come' rests on their knowledge and on their specialized education. 

Academics, town planners and architects, can be counted. amongst th is 

stratum which is neither 'bourgeois' nor 'proletarian' and which strives 

for economic influence, political expression and cultural dominance. 

These different interest groups compete for relative power positions 

within a politically and bureaucatically organized allocative systen. 

They are in conf 1 ict with one another b=cause resources are scarce and 

sorre get better treatments than others (Rex, 1981). 

If interest groups play such an important part in the local political 

bargaining process, it surely is important to know who forms such 

interest groups and what part of the population participates in the 

bargaining process. Although any part of the population can b= threa­

tened by negative externality effects or might: see the need to fight for 

amenities, it seems to b= the middle and upper middle class people who 

form interest and pressure groups or who b=corne active members of resi­

dents associations. Pickvance (1977) explains this fact by arguing 

that participation is a leisure time activity which competes with other 

social obligations. The roc>re tirre free from work, the more tirre avai-­

lable for protest activities. 

Participation also implies a willingness to interact with people of 

divergent viewpoints in pursuit of a goal. To do this it helps to have 

confidence in one's power and the belief in a positive outcome. A 
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modern capitalist city tends to b? run by mainly middle and upper class 

officials (Muir and Paddison, 1981). . It seems obvious that me.'llbers of 

these classes wi 11 find easier access to pol icy makers and thus have the 

possibility of influencing them. They argue that the effectiveness of 

a pressure group will be conditioned by the quantitative and qualitative 

nature of its political resources and by the efficiency with which these 

resources are mobilized and deployed. Access to policy-makers and 

government officials as information sources and as points of contact to 

apply lobbying powers is very important in this context. 

Barnekov and Rich (1977) maintain that the business comnuni ty in parti-

cular possesses great lobbying powers as money is spent on election 

campaigns to help get local officials elected.: Furthermore, it has 

been observed that public officials who sit in organized business 

corrunittees inform businessmen of the priorities and aims of the city 

administration and thus provide a vital information link. 

Clearly interest groups can and do bargain in the city and the 

bargaining process seems to b? strongly biased towards land use issues 

and locational controversies. Usually two main camps exist with the 

planners and city officials on the one side and the general public on 
I 

the other. In the bargaining process, Dear and Long (1978) suggest 

five possible strategies for the general public, or individuals: exit, 

voice, resignation, illegal action and formal pa~ticipation. 

i 
Exit is the course of action taken by those who decide to leave the 

present location for one they feel more nearly ~atisfies their needs. 

This type of action al100st inmediately leads to: an improvement in the 
I 

I 
environment of such a household. The disadvantage is, however, that 

such action does not necessarily suggest dissatisfaction to officials, 

especially if others move in to take their place. Homeownership is an 
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important variable in this decision process to relocate to another area. 

Cox (1983) argues that renters are much more likely to express an inten­

tion to move than are owners for whom higher cost barriers may be 

involved. Exit as an action of disagreement with neighbourhood 

environ.rnent is also hindered by the ability to find other accommodation, 

the breaking of social ties and leaving peer-groups. 

In selecting the second option for action, the voice option, the resi­

dent or household tries to change the unsatisfactory conditions by 

articulating his interests. Voice thus implies that the resident stays 

in the area to fight the problans by causing possible embarrassment to 

the city administration and/or subsequent loss of votes for local offi-

cials. The voice option usually takes the form of writing letters to 

the local newspapers and to the local political representative, of 

collecting signatures for a petition, or organizing resident interest 

groups to present a united front. Any groups formed are usually tempo-

rary and need success for continued support. The voice action tends to 

be slow in effect and even if successful there may be a lag before 

decisions are imple.rnented. 

The third strategy open to residents is resignation. This is an inex-

pensive solution and it consumes neither time nor effort. However, 

resignation does not necessarily imply indifference on the part of the 

residents. Individuals and groups having no social contact with the 

middle and upper class city management find it difficult to gain infor­

mation about the purpose of the local administrative decisions or to 
' lobby for changes. Thus "it is not surprising that · those comnuni ties 

whose voice is regularly ignored or overwhel4 should learn resigna-

tion.11 (Dear and Long, 1978; p 119). Another difficulty associated 

with a strategy of resignation is the 'free riding• problem, as des-

cribed by Olson (1971). If the voicing of opposing views is likely to 
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be successful, the individual may see no need to join the action as 

benefits wil 1 be received anyway. On the other hand, if f ai 1 ure of the 

action by interest groups is exp;.'>Cted the individual may believe that 

his contribution would not make a difference and that it is reasonable 

to keep out of the action and not to be associated with the losing 

party.' The resigned group, nevertheless, may still play a significant 

role in urban conflict since its acquiescence can be interpreted by the 

officials as agreement with the local pressure group action. 

The fourth alternative is illegal action, which may take the form of 

illegal demonstrations, personal violence, violation of property rights, 

e.g. s:J:Uatting and sit-ins. Actions of this kind are designed to draw 

the attention of both the general public and the government towards the 

grievances in question. Usually, this strategy does not generate mass 

support as most people are reluctant to break the law. However, if the 

general opinion is such that no other way is seen to be open illegal 

action might focus the public's attention on the hopelessness of the 

corrmunity's situation and thus increase support and bargaining power. 

Yet another option for a cornnunity involved in locational conflict is 

formal participation through the official bureaucratic process. This 

implies, for instance, taking part in the planning process through the 

medium of citizen participation prograrrmes which may be offered by local 

planning authorities. Another way might be to formally object to land 

use changes as they are advertised through official channels before the 

decision· making process is complete. A coilrnuni ty strategy of formal 

participation is strongly favoured by decision making powers as the 

process of participation is both instituted and controlled by them. In 

fact, Smith (1980) argues that f?rogr:c;i!"'mes·of citizen participation and 

advocacy planning are designed to stress the supposedly democratic 

character of consulting processes, but in reality they provide a means 
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of placating pressure groups and conning them into accepting proposed 

policies and lan9 use developments. 

1.6 GeC?gtaphy and Locational Conflict .. 

The theoretical background to locational conflict analysis shows clearly 

that studies from a wide field of subjects and disciplines.coupled with 

different approaches have contributed to attempts to explain conflict 

over the location of land uses, new developrnt?nts and services. · Various 

attempts have been made by geographers to formulate an al 1-embracing 

theoretical framework for locational conflict. Janelle and Millward 

(1976), for example, attempted to recognize interdependencies and 

conceptual linkages by studying the geographic pattern formed by the 

aggregate of all locational conflicts within a city over a specific 

period of time. A relatively useful general rrodel of the relationships 

between locational conflict responses and the environmental process that 

stimulated them was developed but has the limitation of assuming a 

unimodel city and the domination of market forces in the locational 

process. To ignore the influential role of official bodies and of 

political bargaining processes in an explanation of the relationship 

between development stimulus and conflict response appears to be unduly 

restrictive. 

Cox and Reynolds (1974) felt that an approach to locational conflict 

considering the political system and inputs and outputs within local 

allocative mechanisms would wield nore information about the underlying 

mechanisms of locational conflict. They admit, however, that their 

conceptual framework sti 11 remains a broad outline which needs to be · 

tested through subsequent research. Johnston (1976) investigated the 

behaviour of voters and how they, through participation in the political 
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process, influence their environment. Again, the relevance of this 

approach to locational conflict re:nains to a large degree untested and 

research is needed to establish whether the voting processes and spatial 

effects are relevant to the final power structure within the city. 

The behavioural approach has led to further investigations and case 

studies about the reasons for involvement of particular interest groups 

in conflicts over the environment. In 1970 Wolpert reasoned that 

stress factors and threats were important in stimulating responses from 

individuals and interest groups. He negated the importance of economic 

rationality in behavioural decision making and argued that people's 

goals were multidimensional. However, Cox (1982 and 1983) queried 

whether homeownership, an economic variable, is very important in a 

resident's decision as to whether to become actively involved in 

neighbourhood conflict groups or not. Cox argues on the basis of 

research results that seeing one's horre a~ an investment that is threa­

tened and needs to be protected is not directly related to neighbourhood 

activism. He maintains that time of residence in a certain area and 

the formation of social ties are more important in this context. 

Besides studies into the behaviour of i,nterest groups and activists, 

research which aims at investigating the role of institutions and 

government agencies in locational conflicts has formed a major group of 

geographic studies. Saunders (1980), Kirby (1983) and Guy (1980) to 

name but a few have criticised urban officials for acting on the basis 

of self-interest and aiming to maintain the socio-political status quo. 

Saunders (1980) and McCarthy (1981) in particular question liberal 

interpretations of locational conflict and argue that urban structural 

issues cannot re neglected in· an attempt to understand the processes and 

rnechanism.s which lead to urban conflict. McCarthy's work (1981; p 107) 

offers an alternative interpretation of neighbourhood activism which is 
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rooted in a class analysis of the urban question. The problem of 

defining a distinct class structure within the urban context, where many 

interest groups fight against each other for their own benefit, has been 

picked up by various authors. The structural approach provides a very 

important and rreaningful alternative framework for understanding loca­

tional conflict but its ultimate reasoning leads towards a structural 

political and social change which cannot easily be implemented. 

The last type of approach to the analysis of locational conflict seems 

to be demonstrated by case studies as undertaken by Mercer and Ley 

(1980). They attempt a multidimensional approach to conflict arising 

out of land use change and the analysis of conflicts in terms of the 

neighbourhoods in which they (the conflicts) took place, the 

characteristics of participating groups, their grounds for involvement 

in a conflict and the outcome of the conflicts. This seems to be a 

useful approach in areas where few studies have been done within a 

locational conflict context. However, Ley and Mercer do not consider 

the particular bureaucratic and planning structure of the area in their 

analysis. It seems important to know mare about the bureaucratic 

procedures which enable or restrict land use change and to ascertain 

whether these procedures produce a political-bias which prejudices 

certain sectors of the population. 

As far as the author is aware, no research into locational conflict has 

been undertaken in the Republic of South Africa. Most studies of 

locational conflict have been carried out in the cities of the United 

States, Britain and Canada. Although in a certain respect South Afri­

can urban structures can be seen to be similar to those of other western 

capitalist states, the organisation of local political systems differs a 

great dea 1 from that in American cities. The South African planning 

system has been based on the British exarnple but details of implerrenta-
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tion are not the same in the two countries. Therefore, in the hope of 

making a contribution to the general body of conflict research, this 

study of locational conflict in Cape Town has been structured to include 

a survey of the particular bureaucratic processes through which land use 

change is implemented. 
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OIAPTER II 

LAND USE OIANGE PROCEDURE 

2.1 Planning and Planning Policies 

Land use planning essentially seeks to fashion a balanced and integrated 

set of proposals for the future use of land in the urban area (Chopin, 

1965; p 349). This is generally achieved by introducing planning 

objectives and policies which are meant to guide and control public and 

private decisions in the use and develoµnent of urban land. Urban land 

use, however, is not static and to faci 1 i tate the process of orderly 

land use change and also to control new developments within a city, a 

bureaucratic planning procedure has evolved designed to enable public 

participation and democratic decision rraking. 

Land use policies are often decided after leRgthy consideration by civic 
. 

and national planning bodies. Discussions involve the decision whether 

to practice urban containment and thus stabilize urban develoµnent at a 

certain level or whether to promulgate urban. non-containment and thus 

al low develor:xnent to proceed in an undetermined, uncontrolled manner. 

If the urban environment is to b2 controlled the question of whether to 

promote homogeni ty or heterogeni ty is debated as wel 1 as questions of 

transport, accommodation and land use incompatabilities. Depending 

upon the answers to these questions public land use policies are 

formulated and announced and land use master plans or town planning 

schemes are drawn up. These master plans are then used as standards 

against which development proposals are.compared. In this planning 

process of producing master plans and land use schemes, urban land is 
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created and set aside for a particular land use through the zoning 

practice. 

Planning, however, cannot claim to stand apart from society as a totally 

objective and technical discipline concerned only with the question of 

· physical land use, but as Goldsmith (1980, p 28) explains, it has to 

give credit to the social and economic components of the human 

environment. Gans (1972, p 5) agrees with this viewpoint. He 

maintains that the physical environment is relevant to the behaviour, 

the life style and the quality of life of people only in so far as this 

environment affects the social system and culture of the people 

involved. Even when the planners' concerns are relevant to people, 

they are too of ten framed in terms that meet their professional goals, 

but exclude the concerns of their clients (Gans, 1972; p 2). 

Wnat is needed in the planning process then is an interface between the 

general public and the official planning bodies to ensure that the 

interests of the public are considered and catered for. The obvious 

means of p..iblic participation is through election of officers to local 

governments. Most city governments function mainly on the basis 

that elected representatives are politically accountable to the 

electorate. The notion· of the political accountability of the 

representatives through free and frequent elections ensures, 

theoretically, that the politicians govern in the interest of the 

electorate rather than in some Sectional or self interest (Goldsmith, 

1980; p 18). Thus, although the process of land use planning itself is 

usually left to professionals such as planners, architects and 

environmental health inspectors, elected officials provide a check to 

the planning system. 
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To exercise the necessary judgement as to whether their interests 

regarding the u~e to which urban land is put are represented or not, 

ideally the electorate should be, firstly, politically wel 1 erlucated 

and, secondly, regularly informed about land use developments which 

could affect them or be of general interest to the welfare of the 

com.~unity. These prerequisites are, however, more often than not 

unfulfilled. After electing their representative to the local 

government, most members of the public leave it to the off~cial to carry 

out the process of political decision making without further interest in 

this process. Only if planning decisions have an imnediate and direct 

effect on them P2rsonal ly, is it possible that they wi 11 become actively 

involved. 

The second way of participation that is open to the public occurs 

whenever land use rezoning is proposed. In order that the public are 

kept aware of any changes the proposals are advertised by the local 

authorities and an opportunity to object to proposed land use 

developments is provided. '1 Advertisement, however, tends to occur 

usually at a relatively advanced stage in the rezoning process and as 

the general public is frequently ill informed at that stage objections 

may sound naive and not very constructive especially in the eyes of the 
. If' 

planners and officials who have already discussed the proposals. 

Furthermore, compared to the public, planners, being at the heart of the 

land use decision making process, are able to use their position to 

control the outflow of information or, as has been observed in Britain 

(Goldsmith, 1980; p 149) to hide behind their mask of technical 

competence to impose so 1 u ti ons on unwitting and unwi 11 i ng 1oca1 res i-

dents. Thus, planners and local authorities have largely been able to 

control both the form and content of public participation prograrrunes, 

mainly because of their information in the planning process and the 
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timing of it. 

A reason for the 'institution of specific planning and rezoning proce­

dures besides trying to encourage sorre public participation, has been 

the intention to prevent any single official or any group of public 

servants from assuming too much authority. Thus, in many countries, as 

in South Africa, planning functions are split. Structural planning and 

preparation of planning policies being the responsibility of higher tier 

Government while the planning of detailed land use schemes as well as 

their administration is left largely to the local authorities. To 

ensure a certain measure of control over the development proposals in 

local areas their implementation is subject to the approval of the 

higher tier government. 

Another argument for developing a hierarchical bureaucratic procedure is 

an attempt to prevent any form of bribery of government officials. 

Local authorities acting in their planning capacity may be aware of land 

use plans that will only be implemented years ah~ad. The land use 

zoning associated with such development plal'.ls provides important infor­

mation for developers who, with this knowledge, can speculate and buy 

land at low prices before the planned rezoning and sell at higher prices 

after the rezoning has been approved. Large profits which freq:uently 

accrue from new developments could provide a temptation which some 

elected members and planning off 1cials have, in the past, found hard to 

resist (Goldsmith, 1980 p 131). 

Thus the im[X>rtant question of developrrent gains and losses enters into 

the development context. Who should benefit from the changes in land 

use, particularly when such changes imply higher values for the land in 

its new use: should the benefit accrue to the individual land or site 

owner, or should an enhancement or betterment levy be imposed by the 
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local authority? Should land owners be compensated if land values 

depreciate because of restrictions imposed or for the loss of profits 

that might arise from developments undertaken? All these questions 

have to re answered and decided urx:m and it seans to re in the interests 

of all that no single official is responsible for these decisions. 

Most individuals, groups and local authorities intend to secure the best 

bargain for themselves as far as land use developments are concerne:d. 

They interpret town planning schemes usually as ones which "regulate 

locational choices to the advantage of the local turf" with the overall 

goal in mind "to attract those activities - residents businesses, and 

lands uses - that will enhance the utility", (Cox, 1979; p 9) 

convenience and the general welfare of the group and to keep out those 

activities and land uses that detract from the general welfare and 

convenience of the local area. 

2. 2 The South African Land Use Change Procedure 

As in other countries, South African town planning schemes are not 

static but are continually changed and amended. Thus, whenever someone 

wishes to change a land use zoning in order to develop a piece of land 

for a certain purpose, an application has to re made for an 'amendment' 

or a 'departure' fra:n the general town planning scherre. A 'departure' 

from the town planning scheme usually constitutes a non-permanent or 

semi-permanent land use change, for example the use of a premise as a 

restaurant or nursery school, whereas 'amendments' are of a permanent 

nature such as, for instance, the rezoning of an erf from single 

residential to general business purposes. 
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Besides applying for an anendment or a departure from the town planning 

scherre one can l'."equest the local authority to remove certain restric­

tions re lated to the piece of land, a property, or an erf. Such 

restrictions could, for instance, be title conditions which state that a 

plot may not be subdivided, or in terms of which not rrore than one third 

of the area of an erf may be built upon, or alternatively restrictions 

could lay down conditions which prescribe a specific use category. 

As in many other South African cities the town planning scherre covering 

the Cape Town municipal area has not been adopted in one whole but in 

various stages since the city planning authorities were first 

instructed, in 1953,- by the Cape Provincial Administration to prepare a 

scheme {Areas and dates of adoption are shown in Table 2) • 

. -
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NJrl::Er ail. Yrer 
of Ordin:o:e 

33 of 1934 
12 of 1938 
6 of 1941 

3J of 1948 
ll of 1949 
9 of l!R> 

16 of 1953 
17of1954 
17 of 1955 
lOof 1958 
19 of 1959 
12 of 1%2 
5 of 1%4 

26 of 1%4 
2) of 1966 
10 of 1957 
2B of 1968 
25 of 1969 
13 of )970 
3 of 1972 

1B of 1972 
17 of 1973 
12 of 1974 
12 of 1975 
9 of 1976 
6 of 1977 

. 2S of 19a:> 
1B of 1981 
14 of 1983 
22 of 1983 

'Il;b].e 2. 

&ort Title 

'n»nshi.P3 Cktlin:n:e, 1934 
'ltwrliip; lUarlTa1t: Ordin:n::e, 1938 
'lbin5hip:; A1adcBit Ordinan:e, 1941 
~ PnarlcBit Ordirn, 1948 
~p; A:carlcBit Ordinan:::e, 1949 
'RMns'lip> A:carlca1t <:rdin-n:E, 19:0 
'lb.•.nship:; Acarlce1t Ordinan:::e, 1953 
'ItwEhiP3 A1adca1t Ordincn::E, 1954 
~fS A:1arlca1t Ordiraxe, 1955 
'ItMnship:; A1arl1B1t <Xdincn:E, 1958 
'ltw1ship:; lnarltBit Ordinan:::e, 1959 
'IOMlship; A1arl1a1t <Xdiraxe, 1%2 
'ItNnShip:; A:carlcBit Q:rlinn:e, 1.964 
'ItJ...rshifl3 E\Jrt:lEr ffiarlTrnt Onlin:n:e, 1964 
'RJ..nsh:ip3 lnarlcart: Ordinan:::e, 1966 
'ItJ...ns:rip; inad1B1t Ordiren:e, JY:i7 
'ItJ...nshiP3 A:cadtBit Ordinan:::e, 1968 
'ICW.1ShiP3 A:1arl1mt cxdin:n::e, JY:i9 
'ItW1ShiP3 lrrro:lrBlt Cb:1inan:::e, 1970 
•10. .. nshifS Puarl1a1t <Xdiraxe, 1972 
'ltJ..nshifl3 S3:nrl Aca dee 1t Ord:in:n::Je, 1972 
'Itw1shiP3 roarlca1t <Xdin:n:::e, 1973 
'lt:WlShiP3 A:1adrBit Ordinan:::e, 1974 
'lbMEhifl3 A:tarlcBJt crdin:n:::e, 1975 
'RwlShiP3 Acadcmt Ordin=>..n::e, 1976 
'Itw1shiP3 .A:cedtBJt cxdin:n:e, 1977 
'ItMnShiP3 z:uarlca1t Ordiran::e, 19a:> 
'10...nship:; A'.1arlta1t Ordiraxe, 1981 
'Io.-nshifl3 AtarltBit Ordin:n:::E, 1983 
'Itw1shifl3 S3:nrl kraUTEnt CXdiran::E, 1983 

(Sarra?: Provin:::e of tre Cq:e of G:xil I-q:e Official G32Ette, 
N::> 4299, 23rd I:a:fi tLer, J5ID) 



The Township ordinance of the Cape Provincial Administration, which 

prescribes, amongst others, the aims and objectives for the town 

planning scheme regarding the greater Cape Town area, follows the 

general approach outlined above, for in the preamble it reads, 

"Every town planning scheme shall have for its general pur­

pose a coordinated and harmonious development of the area of 

the local authority to which it relates (including where 

necessary the reconstruction of any part thereof which has 

already been subdivided and built upon) in such a way as will 

most effectively tend to promote health, safety, order, 

amenity, convenience, and general welfare as wel 1 as 

efficiency and economy in the process of such development." 

(Provincial Administration of the Cape, 1934) 

Terms such as 'order', 'amenity', 'convenience', and 'general welfare' 

) are b:Jth subjective and value laden. What constitutes an amenity or is 

of convenience to one individual, one group of people, or a certain 

local authority might very well not be perceived .to be to the advantage 

of other individuals or groups. Although the major aim of a town 

planning scheme is to control change, it is imnediately evident that by 

guarding against what are defined as unfavourable, utility detracting 

developments, either from outside the local jurisdictional area or from 

within the local area, the potential for conflict arises. However, the 

aim is not to pit one individual, group or local authority against 

another. In order to reduce confrontation and to al low opposing par­

ties to put their cases forward a bureaucratic procedure has been 

evolved to handle proposed land use changes. 

The procedure fol lowed in oost rretropolitan areas comprises {Figure 2.1) 

two major stages; firstly, on application for the land use change 
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being made to and considered by the locp~ authority and secondly, 

submission of the application to the·· PFOV incial authority. The 

application is first filed with the head of the loca 1 authority, the 

town clerk in the case of a municipality and his equivalent in any other 

local authority, such as, for instance, the pivisional Council of the 

Cape. An appropriate administration fee must be included with the 

application and if the application is su~cessful at the local level the 

second stage wil 1 fol low automatically,. i.e. the appl icati<;m is referred · 

by the local authority to the Provinc,ial Administration or relevant 

national authorities for their consideration of the proposed change. 

In the municipality of Cape Town, given that a deveioprnent which will 

involve a land use change is propos~~, written applicatdons have to be 

filed with the Town Clerk on formal preprinted application forms 

together with a fee of RS0.00 .• Previously, when applications for 

zoning change were done by letter, not all the relevant facts and 

figures were necessarily supplied by the applicants. Therefore, 

preprinted application forms available from the Cape Town City Town 

Planning Branch since 1971 are used.:i( Appendix I). 

2. 2 .. 1 S ta.9~- J. :_.LgcaL fiut:Do;r ! t:y P_rqq=dure __ "·--- ~------~· .. ·--- -... -- =--- ·- - ·····-·· ~··-'-~ . .:~ ~;__-··· __ :_,; . 

From the Town Clerk's office the first stage of the two-stage 

process is set in rrotion. The first step occurs when the form is 

forwarded to the relevant department. In Cape Town most proposed 

changes including, for instance, zoning changes from residential 

land use to a business or industrial land use, are handled by the 

Town Planning Department.· However, the Arneni ties and Heal th 

Department handles all land use changes which involve such ser­

vices as old age homes, hospitals, playgrounds, public open spaces 
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and sports facilities. Applications for road developments, clo-

sures of roads and the building of bridges are examined by the 

Uti 1 i ties and Works Deparbnent. There is at this stage hardly 

any possibi 1 i ty that the general public might have knowledge of 

the proposed land use change and therefore objections or comnents 

by the public are usually not forwarded at this stage. In excep-

tional cases the City Engineer might enquire from neighbouring 

residents or residents' associations in the area what they think 

about the proposed change. 

In step two of the application procedure the City Engineer 

instructs the relevant department to prepare a report on the 
-proposed land use change. In such a report the case of the 

applicant is stated and arguments for and against the proposed 

development are detailed. On the basis of this report the City 

Engineer then decides whether or not the motivation is acceptable 

and whether the proposed land use change wi 11 be to the general 

benefit of the public and so improve the existing town planning 

sche.11e. The City Engineer then suanits a detailed report justi-

tying his recommendations to a Standing Committee of the City 

Counci 1. In Cape Town there exist as many Standing Corrmi ttees 

as there are major departments in the municipality. Their names 

correspond to the department to which th~y are attached (e.g. 

Amenity and Health Corrmittee, Town Planning Corrrnittee, etc.) and 

each consists of eight rremb2rs who are usually rrembers of the City 

Council (of whom there are 34 in Cape Town, two for each ward). 

One of their tasks is to consider the City Engineer's recorrmenda-

tions and either accept or reject the proposed change. At this 

point, the third step in the procedure is completed and the first 

official decision is made. The applicant is informed of a neg a-

tive decision, but if the decision is positive the next step in 
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the bureaucratic procedure is automatically initiated. 

If the proposals are rejected sorre changes have to be made to the 

plan, as they cannot be resubmitted to the Town Clerk in the 

original form. To change the proposals therosel ves may involve a 

great deal of effort and to have plans for a development redrawn 

by professional persons is costly in both monetary and temporal 

terms. Furthermore, a new application requi ;r-es that the 

administration fee is payable again. These factors together 

constitute a relatively strong barrier to forcing land use change, 

especially among less affluent people. However, if the applicant 

feels that the decision was unjust or that his zoning case has 

been handled or judged incorrectly he is free to appeal to the 

Administrator of the Cape. This is done by sending the proposal 

together with a letter stating the reasons for the appeal, to the 

Provincial Administration of the Cape. The appea 1 is then 

examined by the Department for Local Authority Issues and an 

independent decision is taken which may or may not reverse that of 

the local authority. 

Successful applications rrove on to the fourth step in the rezoning 

procedure and are forwarded to the Executive Corrmittee, which in 

Cape Town consists of five rrernbers of the Council. The Executive 

Comni ttee discusses the subject matter and weighs the advantages 

against the disadvantages of the proposed rezoning. If 

necessary, visits to the locality of the proposed development are 

undertaken. It must be stressed at this point, that the Execu-

ti ve Corrmi ttee might disagree with either the City Engineer's or 

with the Standing Conuni ttee's recommendations or with both. 

w'hatever the decision, the land use change wi 11 then be presented, 

together with the appropriate recommendations and supporting 

39 



material, at the following full Council neeting. 

In step five of the application procedure the development is 

debated during a scheduled Council meeting. At this stage in 

particular overt conflict occurs, particularly when lobbying 

interests represented by the Council members (who may include 

manbers of the Executive Corrmittee) clash with those of the Stan­

ding Carmi ttees or with the professional and town planning based 

recommendations of the City Engineer. This may lead to 1 i vely 

discussions in the Council chamber. In fact, if the case is 

regarded as a highly contentious one, the Executive Committee 

might ask for a preliminary discussion of the proposal in an 

extraordinary closed Counci 1 meeting. Most appl l.cations, 

however, are discussed in open, scheduled Council rreetings, which 

in the Cape Town municipality occur towards the end of each month. 

After discussion of the application and amendments, the second 

official decision is taken. The Council members vote whether to 

adopt, reject, or refer the case back to the Standing and Execu­

tive Corrmi ttees for further consideration;. 

If the decision is negative, the applicant is informed and at this 

stage he is again free to appeal to the Provincial authorities. 

If the application is referred back to the Standing or Executive 

Committees, the full application procedure with some change in 

plans must again 'be followed, causing inconvenience, as well. as 

possible financial loss to the applicant. If the decision is 

positive and the Council approves the zoning change, the case is 

automatically referred to the national authorities i.e. the 

Provincial Adminstration, and the second major stage of a rezoning 

application wi 11 be set in motion. 
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2.2.2 St:i:;9e .2E . ~rovin_~ial J\.U~~!!Y. Land Use_~e Procedure 

At this point the general public becomes officially involved 

through an advertisement of the proposed change. A proposed 

departure from the town planning scherte is not usually advertised, 

instead notices are generally posted at the site so that the 

owners of the plots surrounding the proposed development have the 

opportunity to voice objections. Herein lies a possible basis 

for a conflict situation developing. In cases where areas have 

been zoned for a certain purpose, e.g. business use, but not yet 

fully developed, a drastic change in the quality of life in the 

general area, e.g. change in traffic flows, noise and pollution 

levels, as well as shopping patterns and the market value of the 

surrounding properties, may be perceived to arise from a minor 

change in, or a single departure from, tl)e town planning scheme. 

In such a case, although only the immediate neighbours of the 

development are notified, it may be. brought to the attention of 

the whole local corrrnunity, especially if the externalities asso­

ciated with the land use change are perceived to be negative. If 

an amendment to the town planning scheme is proposed it has to be 

advertised in both the Official Gazette and the local newspapers. 

The official advertisements invite the public to lodge, in writing 

with the Town Clerk, any objections to the proposed land use 

change on or before a set date (normally 14 days after the last 

appearance in the Official Gazette). Full reasons for the objec­

tions have to be supplied and the objections go through the same 

procedure as the original rezoning application, i.e. to the City 

Engineer's depar.tment and the appropriate sub-section, the rele­

vant Standing Corrmi ttee, the Executive Corrmi ttee, and finally to 

the Council who, in a scheduled aeeting, reconsider the original 
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land use application in the light of objections lodged and the 

recomnendations of the preceding bodies. 

If the objections are regarded as valid by Council, the zoning 

change application might be rejected outright and any reapplica­

tion will have to include new plans which take the objections to 

the project into account. Alternatively, the applicant might be 

notified about special conditions with which he has to comply if 

developing the land as planned. These conditions are decided upon 

by the City Engineer's Department and are ratified by the Council. 

If on the other hand Council votes not to uphold the objections, 

the case will be returned to the Provincial Administration for 

their further consideration and for possible readvertisernent. 

In the office of the Provincial Administration the zoning applica­

tion is filed at the Central Record Department. The official of 

the department which handles local authority affairs and deals 

with rezonings and changes in the town planning schemes is noti­

fied. The official then examines the case and if no objections 

are lodged and no problems over the developnent are envisaged the 

officialt as a delegate of the Administrator, can approve the 

rezoning without referring the application to any other 

department. In the Cape Provincial Administration considerations 

of applications of this kind, i.e. simple rezoning cases, take 

between one and six weeks. 

However, if the zoning case is more complicated, the official 

dealing with the proposed development might refer the application 

to the Provincial Planners who, in turn, are free to consult any 

state department that might ·be of help. The planners then offer 

recomnendations and the official of the Local Authority Department 
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compiles a report which. is referred to the Executive Counci 1 of 

the Provincial Administration. The Executive Council consists of 

four members of whom each has a special portfolio. The member 

responsible for local authority affairs will consider the case and 

if he deems it necessary, will open the case for discussion at the 

Executive Council meeting during which the Administrator is pre­

sent. 

Most rezoning for business use, and for major shopping C'entres jn 

particular, are handled by the Executive Counci 1 because major 

land use changes in this category, such as hypermarkets, for 

instance, have in the past led to widespread public objection and 

conflict. The government department for Cornnunity Development is 

consulted in zoning changes involving industrial land uses or new 

townships. Although the Provincial Administration does not have 

to agree with the recomnendations made by the department of Comnu-

nity Development, they usually concur with the decisions. Minor 

transport developments, such as closures of roads, building of 

small road segments and parking areas are handled locally through 

the Provincial Administration. Intermediate and major road deve­

loprrents are processed by the Provincial Roads Engineer who may 

involve the national Department of Transport in Pretoria. 

Cases which have generated publicity and have become rrajor contro­

versial issues have to be decided on by the full Executive 

Council. rt the Administrator thinks that al 1 parties involved 

should be heard, he can call a tribunal in which representatives 

of all interest groups can state their case directly to the offi-

cials. After the tribunal the decision on the zoning change is 

taken by the Administrator and the Executive Council in camera. 

After approval the Administrator wi 11 authorise the appropriate 
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change in the official town planning scheme for the relevant local 

area. Futhermore, the Administrator or his official delegate may 

decide whether or not to prescribe an enhancement levy, and if so, 

how much the levy would be. An enhancement levy is a bettetm::!nt 

fee which has to be paid by the owner of any property that has 

increased in value because of rezoning and amounts to 50% of the 

increase in the value of the property. As explained in the notes 

to the official application form, the cession of any land needed 

by the municipal council may be required in lieu of the enhance­

ment levy or part thereof. 

If the Administrator rejects a rezoning application, that has teen 

approved by the local authorities, it must be resubmitted to the 

local authority in a changed form setting the whole motion in 

process again. Cases 1 ike these can take several months or even 

years to be finally approved or rejected. In instances where 

either the national or the local body is not satisfied with the 

others' decision the issues can l:::e raised during a Liaison Comnit­

tee meeting, which in the Cape Provincial Administration takes 

place twice a year. During such a meeting contentious applica-

tions are discussed again but usually decisions are not reversed, 

unless further information has l:::ecome available. In some compli­

cated zoning changes, which have generated many objections, the 

proposal may be deferred for some time, after which the applica­

tion is reintroduced at the local level or the decision is 

appealed against via the Liaison Corrmittee. · 
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Discussion 

In general, rather than promoting change and ordered developrnent, the 

bureaucratic process of handling land use change applications seans to 

inhibit change, be designed to preserve the status quo and to reduce the 

initiative of the public to take an active interest in the built 

environment as well as their political environment. 

Firstly, the tirre involved in having a proposed development approved is 

very considerable. In the Cape Town municipality, for instance, an 

uncomplicated, unopposed zoning change usually takes at least three but 

more often four to six months. This includes the time the application 

spends at the local authority, the period necessary to advertise the 

development to invite objections, as well as the few days or weeks the 

application spends at the Provincial Administration. However, rezoning 

cases that build up into contentious issues, which require plans to 1::e 

. redrawn or resubmitted and which may be discussed at great length by 

various concerned parties, can take up to a few years to reach a final 

stage of decision. Furthermore, the ti.rre the applicant spends writing 

letters to the official oodies, consulting planners and architects as 

well as local and Provincial authorities is considerable. In addition, 

developers of large projects find that delays in the rezoning approval 

lead to financial losses where there are time 1 imi ts on granting of 

loans. Other applicants may find the fees charged by architects and 

surveyors for drawing and redrawing of plans for a smal 1 scale 

development, together with application and enhancement fees, too costly 

to make the project worth while. In addition, neither the applicant nor 

any objector are kept informed of developments and the stage their 

inputs have reached. 

Al though local authorities are free to advertise proposed amendments to 
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the town planning scheme in the Official Gazette and the local 

newspapers without the approval of the Provincial Administration, it has 

become customary to ask for an 'in principal' approval of the proposed 

change before advertising it to the general public. In addition the 

Official Gazette is not usually read by the general public and neither 

do people commonly read the official and legal notices, of which 

proposed amendments are a part. Secondly, adv2rtisements appearing in 

the local newspapers are srnal 1 and printed in inconspicuous lettering 

which tends to make them 'disappear' between much bolder headlines and 

announcements. Few people are therefore aware of most proposed 

developments. As a result objections are frequently raised too late, 

only when builders begin to change the neighbourhood, and not in the 

period for voicing objections and before the proposals have been 

approved. As a result the public may become frustrated and feel that 

they have not been consulted and that major changes in the neighbourhood 

are instituted without their knowledge or approval. 

Al 1 these factors act as a psychological deterrent for the potential 

applicant and/or objector. One of the objectives of a town planning 

scheme may be to ensure ordered and controlled development, but a time, 

effort and money consuming bureaucratic procedu~e contributes little to 

the willingness of those members of the general public who wish to 

change the land use zoning of their erf or plan to alter the exterior of 

their properties, to notify the authorities of their plans. It is not 

surprising, therefore, that private individuals decide to 'take a 

chance' over a development, especially in the case of minor alterations 

to private properties, and risk fines and demolition. Thus, for 

example in cases of simple additions to houses, walls may be built too 

close to property boundaries, or the opening of branch shops may be done 

without permission and may come to the knowledge of the local authority 

only much later, or after objections to the changes have b~en voiced. 
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If the local authority is then forced to step in and order the demoli­

tion of an already erected construction or the closure of an established 

business, because the developnent c:ontravenes the existing town planning 

schemt:!, conflicts are certain to arise. 

Neither is it surprising that the number of potential objectors is 

reduced, because in many instances people directly affected feel that 

their voice wil 1 not make any difference to the outcome of the decision. 

Planners seem to have discouraged public participation in the past by 

making planning a.'1 art, "plied by a profession dedicated to a set of 

narrowly architectural goals and to land-use and design prograrrn1es for 

realizing them. As a result city planning has not paid much attention 

to people's goals, effective means or urgent problems of the cities." 

(Gans, 1972; p ix). 

Gal lion and Eisner (1980) submit that instead of complaining about the 

uninformed input of the general public into the planning process, 

planners should ask why people's ideas about their environment are so 

limited. The general public needs encouragert\E!nt not only to view their 

own particular problems, but to c:onsider those of the whole city and all 

its inhabitants. 

It seems, when change is planned in South African cities, public 

involvement is strictly control led. By channeling al 1 objections 

through a single bureaucratic procedure the possibility of c:onflict is 

reduced but public participation is hindered. Al though the public on 

the one hand is encouraged to show more interest in communal politics 

and increase their efforts to improve the environment, community 

discussions and direct interaction l:etween developers, the public and 

official authorities seems to be generally discouraged by the very 

process aimed to help. 
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ClfAPTER III 

PATTERNS OF ADVERTIS~S OF PROPOSED LAND USE OIANGES 

AS POSSIBLE FUTURE rnNFLICT LOCATIONS 

Proposals to change a land use within a city imply a disagreement with 

existing land use categories as set up by the city planning authority, 

and therefore reflect the minimum prerequisite for an overt locational 

conflict. The greater the change involved the xrore far reaching the 

effects, the less the likelihood that the conflict will be contained by 

the bureaucratic channels through which the applications have to pass. 

Ideally, to study the relationship between locational conflict and the 

processes of land use change, all applications submitted to the City 

Engineer require analysing. However, records are incanplete, interac­

tion between individuals and the local authority as well as discussion 

are kept to a minimum at this. stage, and despite the fee, a proportion 

of ~hese applications appear to be 'fliers' that are not followed up 

when rejected out of hand by the City Engineer. Thus, only officially 

advertised applications were used as data for this part of the analysis. 

However, the land use change procedure outlined in the previous chapter 

is formulated in such a manner as to incorporate al 1 persons likely to 

be affected by a proposed change. This is done by advertising the 

proposed land use change in the Official Gazette and by inviting the 

general public to voice any objections to the proposal. The public is 

therefore made aware of a change which they may perceive to affect the 

quality of life in their _neighbourhood, and thus a chance arises for 

direct intervention in the procedure by those people likely to be 

affected by the changes. Accessibility of all facts concerning a 

rezoning application and the involvement of the general public after the 
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proposal has been advertised, make this stage in the rezoning process an 

ideal phase to m0nitor potential locational conflicts. Analysis of the 

number and location of the advertised land use changes can be used to 

provide an indication of the parts of the study area where potential 

conflicts might occur. 

The period 1980-1984 was selected for analysis with the aim of including 

a sufficiently large number of advertised land use changes· to provide a 

wide spread of different types of applications and a range of different 

responses. Furthermore, in a timespan of four years even highly 

contentious issues could be expected to have been resolved one way or 

another, while still remaining fairly fresh in the m~mory of the 

protagonists and relatively easily traced in the local newspapers. 

3.1 Advertised Rezonings 

Between January 1980 and December 1983, a total of 1314 rezonings were 

advertised in the Official Gazettes of the Province of the Cape of Good 

Hope ranging ,~ •,r:~ . 11 in January 1980 to an al 1 time high of 56 in 

September i983 (Figure 3.1). A steady increase in the rezoning 

proposals is evident, for the total number doubled (223 to 428) over the 

period and the annual monthly averages rose from 17 in 1980 through 24 

and 25 in 1981 and 1982 respectively, to 32,8 in 1983, the most marked 

upswing dating from June to October 1983. Clearly, therefore, either 

the potential for conf 1 ict has increased over time, or the success of 

earlier conflicts has paved the way for others, dissatisfied with 

similar land uses, to bring about change relatively quickly and easily. 

Four major land use categories are involved in land use change applica­

tions. Residential land is used or set aside only for dwellings, 
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FIGURE 3.1 MONTHLY DISTRIBUTION OF REZONING ADVERTISEMENTS 
1980-1983 

whether they are grouped, single or multi-family. In the greater Cape 

Town area 5S% of all rezoning advertise~ents proposed a change to or 

within the category of residential land use and the proportion remained 

almost constant over time ranging from 57, 7% in 1982 to 61, 7% in 1983 

with a high of 74% in 1980 (Figure 3.2). The large proportion is to be 

expected because residential land uses occupy the largest share of zoned 

land (40% in Cape Town). Studies of American cities of approximately 

the same size confirm this (40% in cities bigger than 250 000 [Table 

3.2] ). Although it can therefore be assumed that there are more erven 

zoned for residential land use than any other, and that the steadily 

increasing urban population (City of cape Town, TMS Report 1983) in the 

Cape Town area constantly demands development of new residential 

townships, the fact that there are almost twice as many changes proposed 

for residential land use as could be expected, suggests a potential for 

conflict to arise over residential land use. 
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The municipal zoning categories of business and commercial land use 

(City of Cape Town Town Planning Scheme, 1981) were regarded as a single 

category in this study (business land use) as the differences between 

these two types of land use are essentially technical. Hotels and 

other conmercial forms of accorrmcxlation were therefore included amongst 

the business uses. Cape Town has a far lower proportion of 

commercially zoned land (1,48%, TMS Report 1984) than equally sized 

cities in the United States (4,26%) and only double that of comparative 

socialist cities (O, 7%; Table 3.2). As the city has to increase its 

economic and commercial base in the face of constantly growing 

population, the greater Cape Town area has experienced a steady increase 

in the proportion of business rezoning ranging from 14,8%.in 1980 to 

23,6% in 1983. 

~~~-~nd the amount ofrezoril.ng ·applicaiionsin this category suggest a certain' 

'amount of stress that could develop into overt conflict. 
~- - ··----, ~--------~~- - ·"'!'~.:.~ r- __ ,-.,._:, __ r_'.__,_,_ :.--··_. _ _.:_..-~---~-~~·-~- ----=r----~---- ---- ------·- ~-· ~~--~··---

Industrial land use developments in comparison show a pattern of 

irregular fluctuations in the proportion of advertisements (3,5% in 

1980, 9, 7% in 1981, and 4% in 1983; Figure 3.2), rather than showing a 

steady increase in number during the time period. Cape Town has 5, 7% 

of its land zoned for industrial land use and compares closely with 

American cities of equal size (8,5%; Table 3.2). Together with a 

relatively low proportion of land use change proposed within this 

category, this seems to suggest that no maJor conflict could be expected 

in this area. 
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FIGURE 3 .2 REZONING APPLICATIONS BY LAND USE 

Public and semi-public open land use forms the widest category 

comprising public open spaces, private open spaces, show and exhibition 

areas, recreational areas such as playgrounds and sportsfields as well 

as educational and insitutional land uses. Cape Town allocates 

approximately 35% of its zoned land to these types of use. This is 

double the proportion of public and semi-public land in comparable 

Arrerican cities (18,2%; Table 3.2), and seems to reflect an awareness of 

the need for open spaces, park lands and recreational areas. The 

steady increase of proposals to change land to recreational u.ses , 

which ranged from 7 ,6% in 1980 to 11,1% in 1982 (Figure 3.2) suggests, 

however, that the land set aside for public and semi-public use is not 

sufficient or the zoned areas are in the wrong places. If that is the 

case, one can expect sorre locational conflict within this land category 

especially as sportsfields and playgrounds do not necessarily imply an 

improvement for all residents in the area. In Cape Town, for exanple, 
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proposals for a new golfcourse or park in the immediate vicinity of 

densely settled residential areas of the coloured population group may 

cause resentment and conflict, because it rreans a reduction in limited 

space desperately needed for further residential develoµnent. 

Advertisements of street rezonings or closures in a particular area are 

incorporated with the land use category with which they are associated. 

The approach follows the example of the Cape Town Town Planning Scheme, 

which generally defines transport land uses as only those regarding 

highways, and major thoroughfares. This explains the low proportion of 

land zoned for street purposes in Cape Town (0,87%) as compared to 

American cities with 24 ,8% (Table 3.2). Furthermore, major highways 

and thoroughfares in South African cities fall under the shared authori­

ty of the national and provincial governrrents who are responsible not 

only for payrrent of the initial installation of the streets but also for 

their further upkeep, whereas minor streets are the responsibi 1 i ty of 

the local authorities. 

3.2 Rezonings, Externalities and Potential Conflict 

Gross figures for major land use categories may hide important features 

on the nature of proposed change, which may have implications for con­

flict studies. The four broad land use categories therefore require 

socne sort of subdivision to reflect the details of the proposed change 

in terms of possible expected externality effects on the quality of life 

experienced by neighbouring residents (Table 3.3). 

The concept of quality of life can be extended to all land uses and is 

related to perceived utility, convenience and anenity the individual 
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expects to find by locating in a certain area. Any individual, when 

deciding on a l,ocation for a home or business property, takes into 

account the quality of the area. Once settled in a place he attempts 

at least to maintain the existing uti 1 i ty the site prov ides, if not to 

increase it. Thus an individual can be expected to monitor the 

neighbourhood and may come into conf 1 ict with developments which are 

perceived to create negative externalities for him and his property. 

Residential quality refers to the desirability of the residential 

environment and depends on individual preferences (Cox, 1979; p 17). 

Near a residential area, for instance, the proposed development of a 

noxious industry, if it VP-re allowed by the town planning scheme, v.uuld 

be expected to produce negative externalities of noise, pollution and an 

influx of employees. In the same manner a business development, such 

as a supermarket would create increased traffic in the neighbourhood and 

probably increased noise and pollution in the immediate vicinity of the 

development. On the other hand, a shopping development, a f€'W blocks 

away from a residential erf, may be perceived as a positive externality 

because it would increase the convenience and amenity of the residents 

without posing immediate disuti 1 i ties. Other positive externalities 

would be created by locating parks that enhance the tranquility and 

probably the property and amenity values of the area as wel 1. Even a 

rezoning of high to low density residential land use would be expected 

to decrease negative externality effects by easing traffic flow in t.~e 

area, having more open space in the form of gardens and parks and so 

improve the quality of life of the residents in the area. In contrast, 

children's playgrounds and sports stadia, although providing an amenity, 

may be perceived as having strong negative externalities for local 

residents. 

On tl)is basis, therefore, it is possible to subdivide land use proposals 
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in relation to the expected externality effects such develoI.XTients VX)Uld 

bestow on the majority of individuals in the irrunediate neighbourhood. 

Each of the four major groups has thus teen divided into three groups of 

changes. Firstly, changes which are assumed to result in decreasing 

negative externalities, those· which do not result in any positive or 

negative externality effect and those likely to increase negative exter-

nal i ty effects. It is assumed that with an incr~o2_€; in perceived 

negative externalities the potential for conf 1 ict between the resident 

groups with vested interests and the protagonists of the development 

would tend to increase. Thus, the larger the expected negative exter-

nality effects, the greater the possibility of controversy and conflict 

(Table 3.1). 

~ .. "".~ .. .· ..... - - - ---
The areas~ of perceived inc-reasing negat:i'.ve exte-malities ai:e especially 

interesting as they fonn foci for possible locational conflict. ------
Over a third of al 1 residential advertisements fal 1 into this group. 

The large number of rez~nings from low to high density residential land 

is particularly interesting as it can be seen as a direct response to 

the increasing demand for residential ar~as coupled with a lack of 

capital for homeownership •. Townhouse and group housing developments, 

which have dramatically increased in recent years, are the result of 

slowly changing attitudes of planners as to what could be a possible 

solvtion to the present housing shortage. Furthermore, the acceptance 

of snaller plots and less private residential space reflect not only a 

change in lifestyle but also a reduced ability of the general public to 

afford large plots and residences. As these high density developments 

becorre more common, public objection is expected to increase. On the 

other hand, rezoning proposa 1 s to change public and semi-public land 

uses into residential use is likely to arouse resentment of higher 

income residents because these uses (especially parks and open areas) 

are perceived to be amenities and enhance their quality of life. 
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Rezonings from residential and public and semi-public open space to 

business land uses are 1 ikely to be perceived to have strong negative 

externality effects and therefore constitute the group in which most 

locational conflict can be expected. A very high proportion, almost 

47% of all business rezonings, fall in this category. A trend of 

invasion of business uses into areas set aside for residential and 

recreational development is clearly evident arr~ng advertised land use 

changes proposed in Cape Town. The potential for conflict in such 

cases is great because of ten the proposed business developments are of a 

large scale, such as for instance new hypermarkets, supermarkets and 

mixed shopping centres. These developments increase the negative 

externalities for residents in the irrmediate neighbourhood considerably 

and therefore cause discontent and lead to conflict. Resentment is 

created too, if open farmland, parks and other open spaces are zoned for 

business uses. Despite the convenience of local shopping centres, as 

the general public becomes more aware of the need for nature conserva­

tion and the conservation of 'green lungs' in the heart of cities, they 

are more likely to oppose such proposals. 

Industrial rezonings, too, show a high percentage amongst perceived 

negative externalities (almost 40%). Besides the fact that industrial 

developrrents frequently are directly associated with negative externali­

ties, e.g. mines and quarries, their impact on the broader environment 

can be expected to be much greater as the scale of the proposed develop-

ment increases. Thus, new developments of whole industrial townships 

often cut right through former rural areas and may affect a number of 

different residential areas indirectly through incr~as_ed air pollution, 

noise and traffic flows. 

The second group of proposed changes are seen to reflect technical 

adjustment of land use zoning details that would be unlikely to have 
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either negative or positive externalities. Amongst residential 

rezoning adver~isernents, for exrnaple, over half propose a within 

category rezonig, and in the business category these make up almost 50%. 
\ 

In the industrial and public and semi-public categories approximately 

two thirds of all advertisements are of this potentially neutral type. 

The third group of rezoning applications propose a change resulting in a 

decrease of negative externalities. Again this group.would not be 

expected to give rise to much objection by the public. Amongst 

residential_ rezonings a high proportion within this group can be attri-

buted to land use changes from the business sector. This would 

include, for example, derelict hotels, old cinemas and shops due for 

demolition and replacement usually by some form of multi-family residen-

tial use. Over a quarter of rezonings to public and semi-public land 

use fall within this category. Erven zoned for residential, industrial 

and business uses may lead to proposed changes to parks and institutio-

nal uses such as schools and churches. Generally residents would not 

object to the development of a school or a church in their neighbourhood 

because this would possibly mean a shorter journey to school for their 

children and an improvement in needed religious fci<::i 1 ili':-s · 

Changes in land use, therefore, may resu 1 t in a change in externa 1 i ty 

effects. These, in turn, affect the resid2ntial environment and the 

quality of life of certain sectors of the public. If the externalities 

are perceived to be positive, little or no conflict is expected to 

resu 1 t from the proposed change. If the externalities are negative, 

however, conflict may arise as residents defend their neighbourhood 

against these. Externali ty effects tend to be more or less spatially 

concentrated and the pattern of rezoning applications will be useful in 

determining areas of possible conflict. 
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3.3 Locational Pattern of Rezoning Applications 

The next stage in the analysis of the rezoning advertisements was to 

plot the location of the sites of proposed changes (Figure 3.3). 

Unfortunately, sorre advertisements did not include details of precise 

position of the proposed change as neither erf number, street, nor 

suburb were given. Still others referred only to an erf number. 

Tracing individual erf nubmers in the valuation lists of each of the 

thirteen municipalities proved to be too tirre consuming and costly to be 

worthwhile. As a result a total of 851 (64,7% of the adavertiseuents 

recorded} have.been mapped to illustrate the position of proposed 

change. Four maps showing land use category and external i ty effect 

provide the evidence necessary to establish whether differences in 

pattern exhibited by each group or by a clustering of negative externa­

lities could be recognised (Figures 3.4 to 3.7}. 

Each of these figures do show a scatter of points but suggest some 

clustering. Therefore, the degree of clustering was determined for each 

dot distribution using nearest neighbour analysis. The technique was 

applied so that any pattern in the location of individual points in 

relation to others would be recognised, taking into account the overall 

density of points in the area (Davies, 1974; p 32). The boundary of 

the area analysed includes all areas open to develop:nent and excludes 

mountainous areas, nature reserves, lake and ocean surfaces. In 

general the distributions are in fact random, i~e. for the case of 

residential change Rn = 0,63, public and semi-public open spaces R.1 = 

0,68 and business Rn = 0,35, which probably reflects the containment of 

this land use to industrial areas. As such, develor;xnents planned to 

intensify industrial land use within the appropriate zone are not expec-

ted to stir up much opposition. An expansion of industrial areas 

outwards into residential or open land, however, could result in strong 
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negative reactions from the surrounding residential population. 

The nearest neighbour analysis~ therefore, suggests that there is no 

major focus of activity in the greater Cape Town area unlike, for 

instance, in a similar stlldy in Vancouver, where Mercer and Ley (1980; p 

95) noted commercial concentration in the down town area, industrial 

clustering along two rivers in the area and three major clusters of 

residential land use. In Cape Town centroids of the Cape Town point 

distribution have been plotted in order to establish whether any direc-

tional component in the proposed changes could be recognized. In no 

case is the mean centre of the point pattern more than 10 km away from 

the geographical centre of the maps (Figure 3.4 to 3.7). However, the 

fact that the centroids are situated to the north of the geographic 

centre, reflects the present trend of growth of the city. The norther-

ly bias was definitely influenced by the prominent fact of the CBD of 

Cape Town and the rapidly growing centres of Parow and Bellville. 

Interesting patterns emerge if the breakdow-n on the basis of negative 

externalities is considered-, .. :.:_::fQf(, a few local concentrations 

co,:;- __ )be detected. In the case of the advertisements of residential 

rezoning a grouping of low to high density rezoning is obvious (Figure 

3.4). Almost 40% of al 1 rezonings in this sul:x:ategory have occurred in 

Table View and this area must be kept in mind as an area of potential 

locational conflict. Similarly, along the foot of the Table Mountain 

chain in Newlands, Rondebosch and Claremont (Figure 3.8) 1 there is a 

small concentration of residential rezoning likely to lead to conflict 

especially as these are high status, ~Tiite residential areas. 

Amongst business rezoning advertisements (Figure 3.6), those denoting a 

change from residential to business land use reflect the arterial route 

between Claremont.and Landsdown. This indicates a definite invasion of 
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business land into residential areas. 'l'he same trend can be observed a 

little further south in the Grassy Park and Diep River Areas (Figure 

3.8), where distinct agglomerations of proposed business uses are 

evident. Such changes have a relatively high possibility of generating 

locational conflict as negative externalities can be expected to be 

associated with these business develop:nents. 

The distribution of proposed recreational land (Figure 3.4) uses shows 

the least tendency t9j agglomeration. The location of sites requiring 

land use change with respect to a greening plan, advocated by the Cape 

Town City Counci 1 in 1982 (City Engineer's Department, 1982), can be 

traced along a north-east/south-west diagonal extending from Elsies 

River through to Rylands to the lake areas around Diep River and Retreat 

(Figure 3.8). These areas lack environmental beauty and any improve­

ment would probably b: invited by residents, as far as it doesn't take 

·away needed residential land. A set of five applications proposing a 

change from public open land to industrial land use (Figure 3.7) in 

Grassy Park and Retreat as well as one in Hout Bay {Figure 3.8), are 

examples of industrial developments outside major industrial areas. 

These are expected to produce large negative externalities and as such 

seem to suggest a high probability of creating locational conflict. 

The analysis of the locations of proposed land use changes and the 

location of changes causing increased negative externalities in general 

show a relatively even spread of proposed develop:nent over the whole 

study area. However, when the locational patternsof advertised change 

in each land use category are considered separately and perceived exter­

nality effects that can be expected are considered, then areas of 

potential locational conflict can be recognized in Cape Town. Not 

every proposed land use change, however, results in conflict and it 

remains to be seen which land use changes and which areas are more 

. likely than others to produce conflict. 
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OIAPTER ·1v 

In this thesis conflict has been defined as "overt public debate over 

some actual or proposed land use development" (Dear and Long, 1978; p 

114). Evidence of such public debate can be found firstly, in the 

media, especially local newspapers, and secondly, in the minutes of 

council meetings of those municipalities which handle a specific land 

use change. Those two sources have been used to carry out an analysis 

of the nature of locational conflict in the greater Cape Town area. 

4.1 Newspaper Conflicts 

A principal problem in. the study of locational conflict, according to 

Janel le and Millward (1976; p 106), "is the identification of a 

meaningful surrogate value for conf 1 ict intensi ty. 11 To solve this 

problem, they suggested the use of the extent of newspaper coverage 

devoted to each conflict issue. Newspapers are one of the rrost irnpor-

tant media ~or spreading news and commenting on happenings within a 

region. They are readily available lx>th to the researcher and to the 

general public. By featuring and conrnenting on issues newspapers keep 

? large sector of the fX>pulation informed about local matters. Through 

the awareness that newspapers foster they encourage the public to air 

their opinion on controversial issues. Coverage of debatable p::>ints is 

generally irnnediate (especially if likely to boost sales) and takes the 

form of articles. Such articles may reflect the viewpoint of a repor-

ter about an issue or may report on the history, location, interest 

groups and chronological events of a controversial issue. Secondly, in 
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letters to the editor, personal viewpoints of individual readers are 

printed and debate is fostered. Thirdly, editorials in which the 

editor comnents on controversial issues and which publicise the view­

point of the newspaper give a further indication of the perceived 

importance of the issue. 

monitoring conflict. 

4.1.1 Data Sources 
---.-··- ·---. ________ ,,/ 

Newspapers are, therefore, a useful tool in 

In the greater Cape Town area three daily newspapers are distri­

buted: 'The Cape Times' and 'Die Burger', both morning editions 

and 'The Argus' which has afternoon and evening editions. Of 

these, 'Die Burger' is written in Afrikaans and can be expected to 

be read mainly by those whose home language is Afrikaans, i.e. 64% 

of the Cape Town population (Republic of South Africa, DepartJnent 

of Statistics, 1970), whereas 'The Argus' and 'The Cape Times' are 

English papers. In order to establish the extent to which loca-

tional conflicts featured in each of the three newspapers a sample 

survey showed that 'Die Burger' reported on a particular conf 1 ict 

issue only once, whereas the same issue appeared 17 times in 'The 

Argus' and eight times in 'The Cape Times' over the same period. 

Furthermore, no new issues were raised first, nor were any addi-

tional or different conf 1 icts discussed, in 'Die Burger'. This 

paper also reported on fewer conflicts than did the other daily 

papers. It seemed, therefore, reasonable to assurre that a con-

tent analysis of English daily papers would ensure full coverage 

of ongoing debates. Both English newspapers were used in the 

analysis of conflicts over land use changes and the location of 

new developments because sorre issues are not duplicated and be­

cause the newspapers show slightly different emphasis in their 

reporting on conflict issues. Thus, for instance, 'The Argus' 
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concentrates more on issues which have a national component or 

interest group, while 'The Cape Times' seems to cover local issues 

in greater depth. 

Besides the daily newspapers four weekly editions are published in 

the Cape Town reg ion. 'The Weekend Argus', which is the weekend 

edition of 'The Argus' and covers the same type of material as the 

daily editions was included in the analysis. 'The Sunday Times' 

which is published by SA Associated Newspapers, as is 'The Cape 

Times', has no local coverage but deals with national news and was 

therefore not included in the study. The remaining two papers 

'The Cape Herald' printed and distributed by 'The Argus' and a 

Burger edited and distributed by Nasionale Pers, are directed 

mainly at the coloured population. On perusing the contents of 

these editions, it was found that matters that were raised 

concerned the general housing shortage and the need for additional 

services or v.iere items on political debates associated with Group 

Area Legislation. Conflicts relating to specific locational 

issues did not appear even when one rnay have expected to find them 

discussed, as they were topical and had achieved some prominence 

in the dailies. 

To gain information about locational disputes which may have given 

rise to debates at the local level only, neighbourhood newspapers, 

such as 'The -Southern Suburbs Tatler' and the 'Mi lnerton Mail', 

were also included in the survey. These neighbourhood 

newspapers covered important conflict issues in their area in some 

detail; presented various points of view and also named people 

involved in locationaL disputes, whereas the city-wide daily and 

weekly newspapers concentrated on the most contentious issues. 

Al though it would have been desirable to include neighbourhood 
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newspapers of al 1 the different population and socio-economic 

status groups in the study ?rea, the only community newspaper 

representing poorer sections of the population, 'Grassroots', 

showed concern on national and city wide political issues and 

failed. to rrention specific locational issues• 

Thus, five newspapers provided the source material for the con­

flict analysis: · 'The Argus' and its weekend edition 'The veekend 

Argus•, 'The Cape Times', the 'Southern Suburbs Tat ler' and the 

'Milnerton Mail'. No difference was made tetween the rrethod of 

analysis for weekly or daily papers. All editions of these 

newspapers over the period January 1980 to December 1983 inclusive 

were perused. The srure four year period the analysis of adver-

tisements covered was used to provide a perspective on land use 

change and its relationship to locational conflict. Four years 

proved to be a sufficiently long period to include a variety of 

issues that give rise to conflict in their entirety and to monitor 

the final outcomes. 

In order for an item to te selected. for analysis the following two 

criteria were used. 1) Thecl:>nfJi.c>l:;;had to include a locational 

component which tould te mapped in a limited area, along a line or 

at a point and 2) conflicting interests among tv.io or more parties 

(individuals or groups; private or public) had to be evident. 

City wide (:o.nfLlc:t which· could not te related. to specific locations 

were therefore eliminated for the purpose of this study. Every 

tirre a locational ~~~~ic.~ appeared in any of the papers (as either 

article, letter or editorial) the following features were noted: 

number of column inches, number of columns, number of items, 

heading size and number of pictures. Column inches were selected 

as the primary indicator of conflict intensity as this index had 
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T<ble 4.1 

NfflPHR OlHJCIS 

Iss..e 'l}'[:e th!\ N:C Cbll 0 

Onflicts: 
N:oroh:x:k K:olin Mire N 124 3:)4 1288.5 10 116,4 0,9 d 
Groote Sduur H 81 TIO 1023,5 33 92,4 1,1 c 

Gr~~ R 54 196 730,5 22 51 0,9 d 
Scrrly Bay r:evelqm:nt R Ei8 171 697 12 61,4 0,9 s 
Midlle Cnp.1s p 53 136 651 15 '38, 7 0,7 b 
District Six D 59 216 :if7 3 43,7 0,7 c 
Eenwxrl H 63 1€i6 549 6 63,1 1,0 c· 

O:ntra,,e:-sies: 
M3.jor 
~itsha H 40 122 441 15 37,8 0,9 b 
Qxrl....arl Hyt:enrarket B 45 lC6 436,5 11 46,3 1,0 d 
C6 Ta:tnikm D 40 116 rn 7 30,4 0,8 b 
Milrertm Islarl H 34 112 403,5 16 19,8 0,6 b 
O:nst.cotia Cbl. Arre H 42 37 375,5 3 39,9 1,0 5 

o:nsta1tia Hyp:rrrarket B 30 78 337 2 29,5 1,0 c 
Q:EalTarket S:}.1are p ~ €i6 252 10 21,3 1,1 c 
lb.It Bay R] Wid:n:irB T 17 ~ 217 8 12,9 0,8 b 
O:nstcntia Lab Cbtt:cg:s H 17 43 175 1 17,5 1,0 c 

~ &nlbtel B 4 53 ll6,5 ll 9,3 0,8 b 
Hl.lt B:fj Cln2s p 9 44 101,8 11 8,8 1,0 b 
Harf ield Villiq: H 3 21 ~ 4 4 1,0 b 
S:::mt.s:tE IUoof p 7 ~ 71 2 6,6 0,9 d 
Kalk B:fJ R:>rto cenu H 7 15 61,5 0 5,0 0,7 b 
N::wlan:ls Vireyaro B 9 15 57,5 0 6,2 0,7 b 
1'1:1}Grs G3rd:n B 6 14 r:il 0 4,7 0,8 b 
[Dreto O:rl\elt p 6 23 56 5 4,9 0,8 b 
~\\Orth Zco R 6 15 53 1 4,2 0,7 b 

Mimr 
Bish::p3:n.lrt &trli visim p 6 14 48 0 5,7 1,0 s 
SAa:: District. Six D 5 D 48 0 3,0 0,6 s 
Ottery Hyp2market B 5 11 46,5 2 6,1 1,21 b 
M.rizaiterg Paviliai s 6 16 44 3 4,4 0,7 b 
O:servatory Q:'cote S:±ulr s 3 9 41 1 3,8 1,3 b 
N'.X>rdn:k I-tusifl:} H 3 7 40,5 0 2,8 0,9 b 
O:np; B:fj Clrerffi:J N 3 ll 40 2 3,2 1,1 b 
Kalk B:fj Smkery N 4 12 38 0 3,7 0,9 ll 

O:np; ~ Ibt:urla B 4 17 35 2 3,7 0,9 b 
Athlcre St:a:liun R 2 10 32 1 1,1 0,6 d 
Diep Ri 'Rr Q:'a"rl B3z.aar B 4 9 31 0 2,6 0,9 b 
Athlcre B.lsi02S5 Arre B 2 5 31 0 2,1 1,1 u 
WXrlsto:k Pi.re Ib:d T 4 12 27,5 , 3,2 0,8 u J.. 

Kirsta1l:x:s:b Frea.-.ey T 2 6 26 0 1,7 0,9 d 
B.li t:m]rcd1t FrEEW:i'j T 2 12 25,5 1 2 1,0 b 



Tcille 4.1 (CXXltrl) 

NEW3mH:.R C!lfl.JCIS 

lsa.E 'fyp? N).l\ N:£ Cbli NJP If) 0 

O:ntr<M:!rsies 
Mimr (O:ntrl) 

Cliftm I-btEl. B 2 8 24 0 2,4 1,2 d 
D.lrl:mville &um B 2 8 24 0 2,4 1,2 d 
~ lXi"l.e MJiZBll:Etg T 3 7 21 0 2,3 0,8 d 
Pirel.cn:E ~ Path T 4 4 A> 1 1,8 0,4 u 
Gre:::q:oint Liq.or Store B 2 5 A> 1 1,9 1,0 d 
Q};prErs R:ia< lbtel B 3 6 19 0 2,3 0,8 d 
lalridJ= Lights s 2 3 19 0 0,8 0,4 b 
M:iicin IS ().:Me R 3 6 - 18,5 0 2,4 0,8 b 
Rn:m:s:h O:nm:n R 1 3 17 0 0,8 0,8 s 
fruthfield Set.eraJ? N 1 2 16 0 1 1 u 
Sea EOint M:l1a5tery p 1 8 13,5 1 1,2 1,2 s 
Imtry Bay w:xxB1 D:d< N 2 5 13 0 1,5 0,8 b 
QB:!1 EOint fe...er~ N 1 3 13 1 0,8 0,8 b 
Scarl:oroojl Rm Wid:nirlj T 2 3 12 0 0,9 0,5 b 
iaB St Ib:rl Ce/. T 1 5 ll 0 0,8 0,8 d 
Mrille Fbint Pla_ygr:curl R 1 6 10,5 0 2 2 s 
Rn:m:s:h Main Rxd T l 3 10,5 0 0,7 0,7 d 
Gm:ks Dlst N 1 6 10 1 0,7 0,7 b 
Rn:m:s:h Pig B 2 9 9,5 2 1,8 0,9 s 
I..o3:E:' Strret H 2 6 9,5 1 1,5 0,8 u 
B:ot:ry Bay Private Ib:rl T 1 2 9 0 0,9 0,9 d 
IDb.:s Ri\e: krf2ss T 1 2 8 0 1,2 1,2 u 
~lv.orth R:rilcr03S:inj ·T 1 1 8 0 0,7 0,7 b 
~ Blsil'E$ Arre B 1 1 -8 0 0,7 0,7 u 
Athl<XE Cblf O:urse R 1 3 7,5 0 1,2 1,2 b 
R:n::ro:s::h Ri\ersid= B 1 3 7,5. 0 0,8 0,8 b 
K3lk Bay Rm Wid::ni~ T 1 3 7,5 0 0,7 0,7 b 
Sea Fbint Trim Park R 1 2 7 0 0,6 0,6 b 
Ihlllipi Rxd Cl.ca.rre T 1 1 7 0 0,7 0,7 b 
Liesl:a:k Qzcle Path T 1 1 6,5 0 0,8 0,8 b 
SEa Fbint Pavillim s 1 2 6 0 0,6 0,6 s 
Oranjezictt Ib3:l Plan T 1 2 5 0 0,7 0,7 d 
N:xm:hl?l< Brid<field T 1 1 4,5 0 0,8 0,8 b 
F:bth3sig stq:p:inj Cmtre B 1 2 4 0 0,6 0,6 s 
M.ri2'Erl:erg Flats H 1 2 4 0 l,O 1,0 s 
R:n::ro:s::h 'ItH-l1 Hall s 1 2 4 0 0,6 0,6 d 
Plurst:e:rl ~ket B 1 1 3 0 0,4 0,4 b 

KEY 
0 Olt:a:rre: u uim:w1 s ServiCE N33:is 

N::lP. NJrb::r of Articles d~ B Ctrrrrercial 
N:C N..Irb2r of Cblums c anp:anise T Traffic 
Cbll Cblum Irdl?S s stq:p;rl R Q.:E1 ~ 
NJP NJrl:Er of Picb.Jres b wilt H 1-b..ls~ 
ff) H::a::fuB Size u rnkrxJ..n N N..ris::n::e 
NI Aver:cq2 I-i:a:3i~ Size p Pres2rVaticn 

D ~q:nmt 



been used successfully by bJth Janelle and Millward and by Mercer 

and Ley in studying locational conf 1 ict. Use of the number of 

columns alone could te misleading as an item might occupy fifteen 

column inches in a single column and another only three column 

inches over five columns. Clearly rrore could te said about the 

issue in the long columns than in the short ones. A simple count 

of the number of times an item appeared would not necessarily 

indicate the extent of the debate. Heading size is an indicator 

of the newspaper's intention to attract its readers' attention to 

a certain issue. Usually more important and contentious issues 

are reported under larger headings. However, as a major conf 1 ict 

issue might involve coverage on a wide scale, including letters to 

the editor, editorials, minor comments and major articles, the 

smaller ite:ns with less conspicuous or no headings tend to make 

average heading size a poor measure of conflict size. The number 

of pictures printed with conflict items also reflects, to a 

certain degree, the importance of the issue, but one has to keep 

in mind, that some locations have greater photographic potential 

than others. Al 1 of the above mentioned measures of the 

importance and size of a conflict issue were used but column 

inches were concentrated on. 

4.1.2 Nature of Local <:;onfl:j.ct~ 

In the newspaper analysis 77 different locational conflicts were 

identified. In order to group the occurring conflicts into 

intensity or size of conflict categories the details of the 

coverage were tabulated (Tab~e 4.1). The extent of newspaper 

coverage ranged from 1288,5 column inches to three column inches 

for a conf 1 ict that was only mentioned once. This wide spread 
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suggests marked differences in the degree of overt public debate 

and implies that conflicts of greatly varying importance occur. 

Comparisons of i terns . raised in newspapers and the number of 

applications for rezoning showed a lovi degree of correspondence; .. 

r:or example, areas such as Table View, Parow and Bellville (Figure 

3.8) in which there were a 1 arge number of applications for 

rezoning and also a consider.able amount of land use change that 

W9~-/ expected to result in an increase in negative externalities, 

did not give rise to any newspaper conflicts or controversies 

during the study period (Figure 4.1)~. · . T:he same occurred for 

the suburbs of Athlone, Landsdowne and Paarden Eiland (E'igure 

3.8). Other areas, such as Camps Bay, Diep River, Oranjezicht, 

Rylands and Plumstead (Figure 3.8) did incur single cases of 

conflicts but the number of conflicts that occurred is 

disproportionately low in comparison with the occurrence of 

rezoning applications. 

Ranking the news space devoted to conflicts showed distinct breaks 

which suggest different degrees of intensity in the conflicts. 

Two major groups of clashes over land use changes emerged. 

Firstly, what have been termed Conflicts and secondly, the 

Controversies. The number of column inches, columns and the 

number of items clearly show that the newspaper coverage of true 

conflicts is 'wide and comprehensive. These conflicts generated 

more than 550 column inches each. They covered land use changes 

that have caused fights between various interest groups and have 

gone much further than just verbal disagreement. Beside the 

Fernwood issue (Case Study 3), most conflicts have become city 

wide issues and have invo'i ved many different interest groups. 
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Among the conflicts two 'Major Conflicts' can be clearly 

identified as they both generated more than one thousand column 

inches of debate - over three hundred more than the next most 

contentious issue. The greatest newspaper coverage was devoted 

to O'.)nflict over proposed sites for Kaolin mines in the Noordhoek 

Valley (CS 1), a relatively undeveloped area in beautiful 

surroundings. Except for minor breaks, for three years newspaper 

coverage kept the issue in the minds of the public. (Figure 4.2) 

Not much less of an e:notive issue was the second 'Major Conflict' 

which focussed on planned housing for ministers on Groote Schuur 

Estate in Rondel:x>sch. Groote Schuur Estate, now including one of 

the residences of the South African Prime Minister, was donated by 

cecil Rhodes to a trust which was to ensure the upkeep of the area 

as an inheritance for the future generations of South Africans. 

Public access to the tranquil park like estate was presumed. To 

ensure security of the Prime Minister, however, the estate was, 

and still is, protected by high fencing and p::>lice patrols. In 

March 1981 the proposed building of ministerial residences was 

claimed to be likely to destroy the environment which the public 

should be able to enjoy even further. Furthermore, the modern 

architectural design of the proposed houses was said to be. 

incompatible with the Cape Dutch style of the Prime Minister's 

residence. These grievances generated much debate between 

opp::>sing groups. 

Both Major Conflicts were taken up at the highest national levels 

and national government departments, environmental interest 

groups, party p::>li ticians, local government representatives and 

many individuals in the public eye were involved. Both cases 

were used to further party political interests by members of 
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parliament. Coverage of these two Major Conflicts by the local 

nev.rspapers was extensive. Inevitably, the items did not appear 

in every edition and interruptions ranged from one to five weeks 

reflecting at times a stalemate between conflicting interest 

groups. Both cases, however, had periods over which items about 

the issue appeared daily and ensured that the public was constan­

tly aware of the conflict. Attention of the readers was 

captured largely by photos in the Groote Schuur case - the estate 

has several beautiful historic buildings and very scenic 

landscaped gardens - and by big headings in the case of the 

Noordhoek valley which has limited photogenic appeal. 

In the case of Groote Schuur a court injunction was served to stop 

building of the already partially constructed residences. A 

compromise was reached after negotiations had carried on over a 

year. Finally only three ministerial residences were completed 

within the Groote Schuur Estate, and the rest were constructed 

elsewhere. The Noordhoek Valley area has become part of a 

protected nature area. The three proposed mining sites, however, 

have been excluded from this reserve and mining, al though 

temporarily stopped, is sti 11 possible. These successful 

outcomes occurred after petitions were handed in, investigations 

were undertaken and injunctions and court orders were served. 

The remaining five 'Conflicts', did not generate as much debate 

but are nevertheless clearly distinguishable from the Controver-

sies on the basis of a larger number of articles. The land use 

changes included proposed housing, recreational, educational and 

business developments. Three of them proposed a within category 

land use change and suggested that limited debate could be expec­

ted. However, the newspapers rrade Cape Town residents aware that 
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their interests were at stake and that the proposed changes could 

be expected to affect a large proportion of the public. As a 

result, four out of five conflict issues were fought mainly over 

the impending destruction of the environment. Debate centred 

around changes which were perceived to affect the natural beauty 

and tranquility of the areas concerned. 

Interestingly, conf 1 icts are spatially concentrated (Figure 4.1) 

in suburbs like Sea Point, the CBD, Rondebosch, Newlands and 

Claremont (Figure 3.8). Land Values in these areas are a'!longst 

the highest in the city (Rideout, 1982) and the socio-economic 

status of the majority of residents is high. Access to inforrna-

tion anad government officials amongst residents of these areas is 

good and their perceived chances of success in opposing an unwan­

ted develop:nent are thus high. The Middle Campus (CS 2), Sandy 

Bay, and Fernwood (CS 3) proposed developm::nts are located in high 

socio-economic status areas and the analysis of the articles 

showed that the environmental lobbies fighting against the..rn in­

cluded acada~ics, professionals, and high government officials 

amongst residents of these areas. Their perceived 

chances of success in opposing an unwanted development are thus 

high. 

The second group of issues identified in newspapers were 

Controversies over land use change which have resulted in verbal 

or written arguments and dispute but have stopped short of 

becoming major struggles between interest groups. These issues 

were not opposed by a city wide popula~ion but rather by those 

suburb and neighbourhood interest groups most directly affected by 

the proposed development. In addition local government officials 

and a smaller portion of the general public becarre involved in the 
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Controversies. The largest Controversy occupied 441 column 

inches and the smallest three column inches. A clear break is 

thus distinguishable between Conflicts and Controversies on the 

basis of coverage. Other than this, no clear and absolute pat­

tern could be established on the basis of column inches. Al 1 

further groupings, therefore, are more or less arbitrary and fall 

essentially into a gradation pattern. Controversies should be 

seen as a continuum of issues with decreasing importance and 

coverage. 

Four out of nine Major Controversies in the newspapers (Table 4.1) 

were caused by opposition to proposed housing developments. 'Two 

of these are being built but two of the developers have been 

refused permission to change the land use and the developments 

have been temporarily stopped. Two Controversies that arose 

because of planned hypermarket developments are also included. 

One development has been temporarily stopped - the Goodwood Hyper­

market and Disneyland development (CS 4). The second hypermarket, 

planned for the Constantia Valley area, has been drastically 

reduced in size to conform to the ideas of relatively powerful, 

high socio-economic status interest groups. It is presently 

being built in the adapted form. Of the nine Major Controversies, 

therefore, only two developments have not been directly affected 

by opposition groups. 

Slightly less controversial issues are those in which newspaper 

coverage ranged from six items producing 53 column inches to 

eleven items of 116,S column inches. The ·· · cr~cfi-est : difference 

in newspaper approach to these controversial issues as opposed to 

the 'Major Controversies' is the marked decrease in total heading 

size. Obviously, the issues were not seen to be of great 
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interest to the general public and the newspapers were not so 

intent on gaining the attention of large sectors of the public. 

Amongst the rrore cont~oversial issues was a five star hotel deve­

lopment, called Cape Sun Hotel. This issue caused a public 

outcry and CBD opposition not so much because of the rezoning of 

the area to include a 21 storey tower block or because of the 

change in business land use category. Both these had been passed 

alrrost ten years before the actual develoµnent of the site began. 

It was the traffic problems arising out of the extensive detours 

and closures of busy streets in central Cape Town, which generated 

opposition. Owners of shops, to which access became almost 

impossible and who felt they would lose financially because of the 

problem of access, complained to the Cape Town municipality. 

Other opponents queried the motives of the city traffic deparb~ent 

who allowed the closure of one of the major through routes in Cape 

Town, for two years. As in the above case, land use controver­

sies, the scale of the outcry and. the conflict focussing on the 

access rather than being generated by the location of the develop­

ment, may have been a reflection of latent dissatisfaction over 

locational issues and disagreement with high handed action in the 

CBD. Conf 1 ict over locational issues may emerge in different 

forms, flare up and be silenced or deflected to re-emerge at a 

later date. 

The bulk of conflicts that appeared in newspapers over the study 

{)E!riod can only be classed as Minor Controversies as the debate 

occupied less than 50 column inches. In fact 48% of these Minor 

Controversies appeared only once in a newspaper. Such 

appearances were not necessarily articles but included letters to 

the editor or brief comments in the comnunity newspape:!rs. Where 
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articles appeared the editors generally made use of smaller 

headlines and few were illustrated. 'l'he opposition generated by 

these cases was generally local and relatively small. Al 1 the 

unknown outcomes were in this category which reflects the fact 

that the newspapers did not deem it necessary to follow up these 

issues and to advise the public of the outcome. 

Generally Controversies showed a much smaller success rate in 

changing or halting a development for 50% of all the proposed land 

use changes were accepted and implemented without change. Only 

14% of the proposed developments in the group were stopped and 4% 

lead to compromises. From this one can deduce that newspaper 

coverage does help to keep issues in mind, thus maintaining 

interest and possibly generating opposition. More coverage seems 

to increase the chances of stopping what are perceived to be land 

use changes and developments unsatisfactory to the public. Simi-

lar issues that a.re given less coverage seem to have a lower 

success rate for opposition groups. 

4.2 Council Conflicts 

Other than the newspapers, council rreetings are an appropriate place to 

monitor overt debate over locational issues, because al 1 proposed land 

use changes mllst be accepted by the relevant city counci 1 acting as a 

body. When the applications have been passed by the City Engineer's 

Department and have been received and commented on by the various 

committees, they may be formally debated for the first time during a 

counci 1 rreeting. Al though m2mbers of t.iie public can only attend such 
I 

meetings as silent observers, they may be indirectly involved through 

their elected ward representatives, who may put forward a case for or 
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against those items that come up for discussion and the outcome of the 

debate. In particular controversial cases the debate is transcribed 

and additional material is included, such as letters of objection, 

comments by the City Engineer and Town Planning Committee on these 

objections and photocopies of a sketch plan of the area where the land 

use change is proposed. The minutes, therefore, provide a source of 

information which is especially valuable in those cases which generate 

extensive debate. In this instance, the surrogate valu~ for conflict 

intensity is the number of times the proposal reappears, after the 

initial first discussion and advertisement,in a city council meeting 

and thus in the counci 1 minutes. Each reappearnce reflects the fact 

that debate has been generated by objections to a proposal or 

alternatively, objections filed by private and public groups and 

individuals have lead to disagreement. Thus, the more often a proposal 

for land use change is recorded in the minutes, the rrore frequently the 

item has been voted against and preswnably the stronger the disagreeuent 

with the proposed change. 

4.2.l Data Sources 

Only the Cape Town City Council minutes (1980-1983 inclusive) were 

used to provide an estimate of the extent to which there is any 

debate over proposed land use changes. Cape Town is the largest 

of the thirteen municipalities in the greater Cape Town area. 

All major land uses are represented in tl1e extensive town planning 

scheme (City of Cape Town, 1981) and during the study period by 

far the largest proportion (: '17 per.;;.·~!'t~--) Table 4.2) of al 1 

proposed land use changes occurred in the Cape Town municipality. 
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Table 4.2 

APPLICATIONS FOR LAND USE ClWKiE BY LOCAL AUTHORITY 

Number of Applications 

Land Use 'l'ype 

LOCAL AREA Res Bus Public Indus Total 

Bellville 56' 12 6 5 79 

Brackenfell 1 0 0 0 1 

Cape Town 259 74 52 13 398 

Divisional Council 47 14 10 5 76 

Durbanville 11 0 0 0 11 

Elsies River 9 5 0 0 14 

Fish Hoek 6 0 2 0 8 

Goodwood 16 6 1 0 23 

Kuils River 2 0 0 1 3 

Milnerton 72 9 2 1 84 

Par ow 62 33 12 26 133 

Pinelands 5 3 1 1 10 

Simonstown 11 0 0 0 11 

'ro'I'f>L 557 156 86 52 851 



As has been explained in a previous chapter, once a rezoning 

proposal has been passed at a council meeting, it is advertised in 

the official Gazette of the Cape of Good Hope. Intensive 

research showed that of the 442 rezonings advertised for changes 

in the Cape Town municipality, only 286 cases (65%) could be found 

in the minutes of meetings held in the study period. A reason 

for this could be the fact that 'removals of restrictions', i.e. 

departures from the town planning scheme involving minor changes, 

would have been dealt with directly by the department concerned 

and not been carried forward to council meetings. In addition, 

closure of roads and of public and semi-public spaces, and 

declarations of areas as public streets are not regarded as a 

change in the town planning scheme. These land use changes 

appear under different code numbers and could therefore not easily 

be identified in the council minutes. The newspaper analysis, 

however, showed that cases of closures of roads can and do lead to 

public debate and therefore could have been expected to do the 

sarre on the council. 

4.2.2 Nat\J.L'e of _Cqnflict 

The analysis was, perforce, based on 286 cases identified in the 

Cape Town counci 1 minutes which showed that 90,6% of al 1 land use 

change proposals were accepted. Of the rezoning applications 

only 5.2% were rejected by the counci 1 and the remaining 4.2% were 

sti 11 under consideration at the end of the study period. 

Rezoning cases that do advance to the counci 1 stage, therefore, 

have a very high probabi 1 ity of acceptance. The reason for this 

could be the fact that' all applications are first vetted and may 

even be rejected by the City Engineer during the first stage of 

the application process. Thus sorre contentious applications are 
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already ~ed out l:;efore the council and the general public see 

them. 

Nevertheless, no firm decision either way was taken when 53 of the 

286 rezoning proposals (18,5%) appeared at the counci 1 meetings 

for the first time. These proposals generated objections that 

could not be resolved during the counci 1 meeting. r'ox: each of 

these 53 cases at least one written objection was filed. The 

objections came either from within the loca 1 authority 

hierarchy, or from outside bodies. One can assume that each of 

these 53 cases generated sorre debate during at least one council 

meeting. The more controversial cases are sent back to the 

relevant subcomnittees for reconsideration and one appeared at as 

many as eight additional council neetings (Table 4.3}. 

Three groups of conflicts on the basis of the number of 

reappearances in the council minutes could be recognised (Table 

4.3). However, 75.5% were only Minor Conflicts because they were 

discussed only once more at counci 1 after the ini tia 1 debate in 

response to objections. At this second meeting 81.1% of these 

cases were rejected and the planned development approved. Much 

more debate was generated by those cases which made between two 

and five reappearances at council rreetings. Clearly the cases 

in this category had the potential to become Major Conflicts. 

The Granger Bay development and Goodwood Showground development 

(CS 4) were debated at five additional council meetings after the 

first appearance and both also appeared as high order conflicts in 

terms of newspaper coverage. Interestingly, both issues involved 

business developments as part of the proposed change. In Granger 

Bay a yacht harbour is planned but the proposed shore development 

includes hotels and shopping arcades. Part of the Goodwood 
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Table 4.3 

LIST OF COUNCIL CONFLICTS 

Reappearances 
Major ConfliCts 

Mayor's Garden Site 8 B 
Fernwood 7 H 

Conflicts 

Granger Bay 5 R 
Goodwood Showgrounds 5 B 
UCT Middle Campus 4 p 

Clifton Beach Footpath 2 H 
Grand Bazaar Diep River 3 B 
Wynberg Business Area 3 B 
Rondebosch Shopping Centre 3 B 
Vineyard Hotel 2 B 
Greenrnarket Square 2 p 
Bishopscourt.subdivision 2 p 
Vanguard Drive 2 T 

Minor Conflicts 

Plumstead Supermarket 1 B 
Constantia Hypermarket 1 B 

· Landsdown Road Claremont 1 B 
Lily St Extension Retreat 1 T 
Beach Road Sea Point 1 B 
Rylands Business Area 1 B 
Bantry Bay Flats 1 H 
Technikon District Six 1 D 
Hely Hutchinson Flats Camps Bay 1 H 
Rondebosch Model Railway l· p 
Chelmsford Road Vredehoek 1 H 
Princess Vlei Road 1 R 
Oranjezicht Nature Reserve 1 R 
Paarden Eiland Parking Area 1 T 
Closure of Nymann St 1 T 
Dreyersdal Road Bergvliet 1 H 
Beach Road Mouille Point 1 B 
District Six 1 D 
Turfhall Road Landsdown 1 B 
Porto Cervo, Kalk Bay 1 H 
Bentcn Street Maitland 1 T 
Jan Smuts Drive, Maitland 1 T 
St Mary Road, Muizenberg 1 T 
Torquay Avenue, Claremont 1 s 
Hein Road, Athlone Ind 1 N 
Waterkant Street, Cape Town 1 B 
Belvedere Road, ClaremJnt 1 s 
Closure Repulse Road, Rylands 1 T 
Clairwood Road, Newlands 1 E 



Table 4.3 (contd.) 

LIST OF COUNCIL CONFLICTS 

Minor Conflicts (contd) 

Boyes Drive, St James 
Park Road, Wynberg 
Sunningdale Kenilworth Sub. 
Prince George Drive 
Homestead Avenue Bergvliet 
Collingwood Road, Observatory 
Justin Road, Brooklyn 
Malton Road, Wynberg 

KEY 

B Coomercial 
T Traffic 
R Open Space 
H Housing 
N Nuisance 
P Preservation 
D Redevelopment 
S Service Needs 
E Education 

Appearances 

1 
1 
1 
1 
1 
1 
1 
1 

H 
B 
p 

B 
H 
B 
R 
B 



development is a hypermarket which generated strong objections 

from residents and traders in the area. Furthermore, both cases 

involved large capi~al sums to execute the planned developments 

where large areas of urban land are involved in the one case and 

expensive breakwater constructions in the other. The proposed 

Granger Bay development ultimately involveA the national 

government as ministers were lobbied for support. In addition 

environmentalist interest groups, business interests and manbers 

of the City Council became involved on one side or the other. The 

Goodwood development is very interesting because the two different 

local governments whose areas of jurisdiction extended to the 

immediate neighbourhood of the proposed develog ent were at 

loggerheads - the one to have the hyper arket built in their area 

and the other to stop it. The newspaper gave more coverage to 

business and environmental interest groups whereas the struggle 

between the local authorities was more evident from the Cape Tovm 

council minutes. 

The study period was dominated by two Major Conflicts at Council 

in which the pros and cons were both debated at more than five 

different meetings (Table 4.3). The ca~e histories, however, 

vary considerably as the one conf 1 ict involved a birth density, 

high class residential dev lopment at the foot of Table Mountain, 

whereas the other focused round the propose:J off ice development in 

the CBD, directly behind the o1 ri Cape Town City Hal 1. The 

residential development (Fernwood, CS 3) was debated in open 

counci 1 meetings while the business development on the Mayor's 

Garden Site (CS 5) was first debated in closed council meetings. 

At those early rreetings the attitudes within the city administra­

tion to the lease of the site to the developer and the location of 

the off ice building in general were tested. Thus, whereas the 
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residential development proposal was highly publicized by the 

media from the tin:e of its proposal, the business development was 

discussed behind closed doors and only reached the general public 

in the final stages of consideration, when open council meetings 

were held. 

The general pattern of cases that gave rise to debate at council 

level is illustrated in Figure 4.3 The central city area and its 

imnediate environment form an area of denser occurer.ce of conflict 

issues. In recent years the inner city has undergone a certain 
' 

amount of redevelopment and although many of the proposed land use 

changes were within category changes, objections to the destruc­

tion of historical buildings and older quarters have led to 

locational conflict. 

Another spatial grouping of conflicts occurred in the Rylands area 

(CS 8}, a suburb of relatively high socio-economic status zoned 

for Asiatic residence and in which a town centre and a minor 

business node have developed in recent years. As the amount of 

land available for purchase by Indians is very limited in Cape 

Town, the intrusion of business uses into a residential.area has 

resulted in strong opposition from the local residents. The 

extension of a major thoroughfare, Vanguard Drive, to connect 

areas like Rylands with other business nodes and to the national 

road grid in the north and the south west generated opposition as 

wel 1. Smaller roads were closed so that access to Vanguard Drive 

can now only be achieved along a few service roads. This angered 

industrial and corrmercial enterprises, ~no felt that the access to 

their premises by potential customers was reduced. 
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Conflict concentrated along the western and southern coastlines at 

Sea Point, Green Point and Camps Bay and in Muizenberg and Kalk 

Bay (Figure 4.3) respectively are interesting in that they 

indicated that the public wish to maintain free access and space 

to enjoy the coastal scenery of Cape Town rather than have the 

natural beauty disturbed by the develo.[X!Ent of rows of hotels or 

beach boulevard highways. 

Developnents planned for the lower slopes of Table Mountain also 

tended to give rise to debate at counci 1 level. Residents of 

high socio-economic status suburbs of Rondebosch, Newlands, 

Claremont, Constantia and Bishopscourt (Figure 3.8) sent in objec­

tions to the local authorities because the changes were perceived 

as intrusions in, or possible disturbance of, the strictly preser-

ved tranqui 1 i ty of expensive residential areas. Educational 

facilities, such as an additional University Campus in Rondebosch 

(CS 2), business and retail developments like a hypermarket in 

Constantia, or new high density housing, as for example, Fernwood 

(CS 3), all came under attack. Permission to subdivide very 

extensive private residential plots in Bishopscourt angered the 

neighbourhood and local ward representatives were often contacted 

by residents or involved themselves in the debate over these 

locational conflict issues. 

Not only did the residential population try to preserve the status 

quo, established businesses aimed at keeping other, often larger, 

enterprises off their turf. The extension of the Wynberg 

business area is a case in point. New supermarkets in Plumstead 

and Diep River (Figure 3.8) led to strong objections by both the 

business and the residential community although on different 

grounds. Whereas households affected by the new developments 
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objected to possible future traffic congestion, reduced property 

values and increased noise and influx of people into the area, the 

smaller businessmen and traders' associations made clear, through 

their letters of objection, til~t no new large shopping centres 

were needed in the area and that public demand did not warrant the 

proposed develoµnents. 

The majority (81,1%) of locational issues debated in council 

resulted in the adoption of the proposed developnent and a win for 

its advocates. In only 18,6% of all council conflict issues did 

the opponents to the· development achieve total or at least partial 

success. Either they succeeded in stopping the development 

(11,3%) or they were effective so far as to achieve a compromise 

(3,8%). In the remaining 3.8% of the conflicts the development 

was delayed. One wonders whether a delay in a planned develop-

ment can be counted as a victory by opponents to the location of 

the development •. often a delay seems to be a tactic to calm down 

opposition and when the develoµnent is no longer newsworthy the 

land use change reappears on the Council agenda and may be passed 

with minimal opposition. 

It seems, therefore, that debates at the city council meetings do 

not affect the outcome of a conflict over land use change to a 

large degree. The City Engineer and his department, by 

reviewing each application and recommending adoption or rejection, 

as far as both the rezoning itself and any objections to the 

rezoning and development are concerned, seems to have a great 

effect on the outcome of any debate and the final decision taken 

at Counci 1. The actual effective debate over the development 

issues occurs between the City Engineer and the 'fown Planning and 

Executive Committee, both of whom have access to all the facts 
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concerned. The council meeting is, in the majority of cases only 

used as the mediwn to confirm recommendations made by the City 

Engineer or the sub corrmittees. ward representatives making up 

the council are usually only aware of those facts which are sup­

plied by the City Engineer and the_corrmittees through the council 

meeting agenda. To have detailed knowledge about a development 

proposal and the area in which it is to occur, a ward representa­

tive has to be either very aware of local conditions himself or 

rely on good information· through neighl:x:mrhood groups and house­

holds. 

The analysis showed that 81% of al 1 conf 1 icts mentioned in the local 

newspapers fall within the Cape Town mbnicipal area. This seems to 

justify the fact that minutes of the Cape Town City Council were chosen 

as second data base from all thirteen municipalities. A comparison 

between conflicts identified from these two data bases now seems to be 

the next logical step in determining the characteristics of development 

conflict in Cape Town. 
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OIAPTER V 

OiARACTERIS'l'ICS OE' .~LOCATIONf.L._)CONPf ... ICT IN CAPE TONN 

So far the analysis of locational conflict has identified 77 il.em'.5., from 

the newspaper content analysis and 53 · i.~~m.?,.~; were brought up and 

discussed during more than one rreeting of the Cape Town Council. Yet 

only 18 of the conflicts over land use change debated at some length in 

the Council meeting appeared as conflicts in local newspapers (Table 

5.1) • 

Table 5.1 

CDNFL!CTS CX>MMJN TO NEWSPAPERS AND COUNCIL MINUTES 

News2apers Council Corrmon 
No % No % No % 

Business 17 22,1% 20 37,7% 9 50,0% 

Transportation 16 20,8% 8 15,1% 1 5,6% 

Recreation 9 11, 7% 5 9,4% 1 5,6% 

Housing 11 14,3% 9 17 ,0% 2 11,1% 

Encr oachr1ien t and Nuisance 8 10,4% 1 1,9% 0 0,0% 

Preservation 8 10,4% 4 7,5% 3 16,6% 

Redeveloµnent 3 3,9% 2 3,8% 2 11,1% 

Services 5 6,4% 2 3,8% 0 0,0% 

.&Jucation 0 0,0% 2 3,8% 0 0,0% 

'fatal 77 1()().0% 53 100,0% 18 100,0% 
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This means that. 66% of al 1 i\erns debated in counci 1 rreetings over four -, 

years were not picked up by the local press and could therefore only 

have been publicised to a very limited degree. Seeing that Cape Town 

is only one of thirteen municipalities in the greater Cape Town area, 

many more land use change applications might have been debated at length 

at local counci 1 meetings, without making· the newspapers. Al though 

municipal councils are clearly a significant forum for conflicts over 

locational issues, not al 1 i(~-rl'ls' that appear in the papers are debated 

at any length in Council. In fact, only 23% of the items f raised by 
. ' ,• ~-

papers reappeared more than once in Counci 1 minutes. This difference 

suggests a dissimilarity in focus between a conflict that is regarded 

as newsworthy by the newspapers and what is worthy of lengthy debate at 

Council. 

5.1 Focus of Newspapers and Council Meetings 

The question that has to be asked first in this respect is whether a 

particular type of land use change generates conflicts that appear in 

newspapers rather than in the Council minutes and visa versa {Table 

5.2). This does seem to re the case because there is a very low level 

of correlation (p = 0,2 which is not significant} between land use 

categories associated with conflict in the newspapers to the categories 

causing debates in council meetings. In particular, land use changes 

within or to transportation use. i.e. streets, bridges, etc., generate 

almost double the number of conflicts ·at council level than appear in 

the newspapers, a feature possibly associated with the local provincial, 

and national :implications of transportation changes. Changes within or 

to industrial land use, too, are seldom referred to in newspapers 

whereas they are the third most cbrrmon issues causing a conflict at Cape 

Town Council meetings. 
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Here again the importance of the industrial component in municipal 

finance may lead to more careful moni taring of these :~s_i:s at counci 1 

level. In contrast to industrial and transportation land use changes, 

those affecting residential uses and public service uses are more fre­

quently covered by newspapers. Those land use changes are likely to 

affect a large sector of the population and papers would tend to stress 

items of interest to readers. Rezoning it.~'!'? ; associated with business 

land use rank high on the priority list of both newspapers and council. 

However, only the large scale business land use changes lead to con­

flicts which appear in both papers and Council simultaneously. It 

seems that for an it~m-_rto be raised in newspapers, and also produce 

debates in Council, the scale of the proposed operation plays an impor­

tant role and many smaller business developments do not feature as 

conflicts at all levels and may not be raised at all even though they 

may have significant externality effects. 

A problem associated with looking at the category into which proposed 

land use changes fall is that one gets no idea of the extent of the 

change. In order to establish why people perceive a development to be 

unsatisfactory, the issues over which the conflict is fought should be 

taken into account. ·Looking at conflicts in terms of the dominant 

(i.e. primary) controversial issue raised (Table 5.3) provides a surro­

gate value for the negative externalities that people perceive are 

likely to occur from a proposed land use change. In certain conflicts 

the dominant issue of controversy is clear cut and easily 

distinguishable, especially if the time span is not long enough to 

change the focal point of the conflict. Major conflicts, however, 

which may carry on for years, sometimes reflect changes in attitudes to 

the proposal or additional controversial issues may be introduced at 

different stages of the conflict. In such cases it is therefore rela­

tively difficult to determine precisely which is the dominant conflict 
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PrOP9Sed Land Use 

Business 
Transportation 
Recreation 
Residential 
Public Services/F.ducation 
Industrial 

Commercial 
Traffic 
Open Space 
Housing 
Nuisance 
Preservation 
Redeveloµnent 
Service Needs 
F.ducation 

Table 5.2 

LAND USE AND CONFLICT 

NEWSPAPERS 
% 

27,3 
22,1 
10,4 
24,6 
11,7 
3,9 

100,0 

CONFLICTS IN 
COUNCIL 
% 

22,7 
39,6 

9,4 
9,4 
3,8 

15,1 

100.0 

Table 5.3 

CONFLICT TYPE'S 

OVERALL 
% 

28,5 
22,4 
10,7 
24,2 
9,8 

. 4,4 

100,0 

DOMINANT CONTROVERSIAL ISSUES IN 
NEWSPAPERS COUNCIL OVERALL 

% g. 
0 % 

22,1 37,7 25,l 
20,8 15,1 20,5 
11,7 9,4 11,6 
14,3 17 ,o 16,1 
10,4 1,9 8,1 
10,4' 7,5 8,1 

3,9 3,8 2,6 
6,4 3,8 6,2 
0 3,8 1,7 

100,0 100,0 100,0 
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issue. However, despite the inevitable subjectivity such a classifica­

tion involves, it is possible to determine types of conflict by issue· 

and comparison with related studies elsewhere. Although the criteria 

which Jannel le and Mi 11 ward (1976) applied in defining various conflict 

types have been used here, slightly different terms label the categories 

so. as to prevent confusion with the land use categories discussed above. 

A moderate correlation (of r = 0,64, 99% significam::_e) exists between the 

type of issue raised in the papers and at Council. Comnercial issues 

are raised when opposing business developments threaten a residential or 

public open area, as for instance large regional shopping centres, e.g. 

Goodwood hypermarket (CS 4) and Constantia hypermarket; business area 

expansion, e.g. in the Wynberg, Athlone and Rylands (CS 8) areas; 

off ice developments such as the Woolworth/Truworth building on the 

Mayor's Garden site (CS 5), and hotel developments, e.g. The Cape Sun 

Hotel in central Cape Town. 

Corrrnercially based issues often reflect the incompatible requirements of 

providing expanding residential areas with retail facilities while main-

taining perceived quiet residential environments. Issues such as need 

for more housing balanced against provision of more business and retail 

faci 1 ities are often raised as secondary issues by householders and 

shopowners respectively. However, whereas business people and develo­

pers use commercial issues more frequently to appeal to the local 

government and plead their case through city administration officials, 

residents raise corrmercial issues in defence of their interests through 

the media, ooth local and city wide.· 

Traffic based issues are raised for instance, over road widenings, road 

closures, the building of road over rail bridges, and provision of cycle 

paths. These conflict issues are raised throughout the metropolitan 
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area but are especially prevalent regarding the development of highways 

and extensive thoroughfares, such as Vanguard Drive, the Kirstenbosch 

Freeway and the Buitengracht Freeway. In these instances, as the 

implications are likely to involve large numbers of people, the traffic 

component is raised in the newspapers but as transportation is 

adminstered by both local and provincial government, traffic issues are 

also raised when debated in Counci L Besides appearing as dominant 

issues in a conflict, arguments against perceived traffic increases and 

hazards are frequently named as secondary issues and points of objec­

tion .. 

Conflicts over the issue of open space is generated when public beaches 

are threatened by rezoning and private hotel developments, as for 

instance in the Sandy Bay case. Open space issues also arise if exis­

ting park lands, sport sf ields, golf courses and playgrounds are 

threatened by, for instance, residential developments. Because 

residential developments so often threaten open spaces, issues of 

housing versus open space tend to be raised simultaneously in many 

conflicts. Sometimes, as in the case of the Granger Bay Yacht Harbour 

development, it is the manner in which the open space is to be used 

rather than the rezoning itself that creates opf>9sition. 

Housing issues dominate in the higher income suburban areas, where 

proposed high density residential developments threaten to destroy the 

low density character of the area. Cases such as the Fernwood 

Development in Newlands (CS 3), the Milnerton Island development, and 

the housing for labourers in Constantia fal 1 into this category. In 

one instance the housing issue had a different focus. About 50 km to 

the south east of the Cape Town CBD the development of a housing estate, 

designed to solve the urgent housing need for the black population of 

Cape To~~, gave rise to opposition but the issues raised did not focus 
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on the housing itself, but on the issue of guaranteeing the provision of 

basic public services and amenity facilities associated with a housing 

development that were not likely to be supplied in the near future. 

Housing issues are often raised together with traffic issues, 

preservation issues and fears of encroachment of incompatible land uses 

as secondary objections. 

Noxious encroachment and environmental nuisances refer to pol luting 

industries and using land for gravel pi ts, sewerage plants, open case 

mines and factory buildings. Such issues usually stress the 

incompatibility of such land uses with surrounding residential or open 

land. Opposition to development likely to cause environmental nuisance 

is headed by environmental lobbies such as was the case in the fight 

against the Noordhoek Kaolin Mine and the Kalk Bay SmJkery. 

Issues concerning encroachment only tend to be used by newspapers. 

Often the rezoning had been achieved years before the development 

occurred and therefore was not a matter for debate at Counci 1 level. 

Once the development became imminent the encroachment issue would be 

picked up esr::ecially where industrial devleopments could be viewed as 

encroaching upon open agricultural and recreational land. 

Preservation issues are primarily concerned with the continued existence 

of areas and buildings judged to have historical, architectural or 

sentimental value. The demolition of victorian facades on Greenmarket 

Square and the destruction of a Malay Quarter are cases in which 

preservation appeared as the theme underlying the. conflicts in both the 

newspapers and the Counci 1 minutes. The rrost controversial issue in 

which a preservation issue was stressed concerned a garden environment 

close to the University of Cape Town which ha.d teen established by Cecil 

Rhodes and was used by the Universi.ty for tennis courts. The 
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extension of the University into the garden area generated much 

opposition (CS 2) in which preservation was one of. the main issues 

raised. 

Redevelopment issues are raised in conflicts being fought over the 

demolition and/or structural change of buildings that may be obsolete 

and are usually located in older central city areas. For instance, 

housing or warehousing may be replaced by office, retail and high 

density residential developments. In particular newspapers tend to 

high! ight conflicts about redevelopment as for example those which arose 

from the destruction of a mosque and a ca tho 1 ic church in the cleared 

area of District Six, immediately adjacent to the Cape Town CBD, and 
-from the conversion of the area for office, educational and townhouse 

development. Redevelopment implies that older buildings have to be 

demolished to make space for new ones and therefore preservation issues 

are often used in conjunction with redevelopment issues. 

Issues concerning the need for and developrnent of public services such as 

lighting were most frequently raised in coloured and black residential 

areas and are largely confined to local corrrnunity newspapers. However, 

the extension of a general hospital,Groote Schuur, which could be 

expected to benefit a large portion of the corrmunity in general, became 

a conflict because residential erven were bought up and rezoned for the 

deve 1 opment. In this case city newspapers covered the development 

extensively with eyecatching photographic material. 

Conflicts which stress educational issues are relatively rare in Cape 

Town. Opposition to expanding educational faci 1 i ties is voiced ir. the 

higher income residential suburbs, but generally the issues focus on 

additional schools, creches and university facilities as sources of 

noise, congestion and potential disturbance rather than as welcome 
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improvements in educational possibilities. 

Overall, conflict over comnercial traffic and housing issues generated 

almost two thirds of the identified locational conflicts in the Cape 

Town area. In particular the invasion of business land uses into 

residential land and open spaces has been a Il'.ajor area of discontent. 

It is pertinent, therefore, to ask who objects to the location of new 

developments and on the basis of available evidence to establish who 

initiated the conflict and why others bec~re involved. 

~-
~ 5.2 Participants of Conflicts 

Any individual who wishes_ to use a parcel of land in a manner 

incompatible with the land use designated -in the official town planning 

scheme has the option of having the official land use category changed 

by participating in the local political procedure of land use change. 

If the proposed use is regarded as beneficial to the town planning 

scheme or a group or an individual, the local decision makers promote 

the change and play an advocacy role should ~my conflict arise. If, 

however, the proposed development is perceived _to have negative 

externalities for a neighbourhood suburb or municipality and is not 

rejected out of hand by the Officials, argurnent between opponents of the 

development and the developer and any supporting group is 1 ike ly to 

arise. In these cases the counci 1 plays a key role in channel 1 ing the 

conflict. 

Municipal employees, such as the City Engineer or elected members of 

various counci 1 corruui ttees can be regarded as initiators of conf 1 ict 

over land use change. They, however, tend not to approch newspapers in 

their fight but work through official channels and if necessary debate 

107 



Table 5.4 

CONFLICT PARTICIPANTS · 

PRO % CON PARTICIPANTS PRO % CON 

3,7 35,8 Households 1,8 24,4 
2,7 14,5 Neighbourhood Groups 1,8 6,4 

45,0 10,9 Civic Organisations 40,4 23,1 
13,8 0 Land Developers 7,0 0 
12,8 3,6 Other Entrepreneurs 10,5. 14 ,1 
18,3 18,8 Elected Officials 33,2 11,5 

3;7 16,4 Associations 5,3 20,5 

---100,0 100,0 100,0 100,0 

Table 5.5 

GROUNDS FOR INITIAL INVOLVEMENT IN CX>NFLICT 

News12apers Grounds for Involvement Council 
PRO O/o CON PRO O/o CON 

15,7 17,3 Economic Factors 20,0 23,7 
12,5 18,2 Cost_ of change 14,3 g;r· 

45,5 Impact on property values 0 59,l 
87,5 36,3 Other economic factors 85,7 3,8 

60,8 48,8 Social Factors 68,6' 60,2 
67,7 6,5 Need for improved services 33,3 5,4 
6,5 33,8 Compatibility with neighbour- 25,0 46,4 

hood 
3,2 30,6 Impact on traffic 25,0 35,7 
0 14,5 Safety 8,3 3,6 

22,6 8,1 Availability of housing 4,2 7,1 
0 6,5 Other- social factors 4,2 1,8 

19,6 29,1 Aesthetic Factors 8,6 9,7 
50,0 62,2 Visual attractiveness 66,7 66,7 
50,0 37,8 Other aesthetic factors 33,3 33,3 

0 0,9 Procedural Factors 0 5,4 
3~9 3,9 Miscellaneous Factors 2~8 1,0 
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the issue at council m?etings or directly with the developers. In this 

manner local government officials have the power to deal directly with 

the controlling body and thus stop or at les~ delay a proposed land use 

change or development. On ,the basis of the analysis of newspaper 

reports, and also of the city councii minutes (Table 5.4) it is evident 

that ci vie organizations and elected officials overwhelmingly support 

new develoµTents and land use change in the•city. However, individual 

elected officials and to a lesser extent civic organizations are 

prepared to come out against a proposed change in the newspapers or to 

speak against it in the council meetings. In these instances it is 

possible that they act as spokesmen for ratepayers in the ward they 

represent in Council. 

Existing residents' associations, and environmental societies, on the 

other hand, do not have direct power to prevent a land use change. As 

a result locational conflicts are generally initiated by small 

neighbourhood groups and individuals who may contact the local 

newspapers to write about the unwanted land use change and/or lodge an 

official objection to advertised land use changes with the relevant 

municipality. In contrast to existing residents and ratepayers 

associations neighbourhood groups tend to organize specifically in 

defence of their environment against specific detrimental and invading 

land uses. When the potential threat to the neighbourhood is averted 

they often disintegrate until the next issue in the area arises. 

Although most opposition to a developrnent proposal comes from households 

in both newspapers and council minutes, they form by far the rrost impor­

tant lobby in the newspapers. From the point of view of the 

householder an appeal to the newspaper is aimed at spreading knowledge 

of the proposed changes. As l~ng as the editor sees it as an issue 

that is of general interest to the general public the item wi 11 appear 
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in the newspaper and the householder has achieved the aim of possibly 

increasing the number of people concerned about an impending develop-

ment. Interestingly, land developers and other entrepreneurs both tend 

to support new developments in the newspaper even when competitors are 

responsible for proposing the change. However, at council level entre­

preneurs are prepared to voice their opposition. 

The grounds for initial involvement in a conflict are not always easy to 

establish because motives often are not explicitly stated and there is 

the possibility of deliberate misinterpretation or sympathetic 

rationalization of motives being given by those involved. However, a 

broad group of social factors (Table 5.5), in particular the need for 

improved services, compatibility or non-cQ~patibility with the environ­

ment and impact on traffic are stressed as justification and motivation 

for involvement in a locational conflict. Amongst those advocating a 

new developrrent, the need for new services is most comnonly stressed and 

frequent reference is made to 'fulfilling public requirements' and 

'catering for public wants'. Residents in whose area the proposed 

development is to be located usually qo not deny the need for the 

proposed development but argue that the precise location of it is incom­

patible with the irrmediate environment and therefore the development 

should be located elsewhere. Newspapers tend to justify their involve­

ment by stressing the impact on traffic especially as traffic situations 

involve a wide variety of people and may lead to increased readership. 

At Counci 1 level the impact on traffic is often given as a reason for 

initiating a conflict over the location of possible developments. It 

is the responsibi 1 i ty of local governments to ensure safe and 

undisturbed transport networks and furthermore·, traffic implications of 

developments are often available to local governrrent officials and thus 

one would expect this aspect to bE! a motive at Council level. 
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Amongst economic grounds for involvement, impact on property values is 

by far the main reason why people are against a development. Clearly 

the appeal to vested interests is regarded as a rreans of gaining support 

from those in the illh~ediate vicinity of the change. In addition, a 

variety of other economic factors are cited as the justification for a 

land use change - a feature which highlights the reciprocal relationship 

between land use and land value. 

Aesthetic reasons for involvement are m::>st often stressed by newspapers, 

but interestingly both those for and those against a developemnt often 
\ 

use the same grounds of visual attractiveness or non-attractiveness of 

the proposed development. It seems that in this case the saying holds 

true, beauty lies in the eyes of the beholder - or in the eyes of the 

one who can make the most profit out of a development. 

5.3 Intensity of Conflict 

The intensity of conflict varied from ve}:bal disagreement to court 

action (Table 5.6). Any issues over the proposed location of a 

particular land use raised in the newspaper or at Council by definition 

can be regarded as having generated verbal disagreement. This takes 

the form of discussion and debates between the conf 1 icting groups or 

appears as letters to the Council or newspaper in which objections are 

given. The majority of cases do not proceed to any higher level of 

conflict intensity and the issue is.resolved by official action of one 

sort or another. 

Petition by individuals who may or may not have been supported by 

neighbourhood groups or ratepayers' associations is the most common 

action chosen after verbal disagreement. Petitions often help to 
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support and pull newly organized groups together but are just as often 

instigated by existing organi.zations. The next level in the scale of 

conflict intensity occurs through group organiza~<:9· At this stage new 

associations, either loose or long lasting are founded and their 

activities are motivated by the particular issue being fought. 

Table 5.6 

CDNFLICI' INTENSITY 

Percent of Cases 

Verbal disagreement ............ • .............. . 
Petition ...................................... 

100,0'% 

16,2% 

Group Organizqt_~ib.n •••••••••••••••••••••••••• ~... 8,1% 

Brief presented ............................... 
Appeal to government ......................... 
Demonstration ................................. 
Injunction served ............................. 
Court action .................................. 

7 ,2% 

5,4% 

0% 

3,6% 

3,6% 

Briefs are usually presented in cases where the appeals against the 

proposed develqxnent have become drawn out or in cases where work on the 

proposed develoi;xnent is started in advance anticipating a permission. 

Appeals to the government at national or provincial level occur less 

frequently and are usually made when developers and objectors are not 

satisfied with the decisions taken by local government officials. In 

some cases it occurred then that appeals were upheld by national and 

provincial government officials and a decision was taken against the 

local authority. 
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No demonstrations associated with locational conflict occurred in the 

Cape Town area during the study period. However, sorre stands where the 

signing of petitions was being advertised came close to being 

demonstrations as posters were hung around .the stands and numbers of 

people gathered to support the cause. 

Only in conflicts of very large magnitude were injunctions served and/or 

court action taken. These means are clearly the last resort for any 

party opposing the location of a new development. Once a court order 

has been issued, further negotiations are generally not possible. 

However, on the Groote Schuur issue the court case ended in a canpromise 

being achieved between the two parties. 

To sum up, it is evident that in conflict over land use change proposals, 

different issues were taken up and different approaches are followed by 

local newspapers and Council. Nevertheless, corrmon features in terms 

of focus, participants and conflict intensity can be recognised. The 

analysis of various conflicts in.Cape Town has shown, however, that each 

conflict has its own particular character.istics and only by looking at a 

selection of conflicts in greater detail can one appreciate the 

complexities of locational conflict. 
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·OJAPTER VI 

CASE S'IUDIF.S 

6.1 Introduction 

The case studies are selected from all Newspaper and Council conflicts 

according to characteristics in which they stood out from the rest or as 

typical examples of certain types of conflict. Care has been taken to 

select cases which show a wide range of participant groups and different 

dominant issues over which conflict arose. Various intensities of 

conflict are illustrated and case histories of clashes between various 

levels of government or between prominent interest groups have been 

included. By way of contrast a simple land use change (CS 9) has been 

added to show that a rezoning can proceed through all bureaucratic 

levels without generating opposition from officials or the general 

public, (Figure 6.1). 

Case Study No 1: Proposed Noordhoek Kaolin Mines 

1 

2 

3 

4 

5 

6 

Applicant: 

Application: 

Initiator: 

Date of Initiation: 

Local authority: 

Rezoning: 

·serina Ltd 

September 1979 

Divisional Council of the Cape 

End of 1980 

Divisional Council of the Cape 

Open space to business and mining 

7 Conflict: a) Primary issue: Encroachment of noxious land uses into 

open land. 

b) Secondary issues (objections raised): Increase in 
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heavy vehicle traffic; visual attractiveness of the 

area will be disturbed; escalation in mining 

activities could attract secondary industries; noise, 

dust in high wind zone; health hazard: problem of 

waste dumps and sterility of kaolin dust. 

c) Forum: newspapers - first appearance during the study 

period 22 November 1980, form - major articles over 

half of the page, big headings, letters, editorials, 

photographs, sketches and additional material from a 

planning seminar and environmental resource management 

products. 

8 Participants: National government departments; Divisional Council 

of the Cape; Cape Town City Council; Progressive 

Federal Party; Coordinating Council of Nature 

conservation in the Cape (CCNC); Fairest Cape 

Association; District Civic Association; Noordhoek 

Ratepayers Association; Noordhoek Conservationists; 

Residents of Noordhoek, Fish Hoek, Kommetje, Sun 

Valley, Muizenberg; Continental China Ltd Pty holders 

of Serina Ltd. 

9 Intensity: Verba 1 disagreements, petitions, group organizing, 

briefs presented, appeal to government. 

10 Background: There are five known Kaolin deposits in the Noordhoek 

Valley on Chaplin Estate, Good Hope and Imhoff's gift 

which are not mined as yet and the Serina Hare and 

Brakkloof deposits which have established mines. At 

Brakkloof there is a processing plant. The deposits 

are regarded as valuable because they promise high 

yields (above 50%) and the Kaolin mined is of very 

high quality. Life expectancy of the mines is 

approximately 50 years. 
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11 History: 

12 outcome: 

Serina Ltd asked for mining concessions in September 

1979. The Divisional Council of the Cape initiated 

an environmental impact study by the CCNC at the end 

of 1980. The impact study showed that the impact on 

the environment will be mainly negative and Serina Ltd 

replied that the impact study was incorrect (July 

1981). The CX:NC stood by its report and spelled out 

the effect of Kaolin mining to the public. The 

Kommetjie Council allowed Serina Ltd to draw water 

from their system for mining operations. In February 

1982 the Progressive Federal Party organised a new 

drive against the mining proposals in the form of a 

petition. In the same rronths three government minis­

ters visited the Noordhoek Valley. The petition 

signed by 6839 people was sent to the Minister of the 

Interior in April 1982. In July 1982 the Divisional 

Counci 1 rejected the applications for mining and the 

personal interest of a Government minister in the area 

was revealed. Personal attacks against party rrembers 

were frequent. In October 1983 the Minister of Con­

stitutional Development and Planning proclaimed the 

boundaries of a nature area which stretches from Cape 

Point to Table Mountain, but excluded the Kaolin 

deposits. 

Part of the Noordhoek Valley has become a nature area 

in which development is prohibited. However, the 

three proposed new mining areas are not included and 

the Kaolin may be exploited with special permission by 

the Minister of Constitutional Development and 

Planning. 
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Case Study No 2: University of Cape Town Middle Campus 

1 

2 

3 

4 

5 

6 

7 

Applicant: 

Application: 

University of Cape Town 

Mid 1977 

Initiator: Stanley Road residents and Mr Chris 

Iveson 

Date of Initiation: 4August 1981 

City of Cape Town Local Authority:· 

Rezoning: Land was already zoned educational; only rezoning of 

a part of Stanley Rd, bordering the proposed 

development, from single dwelling residential to 

private open space (Place of Instruction) •. 

Conflict: a) Primary issue: Preservation of the national 

environment and established gardens. 

b) Secondary issues: Stanley Road is too narrow to carry 

increased traffic load; disturbance of privacy and 

quietness of the residential area; falling property 

·values; traffic and safety hazard because of the 

steepness of Stanley Road; destruction of old trees 

and exotic vegetation in a parklike garden established 

by Mr Ceci 1 Rhodes; no demand for new buildings; 

demolition of UCT tennis courts. 

c) Forum: ·newspapers - first appearances in 1976, first 

appearance in the study period 8th April 1981. .Form 

- major articles with many pictures and illustrations 

of the proposed.development and the present site, 

major headings, letters to the editor, editorials; 

UCT news edition; Council meetings - 4 reappearances, 

lengthy debates. 

8 Participants: National Monuments.Council; Cape Town City Council; 

University of Cape Town, Council and Planning Unit; 
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9 Intensity: 

Cape Institute of Architects; Cape Town, Rondebosch 

and Stanley Road residents; Mr Brian Bamford, Member 

of Parliament. 

Verbal disagreement; petition; group organizing; 

briefs presented; appeal to government. 

10 Background: The planning of Middle Campus started with the UCT 

Planning Unit's feasibility study No 1 (1971), 

continued with the Planning Study in Report No 2 

(1974) and concluded with the Design Study in Report 

No 3 (1976). The proposal includes three academic 

buildings for Education, Architecture and the Graduate 

School of Business Studies together with an elaborate 

road system, parking lots, terraces and open spaces. 

11 History: University of Cape Town Middle Campus plans were made 

public in 1976 when models and extensive plans were 

drawn up and discussed by the University Planning 

Committee. The University consulted the National 

Monuments Council, the Cape Provincial Institute of 

Architects and Rhodes Trustees who all applauded the 

scheme. In Apri 1 1981 the first step, the Education 

building, was approved. In August 1981 objections to 

the development appeared in newspapers and Mr Brian 

Bamford said that the public should show concern over 

the developrnent. Rondebosch residents asked for an 

inquiry into the development plan. In September 1981 

Mr Brian Bamford declared the plan to be 'excel lent' 

and of 'stunning vision' and the UCT principal too 

lauded the project. Residents questioned the need 

for new buildings and the need to fell trees. A 

petition drive was organised by Chris Iveson who pre­

pared an information pamphlet of the history of the 
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12 Outcome: 

Woolsack garden area, as the site is called. Discus­

sions· and talks between UCT and residents 

associations; application by Chris Iveson to declare 

the area a monument. Cape Town City Counci 1 approved 

the rezoning of Stanley road on 25 February 1982. 

Throughout the year articles and letters by residents 

appear in the newspapers. In January 1983 Chris 

Iveson requests the ucr Council to discuss the resi­

dents obj ctions and his alternative plan. The 

Counci 1 discusses the matter in August 1983 and 

decides to go ahead wilth the proposed developments. 

The first building is being construct€:\] at the tirre of 

writing. A strip of garden has been declared a 

national monument and will be preserved; compromises 

on trees arid planting of new bushes has been achieved; 

the develoµnent plan has not been changed. 

Case Study No,3: High Density Housing Develoi;:rnent in Fernwood/Newlands 

1 

2 

3 

4 

5 

6 

Applicant: 

Application: 

Initiator: 

Messrs Roberts, Laser and Associates Incorp 

June 1981 

Councillor Rabinovitz and Fernwood 

residents 

Date of Initiation: 27 August 1981 

Local Authority: City of Cape Town 

Rezoning: General Residential Use already approved in 1966 by 

the Administrator of the Cape. 

7 Conflict: a) Primary issue: development of high density housing 

estate. 

b) Secondary issues: long distance visual impact; 

change of the open space character of a particular 
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area of Table Mountain, creating a possible precedent 

for high density developments on the slopes of Table 

Mountain; damage to natural vegetation; visibility 

of the development from Kirstenbosch Botanical 

Gardens; Increased pressures on environment by 

pollution from the development; intrusion into the 

woodland belt. 

c) Forum: newspapers - first appearance 27 August 1981, 

Form - articles, few pictures, many letters, 

editorials Council meetings: seven reappearances 

at Council meetings, major debates and several special 

meetings during the period 11 November 1981 to 21 July 

1982. 

8 Participants: National Monuments Council; National Botanical Gar-

9 Intensity: 

10 Background 

dens; Department of Forestry and Environmental 

Conservation; Provincial Administration; City of Cape 

Town; Newlands Heights Development represented by 

Messrs Roberts, Laser and Associates; residents of 

Upper Fernwood, Bishopscourt; individual councillors 

of CTCC. 

verbal disagreement, petitions, briefs presented, 

appeal to government. 

Erf 104323, a portion of Fernwood Estate, Newlands, 

known previously as Woodlands Heights and more 

recently as Newlands Heights, adjoins Kirstenbosch 

National Botanical Gardens and was originally set 

aside for an Old Age Home by the Administrator, when 

the area fell under the jurisdiction of the Cape 

Div isiona 1 Counci 1. On 24 November 1966, the 

Administrator authorised the zoning of the property to 

General Residential Use with a height limit of two 
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11 History: 

storeys. In 1971, the area was incorporated into the 

Cape Town Municipal Area. A freeway link was pro­

posed but following a controversy was rejected by the 

Administrator. However, he instructed the Council to 

prevent development along the route of the proposed 

freeway link and to proceed with the acquisition of 

affected properties. This has been done. 

In June 1981 a proposed development plan for a high 

density housing scheme known as Newlands Heights was 

submitted by Messrs Roberts, Laser and Associates 

Incorporated, Architects. Development proposals were 

well within what is permitted in terms of the Town 

Planning Scheme. Following a public outcry, started 

by an article in which a Cape Town city councillor 

outlined his opposition to the plan, and a petition 

drive initiated by a Fernwood resident, the Town Plan­

ning Cammi ttee requested the developers, on 11 

November 1981, to furnish the Counci 1 with an environ­

mental impact study. Th~ environmental impact report 

showed that the develoµnent would have an unsatisfac­

tory long distance visual impact, and would involve 

the removal of indigenous flora, of which only a 

limited amount remains. The developers argued that 

the develoµnent would be screened; that the slope had 

been cleared of indigenous vegetation previously and 

that the develorxrent was within the bulk and coverage 

restrictions allowed. Despite maintaining that public 

opposition was unfounded, the developers agreed to 

undertake extensive landscaping. Letters of opposi­

tion and a petition handed in by Fernwood residents 

suggested an alternative site. Erf 242, the lower 
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Outcome: 

slopes in Kirstenbosch. Aftei;: lengthy discussions 

and negotiations the developers agreed to exchange the 

original site, erf 104323 for erf 242 if the rezoning 

would be handled speedily by the Council. The deci­

sion to develop on erf 242, along the Liesbeek River, 

angered neighbouring residents. Erf 242 belonged to 

the Cape Provincial Administration and was set aside 

for the developnent of a school which was not needed 

at the rroment. Kirstenbosch residents then suggested 

another site, erf 212 in Bishopscourt along the Lies-

beek River. This site was zoned public open space 

and was set aside for public usage and a change in 

zoning needed reasonable consensus. This was not 

forthcoming. On 23 June 1982 the Cape Town Town 

Planning Committee decided on the Liesbeek site and 

the City Counci 1 concurred with this decision. The 

final decision taken by the Provincial Executive Com­

mi ttee on 21 July 1982, went against the recommenda­

tions of the Cape Town City Council and decided on the 

erf 242, the school site in lower Kirstenbosch; the 

justification being that this erf was marked for deve­

lopnent and that the closing of the public open space, 

erf 212, could lead to legal and financial implica­

tions for the city council and the taxpayer. 

Since the end of the study period residents neighbou­

ring the school site, erf 242, have instigated Supreme 

Court Action and have won. The result is that the 

developrrent of high density housing wi 11 take part of 

the originally proposed site 104323. Plans for the 

first stage of ·developrrent have been approved and at 

the time of writing the construction was imninent. 
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Case Study No 4: Goodwood Sh<Ywground Develop.nent and Hypermarket 

1 

2 

3 

4 

5 

6 

7 

Applicant: 

Application: 

Western Province Agricultural Society 

26 August 1980 

Initiator: City Engineer of the City of Cape Town 

Date of Initiation: 8 February 1980 

Local Authority: City of Cape Town 

Rezoning: Private Open Space (Show and Exhibi tio_n) to General 

Business Use. 

Conflict: a) Primary issue: No need for additional business 

zoning. 

b) Secondary issues (Objections raised): Impact on 

existing businesses in the neighbouring areas, 

prejudice to already zoned but unused business land, 

congestion, delays and safety hazards in the traffic 

network, showground is needed as open space. 

c) Forum: newspapers - first appearance 8 February 1980: 

Form - mainly short articles but some large headings, 

editorials, sketches and some pictures; counci 1 

minutes - 5 reappearances, major discussions. 

8 Participants: Against: Department of Cornnunity DevelofXIlent, Pro-

vincial Administration, Division Council of the Cape, 

Cape Town City, Cape Metro Planning cornnittees, Muni­

cipalities of Pinelands, Milnerton, Goodwood, Parow; 

Institute of South African Architects, Athlone and 

District Management Corrmittee, Cape Town and Goodwood 

Chambers of Crnrnnerce, Western Cape Traders Associa­

tion, Tygerberg Chamber of Commerce and Industrial 

Association, Athlone Business and Professional Asso-

ciation, Captour, Maitland Municipal 

Voters Association, Thornton Ratepayers Association, 
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9 Intensity: 

Pro - Kaapstadse Afr ikaanse Sakekamer, Western 

Province Agricultural Society. 

Verbal disagreement (including many official letters 

of objection to the Council); briefs presented, appeal 

to government. 

10 Background: The Cape Showgrounds have been used for exhibitions 

11 History: 

and fairs and are owned by the Western Province 

Agricultural Society. 

The application for rezoning was lodged by the attor­

neys Heyns, Strauss and Visagie on behalf of the 

Western Province Agricultural Society and an unnamed 

group of South African companies on the 26 August 

1980. The City Engineer recorrmended rejection of the 

rezoning in his report to the Town Planning Conmittee 

on the 24 Apr i 1 1981. In reaction to the City Eng i­

neer's report, consultants for the applicant met with 

the TP committee to discuss the objections on the 27 

May 1981. The TP committee decided not to support 

the City Engineer's reomnendation and to recorrmend to 

Council that the application be approved. On 16 June 

1981, the Executive Committee decided to ask for the 

views of surrounding local authorities and other 

interested parties on the application. Except for 

two bodies al i parties objected to the development 

(see CS 7). The applicants hereafter claimed that the 

Counci 1 acted against the principles of free enter­

prise by protecting existing businesses from 

competition. The City Engineer stressed that it is 

the task of the local authority to ensure that 

influences disruptive of the existing commercial 

·development and other components of the delicately 
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12 Outcome 

balanced urban land use and socio-economic system are 

minimized. Towards the end of 1981 the Agricultural 

Society gave the Council an ultimatum to come to some 

decision on the application. On 10 December 1981 

the Town Planning Corrmittee reversed its decision and 

rejected the application; which was followed by a 

rejection of the application by the Council on 21 

December 1981. On the same date the applicants ap-

pealed to the Administrator who advertised for 

objections on the 6 February 1982. Again official 

objections were filed. 

On the 2 February 1983, the Provincial Administration 

overruled the decision of the Cape Town City Council 

and approved the development condition that a 

solution, acceptable to the CTCC and the Provincial 

Roads Department, be found to the expected traffic 

problems. A further prov is ion is that the rate of 

retail development should not outpace that of the 

leisure centre. 

Case Study No 5: Mayor's Garden Site - Office Develoµnent 

1 

2 

3 

4 

5 

6 

7 

Applicant: 

Application: 

City of Cape Town 

End 1981 

Initiator: Simon van der Stel Foundation 

Date of Initiation: 18 March 1982 

Local Authority: City of Cape Town 

Rezoning: Municipal Purpose to General Business Use 

Conflict: a) Primary issue: preservation of an open space and of 

.the historic last portion of Old Caledon Square. 
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b) Secondary issues: protection of surrounding business 

area; providing a park and garden on the site; city 

profiteering for leasing of site; high rise buildings 

detract from the beauty of the City Hall; dEmJlition 

of public toilets on the site; destruction of trees; 

effect on the views of Table Mountain; generation of 

traffic. 

c) Forum: 

1982; 

newspapers - first appearance February 

very little coverage in only six minor articles 

under headings of medium size and no pictures. 

Council minutes - 8 reappearances, closed council 

meetings, intense debates. 

8 Participants: Cape Town City Council, Planning Committee, 

Executive Comrni ttee, Simon van der Stel Foundation, 

woolworth/Truworth Canpany, Cape Provincial Institute 

of Architects, three residents from Rondebosch, 

Thornton and Cape Town respectively. 

9 Intensity: Verbal disagreement. 

10 Background: The Mayor's Garden Site was converted from a pleasant 

park to a recruiting and recreational centre for 

servicemen during the Seconq World War. After the 

war, due to a shortage of staff accorrmodation, various 

council offices were accommodated in the temporary 

buildings and certain brick and concrete structures 

were erected on the site. The site has not been used 

as public open space for more than 40 years but 

belongs to the City of Cape Town. 

11 History: The City of Cape Town initiated rezoning procedures 

for the Mayor's Garden site at the end of 1981 with 

the intention of leasing the site to 

Woolworth/Truwor:th who wanted to build their corporate 
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headquarters there. In 1981 woolworth/Truworth lodged 

informal inquiries with the City Council about the 

availability of the Drill Hall site for a new head 

office building. A strong lobby developed for the 

preservation of the Drill Hall which was erected in 

1884. ·woolworth/Truworth informed the Executive 

Committee that they would not be interested in the 

site if demolition of the Drill Hall were to becorre a 

public issue. They needed a vacant site. The city 

wanted to attract modern offices into the older part 

of the CBD near the city hall. On 14 January 1982 

Woolworth/Truworth approached the Executive Comnittee 

with an of fer of 1.3 mi 11 ion Rands rent for a 65 year 

lease of the site. The Executive Corrmittee agreed to 

the period but not the rent. On 4 February 1982 

woolworth/Truworth offered 2 million Rands but stipu­

lateq that building had to start within six months. 

A Special Executive Committee meeting at which no 

agreement could be reached was held on 16 February 

1982. The alternative site of Mayor's Garden was 

suggested to Council at its·meeting on 25 February 

1982 and it was agreed to advertise the intention to 

lease the Mayor's Garden site (Erf 4941, Cape Town) to 

Messrs Woolworths Truworths Ltd; to consider: any 

counter offer, and to request the Administrator to 

rezone the site from Municipal Purposes to General 

Business Use, Sub-Zone BS. All decisions subject to 

certain conditions. Fol lowing certain amendments to 

the proposed conditions, Council resolved on 15 March 

1982 to r:eadvertise the leasing of the site. On 29 

April 1982 Counci 1 r:esol ved that the Final Statement 
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12 Outcome: 

. be amended by the inclusion in Schedule B of certain 

revised conditions. This proposal was advertised, 

with a closing date for objections of 28 May ,982 • 

. In the interim a number of objections were received in 

response to earlier advertisements but the City Engi­

neer reconmended in his report on the 21 May 1982 that 

objections should not be upheld on the basis that the 

objectors had not acquainted themselves with the 

details of the proposed special conditions applicable 

to the rezoning. Council adopted the recomnendations 

of the City Engineer in a rreeting on 26 September 1982 

and decided to ask for the Administrator's consent. 

The Administrator approved the rezoning and the 

building was under construction at the time of 

writing. 

case Study No 6: Woodstock Pine Road Parking Area 

1 Applicant: 

2 Application: 

This case would not be identified in the Cape 

Town Council minutes. ·Therefore the applicant 

and date of application are unknown. 

3 Initiator: Residents and Argus Newspaper 

4 Date of Initiation: January 1983 

5 Local Authority: City of Cape Town 

6 

7 

Rezoning: 

Conflict 

unknown 

a) Primary issue: Threat to housing 

b) Secondary issue (objections raised): Short distance 

from hospitals and work; people too old to rnov~ 

length of residence in area; Lack of alternativ 

accomnodation, Group Areas. 
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c) Forum: newspaper - first appearance 27 January 1983, 

four smal 1 articles of two columns each, medium 

heading size, one picture; counci 1 - did not appear 

during the study period. 

8 Participants: Department of Community Development, Salt River, 

Woodstock - Walmer Estate Residents' Association, Pine 

Road residents. 

9 Intensity: Verbal disagreement 

10 Background: In January 1983 an' article was published by h,e Argus 

which stated that more than a hundred people living in 

Pine Road, Woodstock have been asked to move to make 

way for a proposed parking lot. 

11 History: 

12 Outcome 

Residents expressed their fears of eviction and 

unwillingness to move. On 2 February 1983 the Salt 

River-Woodstock-Walmer Estate Ratepayers' Association 

condemned the harrassment and intimidation of Pine 

Road residents who apparently were threatened with 

eviction by officials of the Department of Corrmuni ty 

Development. The Departm0 nt of Community 

Development held that the houses should not be 

demolished unless it was economocially unfeasible to 

renovate them and has told the City Council in March 

that no one wi 11 be expected to leave their homes if 

there is no suitable alternative accommodation 

available. 

Pending. 
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Case Study No 7: Kalk Bay Porto Cervo Developnent 

1 

2 

3 

4 

5 

Applicant: 

Application: 

Porto Cervo Construction Project Management 

(Pty) Ltd 

6 October 1982 

Initiator: Various households 

Date of Initiation: December 1982 

Local Authority: City of Cape Town 

6 Rezoning: Single Residential to General Residential 

7 Conflict: a) Prim ry Issue: High density housing 

b) Secondary Issues (objections raised): The Kalk Bay 

village charm will be wrecked - incompatibility with 

neighbourhood; mountain will be out of view; a public 

passage between Godfrey and Clairvaux Road will be cut 

off; noise pollution; the development is too large. 

c) Forum: newspaper - first article 5 November 1982, 

seven articles and letters, two pictures and 1 imi ted 

heading size counci 1 - one reappearance and smal 1 

debate. 

8 Participants: City of Cape Town; Developer; Kalk Bay Ratepayers' 

Association; Residents of Kalk Bay, St James and Cape 

Town. 

9 Intensity: Verbal disagreement, petition with 334 signatures. 

10 Background: Kalk Bay is a smal 1 village between the sea and the 

Table Mountain chain to the Southeast of Cape Town. 

It is one of the few operational fishing harbours on 

False Bay and fisherfolk form an integral part of the 

comnunity. 

11 History: On 6 CX::tober 1982 Porto Cervo Construction applied to 

have three erven in Kalk Bay rezoned from Single 

Residential to General Residential use in order to 
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build a mediterranean type, stepped, high density 

housing developnent on the mountain slopes above the 

town. The City Engineer (6 October 1982) and the 

Town Planning Comuittee (13 October 1982) reconrnended 

acceptance of the plan and the Executive Committee 

fol lowed suite on 4 Nov mber 1982. On 30 November 

1982 Council agreed to apply to the Administrator for 

the rezoning and advertised the development. The 

City Engineer's report was also referred to the Utili­

ties and Works Committee and the Cape Town 

Environmental Advisory Board, who adopted the 

recommendations on 1 November 1982 and 14 November 

1982 respectively. The proposed rezoning was adver­

tised and seven letters of objection from individual 

households plus one from the Kalk Bay Ratepayers' and 

Residents' Association were received. A petition was 

submitted by a Kalk Bay resident on 24 November 1982. 

Mr John Wiley, MP, drew the attention of the Counci 1 

to the fact that the development might interfere with 

plans for a major by-pass road. Another resident 

mentioned that he had attempted to buy part of the 

area in which the development was proposed, but his 

application was rej cted on the grounds that the area 

was earmarked for a road development. In response to 

these objections the City Engineer asked the applicant 

(17 January 1983) to provide more detailed plans and a 

model of the development. The applicant submitted a 

slightly revised plan on 4 February 1983 and the City 

Engineer again recorrmended the development to the 'IWon 

Planning Comnittee on 5 April 1983. The Town Plan­

ning Comni ttee and the Executive Corrmi ttee concurred 
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on 11 Apri 1 .1983 and Counci 1 approved the rezoning and 

develofXUent on 28 April 1983. 

12 Outcome: The development is being completed at the present 

tinE. 

case Study No 8: Rylands Business Area 

1 

2 

3 

4 

5 

6 

7 

Applicant: 

·Application: 

Initiator: 

SJP Investment (pty) Ltd 

6 March 1975 

City Engineer 

Date of Initiation: 6 March 1975 

Local Authority: City of Cape Town 

Rezoning:. Single Residential to General Business 

Conflict: a) Primary issue: No need for additional business 

zoning. 

b) Secondary issues (objections raised): The area is 

resid~ntial and there is a shortage of housing in the 

Indian comnuni ty; houses were bui 1 t at great expense; 

other business sites are standing empty; type of 

activity proposed should only be allowed in an 

industrial area; traffic increase; noise. 

c) Forum: newspaper - no i tern; counc i 1 - one 

reappearance during the study period, but ongoing 

debate since 1975, extensive debate between the Town 

Planning Comnittee and the City Engineer. 

8 Participants: City of Cape Town; Regional Representative of the 

Department of Comnuni ty Development; Rylands Estate 

Management Comnittee; Residents of Rylands. 

9 Intensity: Verbal disagree:rent. 

10 Background: Rylands Estate is one of two areas in Cape Town set 

. aside for the Indian population. It is relatively 
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11 History: 

12 Outcome: 

densely populated and residences are always in demand. 

On 18 December 1975 Council considered an application 

made on behalf of SJP Investments (Pty) Ltd for the 

rezoning of an area in College Road, Rylands Estate to 

increase the size of a workshop and to produce a 'flow 

line' servicing system. The City Engineer did not 

recornnend a 'spot' zoning but considered the creation 

of a small corrm:rcial node in the area. The proposal 

was advertised and various letters of objection \\Bre 

received. In a report on 14 August 1979 the City 

Engineer, on the grounds of these objections changed 

his original recorrrnendation and suggested the council 

reject the rezoning. The Town Planning Cornnittee on 

21 May 1980 considered the report together with a 

letter from the Rylands Estate Management Corrmittee 

who approved the rezonings, and asked the City Eng i­

neer to reconsider and submit a report on the 

necessary amendments to the Town Planning Scheme. 

This report, dated 2 December 1980, stated the City 

Engineer recomnended that only three erven and not a 

whole area might be rezoned. This was adopted by the 

Executive Corrmittee on 19 May 1981 and by Council on 

26 May 1981. 

No general corrmercial area was al lowed in Rylands, but 

three private erven were rezoned from Single 

Residential to General Business use. 

Case Sttrly .No 9: Tannery Park Developrent in Rondebosch 

1 

2 

Applicant: 

Application: 

Seardel ·Invesbnent (Pty) Ltd 

6 August 1981 
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3 Initiator: no conflict 

4 Date of Initiation: not applicable 

5 Local Authority: City of Cape Town 

6 

7 

Rezoning: 

Conflict: 

General Residential to General Business 

No conflict arose; the development was mentioned 

favourably in two newspapers with a picture in each 

and was approved at the first appearance in Council. 

B Participants: City .of Cape Town, Di var is Estate on behalf of 

Seardel Investment (Pty) Ltd. 

9 Intensity: Verbal agreement. 

10 Background: The Mossops Tannery had been a source of pollution but 

also a source of employment in the area and was closed 

only shortly before demolition. 

11 History: 

12 Outcome: 

The application for rezoning of the site from General 

Residential to General Business use was handed in by 

Divaris Estate on 6 August 1981. The development 

plan proposed a three storey office develoi;:xrent com­

prising 7000 square metres of office accommodation. 

The offices are arranged. around a central garden and 

on-.site parking will be provided. On 2 September 

1981 the City Engineer recommended the rezoning and 

developemnt and the Town Planning and Executive Comni­

ttees recorrmended accordingly on 9 September 1981 and 

on 22 September 1981 respectively. On 30 July 1982 

the developnent was approved by Council. 

Demolition of the old Mossops. Tannery was started in 

June 1983 and in September 1984 the main buildings had 

been completed except for the interiors. 
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CllAPTER VII 

SIGNIFICANCE AND SOCIC>-POLITICAL IMPLICATIONS OF r.cx::ATIOOAL 

CX>NFLICT IN CAPE 'IQ\N 

The previous chapter provided some insight into the detailed 

characteristics and development of locational conflict in Cape Town. A 

relationship between the number of applications for a lapd use change 

and resulting conflicts was assumed and could be confirmed in most 

instances. Different types of conflicts in which various participants 

were involved have been shown to have varying outcomes and results. 

From this basis of an analysis of specific conflict issues it is now 

possible to draw conclusions about conflict in Cape Town. 

7.1 Problems Associated with tOO Stl.Xiy 

A few difficulties have been experienced in this study. These were, 

however, rather of a technical than of a conceptual nature and concerned 

mostly the collection and the type of initial data used and the way of 

classifying them in a meaningful way. As the analysis of each conflict 

became more detailed, the 1 ikel ihood of missing data and information 

from incomplete newsreporting increased. .Where the conflict extended 

to include council meetings, the use of minutes of the City of Cape Town 

council meetings proved very useful in counteracting this problem as the 

course of a debate was carefully noted and dates of the appearances of 

the issue in various official bodies were mentioned. Furthermore,· 

letters· of objection which are required to state exact reasons for the 

objection, are often included as appendices to the minutes, therefore in 

these instances it was relatively easy to determine gdevances against 

proposed developnents and participating individuals or groups. On the 
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other hand newspapers tend to state grievances and objections only in 

very general terms and they were then difficult to classify. This 

problem relating to getting detailed information, however, could only be 

solved in those conflict cases which appeared in both newspapers and 

Cape Town council minutes. The great majority of cases were only known 

and identified through the press and the quality of the information was 

directly dependent on the factual quality of the reporting. 

As was also the case in the Mercer and Ley study, which was replicated 

as far as possible, technical coding and classification problems were 

encountered in this research mainly during the newspaper content analy­

sis. Mercer and Ley (1980) see this problem not as a result of their 

specific study, but as a difficulty inherent in any structural research 

technique which imposes a fixed set of categories upon events which are 

not only complex but also in flux. Although the author is inclined to 

agree with this statement, the compound percentage system used by Mercer 

and Ley in compiling their tables concerning conflict type, proposed 

land use, participation, intensity and grounds for involverrent seem to 

be somewhat misleading. In this study an attempt has been made to 

avoid this problem by using a slightly different rrethod in expressing 

each of these variables. All categories for each variable were added 

and each category was then expressed as a percentage of the whole. As 

far as possible double counting was excluded. Furthermore, the term 

'initiator' is used in a slightly different sense to that of Mercer and 

Ley. They interpret developers as the initiators of conf 1 ict on the 

grounds that these propose a development and apply for a land use 

rezoning. Thus, by definition, every rezoning application is a con­

flict. Given that in the Cape Town context conflict has l:::een defined 

as overt public debate, the application has been taken to represent the 

population from which conflict over the location of a particular type of 

land use could arise. Thus, the term 'initiator' is used in this 
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study to refer to an individual or a body who first officially objects 

to a proposed rezoning. 

Further difficulties were encountered in the classification of conflicts 

according to their type. The dominant (primary) controversial issue 

around which the controversy focussed was used as the basis for defining 

the type of conflict. In certain conflicts the dominant controversial 

issue was clearcut and could be easily identified and classified. In 

major ronf 1 icts, which carried on for years, changes in attitudes and 

the introduction of additional controversial issues made it relatively 

difficult to classify such conflicts into a single type. Inevitably, a 

measure of subjectivity is involved in the classification procedure. 

Although the criteria which Janelle and Millward (1976) used to classify 

conflicts have been applied in this study, slightly different terms are 

employed to label categories so as to prevent confusion with the 

official names of the land use categories. In this respect it may be 

mentioned that educational conflicts were very rare in Cape Town, 

probably because school issues are not decided by private cormli ttees 

ccxnprised primarily o~ parents as in the United States, but are largely 

determined by provincial government. 

Despite the problems outlined above, some useful conclusions could be 

reached with respect to locational conflict in Cape Town. In general 

it can be said that land use change and development occurred in all 

parts of the built-up area during the study period. And although 

conflict over land use changes and proposed developments was found 

relatively frequently in older established residential areas, conflicts 

also occurred in relatively undeveloped parts of the Cape Town rcetropo-

lit.an region. The study has shown that newspaper coverage is an 

important means in spreading news about proposed land use changes and 

developments and the papers are responsible for generating debate as a 

141 



result of greater public awareness. In contrast, the bureaucratic land 

use change proc~ure aimed at increasing public awareness and bringing 

about orderly change did not seem to faci 1 i tate the dissemination of 

information regarding the location of proposed developments nor did it 

encourage the general public to become directly involved to any great 

extent in the debate. 

7.2 Conflict in cape Town 

The dominant feature of locational conflict in South Africa is the 

involvement of a sp::cific bureaucratic land use change procedure that is 

set in motion as soon as an application for a land use change is submit­

ted. The aim of this procedure is "to ensure coordinated and 

harmonious development in order to promote the health, safety, order, 

amenity, convenience and general welfare of the public and to promote 

efficiency and economy in the process of such development" {Province of 

th~ Cape of Good Hope, 1934). The township ordinance does not 

explicitly state that this procedure aims at encouraging public partici­

pation. Nevertheless, as it aims to act as an interface between the 

planning process and the public, some degree of participation is 

possible and expected. The general public may voice its opposition 

either through their representatives within the local authorites or by 

sending official letters of objection to the local authority after a 

particular land use change has bc--en advertised. 

The questions that need to be discussed at this point are whether any 

major problems arise out of such procedure, secondly, whether the 

possibilities for public participation are sufficient and are used and 

thirdly, whether specific sectors of the public are favoured by it. 
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The main area of discontent regarding the land use change procedure in 

Cape Town seans. to be the lack of corrmunication and an information flow 

between the local authorities and the general public. This, despite 

the fact that conmunication is one main reason for the existence of the 

procedure. Possible causes are firstly, the advertisement of rezoning 

applications appears in the Official Gazette of the Cape of Good Hope 

and on the back pages of local newspapers. This is unsatisfactory on 

Tive counts. Although newspapers are read by many people (Argus: 

average daily sale - 106,476, average weekend sale - 119 027; Cape 

Times: average daily sale - 68 080, average weekend sale ...; 85 016, for 

the period January to June 1984) the pages on which local authority 

announcements are published are not likely to be read regularly by 

residents. In any event the layout and the smal 1 print make perusal 

difficult, thus discouraging the majority of potential readers. The 

Official Gazette, too, seems to be ineffective in informing private 

individuals about land use changes as the Gazette is not readily 

available to private individuals and is generally subscribed to by 

of~icials, institutions and firms. Its contents are very technical, 

the material is of 1 i ttle general interest and the format, which is 

difficult to read, again discourages potential readers. 

Alternatively, informing residential or business comnuni ties about an 

impending land use change by means of official letters sent out by the 

municipality is seldom used, possibly because of the cost and time 

involved in doing so coupled with the expectation of a poor response. 

Notices posted on the perimeter of land about to be rezoned or developed 

are only used if the area affected by a proposed change falls within a 

built-up zone. Such notices are usually very small and therefore only 

1 ikely to be seen by pedestrians. As a result, information about a 

proposed land use change, rather than being volunteered by the local 

authority before the development, seems to reach many households by 
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accident when they encounter the actual physical changes, _i.e. demoli­

tion of buildings, clearing of sites, etc. At that stage it is usually 

too late to object to the land use change as the time period open for 

objections may have expired, or, as is often the case, the rezoning of 

the site is approved long before the development starts (Cape Sun Hotel} 

and thus few legal grounds for objection are left open to those who are 

not happy with the way the land use is being changed. 

If a ci vie minded individual has read an advertised land use change, 

either in the Gazette or in the newspapers, and decides to follow up the 

case and find out more about it, he is faced with many obstacles and no 

clear cut rule as to where to find better information. The first place 

he can approach for information is the Town Planning Branch within the 

City. There he will be told exactly where the develop:nent is to take 

place, but not much else. The officials serving at the public counter 

in the Town Planning Branch are seldom informed about details of a 

development, such as for instance the height of buildings, density, 

floor area, etc. Neither wi 11 the individual be able to see 

evaluations and environmental impact reports which might have been 

compiled about the development. The only way to follow up a particular 

land use change is by reading the appropriate council minutes in which 

the case was noted. This presents further problems as there is no 

comprehensive referencing system of the minutes to aid quick 

identification of a specific rezoning case. 

Newspapers may come to the aid of the public· in following up details of 

a case. Reporters may be notified about an impending land use change, 

not by the officials of the local administration of the Town Planning 

Branch, but by councillors who might feel that the public should know or 

should be warned about a certain change; or because they want to voice 

their opposition to the development in public (Fernwood CS 3j. Unfor-
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tunately, actions such as these.are. not necessarily altruistic and may 

be related to furthering political aims of councillors who wish to 

attract votes in the next local election. Sometimes, individuals 

notify reporters and express their discontent over development projects, 

as was the case in the Woodstock Pine Road issue (CS 6) and the 

newspapers are then the major source of information for local residents 

and become actively involved in locational conflict. 

The whole issue of lack of information and lack of corrmunication between 

the public and the local authorities creates a spirit of suspicion on 

the part of the public who cannot be sure when and where the next 

development will be sprung on them. It also creates an uninformed 

public whose objections can be easily countered and/or disregarded by 

the City Engineer and the Town Planning Corrunittee on the grounds of 

being naive. Council minutes show an awareness of the probleu, for in 

at least one instance the City Engineer justified a req_uest for a rrore 

detailed plan and a model of a proposed development in order "to counter 

objections raised" (City of Cape Town, City Engineer's Report, 1983 p 

6). Not only do the local authorities complain about the uninformed 

public. Developers, too, disregard objections by Ratepayers' Associa­

tions, for example, because they argue that objections have been based 

on wrong information and may even go so far as to accuse Associations of 

misleading the general public (Grand Bazaar Development, Diep River). 

Given the difficulty of finding out specifics of a pending developments, 

misinformation and lack of detail is not surprising and one queries the 

extent to which planning really serves the general public. With a 

bureaucratic procedure that ostensibly aims at bringing about orderly 

change yet makes minimal use of advertisements which themselves may 

reach ·the public too late, and which also al lows rezonings to take place 

years before the actual development, one can expect discontent on the 
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part of the public and conflict to arise. 

tive_) use of inf~rmation channels on the part of the local authority 

develops into accusations of purposefully leaving the public in the 

dark. 

Despite these apparent shortcomings of the bureaucratic rezoning proce­

dure one cannot entirely blam2 either the local authorities or develo-

pers for the lack of fruitful comnunication. Public apa~hy, as far as 

local politics and decision making are concerned, is a further reason 

for the lack of knowledge about land use change development in the city. 

In Cape Town as elsewhere, "al though people seem keen on the idea of 

'having a say', they do not seem so keen on getting up and saying it" 

(Knox, 1982; p 209). This unwillingness to participate was shown in a 

meeting organized by the local Ratepayers' Association to discuss a 

proposed high density housing development in what had been private open 

space in a highly visible area in Milnerton. Only 40 of the over 2000 

Milnerton ratepayers attended the meeting! 

However, it is not only the lack of information experienced in the 

relationship between the public and local authorities that causes con-

flict. Even with official bodies to whom information is available one 

carexpect opposition and conf 1 ict to arise over the location of pro­

posed developments to occur, not only between different local 

authorities, but between higher and lower tier government and within 

local authorities t~emselves. 

Within loca 1 authorities i._n_e C-lt~ E°ti9ineev:tregu~i-1~~~~~ disagrees with 
~ r-- •• - ~· .-- -----• ·-· -•"' ••••- • -':'.'-~~--~ .•" • - ,-

decisions taken by the Town Planning or Executive Committees or visa 

versa (CS 4, CS 5, CS 7). This kind of internal debate, however, seems 

to be relatively constructive and has several uses. Firstly, it pre-

vents the City Engineer, one single person who usually represents 
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professional and planning views, from making final decisions on land use 

changes. It also al lows various viewpoints to be heard and may reflect 

the interest groups represented by the Town Planning and Executive 

Committees. A problem in this respect seems to be that the same 

interest groups that tend to be favoured are also represented by the 

comnittees. Such· comnittees are canprised mainly of professional and 

self-employed members of the public who in turn will represent the 

interests of this particular socio-economic section of the public, a 

phenomenon experienced in many western capitalist cities {Pahl, 1975; 

Rex, 1981). Knox (1982) and Wi 11 iams (1978) have studied the decision 

making process within American and British cities and have found similar 

groups of 'city managers' determining the distribution of amenities and 

services. 

However, conflict does not only occur between different groups within 

the local government but also between local authorities (Herr, 1982; 

Cox and Dear, 1975). In the Cape Town metropolitan area locational 

conflicts arise between local authorities all of whom aim to keep 

unwanted developments as far away from their arEa of jurisdiction as 

possible, or alternatively, who want to attract developments they regard 

as beneficial and which other authorities may see as occurring at their 

expense. In the Goodwood Showground case (CS 4) the Goodwood 

municipality was prepared to allow the rezoning if the development took 

place within the local taxable area, while the adjacent local 

authorities condemned the development as producing too much competition 

for their respective business areas. 

In cases where a proposed land use change lies within an area controlled 

by a certain local authority but the actual sites or erven concerned 

belong to, or fall under, the jurisdiction of the national government, 

there is much cause for conflict. This is the case in the. UCT Middle 
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Campus Development in Rondebosch (CS 2) • The site adffiinistered by the 
Rhodes Tru.st which ensures its development according to the ·will of Cecil John 

•Rhodes. TI1e City of Cape Town has no control over proposed developments on 
;this site other than to ensure the observation of building regulations. 

.Nevertheless, the City 

~has __ !:Q_ :t"espond _to_~ 

faced with traffic problems that might arise and it 

Town residents. 

Concerning the relationship between higher and lower tier government, 

the Administrator of the Cape Province seldan reverses a decision made 

by a local authority where minor land use changes are involved. 

However, the reverse seems to occur frequently in major controversial 

rezoning issues. The Goodwood Showground Issue (CS 4) is a very good 

example of this. The Cape Town City Counci 1 decided, after lengthy 

debates and discussions, not to permit the rezoning. This decision was 

taken even though the Town Planning Branch of the Cape Town Municipality 

was attacked by private business interests for allegedly acting contrary 

to the principle of free enterprise by protecting existing businesses 

from competition. Although many associations, other municipalities and 

residents supported the decision of the Cape Town Council to reject the 

application, the Administrator overruled the decision and approved the 

development subject to minor conditions. Such action undermines the 

status and authority of the local governments and is bound to create 

conf 1 ict and destroy goodwi 11 between the prov in<::ial and the local 

authorities. 

The preceding discussion illustrates that the bureaucratic procedure is 

a framework within which conflict can be directed and manipulated. 

Such conflict may arise at various levels of authority and between 

public bodies as well as between individuals and the authorities. The 

question which now arises is to ask what has been and is being done to 

overcorre the shortcomings created by the bureaucratic land use change 
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process. In the draft of the new Land Use Planning Ordinance 1984 

(Province of the Cape of Good Hope, 1983; Appendix II) a minor, but 

important change seems to have 'been made concerning the advertisement of 

proposals. According to the Draft Ordinance (Official Gazette No 4299, 

1983, p 2135) the Town Clerk is obliged to advertise an application for 

rezoning immediately after it has been made. To date, advertisements 

have 'been delayed until after the City Engineer's report and the recom­

mendations of the Town Planning and Executive Committees have been 

tabled. In fact, many rezoning applications are only advertised after 

the first Council meeting in which the case is discussed. It is,, 

therefore, not clear whether it is merely reworded so as to prevent the 

rule being misinterpreted or disrregarded as may have been the case 

previous to the new Draft Ordinance. Pufposefu~Crni;.Lnf~;~a1iOri·siG~uL LQncTC~ 
'-.yl,,(,•--~~~ ... , ,- ~~-,...-""'"" "-·.-·,~"'<•r ,• _.....__ ------'~ 

changes and planning procedure by local authorities or planners is not 
( Coit , 1<\73 .i pqs) 

unknown neither is it unique to the South African situation. A In 

general, there seem to be no major adjustments and changes in regula­

tions in the new draft ordinance and one can assume, therefore, that the 

procedure for land use change will not change drastically. The 

complexity and the legal jargon used in the ordinance, nevertheless, 

will require detailed study in order to determine whether any loopholes 

are left open in the procedure. Unlike local administrations, large 

business concerns and developers who are able to call on legal advice, 

the general public has no means of interpreting the land use change 

regulations and will thus remain uninformed about them. The chance of 

conflict over loca"tional issues being reduced by the new ordinance is 

thus minirn.:11. 

The decision making process within South African cities might be unique, 

but involv6rent of various interest groups, as observed in South Africa 

and other countries, can be compared to · in order to 

gain a deeper u~derstanding of locational conflict in general. 
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7.3 Interest Grou~ 

Three types of interest groups, which have been identified in other 

conflict studies, participate in locational conflict in Cape Town. 

Quasi-interest groups, which are semi~permanent groups (Muir and Patti­

son, 1980) in the form of residents' associations who are born out of a 

specific challenge to their environment. The residents in the irrmediate 

neighbourhood of the proposed Fernwood development (CS 3) and the UCT 

Middle Campus development in Rondebosch (CS 2) are examples of such 

associations. In the Middle Campus issue residents carre together to 

discuss the wider roads and threatened influx of traffic into the quiet 

suburban streets as well as the distruction of the park-like University 

grounds. Once this particular conflict issue was resolved the groups 

dissolved. As relatively unorganised forces of public opinion , such 

quasi-groups obtain victories through the sheer weight of reaction on 

issues which generate widespread corrrnittrnent and this was, in fact, the 

case in Cape Town. 

Interest groups made up of professionals and academics who distinguish 

themselves by their professional and technical expertise {Elliot and 

McCrone, 1981) and whose 'capacity for income' rests on their knowledge 

and specialized education, too, appeared regularly in the conflicts in 

Cape Town. Mercer and Ley (1980) observed an increasing political 

involvement of professionals in local amenity issues in Vancouver. They 

identified a group cal led TEAM (The Electors Action Movement) which 

advocated a more open and responsive government, greater attention to 

the environment and a more humane 1 i vable city. Almost 60% of TEAM 

leadership was made of professionals or semi-professionals and 20% were 

businessmen (Mercer .and Ley, 1980; p 93). In Cape Town issues which 

involved preservation of the environ-nent, be it the natural or the built 

environment in the form of his tor ica 1 bui ldings,invariably generated 
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participation of professionals either in their capacity as individuals 

or as members of professional associations. Thus, for instance, the 

Cape Provincial Institute of Architects was involved in the Middle 

Campus (CS 2) debate and envirorunental groups such as the Simon van der 

Stel Foundation, Fairest Cape Association and the Coordinating Council 

of Nature Conservation in the Cape all appeared in a variety of local 

conflicts over locational issues that could be construed as having some 

environmental impact. Professionals and quasi-interest groups often 

combine to form what Dahrendorf (1976) and Moodie and Studdert-Kennedy 

(1970) call 'real interest groups' which are able to provide generalship 

and organize forces of opinion in order to achieve their aims in 

protecting the natural environment or the residential quality in their 

area, e.g. Noordhoek Kaolin Mines (CS 1). 

Organized interest groups such as registered ratepayers' and residents' 

associations, business and traders' associations and official txxlies of 

environmental and nature conservation appear separately or in 

combination in almost every identified conflict in Cape Town. They 

organize and inform sectors of the gene~al public and are able to 

propagate their ideas to enlist the support of the general public. 

Business and traders' associations, made up of white collar businessmen 

and shop owners, form strong pressure groups in locational conflict in 

Cape Town. In this regard they form an initial link between business 

interests and the local authorities as many of the public officials sit 

in organized business comni ttees or gr~~-t-~~~:i~L~~.~· rrembers of business 

and traders'associations. They are able to inform businessmen of the 

priori ties and aims of the local authorities and ensure a good 

comnunication base between them. 

Ratepayers, businessmen and environmentally interested professionals 

usually form part of the middle and upper middle class of society. 
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Pickvance (1977} found middle and upper middle class honvaowners made up 

the greater proportion of residents' and ratepayers' associations. 

Members of these sectors of society seem to have more leisure time, 

willingness to interact and confidence in their own power to bring about 

a positive outcome of a conf 1 ict. One only has to examine the locatio-

nal pattern of conflicts in Cape Town to find support for this 

characteristic of high socio-econom'ic status individuals or groups 

participating in locational conflict in Cape Town. 

Almost invariably residents in high socio-economic status areas showed 

much concern about intruding business or high-density residential 

developments that threatened to disrupt the tranquility of, and 

negatively affect property values in, the low-density expensive residen­

tial areas. A majority of Bishopscourt residents, for example, one of 

the suburbs in Cape Town with the highest ratable values (Rideout, 1980) 

and which stil 1 has very large individual plots and a minimum lot size 

of 2000 m2 rejected the proposal to cancel rniniumum lot size regulations 

with reasons not unlike those offered by local authorities in Chicago, 

who defended exclusionary zoning practices (Brooks, 1970). They feared 

high-density develop:nents, a fall in property values and an influx of 

'undesirable elements'. Their concern to establish standards that 

ensure the development of an orderly, safe, aesthetically attractive and 

highly valued local corrmuni ty extends to invol venvant in conflict. 

In contrast other medium and less high socio-economic status areas, such 

as Table View, Parow and Bellville record virtually no conflict despite 

a large number of rezoning applications and a considerable proportion of 

proposed land use changes to high-density residential, business and 

industrial land use, respectively. These suburbs all lie to the North 

and North East of Central Cape Town and thus lie along the major growth 

axis of the Metropolitan area. It cannot be assumed that the 
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relatively low level of conflict is solely a reflection of socio­

economic status. occurrence or non-occurrence of conflict might also 

be explained by expectations of continued development, land use change 

and building in the minds of local residents, who perceive their area 

as a development zone. Another explanation for the low level of 

locational conflict in these areas might also be associated with the 

rapidity of growth in the area. In some parts residents have not lived 

in their neighbourhoods long enough to get well acquainted with other 

residents and form interest groups. This situation, however, has been 

changing during the study period and an escalating amount of organizing 

and political interest has evolved. The increasing number of townhouse 

and high-density develop:nents in Table View, for example, seen to have 

developed slowly into perceived threats and, during the time of writing, 

residents have begun to object to rezoning land for group and high­

densi ty residential use. Whether these objections achieve results 

and/or develop into full scale conflicts renains to be seen. 

7.4 The Role of Newspapers in Conflict 

Outcomes and results of conflicts monitored during the study period, no 

matter what economic status area or which groups became involved, show 

that all major conflicts that appeared in the newspapers and generated 

extensive debate lead to the proposed development~ being either stopped 

or delayed or lead to some fairly extensive change in the proposed 

plans. The papers were able to stimulate city wide interest or soli­

cited involvement of conservationist and environmentalist groups with 

large appeal and rrembership, e.g. Noordhoek Kaolin Mines (CS 1), Granger 

Bay Harbour development, Sandy Bay develop:nent and District Six redeve-

1 opment, or strengthen the opposition of inf 1 uential residents' 

associations, e.g. Groote Schuur, Middle Campus development (CS 2) and 
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Fernwood develop:nent (CS 3). . However, the other major conflict which 

was identified from the Cape Town Council minutes, the Mayor's Garden 

development (CS 5) was kept out of the public eye and the issue was 

first discussed at closed Council meetings. Newspapers were not able 

to make the general public aware of the proposed development. 

Remaining as it did within the city administration the argument was 

never whether or not to develop but where to develop and what rent to 

charge for the lease of the ground. 

Comparing the major conflicts and their.coverage in the newspapers 

clearly shows that the media and especially local newspapers play an 

important role in informing the public about proposed developments. 

Furthermore, papers are able to take part in the debate and give a voice 

to opp:>si ti on groups, thus generating further debate and leading to the 

successful resolution of the conflict. Such debate through the media 

should not be viewed as negative, because it fulfills an important role 

of informing the public. In fact, instead of merely advertising 

proposed land use changes and developments on back pages in small, 

inconspicuous notices, the authorities could perhaps advertise proposed 

changes in a less technical format and include simple descriptions of 

the proposed changes, 1 isted alphabetically by area. In this way a 

resident could quickly and easily scan the prop:>sed developments and 

info.rm himself about changes which concern his neighbourhood. Another 

possibility could be weekly press meetings in which reporters, as 

representatives of the public, could be informed about proposed changes 

so that they are able to coarnunicate these changes to the general public 

in a meaningful manner. In this way, it would be hoped the public 

v.QUld feel better informed and, with more details available, it would 

be hoped that objections wou'ld be regarded by local officials as more 

reasonable and constructive. 
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7 .5 Citizen Participation 

Efforts to involve the public in the planning process are not really 

new and in the United States the idea of 'citizen participation• can be 

traced back to the early 1960's. Unfortunately, citizen participation, 

at least as attempted in American cities, seems to have had only limited 

success. Reasons for this are found to lie in the unwillingness of the 

general public to air their views (Rubin, 1967), in the 

disproportionately high p:rcentage of participation i:,y; middle and upper 

middle class members in comparison to other groups of society (Cox, 

1976) and in the attitude of planners who have been less than 

wholehearted in their coomi tment to the citizen participation exercise 
' 

{Batley, 1972). This negative attitude of planners seems to be preva-

lent in British cities as well, where the participation process is 

regarded as a way of educating the public into the planner's way of 

thinking rather than visa versa {Knox, 1982). In Cape Town there is no 

mechanism for transferring power from the government and the bureaucracy · 

to the people via citizen participation over locational issues. The 

attitude of planners has been very like that of their earlier American 

and British counterparts. Rather than inquiring honestly about the 

opinions of the general public concerning proposed development, the 

approach appears to be one of paternalism in which officials inform the 

public about what they are doing and expect to carry the public along 

with their decision. It is, therefore, not surprising that locational 

issues are only advertised at a relatively advanced stage of the deci­

sion making process. 

Some efforts to involve the more disadvantaged groups of society in the 

planning process have been to employ tactics such as advocacy .Planning, 

bureaucratic guerillas and urban social move!U2nts. Advocacy planning, 

in particular, is meant to enable the disadvantaged groups to comnuni-
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cate with officials, who do not seem to speak the same language, by 

means of advocates, i.e. experts who either are retained by individual 

groups to argue for them or cl ientless professionals who activate a 

group because they feel that an important comnunity issue is not being 

properly dealt with (Kasperson and Breitbart, 1974). In the cape Town 

situation advocacy planning has been attempted to a limited degree, more 

particularly in the fields of service provision and the provision of 

affordable housing for the poorer sectors of society, rather than over 

locational issues. 

The limited success of citizen participation programmes has led some 

individuals to believe that they might be able to fight the system 

from within, as part of the. bureaucratic process. However,it seems 

that is is difficult to work effectively within the system especially 

when the system, as defender of the status quo, is the problem itself. 

In South Africa the situation is particularly unfavourable and it see~s 

almost impossible for. bureaucratic guerrillas to operate in local 

authorities. Although the Colouredi Asiatic and Black population 

groups make up 54%, 1,2% and 12,5% respect~vely of the total Cape Town 

population for example, they enjoy no direct representation on the 

councils of local authorities. The lack of representation in local 

government is part of a much wider social and political problem. 

Officially representation is supposed to be assured through management 

comnittees. However, these are seldom recognized nor are their members 

trusted by the people they are supposed to represent because a 

connection between them and the White Government is assurrt<l. Many see 

formal organization and larger urban rrovements as the only way out of 

dilemmas such as this. Castells (1977) for example, regards 

organization as crucial to the success of urban social movements, 

although he does not consider it sufficient in itself. He sees the 

need for urban social rrovements to be based on a broad alliance between 
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the middle classes and the proletariat. Supporters of this argument 

have found encouragement in a series of group mobilizations to improve 

living and neighbourhood quality especially on the European continent. 

In Cape Town, rather than the management comnittees, locally created 

civic organizations seem to be regarded as the bodies with whom to lodge 

canplaints or to ask for assistance in matters concerning residential 

quality. These organizations try to fight for lower rents, service 

provision, and location of amenities in the neighbourhoods and their 

efforts are documented regularly in community newspapers. · Al though 

most of such issues did not qualify for this study under the strict 

definition of locational conflict used here, they are, nevertheless, of 
-great importance with respect to residential characteristics and quaiity 

of life. The issues also have important spatial impacts. As a rrernber 

of the white corrmunity, unfortuantely it appears to be almost impossible 

to carry out meaningful research into the nature of grievances and 

characteristics of interest groups within other population groups, yet 

there is a great need for a study of locational conflict in a slightly 

broader context to be undertaken by coloured or black researchers who 

have direct access and the trust of their own corrmunities. 

This research represents an attempt to analyse conflict over urban land 

use changes which have resulted mainly from inequalities in the distri­

bution of land uses and the negative externalities associated with the 

location of particular develoI?CT¥=nts. The procedure of land use change 

in Cape Town has been studied in order to gain insight into the alloca­

tive mechanisms and bargaining processes associated with competition 

between individuals, groups and institutions over locational issues. 

It. has become clear that the land use change procedure is essentially 

geared to Whites rather than all racial groups. Even the strictly 

locational issues picked up by newspapers tended to involve Whites and 

157 



White areas. In contrast to this, issues in local community papers 

comnented on residential quality and quality of life on a much broader 

bas is, reflecting basic inequalities rather than locational details. 

Al though the analysis of interest groups and individuals participating 

in conflict over urban land use change has revealed major trends, this 

area, in particular, requires further detailed research especially as 

far as the non-white population of Cape Town is concerned. It is 

hoped, therefore, that this study wil J. provide a basis for more inten­

sive and analytical research in the field of locational conflict 

analysis in South Africa. 
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APPLICATION FORM 

INFORMATION TO BE SUPPLIED BY APPLICANT FOR REZONING 

l. Are you the owner of the properties concerned?_,---------

2. If not, for whom do you act? 

(Written consent of owner to be furnished) 

3. Give the following details of the property to be rezoned: 

3.1 Erf Numbers 

3.2 Area 

3.3 Abutting Streets 

4. State the following:-

4.1 Existing zoning 

4.2 Proposed zoning 

4.3 Surrounding zoning of the property 

5. Give the following information regarding the nearest area with a 
similar zone to your proposed rezoning:-

5.1 Distance from your properties 

5.2 The total area of the zone 

5.3 The extent to which the zone has been developed to date 

5.4 The average or estimated average rate of development or redevelopment 
over the past two to three years 

6. Attach a sketch showing the existing land uses surrounding your 
property. 

7. List the factors giving rise to the ~eed for the rezoning 



8. Will the rezoning increase the population which could be 
accommodated on your properties compared with the population 
which could be accommodated in terms of your present zone. 

(Answer Yes or No) 

9. If yes, desctibe the effect of the increased population on 
the existing provisions for: 

9.1 Playgrounds 

9.2 Parks 

9.3 Schools 

10. Will the rezoning generate additional vehicular traffic compared 
with the present zoning 

(Answer Yes or No) 

11. If yes, what would be the effect of such additional traffic on 
the existing and future road system and on the surrounding 
area in general. 

12. If the rezoning application is accepted, what type of development 
do you envisage for the site. (Sketches as well as a written 
description may accompany these forms). 

13. Describe how your type of development is related to existing 
surrounding development. 

14. Give the reason why the site to which the application relates is 
considered to be the most suitable in the area concerned for the 
zoning applied for. 



15. Give the reasons why you consider your application to be to the 
benefit of the Town Planning Scheme as a whole. 

16. What special conditions do you suggest should be adopted for incor­
poration into the Town Planning Scheme to make your proposed 
zoning compatible with surrounding development or zoning. 

17. When do you envisage starting such development? (Give time period 
to be applied after the date of the Administrator's final decision 
on your application). 

18. The prescribed fee of R50, made payable to the City Treasurer must 
be enclosed with this form, or alternatively, a copy of your 
receipt for payment of this amount must be attached before this 
application may be considered. 

Signature of applicant Signature of owner/owners 

NOTES. 

i. This application form together vii th any additional relevant infor­
mation which you may consider to be necessary should be forv1arded 
to the Town Clerk, City Hall, Cape Town. 

2. In the case of applications for the rezoning to Grouped Dwelling 
Residential Use of property situated in a Single Dwelling Resi­
dential Use Zone, outline plans must be submitted indicating the 
feasibility of the proposed development relative to the topography 
of the property concerned, adjoining properties and proposed loca­
tion on the site of the Dwelling Units and any Private Areas, 
together with the internal road layout, if any, and conceptual 
landscaping of any non-residential areas. 

3. The Administrator may not lav1fully amend the Scheme unless he is 
satisfied that such amendment is based on sound town planning grounds 
and is to the advantage of the Scheme generally and not merely to 
the advantage of an individual. Your application must accordingly 
be fully motivated on sound town planning grounds. 

4. Section 35 ter of the Townships Ordinance requires that the owner 
of any property v1hich is increased in value because of rezoning 
shall pay to the Council an enhancement levy (betterment} of 50% 
of the increase in value. The cession of any land needed by the 
Council may be required in lieu of the enhancement levy or part 
thereof. The Town Cl erk wi 11 communicate wi.th you further in this 
connection if the rezoning of the property is recommended by the 
Council. 
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P .N 773/1983 23 December 1983 

The following draft ordinance is hereby published for general information. 

DRAFT ORDINANCE 
To regulate land use planning and to provide for matters incidental thereto. 

BE IT ORDAINED by the Provincial Council of the Province of the Cape of 
Good Hope as follows:-

INTRODUCTORY 

1. This Ordinance is divided as follows: 

CHAPTER I Structure Plans 
(sections 3 to 6) 

CHAPTER II Zoning Schemes 
(sections 7 to 21) 

CHAPTER III Subdivision of Land 
(sections 22 to 32) 

CHAPTER IV Planning Advisorv Board 
(sections 33 to 35) 

CHAPTER V General Provisions 
(sections 36 to 49) 

2. In this Ordinance, unless the context otherwise indicates-

(i) "advertise", in relation to a matter under this Ordinance, means to serve a 
notice on every owner of land who in the opinion of the director or a town clerk 
or secretary has an interest in the matter and whose address he knows or can 
obtain and, if the director or the said town clerk or secretary, as the case may 
be, so decides, to publish in the press a notice-

( a) specifying the place where and the hours during which particulars of the 
matter will be available for inspection, and 

(b) stating that objections may be lodged with a person specified in the notice 
before a date likewise specified, being not less than 14 days after the date on 
which the notice is so served or is so published, 

and "advertisement" has a corresponding meaning; (i) 

(ii) "advisory board" means the Planning Advisory Board established under 
section 33 (1); (ii) 

(iii) "council" means the council of a municipality or a division; (xix) 

(iv) "departure" means an altered land use restriction in terms of section 15 (1) 
or a condition imposed under any provision of this Ordinance or a land use 
granted temporarily in terms of section 15; (iv) 

• 
(v) "director" means the Director of Local Government; (v) 

(vi) ''division", has the meaning assigned thereto in the Divisional Councils Or­
dinance, 1976(0rdinance 18 of 1976); (iii) 

(vii) "joint committee", means a committee established under section 3 (1) (a); 
(viii) • 

(viii) ''land" means land with or without improvements; (ix) 
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(ix) "land unit" means a portion of land registered or capable of being regis-
tered in a deeds registry; (x) · 

(x) "land use restriction" means a restriction, in terms of a zoning, on the im­
provement of land; (xi) 

(xi) "local authority" means a municipality or a division; (xviii) 

(xii) "municipality" has the meaning assigned thereto in the Municipal Ordi­
nance, 1974(OrdinanceWof1974); (xiv) 

(xiii) "owner", in relation to land, means the person in whose name that land is 
registered in a deeds registry and any successor in title or legal representative of 
such a person; (vi) 

(xiv) "public place" means any land in respect of which the ownership as such 
vests in a local authority in terms of section 28 of this Ordinance or in terms of 
the Townships Ordinance, 1934 (Ordinance 33 of 1934); (xvi) 

(xv) "public street" means any land in respect of which the ownership as such 
vests in a local authority in terms of section 28 of this Ordinance or in terms of 
the Townships Ordinance, 1934 (Ordinance 33 of 1934); (xvii) 

(xvi) "publish in the press", in relation to a notice, means-

( a) to publish the notice in accordance with the provisions of sections 109 and 
110 of the Republic of South Africa Constitution Act, 1961 (Act 32 of 1961), 
in such newspaper or newspapers as the director or town clerk or secretary 
who shall or may so publish, may from time to time determine; 

(b) as soon as practicable thereafter to post at the office of the local authority 
concerned a copy of the notice so published, and 

(c) to keep such copy so posted for a period of not less than 21 days from the 
date on which it was so posted; (xiii) . 

(xvii) "register", when used as a noun, means documents held by a local auth­
ority in connection with all departures concerned; (xx) 

(xviii) "regulation" means a regulation made under this Ordinance; (xxi) 

(xix) "rezoning" means the alteration of a zoning scheme under section 14 (4) I 
or 16 in order to effect a change of zoning in relation to particular land; (xii) 1 

(xx) "scheme regulations" means regulations-

(a) made by the Administrator in terms of section 8, or 

(b) made under section 60 of the Townships Ordinance, 1934 (Ordinance 33 
of 1934), in relation to a town planning scheme referred to in section 7 of this 
Ordinance and which constitute a part of such scheme; (xxiii) 

(xxi) "secretary" has th~ meaning assigned thereto in the Divisional Councils 
Ordinance, 1976 (Ordinance 18 of 1976); (xxii) 

(xxii) "structure plan" means a policy plan contemplated in section 4; (xxx) 

(xxiii) "subdivide", in relation to land, means to subdivide the land whether 
by-

( a) survey; . . 
(b) the erection of buildings or structures; 

(c) the allocation, with a view to the separate registration of land units or the 
erection of buildings or structures, of undivided portions thereof by the sale 
of granting of options or shares, or 

(d) the preparation thereof for such subdivision; (xv) 

(xxiv) "town. clerk" has the mcanin~ assigned thereto in the Municipal Ordi­
nance, 1974 (Ordinance 20 of 1974); (xxix) 
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(xxv) "use risht", .in relation to land. means the right to utilise that land in 
accordance with the provisions of an applicable zoning scheme; (vii) 

(xxvi) "zone", when used as a noun, means land set apart by a zoning scheme 
for a particular zoning, irrespective of whether it comprises one or more land 
units or part of a land unit; (xxiv) 

(xxvii) "zone", when used as a verb in relation to land, means to set apart the 
land for a particular zoning; (xv) 

(xxviii) "zoning", when used as a noun, means any category of directions in 
connection with the utilisation of land and the land use restrictions applicable in 
respect of the said category of directions, as determined by a zoning scheme; 
(xxvi) 

(xxix) "zoning map" means a map or maps showning zones and land units re­
ferred to in section 12 (3), and (xxvii) 

(xxx) "zoning scheme" means a scheme consisting of scheme regulations and a 
register, with or without a zoning map. (xxviii) 

CHAPTER 1: STRUCTURE PLANS 

3. (1) The Administrator may-

(a) establish, with a view to the preparation of a structure plan in respect of the 
land situated in the areas of jurisdiction of two or more local authorities or such 
part thereof as may be determined by the Administrator, a committee to be 
known as a joint committee, the members of which shall be appointed by the 
councils of the local authorities concerned on such basis and conditions as the 
Administrator may determine; 

~b) determi_ne the defrayal of the expenditure in respect of the functions of a 
JOmt committee; 

(c) confer on a joint committee, with or without any restriction, any powers 
that the said local authorities may exercise, including the power to appoint, dis­
miss and remunerate employees and to impose other conditions of service, and 

(d) abolish a joint committee on such basis and conditions as he may deter­
mme. 

(2) A Town-planning Committee appointed under section 34 of the Townships 
Ordinance, 1934 (Ordinance 33 of 1934), and existing immediately prior to the 
commencement of this Ordinance, shall be deemed to be a joint committee estab­
lished and appointed under subsection (1) (a) of this section. 

4. (1) A local authority-

(a) may with the consent and shall on the direction of the Administrator pre­
pare and submit to the Administrator for his approval a policy plan, to be 
known as a structure plan, in respect of the land situated in its area of jurisdic­
tion or such part thereof as may be determined by the Administrator; 

(b) may with the consent and shall on the direction of the Administrator pre­
pare in co-operation with one or more other local authorities and submit to the 
Administrator for his approval a policy plan, to be known as a structure plan, in 
respect of the land situated in their respective areas of jurisdiction or such .parts 
thereof as may be determined by the Administrator. 

(2) A joint committee may with the consent and shall on the direction of the 
Administrator prepare and submit to the Administrator for his approval a policy 
plan, to be known as a structure plan, in respect of the land for which it has been 
established. 

(3) The director may with the consent of the Administrator prepare and submit 
to thL: Administr<.1tor for h~s approval. a pol~cy pl<,111, to be known as a structure 
plan, 111 respect ot any area 111 the Prov111cc ot the Cape of Good Hope. . 

Joint committees. 
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( 4) The consent and direction referred to in subsection (1 ). (2) or (3) shall be 
subject to such conditions as the Administrator may determine as to the manner 
in which the structure plan concerned is to be prepared, including conditions a:; to 
inspection and representations by inhabitants of the area of jurisdiction of any 
local authority concerned and by other interested parties in the preparation of the 
structure plan. 

(5) A structure plan shall from the date on which it is submitted to the Admin­
istrator in terms of subsection ( 1 ). (2) or (3) be available for inspection and the 
lodging of objections or the making of representations to the inhabitants of the 
area of jurisdiction of any local authority concerned and to other interested par­
ties at the office of such a local authority. 

(6) The Administrator shall, after considering objections lodged or representa­
tions made in terms of subsection (5), a_rprove or reject a structure plan sub­
mitted to him in terms of subsection (1), (2) or (3) and notify a local authority or 
joint committee concerned accordingly. 

(7) A structure plan so approved may at any time, on application to or on the 
direction of the Administrator, be amended or withdrawn, with the approval of 
the Administrator. by a local authority or joint committee concerned or the direc­
tor, in such manner as may be determined by the Administrator and subject to in­
habitants of the area of jurisdiction of any local authority concerned and other in­
terested parties being afforded an opportunity of lodging objections or making 
representations and without any obligation to pay compensation to any person. 

(8) A structure plan shall. unless the Administrator directs otherwise, be re­
viewed by a local authority or joint committee concerned or the director at least 
once every IO years. in such manner as may be determined by the Administrator 
and subject to inhabitants of the area of jurisdiction of any local authority con­
cerned and other interested parties being afforded an opportunity of lodging ob­
jections or making representations and shall, as so reviewed, be submitted to the 
Administrator for his approval. 

(9) In the preparation, amendment. withdrawal or reviewing of a structure plan 
in terms of this section regard shall be had to the preservation of the natural and 
de\'eloped en\'ironment and steps taken in this connection shall be specified. 

(10) (a) (i) Where a council deems it advisable by virtue of the provisions of 
section 5. its town clerk or secretary, as the case may be, may, subject to the 
provisions of paragraph (c) of this subsection, prepare and submit to the 
council for its appro\'al a policy plan, to be known as a structure plan, in re­
spect of the land situated in the area of jursidiction of its local authority or 
part thereof. 

(ii) The approval referred to in subparagraph (i) shall be subject to such con­
ditions as the council may determine as to the manner in which such a struc­
ture plan is to be prepared, including conditions as to inspection and rep­
resentations by inhabitants of the area of jurisdiction of the local authority 
concerned and by other interested parties in the preparation of the said struc­
ture plan. 

(b) The provisions of subsections (5), (6), (7). (8) and (9) shall apply mutatis 
muta11dis in relation to such a structure plan as if a reference in those subsec­
tions to the Administrator were a reference to the council concerned. 

(c) No such structure.· plan shall be inconsistent with a structure plan contem­
plated in subsection(!), (2) or (3) or contain an authorisation contemplated in 
scctjon 5 (2). 

(11) No structure plan which is in any way inconsistent with a guide plan ap­
proved under section 6A (IO) of the Physical Planning Act, 1967 (Act 88 of 1967). 
or with a plan approved under section 6A (13) of that Act, shall be approved 
under this section. · 

5. (1) The general purpose of a structure plan shall, without conferring or taking 
away any right in respect of land, he to lay down guidelines for the future spatial 
development of the area to which it relates (including urban renewal and urban 
design) in Slll:h a way as will most effectively promote the ordn of the area as well 
as the general welfare of the community concerned. 

(2) A structure plan may authorise rezoning hy a council. / 

General purpose of 
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6. Where land situated in the area of jurisdiction of one particular local authority 
is incorporated in the area of jurisdiction of another local qnthority, any structure 
plan applicable to that land shall, subject to the provision·s of this Chapter, remain 
111 force. · 

CHAPTER II: ZONING SCHEMES 

7. Any town-planning scheme in terms of the Townships Ordinance, 1934 (Ordi­
nance 33 of 1934). which in the opinion of the Administrator is in force immedi­
ately prior to the commencement of this Ordinance, shall be deemed to be a zon­
ing scheme which is in force in terms of this Chapter. 

8. The Administrator shall with effect from the date of commencement of this Or­
dinance make scheme regulations as contemplated in section 9 in respect of all 
land situated in the Province of the Cape of Good Hope to which the provisions 
of section 7 do not apply. 

9. (1) Control over use rights in the various zones shall be the object of scheme 
regulations, which may authorise the granting of departures and subdivisions by a 
council. 

(2) Scheme regulations may be amended or replaced by the Administrator by 
notice in the Provincial Gazette after the proposed amendment or replacement 
has, if deemed necessary by the director, been made known in such manner as the 
director may think fit. 

10. Any local authority may and shall on the direction of the Administrator pre-. 
pare a zoning map in respect of land situated in its area of jurisdiction or such 
part thereof as may be determined by the Administrator. 

J 1. The general purpose of a zoning scheme shall be to provide for control over l 
use rights and over the utilisation of land in the area of jurisdiction of a local 
authority. 

12. (1) From the date of commencement of this Ordinance a local authority shall 
keep and maintain a register. 

(2) The register shall form part of the zoning scheme of the local authority con­
cerned. 

(3) Where a zoning map has been prepared in respect of land. any land unit in 
respect of which departures are contained in the register concerned shall be 
shown in such manner as to be distinguishable. 

13. The provisions of any other ordinance, in so far as they relate to the determi­
nation of the boundaries and widths of and to the erection of structures within a 
specified distance of the boundaries or centre lines of roads. shall form part of a 
zoning scheme except in so far as such a scheme-

( a) provides for a road a width greater than that determined by or in terms of 
such other ordinance. or 

(b) requires structures to be at a distance from the boundary or centre line of a 
road greater than that determined by or in terms of such other ordinance. 

14. (1) With offect from the date of commencement of this Ordinance all land re­
ferred to in section 8 shall be deemed to have a zoning in accorJance with the util­
isation thereof. as determined by the council concerned. 

(2) After the expiry of a period or 20 years after the said commencement, land 
to which the provisions of section 7 apply and which is not utilised in accordance 
with the zoning thereof shall be deemed to have a zoning in accordance with the 
utilisation therL·of. as determined by the council concerned. and any applicable 
zoning map existing at the said expiry shall lapse; provided that the Administrator 
may, on the application of the owner rnncerncd and if in hi'> opinion special cir­
cumstances exist which justify it, extend that period in relation to the land con­
cerned by such period as he may determine. 

(~) If. when zoning takes place as referred to in subsection (I), (2)., (4) (d) or 
(5) of this section or section 1<1 (2) (h), any utilisation l1f land is not in accordance 
with any use right as determined in terms of the zoning. the use right as tlt:tt:rmin-
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ed by the zonin&, or a departure, as the council concerned may determine, shall 
be deemed to exist. · -

(4) (a) Notwithstanding the provisions of subsection (1) or (2) either the Ad­
mmistrator or, if authorised thereto by the provisions of a structure plan, a 
council may substitute for a zoning scheme one in terms of which land is not 
zoned in accordance with the utilisation thereof. 

(b) Use rights originating by virtue of the provisions Qf paragraph (a), which at 
the expiry of a period of five years after so originating have not been exercised, 
shall lapse at such expiry and thereupon the .council concerned shall amend the 
zoning map concerned accordingly. 

(c) Before substitution of a zoning scheme under paragraph (a), the provisions 
of section 17 shall apply mutatis mutandis in relat10n to any zoning in terms of 
the proposed replacement zoning scheme which differs from an existing zoning. 

(d) Subject to the provisions of section 7 or subsection (2) of this section, land 
in respect of which the zoning has lapsed in terms of paragraph (b) of this sub­
section, shall be deemed to have a zoning in accordance with the utilisation 
thereof as determined by the council concerned. 

(5) Subject to the provisions of section 7 or subsection (2), (4) (a) or (4) (b) of 
this section, any use right shall lapse if not exercised for an uninterrupted period 
of two years and the 1and concerned shall be deemed to have a zoning in accord­
ance with the utilisation thereof as determined by the council concerned. 

(6) Where the utilisation of land-

( a) at the commencement of this Ordinance does not comply with the zoning of 
the land concerned by virtue of the provisions of section 7; 

(b) at the inclusion of the land concerned in a replacement scheme under sub­
section (4) does not comply with the zoning of that land in terms of the said 
subsection (4), or 

(c) at the granting of a rezoning in terms of section 16 does not comply with the 
zoning of the land concerned in terms of that section, · 

such utilisation shall be deemed not to constitute an offence within the meaning of 
section 46. 

(7) Notwithstanding the provisions of section 16 (2) (b) and of subsections (1), 
(2), (4) (d) and (5) of this section, land being unlawfully utilised shall be deemed 
to have no use right until such time as a use right in accordance with the lawful 
utilisation of the land concerned is granted thereto by the council concerned. 

(8) Notwithstanding the provisions of this section but subject io any rezoning 
concerned, no right granted to erect one dwelling-house on a land unit shall lapse. 

15. (1) An owner of land may apply in writing to the town clerk or secretary con- Applications for departure. 
cerned, as the case may be-

(a) for a departure from the land use restrictions applicable to a particular zone 
in terms of the scheme regulations concerned, or 

(b) to utilise land on a temporary basis for a purpose for which no provision has 
been made in the said regulations in respect of a particular zone. 

(2) The said town clerk or secretary shall-

( a) obtain the relevant comment of any person who in his opinion has an 
interest in the application; 

(b) where his council nny act under subsection (3); deal with the application, 
subject to the provisions of that subsection, in accordance with the scheme 
regulations concerned, an<l 

(c) where the Administrator may act under suhscction (3.), obtain the relevant 
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comment of the council of the said town clerk or secretary and furnish the 
director with a copy thereof and with' any documents required by the director. 

(3) Failing observance of the rrovisions of subsection (2) within a period pre-
scnbcd hy regulation, action shal be taken in accordance with the regulations. 

( 4) Either the Administrator or, if authorised thereto by the scheme regulations 
concerned, a council may grant or refuse an application referred to in subsection 
(1). . 

(5) The director shall, in relation. to an application in respect of which the 
Administrator may act under subsection ( 4)-

(a) obtain such comment as in his opinion is still required, and 

(b) notify the applicant and the local authority concerned of the Administra­
tor's decision thereanent. 

(6) A departure in respect of which the application has been granted under this 
section shall lapse if not exercised within two years or within such further period 
as either the Administrator or, if authorised thereto by the scheme regulations 
concerned, the council concerned may on the application of the owner concerned 
determine, after the date on which the application was granted. 

(7) Where a departure ~as lapsed i~ terms of subsection (6),_the council con­
cerned may amend the register and zonmg map concerned accordingly. 

16. (1) Either the Administrator or, if authorised thereto by the provisions of a ,t 
structure plan, a council may grant or refuse an application for the rezoning of _ 
land. 

(2) (a) A rezoning in respect of which the application has been granted by 
virtue of the provisions of subsection (1) shall lapse- . : 

(i) if any relevant building is not completed within a period of two years.after 
the date on which the application for rezoning was granted or the land con­
cerned is not within the said period utilised as permitted in terms of the zon-
ing granted by the said rezoning, or . 

(ii) where it has been so granted for the purposes of section 22, if the applica­
tion for subdivision concerned is not made in terms of section 24 within a 
period of two years after the date on which the application for rezoning was 
granted, . 

unless either the Administrator or, if authorised thereto by the provisions of the 
structure plan concerned, the council extends the said period of two years. 

(b) Subject to the provisions of section 7, 14 (2), 14 (4) (a) or 14 (4) (b), land in 
respect of which a zoning has lapsed in terms of subsection (2) of this section 
shall be deemed to have a zoning in accordance with the utilisation thereof as 
determined by the council concerned. 

(3) Where an aJ?plication for rezoning is granted under subsection (1) or a re­
zoning has lapsed m terms of subsection (2), the local authority concerned shall as 
soon as practicable amend the zoning map concerned and, where applicable, a 
register in its possession accordingly. 

17. ( 1) An owner of land may apply in writing to the town clerk or secretary con­
cerned, as the case may be, for a rezoning of the land under section 16. 

(2) The said town clerk or secretary shall--

( a) cause such application to be advertised; 

(b) where objections against the said application arc received, submit them to 
the said owner for his comment; 

(c) obtain the relevant comment of any person who in his opinion has an inter­
est in the application; 

(d) where his council may act under section 16 (1)-
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(i} submit the application and all relevant documents to his council, and 

(ii) notify the applicant of the council's decision, and 
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(e) where the Administrator may act under section 16 (l), obtain the relevant 
comment of the cou.ncil of the said town clerk or secret<1ry and furnish the di­
rector with a copy thereof and with any documents required by the director. 

(3) Failing observance of the rrovisions of subsection (2) within a period pre­
scnbed by regulation, action shal be taken in accordance with the regulations. 

(4} The director shall, in relation to an applicatiori in respect of which the Ad-
ministrator may act under section 16 (1)-

(a) obtain such comment and information as in his opinion are still required; 

(b) cause the application to be advertised if in his opinion this is necessary, and 

(c) notify the applicant and the local authority concerned of the Administrator's 
decision thereanent. · 

18. (1) A rezoning of land may, on the initiative of the Administrator or a coun­
cil, be granted under section 16 (1) by either the Administrator or, if authorised 
thereto by the provisions of a structure plan, that council in respect of land situ­
ated in its area of jurisdiction, irrespective of whether or not a local authority is 
the owner of the land. 

(2) The provisions of sections 16 and 17 shall, in so far as they can be applied. 
apply mutatis mutandis in relation to such a rezoning; provided that where the 
local authority concerned is not the owner of the land concerned, the owner shall 
where practicable be notified of the proposed rezoning and be afforded an oppor­
tunity of commenting; provided further that the provisions of section 16 (2) shall 
not apply to land which is rezoned in terms of subsection (1) of this section with a 
view to the acquisition thereof by the council concerned. 

19. (1) An owner of land who consequent on the rezoning thereof on the initiative 
of the Administrator or a council sustains financial loss may claim compensation 
therefor from the local authority concerned: provided that such compensation 
shall not be payable prior to the stage when such loss is sustained. 

(2) The said local authority shall pay to the said owner rnch amount of compen­
sation as the said owner and local authority may agree to. 

(3) Where an owner is entitled to claim compensation under subsection (1) of 
this section and also under another law, he shall not be entitled to receive com­
pensation under both. 

(4) If an agreement contemplated in subsection (2) is not concluded within 90 
days after a claim for compensation has been lodged with the local authority by 
virtue of the provisions of subsection (1). any question as to whether the owner 
concerned sustains financial loss referred to i.n subsection (1) and regarding the 
amount of compensation referred to in subsection (2) shall be determined by arbi­
tration. 

(5) The provisions of this section shall not preclude a council from acquiring 
land rezoned on the initiative of the Administrator or the council, provided if no 
agreement is concluded between the owner of the land and the council concerning 
the amount payable in relation to such acquisition, that amount is at the request 
of the said owner or council determined by arbitration. 

(6) Where at the commencement of this Ordinance effect has not been given to 
the provisions of section 35tcr (1) (b) or 57 (4) of the Townships Ordinance. 1934 
(Ordinance 33 of 1934). in relation to compensation due by a local authority or 
the acquisition of land by a local authority respectively, such matter shall for the 
purposes of section 48 (2) of this Ordinance be deemed not to have been disposed 
of. 

20. When any provision of a zoning scheme is in conflict with another ordinance 
or by-laws or regulations made thereunder, the said provision shall, subject to the 
provisions of sc~·tion D, prevail. 

21. Where land situated in the <!Tea of jurisdiction of one particular !<;cal authority 
is incorporated in the area of jurisdiclion of another local authority. any zoning 
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scheme applicable to that land shall, subject to the pmvisions of this Chapter, re­
main in force. 

CHAPTER Ill: SUBDIVISION OF LAND 

22. (1) No application for subdivision involving a change of zoning shall be con­
sidered in terms of this Chapter, unless and until the land concerned has been 
zoned for purposes of subdivision in terms of Chapter II. 

(2) After the granting of an application for subdivision under section 25 in re­
spect of land zoned for purposes of subdivision, the subdivision shall be deemed 
to form part of the zoning scheme concerned as if it were a zoning scheme applic­
able under section 14 (4) (a); provided that the provisions of section 14 (4) (c) 
shall not apply in this instance. 

(3) Where a subdivision is in terms of subsection (2) of this section deemed to 
form part of a zoning scheme or the granting of an application for subdivision is in 
terms of section 27 deemed to have lapsed, the council concerned shall as soon as 
practicable amend the zoning map concerned and, where applicable, a register in 
its possession accordingly. 

23. Subject to the provisions of section 22 of this Ordinance and of any law, no 
person shall from the commencement of this Ordinance subdivide any land except 
with the approval of either the Administrator or, if authorised thereto by scheme 
regulations, a council in accordance with an application granted under section 25 
or otherwise than in accordance with the provisions of this Ordinance, unless the 
Administrator exempts such subdivision from the provisions of this Chapter. 

24. (1) An owner of land who desires to obtain the authority of the Administrator 
or a council in terms of section 25 for the subdivision of land, shall apply therefor 
in writing to the director or the town clerk or secretary, as the case may be. 

(2) The director shall, in relation to an application made to him in terms of sub-
section (1) -

(a) obtain the relevant comment of the local authority concerned and of any 
person who in his opinion has an interest in the application or may assist in the 
consideration thereof, and 

(b) cause the application to be advertised if in his opinion any person is adver­
sely affected thereby. 

(3) A town clerk or secretary shall, in relation to an application made to him in 
terms of subsection (I) -

(a) obtain the relevant comment of any person who in his opinion has an inter­
est in the application or may assist in the consideration thereof, and 

(b) cause the application to be advertised if in his opinion any person is adver­
sely affected thereby. 

25. (I) After consideration of an application referred to in section 24 and all ob­
jections and representations pertaining thereto, either the AdministratPr or the 
council concerned. as the case may be, may grant or refuse it. 

(2) The director shall notify the applicant, the local authority concerned, the 
Surveyor-General concerned and any person referred to in section 24 (2) (a) of an 
application so grnntcd by the Administrator and shall furnish them wjth a copy of 
the conditions imposed by the Administrator under section 29. 

(3) The town clerk or secretary shall notify the applicant, the Surveyor-General 
concerned <inti any person referred to in section 24 (3) (a) of <1n application so 
granted by his council and shall furnish them with a copy of the conditions im­
posed by the said council under section 29. 

(4) Failing observance of the provisions of section 24 (3) or if ihc council fails to 
take a dl'cision as rnntcmplall:d by subsection (I) of this section within a period 
prt'.scribed by regulation, action ~hall he taken in accordance with the regulations. 
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26. If an al'j)lication is granted under section 25, the owner of the land concerned Ap£roval of general plan 
shall submit a general plan or diagram, as indicated by the Surveyor-General con- or •agram. 
cerned, to that Surveyor-General for his approval. 

27. (1) If a Surveyor-General has so approved a general plan or diagram, the Registration. 
owner concerned shall. within a period of five years after the application has been 
granted under section 25 or withm such longer period as the Administrator or the 
council concerned, as the case may be, may determine, furnish the registrar of 

- deeds concerned with such documents and information as he may require, comply 
with the requirements of the said registrar in connccfion with the cancellation of 
existing conditions of title, provide services in accordance with a condition im­
posed under section 29 ( l) ( c) (ii) in respect of the subdivision and obtain the 
registration of at least one land unit. 

(2) Where an owner has foiled to comply with the provisions of subsection (1) 
in relation to a subdivision or a part thereof, the grantmg of the application under 
section 25 and the diagram or general plan concerned shall be deemed to have 
lapsed in relation to the said subdivision or part thereof at the expiry of the period 
contemplated in subsection ( 1). 

28. The ownership of all public streets and public places over or on land in respect 
of which an application for subdivision has been granted under section 25 shall. 
after the registration of at least one land unit concerned, vest in the local author­
ity in whose area of jurisdiction that land is situated, without compensation by the 
local authority concerned if the provision of the said public streets and public 
places is based on the normal need therefor arising from the said subdivision or is 
m accordance with a policy determined by the Administrator from time to time. 
regard being had to such need. 

29. (1) Either the Administrator or the council concerned in terms of directions 
determined by the Administrator. as the c;;,se may be, may impose conditions as 
to the granting of an application for subdivision in terms of section 24 (1 )-

(a) in relation to any particular land unit in the subdivision or generally to more 
than one such land unit; 

(b) in relation to the compulsory establishment by the applicant for subdivision 
of a home owners' association;· 

( c) in relation to-

(i) the administration of the subdivision -contemplated-after the granting of 
the application for subdivision, and 

(ii) the prerequisites for the registration of land units and the provision of 
services in connection therewith, and 

(d) having regard to-

(i) the community needs and public expenditure which in his or its opinion 
may arise from such subdivision and the public expenditure incurred in the 
past which in his or its opinion facilitates the subdivision, and 

(ii) the various rates and levies paid in the past or to be paid in the future by 
the owner of land, 

in relation to the granting of land or moneys for the purposes of the State, the 
provincial administration or a local authority. 

(2) A home owners' association coming into being by virtue of the provisions of 
subsection ( 1) (b) of this section-

( a) shall be a body· corporate; 

(b) shall have a constitution which-

(i) has as its object the control over and the maintenance of buildings, sa­
viccs and amenities arising from the subdivision concerned; 

(ii) provides for the implementation of the provisions of paragraph (c) of this 
subsection, and · · 

(iii) has been approved by the local authority concerned: and 
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(c) shall have as its members the owners of land units arising from the subdivi­
sion concerned, who shall be jointly liable for expenditure incurred in connec-
tion with the association. · 

(3) A home owners' association which came into being by virtue of a condition 
imposed under the Townships Ordinance, 1934 (Ordinance 33 of 1934), and 
which exists at the commencement of this Ordinance. shall be deemed to be a 
home owners' association which came into being by virtue of the provisions of 
subsection (l) (b) of this section. 

(4) (a) Moneys received by a municipality by virtue of the provisions of subsec­
tion (l) (d) of this section or the proceeds of the sale of land which is granted to 
a municipality by virtue of those provisions shall, unless the Administrator di­
rects otherwise, be paid by the municipality into its revolving fund or consoli­
dated capital development and loans fund within the meaning of the Municipal 
Ordinance, 1974 (Ordinance 20 of 1974). 

(b) Moneys received by a division by virtue of the provisions of subsection (1) 
(d) or the proceeds of the sale of land which is granted to a division by virtue of 
those provisions shall be paid into a trust account and utilised for the benefit of 
the community concerned. 

(5) When land in respect of which an application for subdivision has been grant­
ed under section 25 and which is situated in the area of jurisdiction of a division is 
incorporated in the area of jurisdiction of a municipality, any moneys referred to 
in subsection ( 4) (b) of this section. together with interest accrued in respect 
thereof but less any amount utilised in terms of that subsection, shall be paid over 
to the municipality concerned which shall dispose thereof in terms of subsectio,n 
(4) (a) of this section. 

30. (1) Either the Administrator or a council, as the case may be, may, after an 
application has been granted under section 25 and after consideration of objec­
tions received in consequence of an advertisement in terms of subsection (2) of 
this section and after consultation with the owner of the land concerned and. in 
the case of the Administrator, with the local authoritv concerned. in relation to 
land units not yet registered by virtue of the granting o( that application-

( a) waive or amend any condition imposed under section 29 (1); 

(b) impose additional conditions of the kind contemplated in section 29 (1). 
which additional conditions shall be deemed to have been imposed in terms of 
that section, and 

(c) amend or cancel or partially cancel the plan of the subdivision concerned. 
including a diagram or general plan. provided any public street or public place 
concerned is closed in terms of the Municipal Ordinance, 1974 (Ordinance 20 of 
1974), or the Divisional Councils Ordinance, 1976 (Ordinance 18 of 1976). 

(2) The director, where the Administrator may act under subsection (1), or the 
town clerk or secretary, where a council may so act, as the case may be. shall, if 
he is of the opinion that the waiver or amendment of conditions or the imposition 
of additional conditions or the amendment or cancellation of a plan of subdivision 
under subsection (1) adversely affects the interest that any person has in land, ad· 
vertise the proposec! waiver or amendment of conditions or imposition of ad­
ditional conditions or amendment or cancellation of a plan of subdivision. 

(3) The provisions of subsections (1) and (2) shall mutatis nwtandis apply to 
general plans in existence at the commencement of this Ordinance. 

31. (1) Before registration by virtue of a subdivision in respect of which an appli· 
cation has been granted umlcr section 25 is effected by the registrar of deeds con­
cerned, the transferor shall furnish proof to that n:gistrnr that any condition on 
which the application for subdivision concerned was granted, has been complied 
with. . 

(2) Where land is granted by virtue of the provisions of section 29 (I) ( d), all 
transfer costs shalt be paid by the transferee. 
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32. {l) If the plan of a subdivision, including a diagram of general plan, is in terms 
of section 27 deemed to have lapsed wholly or in part or is cancelled wholly or in 
part under section 30, the ownership of the public strec\s and public places con­
cerned which are shown thereon shall revert to the owner of the land concerned, 
subject to any exceptions made by either the Administrator or the council con­
cerned, as the case may be. 

(2) (a) If the plan of a subdivision, including a diagram or general plan, is in 
terms of section 27 deemed to have lapsed wholly or in part or is cancelled 
wholly or in part under section 30, the land shown thereon which has by virtue 
of section 29 (1) (d) been granted for the purposes of the State, the provincial 
administration or a local authority, shall be transferred to the owner of the 
land, subject to any exceptions made by either the Administrator or the council 
concerned, as the case may be. 

{b) All transfer costs and incidental costs in relation to such transfer shall be 
paid by the said owner. 

CHAPTER IV: PLANNING ADVISORY BOARD 

33. ( 1) The Administrator may establish a board to be known as the Planning Ad­
visory Board. 

(2) The advisory board shall consist of such number of members, not exceeding 
seven, as the Administrator may from time to time determine. 

(3) The members of the advisory board shall be appointed by the Administrator\ 
from persons who in his opinion have knowledge and experie.nce of matters con­
nected with the application of this Ordinance. 

(4) The Administrator shall appoint every member of the advisory board on 
such conditions, including conditions as to the payment of remuneration and al­
lowances, as the Administrator may determine at the time of the member's ap­
pointment; provided that a person who is in the full-time service of the State shall 
not be appointed a member of the advisory board. 

(5) The Administrator shall designate a member of the advisory board as the 
chairman thereof and another member as the vice-chairman thereof. 

-
(6) When the chairman of the advisory board is absent or is unable to perform 

his functions, the vice-chairman shall act in his stead and when the vice-chairman 
so acts, he may exercise or perform any power or duly of the chairman. 

(7) (a) Every second year after the establishment of the advisory board, such 
members thereof as may be designated by the Administrator (except the chair­
man, who shall hold office as such for four years) shall vacate office as members 
of the advisory board and the Administrator shall, subject to the provisions of 
subsection (3), appoint new members in their place. 

(b) No member of the advisory board shail hold office for an uninterrupted 
period of longer than four years. 

(8) Subject to the provisions of subsection (7), a member of the advisory board 
shall vacate his office if he is absent from two consecutive meetings of the advi­
sory board without leave of the advisory board or if the Administrator at any time 
terminates his term of office as a member if in the opinion of the Administrator 
there arc sound reasons for doing so. 

(9) The Administrator may designate a member of the advisory board as acting 
chairman to exercise and perform the powers and duties of the chairman when the 
chairman is unable to do so. 

( 10) When another member of the advisory board is for some reason or other 
absent or unable to discharge the duties of his office, the Administrator may, sub­
ject to the provisions of subscL:tion (3), appoint another suitable person to al'.t in 
the plaL:l' of that nH.:mhL:r during his absc1Kc or as long as he is unable to dis­
charge the duties of his office. 

( 11) (a) The meetings of the advisory hoard shall be held at such times and 
plaL:cs as the chairman may determine. 
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(b) If the chairman or the vice-chairman for some reason or other fails to attend 
a meeting of the advisory board. the members who arc present thereat shall 
elect one of their number to preside .at that meeting. 

(c) The person presiding at a meeting of the advisory board shall determine the 
procedure at such a meeting. 

(d) The quorum for a meeting of the advisory board shall be the majority of the 
members of the advisory board as at the date of that meeting. 

(c) The decision of a majority of the members of the advisory board present at 
a meeting thereof shail constitute the resolution of the advisory board and in 
the event of an equality of votes the person presiding at the meeting shall, in 
addition to his deliberative vote, have a casting vote. 

(12) A member of the advisory board shall not he present at or take part in the 
discussion of or voting on a matter before the advisory board in which he has di­
rectly or indirectly a pecuniary or other interest. 

(13) With effect from the date of commencement of this Ordinance a reference 
in any law to the Townships Board constituted by section 2 of the Townships Or­
dinance. 1934 (Ordinance 33 of 1934), shall be deemed to be a reference to the 
advisory board. 

34. The Administrator-

(a) may refer a matter submitted to him for his decision thereanent in terms of 
this Ordinance; 

(b) shall refer a structure plan or reviewed structure plan submitted to him for 
his approval in terms of section 4: 

(c) shall not approve any application submitted to him for his decision in terms 
of Chapter II or III and in relation whereto any objection has been received un­
less he first refers the matter. and 

( d) shall not dismiss any appeal noted with him in terms of this ordinance unless 
he first refers the matter 

to the advisory board. 

35. (1) The advisory board-

( a) shall furnish the Administrator with a recommendation on a matter referred 
to the advisory board in terms of section 34; 

(b) may at its discretion furnish the Administrator with a recommendation on 
any matter affecting the application of this Ordinance, and 

(c) may, if it requires additional information which it considers necessary in or­
der to carry into effect paragraph (a) or (b), app11· to the Administrator there­
for. 

(2) No member or alternate member of the advisory board shall disclose the 
contents of a recommendation of the advisory board before the Administrator's 
decision thereanent has been made known. 

CHAPTER V: GENERAL PROVISIONS 

36. (1) Any application under Chapter II or lII shall be refused soldy on the basis 
of a lack of desirability of the c·ontemplated utilization of land concerned or on 
the basis of its effect on existing rights concerned (except any alleged right lo pro­
tection against trade competition). 

(2) In considering particulars affeeti'ng the granting of any application under 
Chapter JI l)r Ill, regard shall be had to only the safety and welfare of the mem­
bers of the community concerned, the preservation of the natural and developed 
environment concerned or the effect of the application on existing rights con­
cerned. 

37. For the purposes of section 123 (2) of the Municipal Ordinance, 1974 (Ordi­
nance 20 of 1974), or section 122 (2) of the Divisional Councils Ordinance, 1976 
(Ordinance 18 of 1976), "municipal purposes", as defined in section 2 of the said 
Municip;d Ordinam:c. 1974. or '\liv1siona I purposes". as defined in section 2 of 

2147 

Functions of Administrator 
in relation to advisory 
board. 

Functions of ad"isorv 
hoard. ' 

Basis of refusal of 
<tpplications and particulars 
applicable at granting 
thereof. 

Construction of ··municipal 
purposcs" amt '"<li\'isiunal 
purposts". 



23 Dcscmher 1983 Ofllsiclc Kocrant van die Provinsic Die ~aap die Gocie Hoop 4299 

the said Divisional Councils Ordinance, 1976, shall b~ deemed to include pur· 
poses of a zoning scheme. 

38. The director may from time to time determine the form of anv appplication to 
be made to him or to a tbwn clerk or secretary in terms of this Ordinance. 

39. Every local authority shall comply and enforce compliance with-

( a) the provisions of this Ordinance or, in so far as they may apply in terms of 
this Ordinance, the Townships Ordinance, 1934 (Ordinance 33 of 1934); 

(b) the provisions incorporated in a zoning scheme in terms of this Ordinance 
or in a binding town planning scheme in terms of the Townships Ordinance. 
1934,or 

(c) conditions imposed in respect of subdivisions in terms of this Ordinance or 
in respect of townships, subdivided estates, minor subdivisions or any land com· 
prised therein in terms of the Townships Ordinance, 1934, 

and for that purpose a local authority shall ensure that it docs not approve plans 
for or otherwise authorise the erection or alteration of any building or structure or 
of a part of a building or structure, or approve or authorise or permit the utilisa­
tion of any building, structure or land or of a part of a building, structure or land. 
if such erection or alteration or such utilisation would be in contravention of such 
a provision or condition or if such erection or alteration or such utilisation would 
in the opinion of the local authority facilitate the utlisation of a building in a man­
ner which is in contravention of the provisions of the zoning scheme. 

40. (1) If a local authority in the opinion of the Administrator fails to perform or 
to exercise satisfactorily its duties or powers in terms of section 39. the Adminis­
trator may, after notice to such local authority, withdraw any approval or author­
isation granted by the local authority, perform the said duties, exercise the said 
powers and recover from such local authority any amount spent by him in this 
connection or instruct the local authority as to the steps to be taken by it in order 
to en.sure compliance with section 39, and such instruction shall in Jaw override 
any decision of the council of the said local authority. 

(2) (a) If a building or any part thereof was erected in contravention of para­
graph (a), (b) or (c) of section 39, whichever may have applied at the time of 
such erection, the local authority shall serve an instruction (hereinafter referred 
to as the instruction) on the owner to rectify such contravention or. at the op­
tion of the said council, to demolish such building or such part thereof as may 
be specified in the instruction, before a date similarly specified, being not more 
than six months after the date of the instruction. 

(b) If the said owner fails to comply with the instruction, the local authority 
shall, subject to the provisions of paragraph (c), take all such steps as may be 
necessary to rectify such contravention or to cause the said building or the said 
part, as the case may be, to be demolished. 

(c) If the owner disputes the existance and the nature and the extent of the con­
travention to which the instruction relates, he shall on or before the date refer­
red to in paragraph (a) submit to the director a written statem~nt setting out 
the grounds and reasons on an<l for which he disputes the existence and nature 
and extent of the said contravention. 

(d) The J\dministrntor shall thereupon, having regard to all the facts, recon­
sider the state of affairs and make a final decision. 

(3) Any amount spcnt hy a local authority in terms of sub!.ection (2) and any 
amount recovered from it by thi.: J\dministrator in terms of subsection (I) shall bi.: 
recoverable by that local authority from the owner. 

( 4) (a) The Administrator nrny suspend compliance with the provisions of the 
instruction on condition that the owner pays to the local authority a,contraven· 
lion kvv in an amount determined bv the Administrator anc.I set forth in a no­
tice served by him on the said owner. , 
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(b) Such a contravention levy shall become due and payable­

(i) in one capitalised sum on or before such date, or 

(ii) periodically at such intervals. 

4299 

as the Administrator may determine and may be calculated with retrospective 
effect from the date on which the erection of the building or part thereof con­
cerned commenced. 

(c) The Administrator may, when he deems it necessary, cancel the payment of 
a contravention levy as contemplated in paragraph (b) (ii) or amend such a con­
travention levy. 

(5) (a) The owner of a building or part thereof on the date when the instruction 
is served shall be liable for the payment of the contravention levy. 

(b) .Prior to the transfer of the land concerned the contravention levy shall be 
capitalised. 

(c) In capitalising a contravention levy a departure or a rezoning or a departure 
and a rezoning which may be necessary in order to grant a use right in accord­
ance with the utilisation of the land concerned shall be deemed to exist accord­
ing as the council concerned may determine. 

-H. Any person authorised thereto by the Administrator or director or a council 
may enter upon any land in order to-

(a) do anything which the Administrator or the director or such a council, as 
the case may be. is permitted or required to do in terms of this Ordinance. or 

(b) make an inquiry. an investigation or a survey in connection with the exer­
cise or perfonnance of his or its powers or duties by the Administrator or the 
director or such a council. as the case may be. in terms of this Ordinance. 
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42. When the Administrator or a council grants approval, authorisation or exemp- Administrator or council 
tion or upholds an appeal under this Ordinance, he may, subject to the provisions may impost'. conditions. 
of section 29. do so subject to such conditions as he may think fit. 

43. Where any person required by the director or a town clerk or secretary in furnishing of comment 
terms of this Ordinance to furnish the director or the said town clerk or secretary and information. 
with any comment or other information, does not furnish the required comment 
or information within a period of 60 days of the date on which he was so required. 
he shall be deemed to have had no comment or ther information to furnish. 

-l4. (1) (a) An applicant in respect of an application to a council in terms of this Appeal to Administrator. 
Ordinance, and a person who has objected to the granting of such application 
in terms of this Ordinance, may appeal to the Administrator, in such manner 
and within such period as may he prescribed bv regulation, against the refusal 
or granting or conditional granting of such applifation. 

(b) A person aggrieved by a decision of a council in terms of section 14 (1), (2). 
(3). (4) (d), (5) or (7) may appeal to the Administrator in such manner and 
within such period as may be prescribed by regulation, against such decision. 

(c) A person aggrieved by a decision of a council in the application of section 18 
may similarly appeal to the Administrator against such decision. 

(2) The Administrator may in his discretion dismiss an appeal contemplated in 
· subsection (1) (a), (b) or (c) or uphold it wholly or in part or make a decision in 

relation to subsection (I) (b) or (c) which the council concerned could have made. 

(3) For the purposes of this Ordinance-

( a) an application rcfcm;d to in subsection (I) (a) shall be deemed lo have been 
granted or conditionally granted or refused by the council concerned in accord­
ance with action taken by the Administrator under ihc· provisions of subsection 
(2); 
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(b) a decision referred to in subsection ( 1) (b) or ( c) shall be deemed to be a 
decision of the council concerned in accordance with action taken by the Ad­
ministrator under the provisions of ~ubsection (2), and 

(c) a decision made by the Administrator under the provisions of subsection (2) 
shall be deemed to have been made by the council concerned. 

45. Where anything which in accordance with the provisions of this Ordinance is 
required to be done or performed on or before a specified day or at a specified 
time or during a specified period, has not been so done or performed, the Admin­
istrator may, if he is satished that such thing cannot be so done or performed or 
that the failure was due to an error or oversight, authorise such thing to be done 
or performed on or before some other day or at some other time or during some 
other period specified by him. and anything so done or performed shall be of full 
force and effect and shall be deemed to have been lawfully done or performed in 
accordance with the provisions of this Ordinance. 

46. (1) A person who-

(a) contravenes or fails to comply with a provision of section 23, 33 (12) or 
35 (2); 

(b) threatens, resists, hinders or obstructs, or uses foul, insulting or abusive lan­
guage towards a person in the exercise of a power under section 41 or refuses or 
fails to answer to the best of his ability a question put to him in terms of the 
said section; · 

(c) contravenes or fails to comply with a provision of a zoning scheme in so far 
as it applies to--

(i) The utilisation of land or a building, or 

(ii) the erection or alteration of a building, 

shali be guilty of an offence and on conviction liable to a fine not exceeding 
RlO 000 or to imprisonment for a period not exceeding five years or to both 
such fine and such imprisonment. 

(2) A person convicted of an offence under this Ordinance who after such con­
viction continues with the conduct in respect of which he was so convicted, shall 
be guilty of a continuing offence and on conviction liable to a fine not exceeding 
RSO in respect of each day on which he so continues or continued therewith. 

47. (1) Subject to the provisions of section 8, the Admfoistrator may make 
regulations relating to matters which shall or may be prescribed by regulation in 
terms of this Ordinance and, generally, relating to all matters which he deems 
necessary or expedient to prescribe in order to achieve the purposes of this Ordi­
nance. 

(2) Different regulations may be so made in respect of different local author­
ities or categories of local authorities. 

(3) A regulation made under subsection (1) may prescribe a penalty not exceed­
ing a fine of R2 000 or imprisonment for a period of one year for a contravention 
thereof or failure to comply therewith. 

48. (1) The ordinances referred to in the Schedule are hereby repealed. 

(2) A matter in connection with which prior to the commencement of this Ordi­
nance action is taken in terms of an ordinance repealed by subsectior, (1) and 
which at such commencement has not been disposed of. shall from the said com­
mencement be disposed of in terms of an ordinance so repealed or this Ordi­
nance, a~; may be determined by the Administrator. 

49. This Ordinance shall be called the L.~1nd_ !:Jse Planning Ordinance, 1984, and 
shall come into operation on a date fixea by thi:<i\dr11inisirator'by proclan1alion in 
the Provincial Gazelle. 

?nn~r.1QA4 

Rectification of errors. 

Offences and penalties. 

Regulations. 

Hepcal of ordinances. 

Short title and date of 
commcnt·emcnt. 

2153 




