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) PART FOUR 

Goals and objectives 
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FORMUIATION OF GOALS A:.'\JD OBJFX:TIVES 

Having established that Constantia exhibits certain proble:ns which 
are characteristic of the suburbanization of the urban frjnge in 
general, it is necessary to consider how these problems could be 
resolved . · 

In seeking such solutions, it is not only useful, but imperative, 
to determine sane framework of what the desired future state of 
the Valley should be and what role it should perform in the 
metro!X)li tan context. In other v.ords, what goals should be 
strived for and what objectives should be aimed at in order to 
facilitate the resolution of these goals. 
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In establishing this frarnev.Drk, one returns to the basic underlying 
reasons for public sector intervention in the free market process -
as outlined in Section 7.0 of Part One. This being "to regulate 
individual activity in the interests of the safety, health , rrorals 
and general well-being of the whole population" . 

This is obviously too broad a concept to give any positive direction 
and, in this regard , it is useful to reiterate the opening paragraph 
of the arove-mentioned section; ....• "The need for public sector 
intervention in the expansion process of suburban developnent is 
justified by the need to anticipate the socio-econanic and environ­
mental effects of such developnent both at the local and regional 
levels and in the short and long term." And moreover •..•. "To 
devise means and ways of controlling or even preventing such 
developnent when not in the interests of the general public or of 
the envirornnent". 

Further:rrore, one should consider the need for intervention in the 
market process as outlined in Section 6.0 of Part One. As stated; 
fran a metropolitan stand-point - the direction a..'1d t.inling of urban 
expansion. plays an all-bnportant role in determi.~ing the efficient 
functioning of the city. While the suburban develoµnsnt of Constantia 
has, to date, perfonned a necessary housing function, there is clearly 
no innE<li.ate need for additional land to be made available for develop­
ment - particularly in regard to the upper inccrne groups. Moreover , 
Constantia's sole role as a dormitory suburb does little to improve 
the efficiency of metro:p8litan Cape Town. 

The costs of urban sprawl were identifierl as being in.herent jnefficieE­
cies such as the extravagant use of the land and increased service 
costs. The historic develoµnent pattern of Constantia and its present­
day problems clearly reflect these costs. For example, ~he 8CXX) m2 
category was land-expansive and the properties are now found to be 
unrealistically large; overzon.ing .in respect of the proposed civic 
centre and Constantia Centre sites has proverl costly. Because of the 
large plot-sizes, service costs per unit have been far higher tlk"l.11. for 
more dense develoµnent. In a city such as Cape Town, which is heavily 
weighted in respect of the lower incane groups and is therefore charac­
terized by a relatively low tax-base ; it is obvious that such extra­
vagances must eventually be borne by the lower .incane groups in teDT1S 
of an opportunity cost. 
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In addition, various other costs are passed on to ti.~e lower inca.'Tle 
groups. For example, the costs of land and the low density 
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zon.ing of the outer suburbs, together with the lack of public 
transport facilities, effectively limits the choice of housing 
location available to these incane groups. This suggests that the 
Constantia residents should, in sane way , pay for the privilege of 
being able to live in the particularly attractive environme.ri.tal 
surroundings of the Valley. wnile this privileged status is to 
sane extent balanced by the property market which places a high 
pranium on 1:oth the costs of land and housing; it is nevertheless 
evident that the rates structure of the metropolitan area is dis­
torted in favour of the Constantia residents. The fact that the 
local residents do not contrjbute to the metropolitan account. 
increases the financial burden of the rest of the metropolitan 
area - again, to the detriment of the lower .incane groups. 

Moreover, the anphasis on car-ownership of the local residents 
constitutes an extravagant use of energy; and also leads to the 
less-than-efficient functioning of t..he public transport syste.'11 which 
imposes higher costs on those who are reliant on this system and who 
can least afford such costs. Furthermore, the beneficiaries of the 
extremely high costs of implementing a high-standard metropolitan 
road network are mostly the upper and m.iddle incane_groups. 

All ·the a:tove basically revolve around public sector allocation of 
funds and land-use policies. Exploitation of the market systau by 
the private sector also tends to iiupose costs on the lcwer .incane 
groups. This is evidenced by the withholding of land from the rrarket 
by 1:oth speculators and developers which, in addition to t.~e sub­
optimal use of the metropolitan land stock, also tends to restrict 
the supply of developable land thus pushing up the costs of housing. 
This cost tends to trickle down through the market and u.ltlrnately 
affects all incane groups. 

The a:tove, then, sets the necessary framev.0rk in the light of which., 
goals and objectives for the future of Constantia are to be formulated. 
Ho.,.,-ever, the scope of this study is limited and carmot take into full 
account the obvious inefficiencies and inequities o:f the rnetrnpolitan 
area. The followjng goals and objectives t..herefore merely take ccg­
nizance of these wider issues but are concerned mainly with the mal­
functions of the suburban and urban fringe develop.'Uen.t as they affect 
t..he Constantia Valley. · 

GOALS 

The Con.stantia Valley should play a nore contributory role 
in the metropolitan are'3. 

The character of the Valley should be preserved and where 
possible, enhanced. 

RESIDEN'rIAL OBJECI'IVES 

To find the necessary means and ways of alleviating the prese.'1t 
hardships experienced by the owners of the 8CXX) ni2 properties; 
without lowering the environmental qualities of these areas. 
And noreover, to make 1rore optimal use of the land. 
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To encoura~e the more opt:ilnal use of vacant land in the 4CXX) m
2 

and 2400 m categories without l owering the tone of the neigh­
bourhcx:xi. 

To make more positive use of Special Residential fo:rms of 
developnent. 

CCMMERCIAL OB.JEC:TIVES 

To improve the functioning of the Glenstantia and High Constantia 
centres. 

To establish some alternative use for the proposed Constantia 
Centre site. 

To lower the too heavy restrictions placed on the establishme.'1.t 
and functiooing of farm stalls and nurseries. 

To make provision for the establishment of convenience stores 
of a neighbourhcx:xi-serving type. 

''FARMING'' OBJECTIVES 

To determine which properties constitute both prime and viable 
fanning units. 

To find the means whereby the continuation of fanning practices 
may be facilitated. 

To establish alternative uses for the larger properties zoned 
for rural purposes , which are not being farme<l, or being farme<l 
on a limited scale. 

ROCRE'ATICNAL OB.JEJ:TIVES 

To make more optimal usage of the outdoor-recreational potential 
of .the Valley . 

To make provision for the needs of the horse-riding fraternity. 

ENVIRONMENTAL OBJECTIVES 

To protect the immediate surroundings of the historic hanesteads. 

To control and eradicate all undesirable species of alien vege­
tation. 

To protect the existing trees in the Valley and to rL~lace those 
which are lost. 

GENERAL O~IVES 

To achieve greater public participation in the planning process. 

To optimise the role of the C.P .O.A. 
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To improve the ba lance between e.xpendi ture and .incane in the 
local rates account. 

To make provision for public amenities (civic purposes) .in 
a more efficient manner. 

To adopt n\Ore realistic road standards. 
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To improve the efficiency of the public sector decision-:makiJ1g 
process. 
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Alternative policy prescriptions 
for Constantia 
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ALTERNATIVE POLICY PRESCRIPTIONS FOR CONSTANTIA 

For convenience , the analysi s of Constantia as it exists tc:day 
was dealt with in the fonn of sei:)8rate canponents. The major 
problans 'vv'er e i dentifi ed i n each canponent and, in seeking ways 
of resolving these problems , direction has been given by the 
formulation of goals and objectives. 

The follCM"ing policy prescr iptions are thus informed by the 
relevant object ives ; with due cognisance being given to the 
stated goals for Constantia. These goals being: 

That it should play a :rrore contributory role in the 
metropolitan area. (1) 

That the character of the Valley should be preserved 
and, where possible, enhanced . 

Other f actors which inform the suggestions put forward are the 
various tried and untried poli cies which have been f ormulated, 
for Constantia in the past and those put forward 5n the United 
States context. 

The British policies have little to offer in terms of seeking 
solutions at the local level - these will be more fully explored 
in Part Six which deals with general prescriptions at a wider 
level. The various policies and planning tools which have 
been put forward in the United States, are more applicable to 
the local level and scme are especially appropriate to the 
particular problems experienced in Constantia. 

As with the analysis, the alternative policy prescriptions are 
presented in the fonn of components or sections - these r.;eing: 
the residential canponent, the ccmnercial and civic canponent 
the fanning canponent (including the Eagle ' s Nest/Glen Alpj.11e 
block), recreation, the environment and~ lastly, a general 
camponent which deals with the overall functioning of the area. 

Alternative suggestions are made for resolving the problans 
a'perienced by each camponent. These al ternaU.ves have been 
evaluated in a very rough manner only - their purpose being 
merely to indicate the possible alternatives which exist . 
Detailed proposals have been put forward simply to illustrate 
hCM" particular problems could be dealt with in a practical 
sense. 
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The point to be a:nphasized is that these alternative suggestions, 
in most cases, involve changes in existing policy. It is these 
changes in policy which ar<.> of most importance; for they (rather 
than the detailed proposals) serve to indicate how the intrusion 
of suburban forces into the urban fr'nge can be not only con­
trolled, but also guided in an effective manner so as to benefit 
both the local and metrqx:>li tan residents. 

(I) Implicit in this goal is that whatever suggestions are put 
forward for resolvlng i5sues in Constantia, they should 
not impose additional costs on the metropolitan population -
either directly or indir ectl y. 
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1.0 THE RESIDEN'1'L7\L COMPONENI' 

The two major problems experienced by the residential CCITifX)nent 
(including the land already zoned for such purposes) are: 

the fact that many of the plots are too large to be 
effectively maintained and there is no longer an assured 
market for th6!1, and 

the fact that much land which has already been granted 
develoµrent rights is being withheld £ran the market. 

Both problems have been accenl.-uated by the present slump i..'1 the 
property market; but they are nevertheless long-standing rather 
than short-term problems. 

In considering ways of alleviating these problem situations, it 
j_s necessary to stress the fact that they are typical accan­
panbnents of the suburbanization of the urban fringe. Whereas 
the former problem reflects changes in life-style and the general 
increased costs associated with an outmoded standard of living; 
the latter probl6!1 arises £ran the over-zoning of land and the 
manipulation of the m::irket by developers and land awners to the 
detriment. of the general public. 

The fact that, in most instances, the means of resolving these 
problems amounts to the granting of more developnent rights must 
be seen in the light of the present lack of need for more housing 
develoµno,.nt in Constantia. The prq:::osals are therefore put 
f orward in the assumption that the property market will revive. 
I f it does not, then the property owners will have to carry on 
bearing their respective hardships until conditions change. 
This is not an unreasonable dencn1d as they are not the only 
sectors of the metropolitan population affecte::1 by the current 
state of the econany . 
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Higher density forms of housing are discussed as a potential means 
of resolving many of the problems experienced in Constanti a. 

1.1 Unrealistically large Plots 

In considering the .problems associated with the 8CXX) 1n
2 

plot-si ze categories, the Hohenhort area is used as a 
particular example. This area includes the Hohenhort 
Tawnship and sane of the surrounding properties on the 
Hohenhort Ridge . 

The Hohenhort area , tog-eth:)r wi th the other major areas 
r::anpri sing 8cm m2 plots, are indicated on Figure 10 . 
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D Hohenhort 

D Other 8CXX) m2 plots 

FIGURE 10: THE HOHENHORI' ARFA AND OI'HER 8CXX) m
2 PLOI'S 

The problems experienced are typical of all the larger sized properties and revolve around the follaving facts: the properties are too large to be effectively gardened or maintained; many of the properties (both developed and vacant) are seriously overgro.,m with Port Jackson 
wattle; there is no demand for these properties and the o.vners are experiencing severe hardships. MJre­
over, the Hohenhort area is reno.vned for its environ­
mental beauty (both built and natural) - and this is being threatened by the above problems. 

Suggestions to alleviate these problems are infonned by the follaving objectives: 

To make more optimal use of the land. 

- To lessen the hardships experienced. 

- To preserve the character of the area. 

Moreover, these suggestions should not involve the rest of the Constantia ratepayers in additional costs. 

In the pursuit of these objectives; it is necessary first of all, to take cognizance of the natural features of 
the land. Also, to take note of the way in which the land has been used for residential developrent; to 
establish where land is not being optimised and where likely problens would occur with future developnent; and, lastly, to identify opportunities for improving the situation. 
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The Hohenhort area forms a dist inctive topogr aphical entity 
canprising a central valley line enclosed by two ridge lines . 
The northern ridge (the Hohenhort Ridge) is fairly steep 
with a large p:Jrtion ccmprising slopes steeper than 1:6. 
The fact that the upper slopes afford magnificent views of the 
Constantia Valley means also that they are highly exposed. 
The surrmit of this ridge flattens out and is therefore less 
exposed; moreover , the skyline is well protected by abundant 
tree growth. 

The southern ridge line canprises fewer slopes steeper than 
1:6; it is considerably lower-lying than the northern ridge 
and is therefore less exposed . The valley line canprises 
an exceptionally dense growth of oak trees, as do the la:.'!er 
slopes. '11he above features are indicated in Figure 11. 

The developnent of this land is indicated in Figure 12. 
As seen, it is based on the retention of the valley bottan 
as public open space, and the layout of large plots l eading 
off the circular r oad system which conforms largely to the 
contours of the l and. Only one portion has not yet been 
subdivided - this being the l and on the northern ridge where 
the proposed subdivision has been approved bu l: not imple­
mented. Of the 85 plots, only 7 have not been built upon; 
and 5 of these are situated on the steeper slopes of the 
northern ridge. Other than the public open space and 
the residenti al plots, the only other use of the land is 
that of the Hohenhort Hotel. 

The houses and plots are shewn to scale and Figure 12 
clearly indicates the very large arrount of garden space. 
It also gives a clear picture of the potential for sub::iivision 
of the majority of plots, and the fact that extravagarit use 
has been made of the land. 

Four alternatives are put forward for the possible future 
subdivision of these plots and the usage of the land. 

Alternative One concerns the possibilit¥ of lowering t he 
minimum subdi. vision standard £ran 8000 m to 4000 1n2 . The 
following drawbacks would be experienced in this regard . 

- This alternative would merely add to the existing over­
supply of plots in the 4000 m2 category and would accen­
tuate the problems of vacant unsold and unbuilt-upon plots 
in this category . 

- Difficulties would be experienced in subdividing certain 
plots in conformar.:.e with existing subdivision stal')..dards. 
This is due to the location of the existing dwellings, 
excessively steep slopes, road access or the shape of 
the plot. This policy would therefore fail to r esolve 
the problems in respec..t of these properties . 
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- Many of the properti es are south- facing on slopes s teeper 
than 1:6 . These factor s severely lllllit -what can be done 
with the property in r eg-ard to the location of a dwel ling . 
In addition, the costs of bui lding and the construction and 
maintenance of driveways tend to be high . Moreover , these 
slopes are highly er cx:lible ;:md the soi ls are not very stable . 
Further subclivision would necessit at e the los s of much 
vegetat i on which serves a very necessary binding function. 
Ser ious pr obl ems could be experienced during the construc­
tion pericx:1 and until costly retaining walls had been 
constructed and adequate vegetative covering re-established. 

Because of the above , the costs to the prospect ive hare-builder 
would appear t o be beyond the rr:eans 2£ the normal f amil y 
wishing to build a house on a 4CXX) m plot . In the eve..nt 
of subdivisi ons being approved but f inding no r eady market -
the probl erns regarding soi l erosion and infest at i on by alien 
vegetation:JWould most l ikely be int ensified . This serves to 
indicat e that it would be inadvisable t o all ow plots on slopes 
steeper than 1:6 t o be subdivi ded - parti cul arl y those on 
south-£ acing slopes. Again , this al tern a ti ve would f a i l to 
resolve the proLlerns experi enced . 

Alternative 'Two concerns the J:X>ssibility of intrcx:lucing a 
density criterion based on the 4CXX) m2 plot-size category. 
Basically, this would mean that all the exi s ting properties 
could be subdivided (where feasible); the major rx>int being 
that the number of dwelling units or subdivisions would be 
lllllite:1 to two per every 8CXX) m2 plot. 

Subdivis ions would be based on making the best use of the 
plot and sane size lllllit could be established to control the 
minimum size of plots - say 1350 m2. 

This would make far more rational use of the land and could 
solve the problems of maintenance. Normal subdivision stan­
dards tend to be over-restrict ive and a more flexible approach 
should be adopted with more consideration being given t o 
minllllising costs to the privat e individual and to the preser­
vation of the environment. (1) Anot her fact or which this 
alternative would facilitate , is that of providing a second 
hane on t.he property. ( 2) 

While this alternative would resolve certain of the problems 
arising £ran the above alternative, it would not provide the 
solution for those properties located on the s t eeper slopes 
where subdivision should not be pennitted. 

(I) An obvious example which comes to mind is that of al lowing "reci ­
procal servitudes" as a gen e ral rule rath e r than as an exception. 
Basically, this makes provision for two or more property owners to 
make use of a singl e driveway o r right-of-way. 

(2) There has been much demand in the last f ew years for the buildi ng of 
second homes for parents or cl ose relative s. This practice has been 
provided for in the Transvaal but has been strongly opposed by t he 
Cape Provincial Authorities. Apart from its desirability fro m a 
social point of · view, it opti mi ses the use of land on these large 
properties and should be strongly encouraged. Control measure s 

could ensure that these seco nd homes ar e located in such a manner 
that they could be subdivid ed off when they are no longer requ ired 
or when the property is sold. 
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Alternative Three concerns only t..l-iose properties which could 
not easily be subdivided and those where subdivision should 
not be permitted. The rernainder of the properties could be 
subdivided along the lines of the second alternative. 

This al ternab.ve is based on the following prir1ciples in regard 
to all the properties on slOf€S steeper than 111 6. Portions of 
those plots abutting tl1e public open space could be consoli­
dated with this open space (the a.vners thereby being relieved 
of their maintenance costs); furthennore their homestead 
envirorurent would be retained and they would have full usage 
of the public open space. A portion (say half) of these 
properties not abutting ' public open space could be main-
tained by Council whilst r ema.ining under tl1e a.vnership and 
private usage of the exi s ting owners. 

In addition, certain properties abutting the public open space 
(on its southern side) - whilst not being affected by steep 
slopes , would nevertheless e}..rperience difficulty j_n subdivi­
ding without undue cost to the environment. Portions of 
these plots could also be consolidated with tl1e open space. 

The properties affected by t..l-iis alternative are sha.vn on 
Figure l .3. 

Those properties on the steeper slopes of the southern ridge 
have a north-facing aspect and could therefore be subdivided 
IIDre beneficially than the other steep properties. 

To ensure equity between all the Hohenhort property o.vners, 
the following system of funding could be applied. Firstly, 
sane percentage of tl1e sales price derived from subdivision 
could be paid into a special fund held by Council. Secondly, 
the acquisition of land to be consolidated with the public 
open space could be paid for out of this fund. Thirdly, 
sane percentage of the annual rates of the Hohenhort residents 
could be used to cover the costs of maintaining those proper­
ties not abutting the open space. 

This systan would be similar to that of the transfer of 
developnent rights as applied in the United States - the only 
difference being that it would be administered by the local 
authority rather than through tl1e open market . The basis 
being tl1at those a.vners who could subdivide their properties 
would be obliged, in effect, to purchase the subdivisional 
rights of those not able to subdivide. 

The following gives same indication of the possfr::.~ funds 
involved. Of the 91 properties; 61 could be subaivided. 
Assuming the sale price of these subdivided portions to be 
Rl5 CXX); if 20% of the sale price were paid into the fund, 
it v.0uld realize Rl83 000. (1) 

The average prices paid for vacant plots in the 1350, 2400 and 4000 m2 
categories between 1973 and June 1978 was Rl4 265 . (Source: D.C. 
Data Bank). A figure of Rl5 000 seems reasonable in that the major ity 
of the su~divisions whjch would take place would tend to be closer 
to 4000 m than 1350 m2. 



I 

I 
I 
I 
I 
I 

1-
1 
I 
I 

I 
I 
I 
I 

I 

125. 

Of the 30 properties who would not be able to sul:xlivide, 
18 abut the open space. The owners of these properties 
could be paid RlO CXX) each for the acquisition of the 
"unused" portions of their properties - a total of Rl80 CXX). 
This would seem a reasonable price to pay; for as pointed 
out, these cwners would retain their hamestead envirorJnent 
and would have full usage of the open space. 

Similarly, the fact that the owners of the sulxlivisible 
properties would realize Rl2 CXX) (on average) jJ1st ead of 
Rl5 CXX) on the sul:xiivision of their plots, seems reasonable 
in that their present maintenance costs would be considerably 
lowered. Furthennore, they would still be in a position to 
retain rrore of their existmg homestead environment than if 
sul:xlivision sizes of 4CXX) m2 were insisted upon. 

To cover the maintenance costs of those portions of the 
properties not abutting the open space and not being sub­
divisible; 2% of the annual rates of all the properties 
could be set aside for this purpose. Assuming armual rates 
to be RlCXX) for all the existing properties once subdivided 
(that is, 91 properties); and R760 for the additional proper­
ties realized through subdivision (61) - the annual sum 
would amount to ±. R2 750 which should cover these costs. (1) 

' Moreover, the Hohenhort Hotel has been excluded £ran this 
calculation . As its residents benefit both fran the visual 
amenity of Hohenhort in general and fran the public open 
space in particular, the cwners should also be called upon 
to contribute in sane way. 

The above theoretical exercise presupposes two necessary 
conditions. Firstly, that the sul:xl:: vided properties will 
find a ready market. This is not unreasonable to assume -
provided the property market revives; many of the scl:x:1i vided 
plots could be considerably smaller than 4CXX) m2 and therefore 
be rrore in demand. Furthennore, Hohenhort v,,10uld off er a 
rrore attractive living environment than rrost other alternatives. 
Secondly, it presupposes that the property owners would be 
willing to participate in such a proposal. 

The success of this proposal would hinge on thi s second 
condition and strong liaison between Council and these 
property cwners would be necessitated. The only way in which 
this policy would have a cost bearing on the rest of the Con·· 
stantia ratepayers , is in the form of the 2% loss of rates to 
the general account. This would not seem an unreasonable 
cost to bear in order to prevent the Hohenhort area fran de­
spoiling the character of this portion of the Val~.2y. 

(l) This figure is based on two assumptions; firstly that the value 
of the existing properties is+ R40 000 and that the valuation 
of those reali zed through subdivision would be approximately 
R30 000. Th e annual rates are based on 2,53c/R which is 
applicable in Constantia at present. 
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Alternative Four would be to permit higher density fonns 
of housing on the 6 as yet unsubdivided plots. The slopes 
are not excessive but the site is visually ~rposed fran 
across the va lley. 
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A well designed complex (comprising + 15 units), together with 
an effective landscaping prcgrarrme, could be visually pleasing 
and result in the more attractive and efficie..~t use of the 
land than conventional single residential housing. Never­
theless, the local residents would alnost certainly be strongly 
opposed to any such suggestion; and, in view of the existing 
character of the area and the sensitivity of the site, it would 
seem inadvisable to consider this as a serious alternative. 
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1.2 Vacant Residential Land (1) 

1'bst of the vacant residential land falls within the 4CX:O m2 
and 24CO m2 categories. This represents a sub-optimal use 
of the land, distorts the property market and lowers the 
tone of t.he neighbourhcx:xi. 

As seen fran Figure 14, this land canprises isolated 
pockets spread throughout Constantia and results in dis­
continuous or leap-frog developnent. These pockets of land 
are divided into three categories: 

- Land which is already subdivided, but has remained 
undeveloped - largely because the owners/develoi;:ers have 
withheld it fran the market through unrealistically high 
asking prices. High Constantia Township Ext. 1 is used 
as the pr.ime example. 

- Land which has already been granted subdivisional rights, 
but which has not yet been sulx1ivided. This is partly 
due to expectations for greater develoµnent rights being 
granted. Some of these properties are currently being· 
fa:aned; some efficiently, and others not. Examples of 
such properties are the Klaasenbosch Heights Tawnship, 
the two Kreupelbosch extensions and the Strawberry Lane 
subdivisions. 

Fanning land which is totally surrounded by residential 
developnent - the prime example being Silverhurst Fann. 

The objectives in regard to the resolving of the problems 
experienced by these properties are 2s follows: 

- To make more optimal use of the land without lowering 
the tone of these areas. 

- To discourage developers/landowners fran holding onto 
the land. 

- To encourage the continuation of genuine fanning practices 
where they constitute an environmental asset to the Valley. 

Again , whatever suggestions are put forward to meet these 
objectives , they should not involve the general ratepayers 
in additional costs. 

(1) This includes farmland whose continued viability is questioned. 
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1.2 .1 High Constantia TOIIDship Ext. 1 

This township was approved in 1966 and its plots have been on the market for close on 10 years. Of the 51 plots, only four have been developed. Eleven of the plots are still being held by the developers; while a number of others ar8 clearly being held for speculative purposes. 

The t01IDShip was fully serviced; roads, sto:rmwater drainage and sewerage reticulation canply with municipal standards. Public Open Space was p2°vided above the tatm.shi.p. The plot sizes range frcxn 96CO m to 37CO m2; the majority t.eing + 4CXX) m2 in extent. The plots which hav8 beei"1 built upon are arrong the larger. 

Because of its location alongside Groot Constantia, the approval of this t(M7I').ship was governed by certain title 
conditions regarding building lines and the texture and colouring of building materials. It was intended that the develoµnent of the township would impinge as little as pos­sible on the visual surroundings of Gr(X)t Constantia. 

The Bertrams Winery , which has naw been taken over by Gr(X)t Constantia , has already been renovated and is shortly due to begin operating once again. Apart fran its connections with the Gr(X)t Constantia wine industry, it is by no means a displeasing structure and adds to the character of the area. 

In addition to its praninent location alongside Groot Constantia the t01IDShip forms part of the visual backdrop to the Constantia Valley. Its location on the lCMer rrountain slopes is ir..dicated on Photograph No. l.The quality or form of develoµnent (or the non-develo:r:me!1t) of this township will therefore have an important effect on the character of the Valley. 

Apart fran the fact that the vacant plots represent a sub­optima.l use of the land and tend to distort the supply side of the housing market; the township has becane heavily overgratm. with Port Jackson and Stinkbean. It constitutes a serious fire hazard, a refuge for vagrants and tends to despoil the environnental qualities of the general neighbourhood. 

A close investigation of the township in relation to its landforms and the likely impact on the visual qualities fran the approach road to the Groot Constantia hanestead reveals certain disturbing factors which are indicated on Figure 15-­The full developm2I1t of the township will almost certainly impinge on the rural atrrosphere of Groot Constantia - despite the conditions irnposed co safeguard against this. 

A portion of the t~111Ship comprises extrern2ly steep slopes. The clearing of alien vegetation on these slopes could result in either soil erosion or soil creep. Moreover, one or two of the plots are extremely lCM-lying and problems could be experienced h'1 winter. Both the steep slopes and the law-
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lying land should have been excluded'frc:rn the developable 
portions of the property. Another factor is that the 
developrent of the plots leading off the very attractive 
tree-lined internal road, will most certainly necessitate 
the r erroval of sane of these trees for dri veway-constn1ction 
purposes . In addition, those plots on the southern side 
of this road are located well below the road level and 
access off the road will be difficult to achieve without 
major construction works. 

It is almost certain that these factors have contributed 
to the fact that no developnent has taken place on these 
plots. Two of the plots which have never been sold are 
affected by these factors. 

In seeking solutions to the problems experie..nced with this 
township, the fallowing criteria are applicable. No acidi -
tional costs should be imposed on the Constantia ratepayers; 
the lowering of the environmental character of the area must 
be guarded against - especially in relation to Groot Constantia; 
and lastly, some means should be sought to lessen the diffi­
culties relating to ·the developnent of the properties. 
Three alternative solutions are considered. 

Alternative One is based on the simple principle of lowering 
the plot sizes (to 2CXD-24CX) rn2) and setting aside an area 
for public open space purposes. This alternative appears on 
Figure 16 and constitutes the fallowing elements: 

- To canpensate for the public open space, the developers 
could be given the op:i;ortunity of realizing 8 more plots. 
The smaller plots would be more saleable as has been 
evidenced by the sales trends in Constantia. 

The average asking price of the plots in this township has 
been R24 CXD, car.pared to Rl8 4CX) for 4CXD rn2 plots in 
Constantia generally. (1) This is clear evidence of the 
unrealistically high asking prices. The average price of 
24CX) m2 plots in Constantia (over the 1973-1978 period) has 
been+ Rl3 CXD. 

An amount of+ R45 CXX) could be obtained by the more assured 
sale of the 2CX)'.)-24CX) m2 plots - this is based on the cal­
culation she»m below. (2) 

- A redistribution of ownership in respect of those persons 
already o.,.ming plots could be achieved through the swapping 
of land. The R45 CXX) that could bE realized through the 

(1) Source: ~.C. Data Bank. 
(2) 11 4000 m plots at Rl8 400 = R202 400 

19 2000-2400 m2 plots at Rl3 000 = R247 000 
However, it must be borne in mind that there is an over-supp 1 y 
of 4000 m2 plots and their sale is less 1 ikely than were the 
plot size to be lowered. 
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effectuation of this alternative, could be divided amongst 
these 27 plot owners to canpensate them in part f or the 
small er plot sizes or the change in locati on. This is 
obviously not much of a canpensation , but certain benefits 
would also accrue to these plot owners . The plots would 
be a ITOre manageabl e size , they would have the benefit of 
the publ i c ope."1 space, and certain plot owners would be 
r e l ieved of the hi gh driveway construction costs and the 
poss ible problems that could have arisen fran the l cw-lying 
nature of the l and. 
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- The only extra cos t s the developers would have to bear woul d 
be those associat ed with survey fees and the rel ayout of 
the t ownship. These would be minimal canpared to the 
greater prospects of being able to sell the plots. 

- The l and set aside for public open space would not only 
benefit the r esi dents of the t ownship, but would serve as 
a useful envirorunental buffer between the developrnP..nt and the 
road l eading to the Groot Constanti a homest ead . 

This alternative could improve the situation to sane ext ent, 
but problems are l ikely to arise in the future in r egard to 
the remainder of the t cwnship which canprises the l arger 
plots. It would not be unreasonable to anticipate that 
pressures for subdivision will arise - as has happened in 
respect of all the l arger plots in Constantia. Such subdi­
vision could endanger t he views f ran Gr oot Constantia and 
lcwer the visual qual i ty of the ITOuntain slopes in general. 
Moreover, pr oblems in regard to developnent on the steep 
slopes have not been resolved. 

Alternat.:Lve 'IWo is based upon making fuller use of the J and; 
on anticipating future pres sures for subdivision; and on 
attempting to resolve, more ef fecti vely, the probl ems berng 
experienced or likely to be experi enced in t he f uture . 

This alternative is indicated on Figure 17. The plot s izes 
are in the order of 1350 m2 and the layout i s based on certain 
design principles which are indicated on the overlay. The 
layout of the plots, s i ting of the houses, buil ding materials 
permitted, siting c1nd construction of access r oads and the 
very necessary planting of trees and other vegetation would 
have to be carefully controlled , specified and .:implem>..nted. 

This alternative revolves around maximising the use of the 
site while minimising the visual impact of develoµnent; 
both internally and externally - especially from Groot 
Constantia. As indi:".:i.ted, to take advantage of the lie 
of the land, develoµnent would be stepped or terraced with 
trees being planted in betwee.n the rot1s of housing. The 
elevation should be one of a predaninance of vegetation 
rather than develoµnent. Glimpses of develoµrent woul d 
give added interest, but no overdue e.xr::osure of development 
should be permitted. Moreover, where visual e.xr::osure of 
develop:nent . would be unavoidable, building mat erials should 
be specified and should concentrate on darker-toned bricks 
and roofing materials. 
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Despite the exi stence of the oak avenue abutting Groot 
Constantia , existjng and future develoµnent would be 
visible simply because of the single rCM of trees and 
their height which means that the bottcrn half of these 
trees provides no barrier to sight lines. Furthe..nrore , 
many of these trees are old and sane are already dying. 
The planting of vegetation in the fonn of a loose hedge 
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(say 4-5 metres high) along the boundary of the public open 
space strip could effectively block these sight lines; while 
at the same time provide privacy to the houses abutting this 
pedestrian way . Priority should be given to the planting 
of all trees and vegetation; including replenis~'ling the loss 
of existing trees. 

In regard to the public open space not affected by tree 
planting; the emphasis should be on eradicating all alien 
vegetation and establishing a l c:w profile vegetative covering 
which would r equire the minimum amount of subseq..ient main­
tenance. Indigenous fonns of vegetation such as fynoos and 
protea would serve an ideal purpose on the steeper slopes. 
The vegetation of the low-lying public open space area abut­
ting Bertrarn.s Winery is typical of such a valley line and 
should be retained as it is. 

Where develoµrent is :pennitted on slopes steeper than 1:3, 
the developer should either construct drivev,;,ays to the 
s:pecification of the prospective heme-builders , or should 
make a cash contribution to the costs of such construction. 
The developer should also be responsible for the costs of 
constructing the necessary access roads as indicated on the 
over lay. These roads should be hardened and curbed; the 
width of the carriageway including gutters should be in the 
order of 5 metres with no pavements being provided. 

The eradication of alien vegetation, tree planting and the 
propagation of indigenous veg·etation should be carried out 
by Council - but the costs should be borne by the developer • 
.Moreover, a special contribution should be made to Council 
by the developer for the future maintenance of the public 
open space. 

The following indicates the financial feasibility of such 
a project with emphasis being given to the fact that all the 
costs should be borne by the develo:per. 

- Total number of plots -- 109 
Less 4 existing developed plots - 105 
Less 27 plots already awned 69 

- Assuming the sale r-'rice of these 69 plots to be Rll 200, (1) 
the realized incane would be R772 800. 

2 Average selling price of 1350 m plots in Constantia ( D . C . Data Bank) 
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(2) 

- out of this, the developer would have to pay the 
following costs: 

Canpensation of RlO CXX) to each of the 40 existing 
plot owners R400 CXX) (1) 

Contribution of R2CXX) to each of the 9 awners of plots 
on l and steeper than 1:3 R 18 CXX) 

Road construction costs 

Total costs 

IU4 CXX) (2) 

R432 CXX). 

- Were the developer to sell the existing unsold plots 
for Rl8 400 each, this would realize R202 4CO. 'rh.i s 
sum should be subtracted fran the above incane (les s 
total costs) to give an effective incane to the 
develo}?2r over and above what he could obtain wer e 
this alternative not to be implemented. 
i.e. (R772 800 - R432 CXX)) - R202 400 Rl38 400 

Subtracting fran the effective income, the necessary 
survey costs and other fees relating to the re-layout of 
the t a;mship ; it is obvious that a substantial amount 
wouJ.d be left over . This amount , the developer would 
pay to Council to cover the costs of eradicating alien 
vegetation, planting of trees and other vegetation , and 
as a contribution to the costs of maintaining the public 
open space. 
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This alternative would, if correctly implemP..nted, serve 
to resolve the problems expPxienced and thereby realise 
the sought-after objectives. In essence (and ccrnparing 
it to the first alternative), it implies that effective 
environmental preservation could possibly only be achieved 
through allowing TIDre developnent coupled work with the 
judicious use of vegetation. 

Alternative Three concerns the possibility of a portion of 
this t ownship being consolidated with Groot Constantia. 
This alternative would satisfactorily resolve many of the 
problems experienced - including that of necessary l cind 
aCXJUisition of the Estate. It would enhance the environment 
of this area and would ensure the retention of a rural abros­
phere. 

The RIO 000/plot owner is an arbitrary sum. On the on e hand these 
owne rs should be compensated for the smaller plots, the possible 
change in location, and the changing character of the township. 
On t he othe r hand, however, real benefits wo uld be expe rienced 
in t he form of more manageab le (or salable) plots and the very 
high amen ity valu e of the public open space. 

2 The road construction costs are based on R4,00/m of road surface. 
The t otal surface a rea being+ 3480 m2, which is based on the 
leng t h of these 6 metre roads-: 
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The portion ITDst suited to such consolidation would be 
the 31 lower-lying plot s; however, sane of these would 
rrost like l y be too wet for vineyards . In addition to 
the existing hanesteads on the r emainder of the township, 
the land steeper than 1:3 would not be suitable for 
vineyards. Assuming the 31 plots were to be consolidated; 
two methods of f.u1ancing could be applied. 

Firstly, the Control Board could purchase all the plots 
fran the respective owners at market value. Plots 
owned by unwilling sellers could be expropriated by Council 

· and thereafter transferred to the Control Board. Such 
an action could be justif ied by the benefit to the gener al 
public. Assuming the market value of 4CXX) m2 plots to be 
Rl8 4CO - the sum involved would be R570 CXX). 
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Secondly, Council could canpensate the plot owner s for tJ1e 
loss of develoµnent rights on the 31 plots, by granting addi­
tional rights on the r emainder of the property . Such rights 
could take the f onn of group or cluster housing or maj_sonet t e 
develoµnent. A fair portion of the proceeds of such develop­
ment could be shared arrongst the individual property owners or, 
alternatively, they could be given shares in the ccxnpany. 
This alternative would be similar to that of: bonus or incentive 
zoning as outlined in Part Three. 

The land could then be acxruired by t.11e Control Board at its 
existing use value. To canpensate the general public and 
especially the existing residents in the neighbourhood, the 
Control Board could be called upon to intro:luce effective 
screening vegetation so as to lessen the visual impact of 
such developnent. 

Nevertheless, for the project to be viable for the developer, 
such develoµnent would have to canprise approxim~tely 60 ur.its. 
The nature of the landfonn would make such develoµoent costly 
and it would be nnre difficult to effectively camouflage than 
conventional single residential developrrent - parficularly as 
the slopes are visually exposed. 

In addition , many of the problems likely to be experienc..ed in 
the future develoµnent of the remainder of the tc:wnship would 
still remain unresolved. 

Assessme.~t of Alternatives 

The first alternative would fail to resolve many of the problems 
likely to be experienced iii the future develoµnent of the township. 
It would also fail to fully opbm.i.se the develoµnent potential 
of the site. 

The third alternative would probably be the easiest to implement; 
but again, it would fail to resolve the likely problerr.s to be 
experienced in the remainder of the township. Moreover, despite 
the fanning possibilities of the lower portion of the township, it 
could result in the lowering of the environmental character of the 
area - unless the plots were purchased at their market value . 
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The second alternative offers the most potential for resolvh1g 
the existing and likely future problems experienced in the 
developnent of this township; as well as effectively n1eeting the 
stated objectives regarding the use of vacant land - this being 
to make more optllllal use of the land without lo.,.,rering the tone 
of the area . 
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In regard to the objective of discouraging developers/land-aNilers 
fran holding onto the land; all three alternatives are essentially 
palliative measures. They all serve to indicate ho.'1 the existing 
situation could be remedied; but they fail to resolve the causal 
factor. The problem whereby such fully sul:xl.i vided tavmships remain 
in an undeveloped state has thus not been resolved. 

It would appear that the problems have arisen partly fran the layout 
of the township itself - sane of the land should not have been in­
cluded in the land to be developed. This is partly the fault of 
Council in not fully understanding the iit1plications of such 
develoµnent. Nevertheless, the major blame lies in the hands of 
the developer. This is a very real problem in the developnent 
of environmentally sensitive areas and emphasises the fact that 
such developnent is costly if only in respect of the burden placed 
on the authorities in having to duplicate (in order to validate) 
much of the background work done by the developers. This arrounts 
to an additional cost to the general public. 

The other problem lies in the actual marketing and developnent of 
vacant plots. ln regard to marketing, the responsibility of 
establishing the viability of a tc:wnship rests with the developer. 
This results in numerous analyses being undertaken by the various 
developers and their consultants. These analyses are jealously 
guarded and leads to a wastage of rnanp::1,ver and ultllllately results 
in increased housing costs. 

The obvious solution is for a single metrq::olitan authority to 
undertake these analyses and sell such information to developers 
at a reasonable cost. This would enable developers to more 
accurately assess the viability of an~ envisaged develoµnent fran a 
demand side. It would also give a broader, and therefore more 
accurate basis from which the various authorities could assess 
the supply side of the market and thus the need for such develoµnent. 

The situation, as found in this tcwnship, whereby developers withhold 
land frar. the market for an unduly long period in anticipation of 
increased develoµnent rights or of an upturn in the market - must 
be guarded against. As pointed out, such a situation results in 
various external costs being imposed on the general public and the 
residents in the neighbourhood in particular. 

One way of possibly resolving this situation would be to impose sane 
time limit whereby a certain percentage of the plots must be sold to 
individuals who genuinely wish to build on the plot. If they have 
not been sold, the land could be expropriated by tJ1e authorities at 
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sane price lower than t.he established market value and t hereafter 
be auctioned off. This could be justifi ed in terms of the 
benefit to the general public. Th.is would obviously have to be 
gone into in rrore detail to prevent loopholes and inequities 
arising. 
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Alternatively, the authority could hand over the expropriated land 
to same developer for a specific purpose such as higher density 
forms of housing. The costs of expropriation could be covered 
by the sale price of this l and to pay an enhancement l evy. This 
would, in sare respects, be similar to the concept of Transfer of 
Developnent Rights as has been adopted in the United States; the 
difference being that the authority would act as a go-between. 

Another i;:ossibility would be to impose a bank guarantee on the 
developer at the time of approval to ensure that if the plots 
are not all sold, the costs arising fran the associated problern.s 
(such as infestation by ali~ vegetation) could at least be 
covered. 

The final i;:ossibility would be to actually penalise t.~e developer 
after some given period. The problem with this, however, is 
that such penalties would aJmost certainly result in r.igher asking 
prices - thus leading back to the original problem. . 
In regard to ensuring a more rapid rate of developnent, the only 
solution appears to be the imposition of a far stricter building 
clause than is presently applicable. The clause as it sta.."'lds, 
inposes rates as if a building to the value of R7Cf:XJ had been 
constructed - if, after a period of 2 years after the date of 
sale , no dwelling had been constructed. This could be increased 
to, say, three times the above amount until such time as a dwelljng 
has been constructed. 

Having dealt solely with the High Constantia Township Ext. 1, it 
must be .i;:ointed out that this is not an exceptional case - other 
tCMnShips in Constantia exhibit much the same situation. Belle 
Crnbre TCMI1Ship, for example, has experienced an extremely low 
rate of developnent and exhibits many of the associated problE!InS. 

The problans are made more critical in the High Constantia 
Tawnship because of its vulnerable i;:osition alongside Groot Constantia . 
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1.2.2 Approved but not yet subdivided to:'111shios 

( l ) 

(2) 

Tcwnship approval does not necessarily mean the implementa­
tion of a tCNJnship. Despite the fact that such approvals 
lapse if not taken up within 2 years, the re-instaterne:nt of 
this approval is in practice a mere formality. 

The reasons for this non-implementation could be due to the 
develo:i;.ers deciding not to subdivide in view of a perceived 
lack of demand. This could be caused by either an exis­
ting over-supply or a da,.mturn in the econarr~ and L'-ius the 
market. 

Another, and probably the most pertinent factor in regard to 
the Kla:asenbosch Heights Tcwnship and those in the vicinity 
of Strawberry Lane, is the f act that proposals for Cluster 
Housing were put fo:rwcJ.rd by Council. In anticipation of 
these increased develoµnent rights, the dP.velopers have 
naturally held back their develoµnent pr oi)Os als. 

Already, 2\ years have passed since these proposals were 
put forward and na,1 - due to the objections received - ti'-ie 
proposals in regard to Cluster housing a.re most likely to 
be dropped. The holding costs in regard to these prope1.ties 
are likely to be enorrrous - and the risks involved in the 
anticipation of additional rights will have been to no 
benefit. These costs will aJmost certainly be reflected 
in unrealistically high asking prices for the subdivided 
plots and could result in a duplication of the High 
Constantia Tcwnship situation. 

In the neant:ime, only one of these properties is being produc-­
tively farnro; one is being fannErl in a half-hearted way , 
while the remainder have becane overgra,m v.'ith Port JacK.son . 
As s tated in Section 5.2.8 of Part Two, the state of the 
properties in the vicinity of Strawberry Lane has lowersd 
the tone of the neighbourhood and has proved a dis-incentive 
to prospective hane-o:,.mers moving into the area. 

An additional problem, which arises fran the fact that these 
to:-mships have not been implemented, is that they tend to 
seriously distort t!-1e supply side of the market . Because 
they cannot be consi.dered to be · "on the rr.arket", to rneet 
housing demands, Council could be placed in a position where, 
in the intervening period, ta,.mship app:cova.l elsewhere in 
the Valley may have to be given coD..sideration. The situation 
could then arise that when these townships are D~plemented -
a gross over-supply of ~lots could be experienced . (1) 

In r egard to the fa.1ture develoµnent of these properties , group 
or cluster housing, if sensitively designed a:.,d implemented , 
could serve to reatin the character of this valley line to a 
greater extent than conventional single residential develoµnent. (2) 

The present lack of demand in regard to these plot sizes, does tend 
to suggest that such a situation is not li ke ly to arise . Never­
theless, the principle still applies - particularly under a more 
buoyant economic climate. 
Grou p and cluster housing will be discussed in Section I ,3 
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1.2.3 Silverhurst Farm 

This property represents a prime example of fannland in a 
suburbanized context. It is canpletely surrounded by 
residential land and this fact has already served to curtail 
the inmediate future of the existing fa.rJ[ling practices. 
Other than the fly nuisance associated with the existing 
chicken batteries (which are due to be demolished due to 
their danger to public health), this property adds much 
to the environmental beauty of the area . 

The existing fanning practices consist also of a fair amount 
of market gardening and it would seem highly desirable that, 
once the chicken batteries are demolished , continued market 
gardening be encouraged over the whole property. Such 
usage would greatl y benefit the local resi dents. The 
site is highly visible £ran the lawer slopes of the mountain 
and any developnent of the upper portion of the site would 
be exposed - see Photograph No.l. The existing use of the 
property j_s indicated on Figure 18. 

The two basic questions in regard to the future of this 
property arE: 

- hew to e.ncourage continued market gardening, and if 
this proves not to be viable, 

- what forrn of develop:ne.~t should be permitted. 

In regard to the fo:cmer, the possibility of imposing some fonn 
of rates relisf is the only means available to Council for 
lc:wering the costs of fanning. But as the annual r ates are 
not particularly high (Rl200) it is apparent that even total 
rates relief would not increase the viability of farming to 
any meaningful extent. Were the present c:wner to indicate 
beyond any doubt , that he could no longer afford to farm 
the property on market gardening lines alone; Council would 
then be faced with the alternative of either allowing develop­
rrent rights on the land or of purchasing the land. 

Were the land to be purchased by Council, its future usage 
would have to be justified in te:rms of the expenditure of 
ratepayers' funds. As the property is still zoned for rural 
purposes, the costs of acquisition would be based on the 
existing use value of the land. (1) In the event of Council 
purchasing the land, the following uses could be specified. 

The northern boundary of the property runs along the valley 
bottan and a considerable portion of the site should be used 
for public open space purposes. The property canprises two 
homesteads of considerable value which could be sold. About 
12 additional plots could be subdivided without affecting the 
bull( of the fanning land . The major feature of the property 

(1) This empha s izes the possible repe rc ussions of zoning l a nd 
well in advance of the need to develop it. Many properties which 
are currently being farmed are already zoned for single residen­
tial developme nt - and this has, in effect, committed the ir 
future usage. 
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is its oak-lined avenue - it being imperative that this be 
retained. The remainder of the property could be leased 
out for market gardening purposes. 

The adoption of this alternative would have to be weighed 
up through canparing the costs of acquisition (less the 
proceeds fran the sale of the sutdivided plots and the 
leasing of the farming area) to the costs that would 
accanpany the loss of visual amenity, were the propert y 
to be developed. 

The granting of development rights (through the rezoning 
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of the land) should only take place if Council considers that 
a d8t1illld exists for additional land for housing. In 
addition, Council should grant such developnent rights only 
after it has investigated the above possibility and has 
established that it would not be in the interests of the 
ratepayers to purchase the land. In this regard, it would 
be essential to involve both tl1e property owner and the 
C.P.0.A. in caning to this decision. 

The site is ideally suited for residential development; the 
sloresare fairly gentle but sufficiently steep to add 
interest to such develoµnent. The bulk of the property 
is north-facing and affords magnificent views of the rrountains. 

Were the property to be developed, the proposals put forward 
in the 1970 scheme would appear to be nost appropriate . To 
reiterate, the proposed develoµnent would centre on the 
retention of the valley bottan as public open space, with 
residential developme..'l.t surrounding it. An ii."1ternal road 
circulation pattern with limited access to the surrounding 
road network would form the major structural element, and 
developnent would be based on a gradation of plot sizes in 
relation to the slope of the land and proximity to the open 
space. To canpensate for the greater-than-normal provision 
_of public open space, higher density forms of housing would 
be pennitted. 

The interpretation of these proposals are indicated on Figure 20 
which constitutes the second alternative. This develoµnent 
would be infonned by the follc:wing criteria. 

The major drawback to the development of the property would 
be the exposure of the upper portion of the site. Develop­
ment on this portion should therefore be fairly loose to 
allow for the planting of vegetation to break up the impact 
of such development. Nevertheless, in view of t:YJ lack of 
denand for 4CXD m2 plots (unless, of course, the market changes 
dramatically prior to the develo~t of the site) , plot sizes 
should be in the order of l-2CXD rn2; with the larger plots 
being sited on the higher ground. 

T'ne oak avenue should be retained as an internal road with 
great care being given to t.rie retention of the trees. To 
facilitate this, no plots should gain direct access from this 
road. The internal roads should conform to th'.:: contours 
and should only cut across the slope where unavoidable. 
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Sane fo:rm of higher density developnent (preferably group 
housing or maisonettes) should be permitted on the northern 
side of the oak avenue - al:xwe the open space. (1) In 
this location such developnent would be concealed fran all 
s ides - whilst still retaining the views of the mountain. 
This is illustrated in the cross-section on Figure 20. 
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If it is considered t.1-iat the avm.er or developer is not being 
sufficiently ccrnpensated for the amount of public open space 
given over; then sane additional fo:rm of canpensation should 
be sought. For instance, the enhancement levy applicable 
to the rezoning of the site could be l()v.lered. HCJ<.-,Bver, 
it must be borne in mind that much of the land included in 
the public open space is la..v-lying and would, in any event , 
be excluded frcm the normal 10% public open space r equireme....t. 

Silverhurst Ta..vnship Ext . 1 i s also indicated on Figure 20 
and a repeat of this form of develop.nent should be avoided 
at all costs . 

While Silverhurst Fann serves as the prime e.~arnple of farmland 
in a suburban context, various other pr operties current ly 
bemg fanned are indicated on Figure 14. The alternatives 
m r egard to the future usage of these properties should be 
inf onned by the above alternati ves. A major drawback to 
the appl ication of the f cnner alternati ve in regard t o tll.ese 
pr o:i;:erties, is that they are all already zoned f or residen­
tial purposes . 

(I) This, of course, presu pposes that t he resid e nt s of Const antia 
can be mad e t o a pprecia t e the opport un i t ies offe red by suc h 
development. 
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Other than retaining the exisbng minimum plot size, these 
plot sizes could be lawered in exchange for the provision 
of :rtDre public open space (as suggested for the High 
Constantia Township) . Alternatively, a density criterion 
as suggested for Hohenhort could be applied. 

Nevertheless , this is not the intent of discussing the 
problems related to these properties - the issue being 
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that: of ensuring that t~ship approvals are not indefinitely 
confined to upper. 

The problem is thus not so much one of what can be done on 
this land (or rather what fonn develoµnent should take ); but 
rather hc:M to encourage subdivision and hence develoµnent -
once approval has been granted. 

Hc:Mever, the unfortunate fact of the matter is that there is 
not much that could be done to improve the situation beyond 
the following charges i."1. the system: 

- A far stricter policy could be adopted whereby developers 
are penalised for not implementing an approved toNnship 
after a given period. The probeem, however , remains 
that econanic conditions (and thus housing demands) may 
change thus making it inopportune for the developer to 
enter the mrrket at that particular time. Furthern1ore , 
as mei"1tioned in regard to the High Constantia Township, 
the imposition of penalties would be passed on to the 
ultimate housing recipients. 

- A rrore reasonable and effective approach would be to 
to retain the present system whereby approvals lapse 
i f not taken up within two years ; but that unless 
extenuating circumstances can be proved - such as an 
evident cyclical downturn in the market . The problem 
then arises of what happens t o the land if such r e-
approval is refused. The one alternative usage is that 
of market gardening. 

- There is definitely much roan for improvement in the time 
spent in the public sector decision-making process. The 
non-implementation of these ·particular townships has 
clearly been largely due to the excessive delays in for­
mulating a clear policy for the future rights applicable 
to the land. This will be discussed in Section 6 .O. 
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l.3 Higher Density Housing 

Group and Cluster housing represents an under-utilised 
developnent tool. As outlined in section 6.3 of Part Two, 

150. 

it could be beneficially used to provide for the more optbnal 
use of the land, while at t.rie same tine add to the attrac­
tiveness of the built environment. It furthenrore offers 
greater oppo1."tuni ties for the preservation of t.he natural en­
virorunent than conventional si,.'1.gle residential developnent. 

The major obstacle to its usage is that of opposition from the 
local residents. The fault appears to lie in the fact that 
existing schert't'=s have not carplied fully with the intent of 
its usage and furthermore, have been poorly loc3.ted and in­
sufficient control has been exercised over aesthetic 
appearances and landscaping . 

It has been suggested that higher density forms of develop­
ment such as group housing or maisonettes could serve a 
most useful purpose in regard to the develoµnent of the 
properties in the vicinity of Strawberry Lane and Silverhurst 
Farm. 

The fact that the 1976 proposals gave rise to such strong 
opposition that these proposals are likely to be withdrawn; 
poses a highly debatable question. This being - haw much 
regard should be given to individual objections when it is 
strongly considered t.bat such forms of developnent would 
enhance rather than detract frorn the envirorunental qualities 
of the area, and mo:;.:-eover , would benefit the public through 
the greater-than-normal provision of public open space. 1'he 
issue thus boils do..m to a conflict of opinions which, being 
qualitative and highly emotive , are difficult to reconcj_le. 

Although such conflicts between the public and private sectors 
will be furtl1er discussed in section 6.0 , it is appropriate 
to stress the point that much stronger liaison between the 
two sectors, through the C.P.O.A., should be establj_shed as a 
matter of priority . Nevertheless, no amount of discussion 
could replace the effectiveness of a tangible example. In 
this regard, it ;nay be of benefit to all concerned that 
Council ignore the objections and permit a single scheme 
to serve as a rncxlel. ::::t requires no emphasis to say that 
such a scheme should be extremely well located and its imple­
mentation strictly controlled so as t o optinuse the potentials 
offered by the concept. 

The Nova Constanti a cluster scherne has cle..arly failed to 
enhance the concept, and in fact has been largely responsiJ)le 
f or the general antagonism towards cluster housing . The 
develoµnent of Alphen Mews is itself attractive, but was not 
accc:mpanied by the amount of public open space expected of 
such developnent . The most reliable indicator of the success 
of a scheme i s its saleability. The Nova Constantia scheme 
has not sold well , whereas Alphen Me.-1s has - despi te the fact 
that the prices are considerably higher. 
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( 1 ) 

The site earmarked for mai sonette developnent in the Belle 
Ornbre tCMnShip would serve as an ideal location for such 
a rrod.el developmP..nt project. Alternatively , were 
developnent perrnitted on Silverhurst Farm; the group 
housing as suggested could serve as a rrodel . 

The m:)St appropriate l ocation for cluster housing (which, 
by nature, tends to be more space extensive than group 
housing or mai sonette devel op:nent) would be on the lawer 
rnorn1tain slopes - provided it was effectjvely concealed. 
This was the intention of the 1970 proposal of iI1troducing 
this concept to the Valley . 

As described in Section 6.3 of Part Two, alt ernative uses 
such as cluster housing could serve to alleviate many of 
the problems being experiencErl on both the farmlands and 
the large properties such as Eagles Nest and Glen Alpine -
where applications have already been received f or such 
developnent . The consideration of possible sites where 
cluster housing could be effectively concealed will be 
dealt with in. Section 3 .0. 

The approval of a develop:nent project to serve as a rrodel 
would depe,."l.d on the established need for such housing and 
on gaining the co-operation of the C.P.O.A. As suggested 
in section 1.2.4, once a need has been established, the 
selection of a project to serve as a model could be based 
on the lines of the Petulama proposals. (1) 
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Othe..r than the nonnal regulations applicabl e to higher density 
fonns of housjng, the implementation nf the model scheme 
should be governed by very strict additi oP-al controls rela­
ting to the preservation and enhal"lcerrent of the environment . 
The use of vegetation and landfo:rm as integral parts of the 
scheme should be stressed; and the developer should be held 
resp:::>nsible for all such landscaping. 

An important aspect of such developnent (with the model and 
thereafter) is that close contact between the developer and 
Council should be established at an early stage to prevent 
the too-frequent sul::mission of schemes which conflict with 
the views of the authorities. The situation whereby a 
developer (through his consultants) attempts to optimise 
the developne..nt potential of the site - possibly to the cost 
of the surrounding area , should be strongly avoided. In­
variably, such applications elicit a negative reaction from 
the authorities a.."l.d negotiation at this stage is ~ifnerally 
non-productive. Strong liaison at an early stage could 
prevent such a situation fran occurring thereby effectively 
l CN1ering the costs to the developer and providing the oppor­
tunity to optimise the use of such developne..n.t to the benefit 
of the general public . 

The e ssen ce of the Pet ulana proposals (Annexure, 5.0) is that, based on 
the establ ished demand for housing, a ce rtain number of units would 
be app ro ved each ,year. Approval of submissions would be based on an 
evaluation of the schemes in terms of their qua] ity of design, and their 
1 ikel y contribution to public welfare and amenity - including their 
visua l impact and their contribution to environmental preservati on and 
enhancement. 
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2 • 0 THE CCMMERCIAL AND CIVIC COMPONENTS 

At present , both car.merci al a.1d civic facilities are insufficient 
to cater f or l ocal population needs. There i s, ha.lever , an 
excess of land set aside and zoned f or these purJ_:Oses. The 
shopping f acilities at the Glenstantia and High Constantia Centres 
do not f unction efficiently . Too heavy restrictions are placed 
on the establi shment and functi oning of f annst a lls and nurser i es ; 
and there is a need ·for more convenience s t ores of a neighbourhood­
serving type. 

To resolve these problems, the following objectives have been put 
forward: 

To improve the functioning of the Glenstantia and High 
Constantia centres. 

To establish sane alternative use for the proposed Cons t antia 
Centre site. 

To make provision for public a'1lel1ities (civic purposes) 
in a more ef ficient manner . 

To la.,.,er the restrictions placed on fannsta1ls and nurseries. 

To make provision for the establishrnent of convenience stores. 

The first 3 objectives (with the exception of the High Constantia 
Centre) are dealt with as a single problem for they are inseperably 
interrelated. (I) 

2 . 1 The Constantia Centre/Civic Centre sites 

As outlined in section 5.3 of Part Two, the exis ting Glensi:c:mtia 
shopping centre canprises virtually all the f acilities require:3. 
of a small neighbourhood centre; yet does not function as 
effectively as might be expected. It clearly r equires re­
vitalising. 

The proposed shopping centre, if implerrented, would necessitat e 
the der(K)li tion of the existing. centre ; and would provide 2 5 
times as much floor space as the existing cent re . It i s also 
envisaged, by both the developers arid Council, that the Alphen 
Fann stall would be relocated in the new centre. 

The existing service c:::tation would be considerably enlarged 
and the Dairy Den wou:d be relocated on the site to serve its 
function as a road-house. Nine dwellings, all in reasonable 
condition, would also have to be demolished to make way for 
the pro):X)sed centre. These dwellings all belong to the 
developers and. are leased out. As previously mentioned, a 
portion of the site is being used as a riding school for disable.::l. 
children. 

( l ) The only means of alleviating the problems experienced by the Hig h 
Constantia Centre would be to re-open the old High Constantia entrance 
gate to incoming traffic. This would increase accessibility to t he 
site and, for safety reasons, this gate would be restricted to in­
coming traffic only. 
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The site earmarked for a future civi c centre was purchased 
by Council sane years ago. No concrete plans have ever 
been put forward for the use of the site; future road 
proposals have , hc:wever, already been approved to cater 
for the developr:ent of both the shopping and civic sites. 

Eight dwellings exist on the site. They , also, are in 
reasonable condition and leased out. Apart fran a small 
riding arena, the remainder of the site is being employed 
as Council's waterworks dep:it. A large numter of ol d 
sheds, stables and cottages (mostl y in a poor state of 
repair) are being used for storage purroses . 

Plans have, in the meantime, already been drawn up for 
converting the Old Alphen Wine:ry into a theatre cum general 
hall; and a library is to be constructed alongside it. 

The existing uses in the area are indicated on Figure 21 
which depicts also the extent of the proposed centre to­
gether with the proposed roads. 

, ~ . 
.1.:i.., • 

Despite attempts by the developers to lessen the likely 
impact of the proposed centre through certain design features ; 
little can in fact be done to lessen the impact of a canple.x 
larger than the existing Blue Route Centre, and an expanse of 
parking areas which would cater for sane 1400 cars. Fran a 
desirability aspect alone, this centre would be totally alien 
to the character of Constantia. 

In terms of need, the existing regional and sub-regional 
shopping facilities in Tokai, Wynberg and Claremont would 
appear to invalidate the justification of this centre - even 
in the long terrn. As stated, hc:wever, this cannot be proved 
witltout a full investigation of the long-terrn shopping require­
ments of the southern suburbs population. 

In the absence of such an investigation, the assumption is 
made that the full developuent of the proposed centre cannot 
be justified - both fran a need and a desirability point of 
view. Alternative uses for the site are therefore required; 
both to optimise the use of the land and to revitalise the 
existing centre. · 

The rrost obvious soluti on to the problem of the civic centre 
site (namely its redundancy) would be to sell all the land; 
the hanestead units could be sold to the existing tenants or 
be auctioned off. 

In addition , it would be desirable to focus both the corrmercial 
and civic activities on one site. In this regard , the 
proposed plans for the library should be scrapped and instead, 
the library should form part of the Constantia Centre canplex. 



I 
I 
I 
I 

11 
I 

1• 
·1 
i i 
I 
I 

11 I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

2 .1.1 The future of the Constantia Centre Site 

In considering the future x-ole of thls canbined centre, the 
follCM1.ing criteria should be adopted . 
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Firstly, the centre should function as an identifiable focus 
of activity in the Valley,. Secondly, it should serve both 
the short- and long-tenn carrnunal needs of the local residents. 
Thirdly, it should not lCM1er the character oft.he area to any 
great extent. Fourthly, it should opt:imise the use of the 
land to the full bo....nefit of the carnrunity. Fifthly , cog­
nizance should be taken of the existing homestead units . 

The first requirement in considering alternative uses for the 
site would be to establish an effective working relationship 
between the develcpers and Council. At present neither party 
is aware of what the other may have in mind. For example, 
various indi•:iduals or bcxlies have either made fonnal appli­
cations to Council, or have ~ade tentative e..nquiries, 
regarding the establishment of various uses such as restaurants , 
shops selling f~esh produce, small hane bakeries and refrige­
rator- and stove-repair shops . These have all been refused 
for sane or ot.11er reason; but it is these very uses which are 
obviously in demand and would serve to enlj_ven the e..-xist.ing 
centre. 

Another usage which is desperately required in the metropolitan 
area generally, is that of housing facilities catering speci­
fically for the aged. There are no such facilities in 
Constantia. Various other uses such as adult education 
facilities, art and handiwork classes or a creche would fit 
in ve.,_vy well with t.i.1e carmercial canponent on this site; as 
would the lj_brary. The other possibility would be that of 
providjng a small office component which could serve to tap 
the ever-increasi.P..g demand for half-day jobs sought by house­
wives . 

Council should adopt a far more active role in cc.nmunicating 
these needs to t..rie developers. .Moreover , a flexible and 
adventurous attitude should be adopted in trading-off 
develoµnent rights through bonus or incentive zonL1g. For 
exarrple, to enr.ourage the provision of an old age hane ; a 
small group housing or maisonette scheme could be p=>_rmitted 
without the developer having to pay an enhancement levy . 
Another example would be that, in exchange for the old age 
hane , all internal roadworks could be funded by Council. 
Obviously , such trading would also require much liaison with 
the C.P.O .A. 

Certain requirements, however, should be made of the developer . 
These revolve ar0Tu1d the aesthetics of the site and its 
develoµnent, and the provision and treabreent of public open 
space. 
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All new buildings should preferably be single-storied; 
the only two-storey buildings should be set well 
inside the site. 

The exterior finishes of all buildings should be visually 
pleasing and should be designed so as to provide an 
effective, external as well as internal image. 

The buildings and their uses should be so locat ed as to 
interrelate one with t11e other - both functionally and 
visually. 

Their location and interrelationship should e.'1.hance 
the sense of CCITirilUDality . 

Much public open space should be provided and this should 
provide for both enclosure and inter-connectivity. 

Public open space linkages should be provided. to the 
Civic Centre site and Nirvana To.,;ri.ship. 

The planting of trees, lawns and other vegetation is 
stressed; both to lessen the impact of developnent and 
to provide a meaningful public amenity. 
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Efficient use of parking areas must be made and these, 
especially, must be visually screened by vegetation . 
An infonnal pattern , interspersed with vegetation should 
replace the existing large expanse of parking. 

2 .1. 2 The future of the Ci vie Centre Site 

The uses to which the civic centre site could be put should 
not only be ccirrpatible, but functionally interrelated with 
the Constantia Centre. Housing developnent would appear 
to be the most appropriate use - any other major usage such 
as the much needed equestrian centre would be incanpatible 
with the surrounding residential plots and moreover, the 
effective area of the site would be too small for such a 
purpose. 

Because the site is already o.,;ri.ed by Council, it represents 
an ideal opportunity for providi.'lg housing for the lo.-1er­
middle incane group . The land could be ceded to some non­
profit making housing canpany such as the Citizens Housing 
League or Garden Cities for sane nan.inal fee. AU~rnatively, 
Council itself could construct the dwellings. The possible 
price range of the dwellings could be between RlS-20 CCD. 

This would represent sane means of getting away fran the 
exclusionary housing trend which characterises Constantia. 
In this way, Constantia would contribute (if only to a 
small degree) to the resolution of the metropolitan housing 
problem. 
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One of the drawbacks to this usage of the site would be the 
lack of effective public transport facilities. Apart from 
the fact that one would have to drive to the nearest rail 
station, the local bus se:rvice is inadequa-te and has :no 
direct route to the major work places. Wnen developed, 
the Park and Ride facility would r esolve this problem -
it being only 5 minutes walk £rem the site. 
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The other possible drawback is that of opposition £rem the 
existing residents in the vicinity. This poses the largely 
unresolved questions of firstly, whether or not the intro-· 
duction of lower incane families would la.ver t.he tone of 
the neighbourhood; and secondly, whether or not cognizance 
should be taken of opposition by existing residents -
particularly as such housing would be in the welfare 
interests of the general metropolitan population. 

An alternative use for the site would be for Council to 
swop this land for approximately half of the proposed Park 
and Ride site. This wouJ.d effectively lo.,.,er the costs of 
purchasing the Park and Ride site; which would be of benefit 
to the metropolitan ratepayers as this acquisition is to be 
paid out of metropolitan funds. Were this alternative tc 
be adopted, the ty~ of housing would be consistent with 
the general 1350 m zoning of the area. 

Whichever alternative were to be adopted, it would re 
necessary to prepare certain guidelines and restrictions 
as to the fonn of developnent and its desired layout. The 
development of some form of lo.v-rise high-density housjng · 
(preferably group housing or maisonettes) would certainly 

make fuller use of the site than conventional single residen­
tial developnent; but to appease the surrounding residents, 
such development should only be pe:.rrnitted if the site were 
to be ceded to the owners of the Park and Ride site. (1) 
The argument being that the quality of such developnent would 
be higher than lower-priced housing. 

·whatever the form of developnent, the layout should be 
infomed by the following: 

- The proposed road between Sp.aanschemat River Road and Ladies 
Mile EMtension should be scrapped. Instead, a more infor­
mal internal road system should be implemented - with either 
one or two linkages with the Constantia Centre site. The 
road widths should be i.>-i the order of 10 netres or less; 
depending on the l i li_ely arrount of traffic and its relation­
ship with pedestrian rr.avement. 

An application for cluster housing was submitted by these owners 
some years ago. 
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- A sizeable amount of meaningful public open space should 
be provided. This should catiprise considerably more 
than 10% of the effective site area. This open space 
should serve three purposes ; it should firstly provide 
for the needs of the residents; secondly , it should 
serve as an effective buffer between existing and pro­
posed develop.nent; and thirdly, it should form strong 
linkages with the public open space in Nirvana Tcwnship 
and with the Constantia Centre site . 
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- Effective landscaping of the public open space will be a. 
necessary requirement; the aim being to lessen the impact 
of proposed devel opnent. 

2 .1. 3 Genera l 

2.2 

Because the Park and Ride site will not be developed for 
sane time, sane alternative uses mu.st be found for the site 
during the intervening period. Where possible, these uses 
should be ultimately integrated into the park and ride faci­
lities. (1) 

Apart frcm a service station, the existing road-house jn the 
Glenstantia Centre could be better relocated to the Park and 
Ride site where it could continue to cater for passing 
traffic without imposing on the ccmnunal nature of the future 
Constantia Centre. (2) 

The existing riding school for disabled children could well 
be moved to this site until a more permanent venue is es­
tablished. Similarly, a portion of the site could be 
anployed for the displaced waterworks depot. 

Fannstalls and Nurseries 

The continued operation of farrnstalls and nurseries should be 
encouraged and the consideration of establishing new ones 
should be treated with more leniency. As mentioned , they 
serve a useful function and add to the character of the 
Valley. A more flexible attitude should be adopted in regu­
lating and restricting their functioning . 

Only where their functioning poses a definite safety hazard 
or where they clearly constitute a nuisance factor on the 
surrounding residential area, should their establishment be 
not allowed or their activities curtailed. In t},_is regard, 
Council should play a more active and positive ro:.~ in 
attempting to reconcile areas of conflict. Liaison between 
all the parties concerned should be encouraged. 

(1) The term "Park and Ride" is perhaps a misnomer as the functionin g 
of the site would probably (and preferably) be more in the 
nature of a 11 Kiss and Ride 11 concept. 

(2) Its replacement by a restaurant cum tea-garden would be far more 
desirable. 
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2.3 

Where exist ing conflicts cannot be satisfactorily resolvai 
(as in the case of the Ferndale Nursery on Branmer3Vlei 

Road) Council should adopt a more positive attitude in 
seeking alternative, more desirable , locations to house 
such activities. The relocation of this nursery to the 
Constantia Centre site would serve a rrost useful purpose. 

Convenience Stores 
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Large portions of the Valley are devoid of any such shopping 
facility, and various canplaints have in the p2.st been 
lodged in regard to their non-existence. Despite the 
fact that the Constantia resident s are , by choice, car­
oriented; the usefulness of such facilities cannot be over­
emphasized - particularly when taking into account the 
ineffectiveness of the local bus service. It must also be 
borne in mind that the population of Constantia includes 
the fairly large number of labourers and servants who do not 
possess ca.rs. 

The provision of convenience stores could either be left 
to the private entrep2r.eur to decide where and vhen such _ 
stores could take advantage of a captive market; or, 
alternatively, Council c..ould specify certain locations and 
perhaps even construct the building and lease it out. 

The location of these stores would be detennined by the 
number of dwellings in the effective catdunent area. 
This catchment area would, in turn, be determined by 
existing shopping facilities and by some convenie.~t tLrne­
distance factor. Figure 22 indicates two examples. 

Were a store to be located on the corner of the proposed 
school site abutting Southern Cross Drive - the ultimate 
number of families falling within a five-minute walking 
radius (400 m) would be + 140. The other example indicates 
a location on Klaasenbosch Heights Ta.vr1.ship (on Brannersvlei 
Road); the ultimate number of families (under the existing 
sul:division pattern) falling within a 400 m radius would 
be+ 70, while+ 250 would fall within an scan (or ten­
minute walking)-radius. 

2 . 
Assuming that a R7SO/m annual turnover would be necessary 
for such a store to be viable; the annual turnover for a 
shop of 25 m2 floor area would need to be Rl8 750. Assuming 
each family would spend R200 per annum on convenience goods 
(a conservative estimate); 94 families would be required to 
support such a store. This indicates that the Southern 
Cross Drive location would most certainly be viable; ·whereas 
the Brarmersvlei Road location would probably only be viable 
(under the above assumptions) if the 800 m radius catchment 
area applied. Nevertheless, the spending p::,,ver of servants 
and children (both locations would cater also for school 
children} could also be taken into account. 
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The location of these stores should optimise the public 

open space system and the various sch(X)l sites. The 

store and its activities should, moreover, te canpatible 

with the surrounding area. Their establishrrent should 

coincide with existing captive markets. 

These stores would provide a rrost useful alternative usage 

for a portion of the vacant properties such as Klaasenbosch 

Heights and also possibly the vacant land at the southern 

end of Strawberry Lane. Liaison tetween Council and the 

property a,mers would te necessary in this regard; and 

sare form of incentive could te employed. 
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3 :O THE FARMING COMPON.El'IT 

Continued farming practices in Constantia are a very much un­
resolved issue. On the one hand, many farms are highly productive; 
but, in the face of the increased costs which have arisen fra:n 
their location on the urban fringe, their continued viability is 
being seriously questioned. On the other hand, the large 
properties such as those in the Eagles Nest/ Glen Alpine block, 
have never been farmed on a large scale - but being zoned for rural 
purposes, they have no alternative uses available to t.11em. 

Despite these factors, the D.A.T.S. claim that all the land zoned 
for rural purposes, constitutes prime fannland and has the poten­
tial for being farmed in a viable manner - provided the land is 
properly managed. 

The rriajor problems facing the Constantia farmers are the cost and 
lack of suitable labour; the fact that they cannot successfully 
canpete with other grape farmers in the Western Cape due both to 
the labour problem and the increased costs. These extra costs 
take the fonn of increased rates, the uncertainty which faces 
the future of fanning practices in the Valley and the costs of 
eradicating alien vegetation. Those additional costs which face 
fanning in South Africa in general (such as estate duties and 
increased rail tariffs) are beyond the scope of this study. 

The problems facing those properties which are not bejng fanned, or 
being fanned on a limited scale only, basically revolve around 
the fact that the inccxne derived from the land is negligible 
(if not non-existent) canpared with the costs such as labour, rates 
and the controJ_ and eradication of alien vegetation. 

The stated objectives in respect of these properties are: 

To detennine which properties constitute both prime and 
viable fanning units. 

To find the means whereby the continuation of fa...Yffii..--ig 
practices may be facilitated. 

To establish alternative uses ;for those properties in the 
Eagles Nest/Glen Alpine block. 

3.1 Prime and Viable fanning land 

The D.A.T.S. 's definition of prime fanning land is based 
solely on the results of a soil survey which was lildertake..--i. 
This survey classified the potential of the soil into three 
categories - gcx:x:1 , moderate and :p:xJ:c; in respect of both 
perennial (including forestry) and annual crops (including 
market gardening) • 
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These classifications are indicated on Figures 23 
and 24, together with all the properties referred to . 
These indicate that , with certain exceptions, all the 
properties are classified as "good" in tenns of suitability 
for both perei'1I1ial (vineyards) and ar.nual (market gardening) 
crops. These exceptions are: 

The major portion of both Hussey's Vlei and Fann "X" 
together with a large portion of Uitsig and the valley 
bottan of the Zonnestraal block, are classified as 
"rncx:lerate" with regard to perennial crops . 

- Virtually the whole of Hussey's Vlei, Fann "X" and 
Uitsig are considered "rncx:lerate" with regard to annual 
crops. 

The upper portion of Klein Constantia and a very small 
portion of the Eagles Nest/Glen Alpine block i s con­
sidered "poor" in respect of both perennial ru'1d annual 
crops. 

The definition of prime fannland took no cognizctncc of tl'1e 
lie of the land; and this would appear to be a major draw­
back in classifying these properties. For , e.xample 1 the 
owner of Eagles Nest has emphasized the obvious fact that 
slopes constitute a major l~--niting factor in detennining 
what can or cannot be cultivated at reasonable costs . 

In this regard the manager of the Groot Constantia Estate , 
has intimated that vineyards are a viable proposition on 
all slopes less thari 1 : 3 . His opinion is based on 
practical experience involving the clearing of vc,get.ation 
and the plantlng of vineyards on the moun'.:.ainside. Moreover, 
with regard to aspect , new strains can now be successfully 
propogated on south-facing slopes. 

Slopes steeper than 1:3, together with the V3.lley bottans 
(which are too wet for vineyards) are indicated on Figure 

25 , which also shews the existing use of the land. Large 
portions of the Eagles Nest/Glen Alpine block ca:nprise such 
slopes, as does the top portion of I<lein ConstaYJ.tia and 
portions of Fann "X" • 1-'ruch of the public open space sepc:ra-· 
ting Groot Constantia fran Eagles Nest is also very steep. 

The viability of farming practices in the Constantia Valley 
is determined by many factors . It is not knewn on what 
basis the D.A.T.S. bac:ed its stateme.nt that all the proper­
ties could be fanned .:.n a viable manner; but certainly no 
in-depth investigation of the various pertinent factors 
has ever been undertaken. The availability of labour , the 
fixed costs of farming, the potential prcductivity of the 
properties in relation to these costs, and the canpetitive 
marketability of the prcxlucts , are factors which must cer­
tainly be taken into accou..11t in establishing viability. 
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3.2 Continued Fanning Practices 

Beyond stressing t.11e point that an agro-econamic investi­
gatio.1 of the factors listed above should be carried out 
as a matter of priority; and that strong liaison with the 
property o.'1!1ers should be established - this study is 
limited in respect of what it can offer in tenns of seeking 
solutions to the problems being experienced. 

Nevertheless, it is imperative that these problems be 
resolved - both to alleviate the hardships experienced by 
these property o.,.;ners and to retain the character of the 
Valley. Another, most important factor, is that these 
properties constitute an important resource in tenns of 
both existing and potential grape production, and also 
(in respect of Eagles Nest and Glen Alpine) of market 
gardening. To a very large extent, such resolution lies 
in the hands of the governmental l::x:xlies involved. 

The most obvious means of relieving present hardships is 
through sane fo:rm of rates relief. The property o...mers 
were clearly disenchanted with the prospect of the rates 
relief offered by the 1976 proposal. It was not that 
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they would not b.ave welccxned such a remission, but the 
general feeling was that such a remission would be negli­
gible in ccrnparison with the present costs of fanning and 
that they would rather forego such savings than be controlled 
under Act 70 of 1970 (as airended) • (1) 

Were a similar rating system to that of the fanning areas 
in Paarl, to be applied in respect of these properties (as 
outlined in section 6.4 of Part Two), the average annual 
saving for each property o.,.;ner would be± R3 CXXJ. While 
this may be negligible in canparison to total costs, it 
nevertheless could well be used to aid in the costs of 
eradicating alien vegetation. 

The application of this fo:rm of rating system would mean that 
the Constantia rates account would be lcwered by+ R32 CCX) 

per annum. This is not an exorbitant cost v.rhen spread 
amongst the beneficiaries who include not only the local 
ratepayers, but the metropolitan population as a whole. A 
simple and rational way of apportioning this cost would be 
to share it amongst the local ratepayers and the more wealthy 
families of the metropolitan area. To give some idea of the 
cost per family; were one percent of the total families in 
the metropolitan area to be responsible for sharing this cost -
it would amount to + 1=.3 per annum. The one percent would 
canprise the most wealthy families; and would thus presumably 
include a fair number of Constantia residents. 

(I) The basis of the 1976 proposal was that these properties would 
be excluded from the local area (and so not have to pay local 
area ra tes); but under Act 70 of 1970 (as a-ended), these 
properties would then fall under the direct control of the 
Minister of Agriculture. The fear being that the properties 
would then be 11 frozen 11 for all time. 



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

I 

With regard to the question of labour; it has been pre­
viously suggested that the present quota system applying 
to the prison labour force is in urgent need of revision. 
At present the only contact between the prison authori-
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ties and the farmers is on an individual basis . It is 
suggested that these property owners should fonn an 
official bcxly with a spokesrna.~ to represent their co­
ordinated interests . This body would also liaise with 
Council and the D.A.T.S. in regard t o resolving the problems 
facing the fanners in general rather than on an individual 
basis. 

The most pertinent means of resolving these problems would 
seem to be in the form of alternative forms of usage on 
portions of these properties . 

3.3 Alternative Uses. (1) 

It is most important to stress at the outset that, whatever 
alternative usages are considered - they must be of benefit 
to the ccmnunity as a whole (both local and metropolitan) . 
Furthenrore , they must be canpatible with both continued 
farming practices and the environmental character of the 
rrountainside - including its visua l aspect . " 

Hc:,;,,Jever, before considering alternative usages, it should 
be pointed out that a very real potential solution to the 
problems faced by many of the individual property cwners, 
is that of incorporation into the Groot Constantia Estate. 
This has been disci.J.ssed in section 6. 4 of Part Two , and all that _­
needs to be said in this regard is that such consolidation 
should be encouraged as, generally speaking, it seems to offer 
the only solution to viable long-term farming practices in 
the Valley. 

Nevertheless, an important qualification needs to be stressed; 
and that is that such consolidation should not be at the 
expense of the recreational potential of the mountainside. 
Particularly as this constitutes the major potential contri­
bution of Constantia to the outdoor recreation needs of the 
metropolitan population - which will increase over tii-ne. 

A.s mentioned, the Control Board's consolidation progranme in­
volves the inmediate acquisition of bvo sites which would 
conflict with such recreational usage. These being the land 
at Nova Cons·c:.antia and the public open space seperating Groot 
Constantia fran Eagles Nest. Their importance in regard to 
recreation will be discussed in section 4.0 Suffice to say 
at this stage, that the Control Board should not be given the 

(1) Only the Klein Constantia block is examined, for the fol lowing 
reasons: 

The Zonnestraal Vall ey is isol ated from the major body of 
farmland s . It is anticipated that once farming practices prove 
no lon ger viable, se lect residential development will be allowed 
to int rude from the west and north-east; the valley bottom 
being retained as public open spa~e. 
The Eagles Nest/Glen Alpine b lock is given special exam ination 
in the fol lowing section (3.4) 
No alternative us es are conside red for Groot Constant ia. 
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opportunity of acquiring these two sites. The obvious 
attraction of t.h.ese sites to the Control BOard, is that they 
represent the most easily acquirable land - being am.ed by 
Council. Moreover, the acquisition of the public open space 
would constitute a necessa.D~ and vital acquisition in regard 
to the long tenn consolidation plans for t11e Eagles Nest/Glen 
Alpine block. 

Alternative means of expanding Groot Constantia were sugges­
ted - these being the Coleyn property and portions, at least, 
of Klein Constantia. Additional alternatives would be 
those properties lying to the north-east of Groot Constantia 
which are at present bejng farmed on a fairly limited scale. 
The other possibility, of course, is that of incorporating 
a portion of High Constantia Ext. 1 - but as pointed out in 
Section 1.2.1; this would not be desirable. 

The possible short and long tenn acquisition prograrrme for 
Groot Constantia is indicated on Figure 26. 

Although two of t11e properties canprising the Klein Constantia 
block (namely Hussey's Vlei and Fann "X") are not being 
fanned; the other tlrree, together with Groot Constantia, con­
stitute the major fannlands of Constantia. It is quite 
obvious that the Control Board ' s long tenn consolidation pro-· 
gramne should look to this block of land as its prime target. 
However , two factors must be taken into account. 

The first_ concerns the recreational usage of the upper slopes 
of these properties; and their incorporation into the South 
Peninsula Mountain Reserve. The second factor concerns the 
continuation of viable fanning practices during the inter­
vening period prior to consolidation - assuming tl1at , in t.irre, 
such consolidation will occur. 

To facilitate continued fanning practices , it has been stressed 
that an alternative source of inccrne should be sought in the 
form of alternative uses on portions of these properties. 
The recannendations of the Hey Ccnmission were that those 
portions lying above the 152 m contour should be incorporate:l 
in the proposed mountain reserve. The acquisition of such 
land would be primarily to prevent the encroachment of develop­
ment. It was suggested that t.11e land should remain under 
private ownership until acquired, but that sane fonn of rates 
relief should be granted to those owners who were prepared to 
allow the general public to make use of the recreational poten­
tial of such land - on a limited scale . 

It has already been established that even total rates relief 
would contribute little to the alleviation of the hardships 
being experienced . In view of this fact , it would seem 
reasonable to suggest that the acquisition of the land falling 
above the 152 m contour should be treated as a matter of priority 
in regard to these properties. As seen from Figure 27 
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the 152 m contour coincides fairly closely with the general 
lir1e of existing forests. 'This would mean that no f a:rming 
land as such would be affected; but also that two fai."1IlS 
(Uitsig and Buitenverwagting) woul d experience ver-.1 little, 
or no, m:::metary gain fran such acquisition. 

It would also, however, mean that the two properties which 
are not farmed (Hussey's Vle i ancl Fann "X") would gain 
appreciably from such acquisition; as would Klein Constantia. 
The existing and :pJtential uses of the properties would not 
be affected as they are considered to be only "rroderate" in 
terms of their suitability for lx>th annual and perennial 
crops; and m:>reover, the 152 m contour line falls just alx>ve 
the two existing homesteads on Hussey's Vlei. 

In considering what other forms of usage could be fou.."ld for 
these properties (particularly Ui tsiq and Buitenverwagting) 
a rough analysis was undertaken to determine what land could 
:pJtentially be used for sane form of developnent along the 
lines of cluster housing as was suggested by the 1970 scheme 
proposals. 'lnis analysis was based on a very simple cli..rni -
nation process wher eby certain facto:::-s relating to the land 
were deemed 1mdesirable f ram the point of view of such 
develq:ment. 

These factors included lx>th the nature of the landforms and 
the existing use of the land. Slopes steeper than 1:3, 
south-facing slopes steeper than 1:6, together with the Valley 
lx>ttcms were considered undesirable fran the point of view of 
buildability and aspect. Existing cultivated land and heme­
steads (including the approach roads to the historic hcrnesteads) 
were also excluded. These factors are shown on Figure 28, 
which indicates certain pockets which constitute potential 
land for such develoµnent. 

H<:Mever, a m:>st important criterion in regard to such a.evelop­
ment, is that it should not be visually exposed . Each pJcket 
was then roughly evaluated in terms of its degree of conce2l­
ment or exp::isure; and also in terms of its impingement on the 
homestead s1.1rroundings. 'Where the slopes were inherently 
ex:pJsed , the pockets were evaluated on the effectiveness of 
the existing tree growth to conceal such develoi:m:mt. These 
evaluations are indicated, on Figure 29 . 

Only one pcx;ket of land would be totally concealed: this being 
a small hollow on Hussey's Vlei. It is at present fallow land 
and lends itself particularly well to sane form of developnent 
in a limite<:1 scale. The area of the site is approximately 
two hectares - which is slightly larger than the Alphen Mews 
site which comprises 21 units. Although it is located well 
away from the existing homesteads on the property, it would 
be visible from them; but as these hanesteads have no parti­
cular merit (historic of architecturally), this would not 
negate the potential of this site. There is an already exis­
ting road :eading to the site. 
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Those pockets where it is considered that the existing 
trees could effectively conceal developnent, offer less 
potential. Any developnent would have to be extremely 
introvert in character as the clearing of trees to obtain 
views would intnediately result in visual exposure. Moreover, 
with the exception of the pocket on Fann "X" (which is abutted 
by a forestry road on its western boundary), road access would 
have to be provided to these pockets. This suggests that 
these sites would not be suitable for permanent living accanmo­
dation, but could provide same fonn of overnight accarmxlation 
for youth clubs or hikers. 

For construction and maintenance purposes, the site on Fann 
"X" appears to be the only reasonable site for such develoµnent . 
Although the sit2 falls above the 152 m contour, and would 
therefore be included in the mountain reserve, its suggested 
usage would be entirely appropriate to the envisaged purpose 
of the reserve. Acccrnmcx:lation facilities (possibly jn the 
fonn of cabins) could be constructed and controlled by the 
Department of Forestry. Despite the proposed policy that no 
overnight accannroation be permitted in the reserve; an excep­
tion could be made in respect of this site . 

The <»mers of Hussey's Vlei and Fann "X" would thus retain 
the land lying below the 152 m contour; and in regard to 
Fann 11X11 the owner could, if he so wished, erect a dwelling 
on this portion of the property. 

Fran the above, it is apparent that the probl<?I:1.s e.>.1J8riencEd 
on Hussey's Vlei and Farm "X" could be satisfactorily resolved; 
and , to a lesser extent, those of Klein Constantia. Never­
theless , the problem in regard to Uitsig and Buitenverwa_gting 
would remain unresolved. 

Sane fonn of equity could be considered through the distribution 
of sane portion of the proceeds gained frcrn the increased 
developnent rights (in respect of Hussey's Vlei and Fann "X"), 
together with the acquisition of land for the reserve. But 
eve....'1 such a contribution would be unlikely to resolve the 
problems in regard to Uitsig and Buitenverwagting . 

In vicW of this fact, it would- seem imperative that the Groot 
Constantia consolidation programre be extended to these properties 
as a matter of priority - eve....'1 if it means the reliance on sane 
fonn of governrrental funding . 
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3.4 Eagles Nest, Glen Alpine and Gordon Heights 

Constantia Nek constitutes the foca l point of three major scenic 
drives as well as the already ir..tensively used pathway system 
along the mo1Jr1tain slopes . The implementation of the n-ountain 
resel'.Ve prcposals will serve to increase the intensity of 
usage in this area. 

The location of the above three properties on the slopes of 
Constantia Nek , places them. very much in the public eye . If 
for no ot.her reason, these properties require very special 
treatment. 

Another major reason does, however, exist; and that is, due to 
the inherent environmental qualities of these properties 
their use-potential is extremely high. Photographs Nos. 1 
and 6 sel'.Ve to indicate their physical relationship to the 
rest of the Valley and to the mountainside . These photographs 
also indicate the various landfo:r:ms of the properties, as well 
as the vegetative covering. 

3 . 4.1 Site Description 

Figure 30 depicts the existing uses of the land, together with 
the quality of the vegetation. The photographs are fairly 
deceptive in that much of what appears to be an extremely rich 
vegetative covering, does in fact canprise undesirable forms of 
vegetation. The steeper slopes, in particular, are overgrown 
by alien species such as Port Jackson, Stinkbean and hakea. 
The yellow-flowering vegetation in Photograph No. 1 is in fact 
Port Jackson. 

The land is extremely steep in parts (Photograph No.8 is 
sCil"8vhat misleading because of the elevation) and canprises t-wo 
major valley systems. The most prc:xninent valley line is that 
on Eagles Nest , while that on Glen Alpine is split into three. 
The valley bottan on Edgles Nest is intensively used for market 
gardening, while those on Glen Alpine are ravine-J.jke and 
thickly vegetated with inpressive stands of indigenous trees. 
Such indigenous stands are rarely found in the Peninsula and 
should therefore be presel'.Ved at all costs. It is noted that 
they are already being threatened by the intrusion of undesj_rable 
vegetatj_on . A few remaining stands of indigenous fynbos, 
proteas and silver trees are also being threatened - these are 
mainly found on Eagles Nest. 

Pine plantations are found on Eagles Nest and Gle..n Alpine; and, 
in addition, both prc;:-;:?rties exhibit an abundant, extremely 
attractive and varied tree growth in the form of oaks, eucalyptus, 
poplars and chest.Jmt . Fran &, external and internal point of 
view , both properties display very high environmental qualities . 
In contrast , Gordon Heights is situated on the mountain slope 
and most of the vegetation is undesirable. Its major asset is 
the view it affords across the other properties , the Constantia 
Val ley and the Cape Flats . 
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Apart fran market gardening on Eagles Nest , no ot,.~er 
fanning use is made of the la.'1d (otJie r than forestrJ); 
although a 1954 aerial photograph of the properties reveals 
that large :portions of Glen Alpine were cultivated at that 
tirre - most of these portions nav<1 l::Jeing overgrown by un­
desirable vegetation. In addition, abandoned fruit 
orchards and vineyards are still very much in evidence on 
Glen Alpine. 

The major use of all three pro.i;:-erties is that of residential 
accarmodation. Nu:nerous hanesteads and cottages are 
scattered about . Major hanestead units are found on each 
property; and Glen Alpine canprises two such units (one 
of which previously housed the Austrian Embassy), together 
with a small recreation area canprising termis courts and 
a swimning pool in a well-landscaped environment . 

Unresolved Problems 

Severe hardships are l::Jeing experienced by the avmers in 
that no income is derived fran the land - other than that 
fran limited fanning and the renting-out of cottages. 
Moreover, the costs of controlling the infestation of un­
desirable vegetation are prohibitive; and it is apparent 
that such control has l::Jeen ineffective.(l) 

It is imperative that sane policy lJe established for alter­
native uses to lJe made of these properties in order to 
facilitate their rnore effective management, to preserve tJ1e in­
digenous and desirable fmms of alien vegetation and to 
optimise their recreational potential frcxn a Inetropolitan 
stand-point. 

As mentioned , applications for cluster housb1g have already 
been sul:mitted for all three properties - n.one of whic:h 
have as yet been granted approval. The design of these 
schemes has l::Jeen strongly infonned by the environmo.._ntal 
qualities of these properties; but they have been geared 
to the full optimisation of the develoµnent potential of 
the land rather than:_ to the consideration of the impact 
of such develoµnent. The prq::osals are depicted on Figvre 31. 

3.4.3 Developnent Potential 

In considering alternative uses for these propP_.rties, errq_)hasis­
has l::Jeen placed on establishing the potential for putt:L'1g 
.lilto practice the concept of higher density housing as 
outlined by the 1970 scheme proposals. The f) ~lo.ving cri­
teria have l::Jeen used in a similar way to that of establishing 
potential land for develop:nent in the Klein Constantia block. 
Slopes steeper than 1:3, south-facing slopes steeper than 
1:6, together with the valley bottoms, were excluded as 
constituting non-buildable land. Areas which are visual}.y 
exposed were also excluded; as were the major homestead units 
and their effective surroundings. 

(1) This is seen from comparing aer ial photographs of the properties 
taken in 1954, 1961 and 1975. 
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The slopes are indicated on Figure 32, while the exposed 
portions of the properties, together with the valley bottans 
are indicated on Figure 33 • Visual exposure/ concealment 
was based on sight-lines fran Rhodes Drive (and thus the 
residential properties alongside it and the lawer mountain 
slopes inrnediately above it); and fran the residential 
properties off Southern Cross Drive. No portions of the 
land (other than the valley bottans) would be concealed 
fran the upper mountain slopes. Nevertheless, it was 
considered that the expansiveness of the landscape fran 
these vantage points could adequately absorb limited amounts 
of develoµrent - provided such developrent related to a 
vegetative backcloth. A gcx:d example of what should be 
avoided is that of the "f ree-standit"l.g" shed on Glen Alpine 
as depicted in Photograph No. 8. 

Three p:x:kets are depicted on Figure 33 as being concealed 
by tree growth. As with the site on Farm "X", limited 
developnent could be effectively concealed provided no 
trees were cut down to afford views. The resulting living 
envirorunent would be extremely claustrophobic . 

In deteunining vvhat sites could be used for limited fonns 
of developnent, two steps of delimitation were employed. 
Firstly, various factors were superimposed; these being: 

- Prohibitive building la11d (as determined by slopes and 
the valley bottans). 

- Visually exposed areas. 

- Existing harestead units together with their effective 
surroundings and approach roads. Existing cottages 
were not taken into account as they were considered to 
be expendable in relation to such developrent . 

Stands of indigenous vegetation. 

Secondly, each of the sites so identified, was evaluated in 
terms of its d8sirability for developnent. This was 
based on the envirorunental qualities of the respective 
areas as determined by the quality of the existLng tree cover. 
Those sites vvhich are not "tree-related" or those vvhich are 
completely surrounded by undesirable vegetation were classi­
fied as "undesirable" as the impact of developnent would be 
too noticeable fran the higher mcuntain slopes. Sites con­
sidered to be "desirable" are essentially those which can-­
prise existing trees of a high quality vvhich could be 
employed to break up the impact of developnent. Developnent 
on these sites would be introvert in character, but not as 
claustrophobic as those in the three pockets mentioned . The 
identification of these sites is shown on Figure 34. 
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In canparing tl1e sites identified as being desirable for 
develoµr.ent, with the envisaged develop.!1'PJ1t as proposed; 
it is evident that only a small portion of the develop­
ment on all three properties would be desirable as 
detennined by the above del:irn.iting factors. This 
e:rrphasizes the stress that has been put on optimisjng the 
full develoµnent potential of these properties to tl1e 
cost of the environmental qualities of the area . It 
also highlights the importance of establishing strong 
liaison with the author ities at an early stage, so as to 
establish guidelines as to what portions of the site 
should or should not be used for developrent. 

Having determined which sites lend themselves to develop­
ment, only three sites will be considered; these being 
the ones marked 1, 2 and 3 on Figure 34. The reasons 
for limiting the number of possible sites is due to thrt=e 
factors . Firstly, these sites canprise the largest 
pockets which neans that greater freedan could be ob­
tained in layout design. Secondly, it is considered 
that developnent should not be scat tered, but rather 
concentrated in discrete pockets. Thirdly , the am:.iunt 
of develoµnent should be limited. Another factor, which 
has strong practica l .implications, is that one pocket has 
been selected on each property - this would serve to 
prevent a very real situation fran occurring whereby one 
enmer may claim he was being hard done by because another 
had been granted more develoµnent rights. 

The respective merits of the three sites are as follaws: 

The northern portion of Site No. 1 is located ala..'1.gsir1e 
an old disU3ed road leading off Constantia Main Ro~d. 
The reconstruction of this road wou1d present no p.robJerr.s . 
Because development on the site should be concentrated; 
all develo~t should be restricted to this northern por­
tion. The reason being that the southern portion is 
bordered on both sides by the two ravine-like valley lines, 
the sides of which are extrerrel y erodable. This would 
not necessarily affect developnent (which could be sited 
well away fran these edges), but these ravines should be 
protected as much as possible and the usage of the land 
in the immediate vicinity should be restricted. 

The site is fairly level (gradient of+ 1;12), and lends 
itself well to deve loµnent. Its only-·drawback is the 
fact that, while t:;:ees of a high quality inmediately abut 
it; the site is, on the western side, bordered by an im­
penetrable stand of Port Jackson. 'l'he eradication of 
this vegetation will leave a barren slope until such time 
as newly-introduced vegetation has established itself. No 
develoµnent should be contanplated until such time as this 
new vegetation has reached a height sufficient to break the 
impact of develoµnent . 
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Site No. 2 is at present jnaccessibl e and the construction 
of a road could prove f a i rly costly . Although the site is 
only about 100 metres fran an existing road, the connecting 
road would have to traverse fairly steep slopes and the 
existing road would have to be reconstructed as its present 
carrying capacity is limited. The slopes of the site 
are fairly steep (1:6-1:8) and deve lopnent could be less 
introspective (but more costly) than that of Site No. 1. 

As with site No. 1, :much of the vegetation beyond its 
inmediate vicinity, is U!1desirable and would have to be 
eradicated. Nevertheless, because of the steeper slopes, 
the eradication of such vegetation would not result in 
developnent being as exposed fran the upper mountain slopes 
as on Site No. 1. The slopGs would also serve to limit 
the arrount of develoµnent on this slte as the orientation 
of dwellings would pose sane difficulty in that the existing 
tree cover would tend to block the north-facing aspect. 
Sensitive siting of units would be necessary to overcane this 
difficulty. 

Although the site lies within+ 70 metres and in full 
view of an existing cottage; this is not considered to be 
a critical factor as the site lies approx:i.JTlately 20 metres 
bel0.v the level of this cottage and the yiews would in no 
way be obstructed. 

Site No. 3 is abutted by a road in good condition. Never­
theless, its carrying capacity is also limited and recon­
struction in certain sections (particularly on the s lopes 
lying to the east of the main hanestead) could prove 
fairly costly. The eastern portion of the site canprises 
an existing cottage (which houses the fa.1.m manager) and 
its associated garden area, together with stables and a 
riding paddock. A narr0.v track seperating these uses 
leads up to the western (higher) portion of the site -
which is particularly well covered in mature oaks, eucalyptus 
and pine trees. The environmental qualities of this site 
are particularly pleasing. The slope of the land is 
approximately 1:6 - 1:8. The major drawba.ck to the 
developnent of this site would be its functional, rather than 
visual, impact on the existing activities in the vicinity -
unless, of course, the deve;l.oµnent was allied to these 
activities. 

Before camienting any further on the possible form of 
develoµnent, it is necessa..ry to consider t.~ese three sites 
in their wider perspective - namely in regard to the exis-­
ting and future a:.. ~~ernati ve uses of these properties i.e. 
farming and recreation. 

3.4.4 Alternative Uses 

The future of these properties rests largely witl1 the policies 
in regard to the acquisition prograrrmes of the mountain 
reserve and the Groot Constantia Control Board. As pointed 
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out in section 5.7 of Part Two , the delineation of the 
m::mntain reserve in this area is likely to be determined 
by slopes steeper than 1:3, rather than the 152 metre 
contour line. Obviously, in using the slope as a 
criterion, the boundary ljne would necessarily be arbi­
trary; the likely delineation is indicated on Figure 32 
t ogether with the 152 m contour. 

The question of whether or not the Control Board should 
be p=,.....rmitted to acquire the public open space seperating 
Groot Constantia from Eagles Nest , depends very much on 
the policy in regard to the future usage of these three 
properties. The alternative uses are as follcws: 

- Firstly, the properties could be consolidated with 
Groot Consta;.1tia ; in which case it can fairly safely 
be assumed that far more optima.l use would be made of 
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the land, tha.t undesirable vegetation would be eradicaterl, 
and that the farming activities would be visually pleasing. 

Nevertheless, much of tl1e existing high quality t ree 
cover would most probably be lost to vineyards; and 
because of the slopes, the Control Board would probably 
not be interested :L~ acquiring Gordon Heights. No 
other forms of develoµnent (such as high dens ity hous:ing) 
could then be consider ed on Eagles Nest and Glen Alpine, 
and the existing problems experienced would then tend 
to escalate until such time as the Control Board pur­
chased these properties . 

Secondly , the continuation of the existing situation 
(and ownership) could be encouraged by the granting of 
develoµrent rights in regard to the sites identified . 
These develoµnent rights could take the form of high 
density housing or of holiday cottages . 

- Thirdly, the major portions of these properties could be 
acquired for general public usage. Such usage could 
t ake the form of open parkland with picnic spots in 
select locations. Holiday accarrnodation in the forrn of 
cottages, or even a caravan park would be canpatible 
with such usage; so also would permanent living accamno­
dab.on in the fonn of a small cluster of uni ts - provided 
they were sensitively located so as not to obstruct the 
freedan and enjoyment of the parkland ; and similarly , so 
as t o maintain a level of privacy £ran the general public. 

Evaluation of Alternatives 

In eval uating these alternatives , the prime criteria adopted , 
are that these properties should be maximised in terms of 
their usage by the general rretropolitan population, and that 
the environmental qualities of the al'.'"ea should be preserved 
and, where possible , enhanced . 

The first alternative would only resolve the present problems 
8Arperienced once the properties were actually acquired by the 
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Control Board; moreover, the Board would probably not be 
interested in purchasmg Gordon Heights. The only usage 
to the general public would be that of a visual arrenity; 
unless the public were to be allcwed entry into and 
through the property via sane pathway system. In any 
event, the acquisition of these properties would not 
appear to be a priority in the Board's consolidation 
programne; particularly as the more viable farmlands lie 
to the south of Groot Constantia. 

The second alternative would cater for a relatively small 
number of select families. Based on the ability to pay, 
the lCNler incane groups would be effectively excluded; 
unless the holiday accrnm:xlation rentals were subsidized. 
As t.11e remainder of the properties would remain under 
private ownership, the only benefit to the general public 
would be that of scenic beauty; unless sane public rights­
of-way were acquired across these properties. 

The third alternative would maximise the potential of the 
properties in ter:rns of usage by the metropolitan popula­
tion; while at the same time, provide sane means of 
making a profitable use of p::irtions of the land. As 
parkland, the properties could be better managed, and the 
preservation of desirable forms of vegetation could be 
more assured than in the case of the other alternatives . 

The third alternative would, without doubt, best meet the 
above criteria. The problem would then be one of acqui­
sition and of establishing what portions should be acquired 
for parkland , and also , of determining what alternative 
uses the remainder of the land could be put to . 

3. 4.6 Policy determinants 

In considering what land should be purchased for parkland 
usage; various criteria are applicable : 

- Only those portions of the land which could be beneficialJy 
used for parkland should be acquired. 

- Alternative uses should-be sought for the ranainder of 
the land. These uses should be compatible with the 
parkland. 

- All the existing harestead units should be excluded; as 
should those co~tages which serve a useful purpose and 
which would not detract fran the usage of the parkland 
and its scenic qualities. 

The acquisition prog-.carrme should be staged, so that in 
the short tenn only that land which is not being profitably 
used, and which would serve as inmediate parkland, should 
be acquired. This refers specifically to Eagles Nest 
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where continued market gardening and forestry should 
be encouraged, and wh2re sane alternative use of the 
property should be considered - provided such usage 
would be canpatible with the possible long-tenn extension 
of the parkland to include this property. 

Policy Suggestion 

In accordance with these criteria, the folla-1ing policy 
suggestions are made. The proposed short-term use of 
the land is indicated on Figure 35. 

- The general line of slopes steeper thari 1:3 on Eagles 
Nest and C-0rdon Heights (together with a very small porti.on 
of Glen Alpine) should be acquired for effective inclusion 
.into the nnuntain reserve. 

- The whole of Glen Alpine (with the exception of the hare-· 
stead units together with the approach road and allied 
recreation area) should be purchased for general parkland 
purposes). 

- The remainder of Eagles Nest should be retained under 
its p1:i vate o.vnersh.ip and usage . To encourage and 
facj_li tate continued market gardening and forestry pur­
poses, a small cluster of holiday cottages (+ 20) should 
be pennitted on the site as indicated - with-no enhancement 
levy beirig :imposed. Such accarmodation could be carrpatible 
with the e..xisting '..lSes on the property. 

Being a low intensity use; no reconstruction of the exis­
ting road wculd be necessa.DJ, and sewerage disposal could 
be handled by a shared ablution block served by septic 
tanks. The o.vner would be further recanpensed by the 
acquisition of 1and for the nnuntain reserve ; and rroreover, 
the hanestead units and cottages could be subdivided-off 
and sold - with the exception of that which houses the 
faru1 managp_r v.rho could act in a supervisory capacity for 
the holiday cottages. 

- A small cluster housing scheme (canprising + 20 units) 
should be pennitted on Gordon Heights in the location as 
indicated. This would be subject to an enhancement levy 
being paid. The o.-mer or developer would have to con­
struct a road connection to the existing road which would 
have t.o be reconstructed. 

No public open space would be required to serve this 
cluster scheme, and all the surrounding land (with the 
exception of the two existing cottages which could be 
subdivided-off) would remain under the o.vnership of the 
existing a,.,mer or the cluster schaue 's haneo.vners associa­
tion. Only the land in the :imrrediate vicinity of the 
scheme would require landscaping to Council's requirements. 
Strict control would be applied in regard to what, if any, 
trees could be rerroved. 
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Undesirable vegetation on this land should be eradicated 
and indigenous fonus of vegetation be re-intrcduced by 
Council (who would bear the costs), and therea£ter 
maintained by Councj_l - but at t..rie cost of the c:wner 
and the haneCM1er's association . 

To facilitate the parkland usage of Glen Alpine , a 
number of public facilities should be constructed and 
maintained by Council. These would canprise three 
picnic spots; two of which would be directly accessible 
by road. Ablution facilities, water points and refuse 
bins would be provided; while braai facilities would 
only be provided at those sites served by the proposed 
roads. 

A clearly defined pathway systErn should be established 
with "steps" constructed on the steeper slopes. These 
pathways should meander through the site and linkages 
should be established to the nountain reserve and the 
public open space to the south. On the mountain slopes, 
the pathway should foll<:hl the contour lines as closely 
as possible to avoid soil erosion and the scarring of 
the landscape. Use should be :made of the existing 
footbridge over the stream alongside the hanestead units; 
and an additional footbridge should be constructed as 
indicated. 

Great care should be taken to preserve the edges of the 
ravines and their indigenous vegetation. If necessary, 
these may even have to be fenced-off. All undesirable 
vegetation should be eradicated and a replanting pro­
granrne consisting of indigenous vegetation on the steeper 
slopes and a mixed variety of lar:ge-grc:wing t..cees on the 
more level land. 

The existing op=>...n character of parts of the site should 
be retained; with perhaps a scattering of oaks being 
propagated . Trees should be planted around the perimeter 
of the harestead units (where rrorr~ already exist) so as 
to ensure greater privacy £ran the general public, and 
also to screen these units fran outside. 

In time, and depe..nding on the need, the picnic site .in 
the north-west could be transfonned into a small caravan 
park or ca:rrping area - provided sufficient vegetation cover 
had been re-established . One of the cottages and the 
old shed should be dennlished to ntlprove the scenic 
qualities of the area. The existing cottage and pottery 
shed (provided .:..ts usage continued) abutting the Eagles 
Nest boundary could be subdivided-off. 

3.4.8 Financial Implications 

A rough indication of the costs in.valved in purchas.iI1g the 
land is as follcws: 
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Land for the mountain reserve - Assuming the purchase price 
to be double that of the ratable valuation of the land ; and 
assuming half of Gordon Heights and a quarter of the land 
area of Eagles Nest were incorporated - the purchase price 
would be in the order of R45 CXX). (1) 

Parkland - Assuming the whole of Glen Alpine (with the 
exception of the homestead units and their surroundings) 
were purchased; and again assuming the purchase price to be 
double that of the ratable value of t.he land - the cost would 
be approximately R200 CXX). 

The costs of providing the necessary facilities allied t o 
the usage of the parkland; such as the consb.-uction of roads, 
(whic..h need not be bituminised) and parking areas, ablution 
facilities, rubbish disr::osal bins, consb.-uction of pathways 
etc; together with the eradication of alien vegetation 
and the planting of young trees - could be in the order of 
Rl50 CXX). 

Were the above costs (totalling+ R400 000) to be borne by 
the Constantia ratepayers (as their co;1tribution to the 
metropolitan r::opulation's outdoor recreation needs); and 
assuming that these costs would be spread over ten years -
it is found that the annual cost would amount t o only 4 , 3% 
of the total annual expen:li ture in the Constantia Loca.l 
Area. (2) 

This would necessitate a relatively small cut-back in the 
annual expenditure on loan repayments for capital works . 
To forestall sare cf the capital works such as road widening 
proposals , road construction programnes etc., would be a 
sma.11 price to pay in relation to the acquisition of these 
sites. Particularl y as these open spaces would be of 
considerable benefit not only to the metror::olitan populat i on , 

· but the local residents as well . 

(l) The assumption that the market va lue of the land would be doubl e 
that of the rat able valuation, is an arbitrary figure. Never­
theless, it was not ed that , on the averag e , the larger vacant 
plots in Constan tia had, ov e r the past 5 years, chang ed hands at 
price s 3-4 times the ratable valuat ion. The respective lan d values, 
together with th e snles price s we re obtained from the D.C. Data Bank. 

(2) Council's total annual expenditu re in Constantia was based on th e 
1976 estimate; as contained in D.C. Report No. 6. It i s to be 
noted that the Constantia Local Area includes Tokai. 
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4. 0 RECRE.Z\TION AND 'Yrffi ENVIRONMENT 

Because the resolution of the problems experienced jn these two 
components are in most cases inseperably link:ed, they are being 
dealt with as one section. 

To reiterate, the objectives outlined, are as follONs: 

Recreation - To make more optimal usage of the outdO'.)r recreational 
potential of the Valley. 
To make provision for the needs of the horse riding 
fraternity. 

Environment - To protect the imnediate surroundings of the historic 
hcmesteads. 
To control and eradicate all undesirable species of 
alien vegetation. 

- To protect the existing trees in the Valley and to 
replace those which are lost. 

4.1 outdoor recreation. 

186. 

It has been stressed that the outdoor recreational potential of the 
Valley constitutes the major potential contribution to meet the 
needs of the metropolitan population. 

The major existing and potential recreation elentents of the 
Valley canprise the public open space system, t.rie f orests and 
the mountainside. The form of usage of each eleme,"1t is and 
will continue to be different. 

Whereas the public open space system within the built-up area 
caters specifically for the local residents, the 1rountaj11side and 
the forests cater for both the local and metropolitan residents. 

The suggested recreational system is indicated on Figure 3 6 
The major elements of the implementation of this system carrprise 
_the follONing: 

- The acquisition of land to create a continuous public open 
space system. Such land should only be acquired when it is 
deemed necessary by the local residents - via the CPOA. Alter­
natively, it will be given over at the tine of subdivision. 

The acquisition of Glen Alpine for the purpose of parkland has 
already been discussed, as has that of the acquisition of land 
for the nature resei::ve. 

- An effective pathway system (along the lines indicated) should 
be laid out. These pathways should be easily identified and 
care should be taken to conform to contour lines, and to 
avoid soil erosion. They should be regularly maintained. 

- The path,vay system should incorporate a seperate, but linked, 
historic walking circ:uit as indicated . 
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4.2 

4.3 

4.4 

- Where the pathways lead through existillg fa:anlarid, care 
should be taken to avoid the disruption of fannir1g acti­
vities. A trial period should be employed to establish 
the need for irnp:)sillg sorre form of control. Instead 
of acquirillg the land for these pathways, only the user­
rights of these public-rights-of-way should be acquired. 

Horse ridillg 

187. 

The Nova Constantia site should be employed as a permanent venue 
for an equestrian centre. Permanent stablillg facilities 
should be provided on site, but they should be located in such 
a way as to not imfX)se on the surroundings of Nova Constantia 
or the other hanesteads in the vicinity. 

A system of ridillg trails should be established. This should 
focus on Nova Constantia and on the usage of the public open 
space system - with care being given to avoid IX)ssible rider/ 
pedestrian conflicts. 

Historic Hanesteads 

Fortunately, all the homesteads (with the exception of Nova 
Constantia) fall on existillg farmlands . The protection of 
their surroundings is thus assured as it is not anticipated that 
any develoµnent rights will be granted on these properties -
other than limited forms of high density housing; 'Which ill, 
any event, have been so located as to avoid these surroundings. 

In regard to Nova Constantia, it is suggested that Council 
plant appropriate trees alongside the ~oad abuttillg the cluster 
scheme so as to effectively screen this developrent fran t..he 
horrestead. Sare form of vegetation should be planted bet..--ween 
the homestead and the equestrian centre - to serve much the 
same purpose as the suggested hedge referred to ill Section 
1.2 .1 

Undesirable and desirable Vegetation 

It merely needs to be stressed that as a matter of priority , 
progra"Til'es should be set up to control and eradicate all un­
desirable species of vegetation ill the Valley, as well as to 
replenish the loss of existillg trees. 

In addition, however, all develop:nent approvals should be subject 
to the retention of certaill specified trees and , where necessary, 
landscaping requirements should be effectively carried through. 
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5.0 GENERAL 

The following objectives are applicable: 

To achieve greater public participation in the planning process. 

To optimise the role of the C.P.O.A. 

To improve the balance between expenditure and incare in the 
local rates account. 

To make provision for public amenities (civic purposes) in a 
rrore efficient w.anner. 

To adopt rrore realistic road standards. 

To improve the efficiency of the public sector decision-making 
process. 

The realization of all the above objectives are, to a greater or lesser 
extent, dependent Up)n the effective realization of the first objective -
namely that of achieving greater public participation. 

As the representative bcdy, the CPOA fonns the essential link between 
the residents and Council. It is thus through this bc:x::1y that 
participation in the decision-making process should be effectuated. 

A so-called "Lcx::al Areas Camiittee" already exists, to which the various 
· representative bodies submit certain j_tems for discussion. The problem 
is that t.hese meetings are generally non-productive; and revolves 
around questions and answers, rather than on meaningful discussion. 

The decision-making process in the Divisional Council is based on the 
following. Once an application is submitted, analysed and evaluated, 
it is presented to a small, very informal so-called "Subdivisions 
Canmittee". (1) Once a decision has been reached by this corrmittee, 
its recornrendation is thereafter forwarded to a sub-canmittee of Council 
and thereafter to the full Council. 

It is suggested that a member of the CPOA be present at the meetings, 
and participate fully in the proceedings. 

In this simple way, greater public participation could be achieved, the 
role of the CPOA would be rrore effectively employed and the public 
opinion could be expressed in relation to various issues such as 
those outlined above. Where conflicts in interest arise, the issue 
could be aired at a Council sub-ca:rmittee meeting. 

(l) While this was the original intent of this committee (merely to 
review subdivisions); its present role far surpasses this factor 
and it now deals with all planning issues. It has over the years 
developed into a very effective "comm ittee", comprising 6-8 
Council officials. It function as a forum for discussion and its 
effectiveness is based on its informality. 
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When deerred necessary by the CPOA, CoLmcil should be rrore willing 
to hold discussions with the full executive ccm:nittee of tJ1is 
association. 

189. 

Public meetings serve no useful purfX)se and should not be encouraged. 

Instead, to facilitate t.he contact between the CI-OA and the residents 
it is suggested t.hat sane per.mane..Dt venue be provided by Council to 
serve as the local CPOA office. This could well be located in 
conjunction with the proposals for the Constantia Centre, or in the 
Old Alphen Wi..'1ery. 

To improve the balance between expenditure and incane in the local 
rates account; an investigation should be undertaken (involvir,g the 
CPOA) to determine what scheduled expenditures are deemed necessa...vy -
for example certain road widGning or construction profX)sals. In 
this regard, more realistic road standards should be adopted, with 
greater consideration being given to environmental factors. This 
will involve liaising with the provincial authorities who subsidize 
much of the road construction, and who set these unrealistically 
high standards. The capacity of these roads far exceeds their 
function. 

To improve the efficiency of the public sector decision-making proces~ 
would involve a total reconstruction of the entire system - involving not 
only Council, but also the Provincial and other goven1ffielltal aut11oritiP.s. 
A simple and effective way of improving the situation to sane small 
degree, would be to delegate more decision-making to the "sul:xU vis.ions 
carrnittee" referred to above. 
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GENERAL POLICY PRESCRIPI'IONS 

As stated at the outset of Part One, suburban expansion is a 
natural concxrnitant to the growth of the metropolitan population. 
Over the years, the incremental spreading· out of suburban-growth 
has engulfed rrore and rrore of the countryside; and the contact 
zone (or urban fringe) has thus been steadily pushed further out­
wards. 

Apart frc:rr. the undesirable aspects of suburban sprawl itself, the 
land which is being engulfed is very often pr.ime farmland or land 
with a high scenic or recreational potential. 

Suburban expansion into tl1e urban fringe is one of the rrost 
characteristic features of city grc:wth. The Constantia Valley 
has served as a practical , if sanewhat special, example of this 
process. The major problems experienced in the changing role of 
the urban fringe have been highlighted and various ways of alle­
viating thE!tl have been suggested. 

Although these problems and their suggested solutions refer to a 
specific situation, they have almost universal -application - for 
the underlying forces and principles are to a very large extent 
camon to nost fringe areas. The only differentiating factor 
applicable to Constantia, is its exceptionally beautiful natural 
and built environrrent and t.~e fact that portions of the Valley con­
stitute prime farmland with strong historic connotations. 

The fact that many of the prescriptive policies or solutions put 
forward for Constantia are of a palliative nature, emphasises the 
fact that certain problem situations will invariably occur unless 
they are anticipated and avoiding measures adopted well in advance 
of the major forces of suburbanization. 

Primarily, hc:Mever, the Constantia study has clearly indicated the 
need to establish, at an early stage, goals and policies for the 
future treatment of fringe land. 

192. 

It nCM remains to consider firstly , the lessons learnt fran preceding 
study in tenns of the proble.--n of controlling suburban expansion into 
the fringe on a filetropolitan level.(l) Secondly, to consider alter­
native policies in this regard (together with the means of effectuating 
them) as fonnulated in the British and United States contats. And 
thirdly, to establish sane form of policy statement in regard to 
urban fringe land on the metropolitan level. 

1.0 THE CONSTANTIA STUDY 

Even without its exceptional environmental attributes, the Constantia 
Valley would have been a prime target for suburban expansion - simply 
because of its location in relation to the existing built-up areas 
of the southern suburbs. 

(l) At the same time, a brief resume wil 1 be given of the major is sues 
pertaining to each component or section. 

-I 
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As previously rrentioned, these attriliutes have, on the one hand, 
proved an added attraction to residential developnent; but on the 
other hand, have given rise to perhaps stricter control rreasures 
than are generally applied to the urban fringe. It has thus served 
as an extre.rne example of the conflicts between the private and 
public sectors, and between the developnent - and environrrent­
oriented groups of the private sector. · 

As an extreme example, it probably experiences ncre problems which 
require nore stringent public sector controls than :rrost other 
fringe areas. It therefore serves as an especially appropriate 
example, in that the wide range of issues are likely to caver :rrost 
problems typically found on th8 fringe. 

The fact that the Valley has already experienced a great deal of 
suburban encroachment, while at the same ti..t1e, still retaining a 
strong fanning carponent - emphasises its usefulness as a case study 
of urban fringe development. It affords the opportunity of inves­
tigating typical uses and forces applicable to the fringe, and of 
viewing the transition fran fannland to suburbia. 

1.1 The residential canponent 

Housing is, of course, the major elE'lnent of suburban land use 
and generally constitutes the first intrusion of suburban 
pressures. Because of the lack of public transport facilities 
and the ge.neral nobility of the upper inccxne groups (in terms 
of residential re-location); the practice has in the past been 
that the subdivision of fririge land has taken the form of large 
plots. This was encouraged by the authorities due to the 
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fact that such families could afford to inten1alise many of the 
normal service costs, and because these properties with their large 
gardens tended to have less of an impact on the rural or semi­
rural nature of fringe land. 

The problems in regard to aver-sized properties have bee.1 ex­
r:erienced for sane years in Constantia. The situation has nCM 
arisen where it is imperative that sane solution be found to 
lessen the hardships experienced by these property CMners and 
to make rrore optimal use of the land. 

The major drawback to resolving these problems through allCMing 
the sutx:livision of these plots, is t11at the environmental qualities 
of the area must suffer. Furtherrrore, the impression of develop­
ment would be increased. Nevertheless, in the interests of the 
general public, these factors must be accepted, as nIUst .the fact 
that there are considerably less farrd.lies who can afford to 
maintain and bear the full costs of the exceptionally high living 
standards of yesteryear. 

The other major residential problem experienced in Cosntantia is 
that of skipped-over vacant land. This discontinuity of develop­
ment is partly due to the lack of sufficient control on the part 
of the authorities - in that to;.mship and minor subdivision 
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approvals have not been strictly detennined by the application 
of need and desirability criteria. Another, rrost important, 
factor is that far too much land is already zoned for residen­
tial developnent. 
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Speculative land holding is the other cause of discontinuous : 
developmer1t; but this practice is only to be expected when such 
conditions are facilitated through over-zoning. Apart from the 
increased service costs which accanpany discontinuous develoJ;TI'lent 
the vacant land represents the sub-optimal use of fringe land 
and also tends to lower the tone of the neighbourhcx:xl - wi tJ-1 
possible deleterious effects on the land values of surrounding 
properties. 

Although the consideration of higher forms of density (such as 
cluster and group housing) constitutes a problem in Constantia 
due to its misuse in the local context ; it does in fact offer 
the one real opportunity for rationalising many of the problems 
in the fringe area. 

The lessons to be learnt fran t.l-iese examples are: 

Blanket large-lot zoning is definitely not a practical 
solution to the use of fringe land. 

- Authorities must be aware of the prevailing demand trer1ds for 
~· housing, in terms of cost , property size and location. 

- Land use zoning in anticipation of future demands must l:e 
avoided as 1 t rnerel y tends to increase land values ir1 an 
unrealistic manner, provides an ideal opportTu"lity for en­
couraging land speculation; and also tends to lower the 
efficient use of existing farmlands. 

- The granting of township and minor subdivision approvals 
should be far nore strictly controlled in tenns of need and 
desirability - and thereafter be subject to strict but realis­
t ic building clauses . 

- Great care should be exercised to avoid discontinuous development. 

Strong consideration should be given to the o~portuni~ies 
offered by higher density forms of housing; with strict control 
being exercised over the quality of develop:nent and the provisio!'l 
of public open space. 

- A far IIDre flexible and bargaining approach should be adopted 
by the authorities in regard to these forms of hous.ing. They 
should be encouraged at an early stage of suburban expansion 
into the fringe . 

1.2 Public Facili~ies 

To avoid the total dependence of the suburbanising area on the 
rest of the rretropolitan area; and to achieve a IIDre self-contained 
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and thus efficient, neighbourhood. - housing should be accan­
panied by various supporting facilities. These include 
job opportunities, shopping, education and recreational 
facilities, essential services and facilities for civic 
purposes. 

The provision of these services must obviously take into 
account the existing facilities in the metropolitan area and 
the need for additional facilities. The level or order of 
facilities must also be taken into account. Econanics dic­
tates that the higher-order facilities require a J.arge catch­
ment area of a metropolitan scale. The location of such 
facilities is detennined by maximum accessibility and linkages 
t o similar or supporting facilities - their location is 
therefore generally, but not necessarily, tied to the central 
city. 

In addition to the lack of necessary services such as education, 
police and fire-fighting facilities, fringe areas are generally 
insufficiently provided with job op:r:x:irtunities and lcw order 
shopping facilities. The question of job opportunities on 
the urban fringe is a complex matter and requires a full appre­
ciation of the nature and location of existing metropolitan 
work-places, of t11e rrobility of the local residents and of 
the ease of usage and efficiency of both the public and private 
transport infrastructure. 

The Constantia study reveals that there are insufficient shopping 
facilities to serve local needs. Job opportunities are negli­
gible and, while sufficient land has been acquired for school 
purposes , T"lone have as yet been built and the Constantia residents 
are thus dependent on school facilities elsewhere. Constantia is 
also dependent on other areas for necessary p:::,lice and fire­
f ighting facilities. 

In regard to local shopping facilities, the peculiar situation is 
found whereby existing facilities are not only insufficient, 
but also function inefficiently. At the same brne too much 
land has not only been zoned for shopping facilities, but develop­
ment approval has already been granted. 

As with job opportunitie~, the provision of shopping facilities is 
a highly canplex matter and requires a full appreciation of the 
nature and location existing facilities in the metropolitan 
area, of shopping habits, spending po"wer of the population, 
accessibility and catchment areas. It is not simply a matter of 
leaving the decision ID2\ing process to the private entrepeneurial 
sector; public sector involvement is essential and there is a 
very real need for close liaison between both sectors . This is 
made very evident in the case of the proposed Constantia Centre 
whose viability was usurped by the develoµrent of the Blue Route 
Centre and other shopping centres in the southern suburbs. This 
is very much a zoning problem and has led to a situation where 
alternative uses for the pro]?Osed Constantia Centre site have ha~ 
to be sought . 

19S~ 
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The provision of civic purposes (such as libraries and general 
purpose halls) is similarly not rrerely a question of the deter­
mination of needs by the lccal authorities. Their provision 
requires strong feedback fran the lccal residents and a clear 
policy in regard to their efficient provision - including land 
acquisition. The fault of the Constantia situation, was not 
so much that too much land was set aside , but rather that when 
it became evident that facilities serving a public purpose 
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could better be provided elsewhere - no reassessment of the situa­
tion was called. This was a clear indication of insufficient 
forethought or rationalisation of the expenditur.e of private 
sector furrls. 

In regard to those crnrnercial facilities vm.ich are by nature 
allied to the urban fringe (such as the establishing and 
functioning of nurseries and farm stalls) ; too little considera·­
tion has been given by the lccal authority to the evident bene­
fits to the local residents afforded by these facilities. 
Instead, their activities have been over-restricted and the 
establishment of farm stalls in particular have been actually 
discouraged. Certain performance standards are, hcwever, neces­
sary for the safe and efficient £1.L.~ctioning of these facilities; 
eRpecially when located on busy roads, or when surrounded by 
residential developnent - where their activities could have 
negative spill-over effects. 

Lew-order convenience stores should be encouraged; particularly 
in areas rerrote fran existing shopping facilities and where an 
adequate captive market exists. As suggested , a degree of public 
sector participation in the provision of these stores could prove 
beneficial. 

Lessons to be learnt are: 

Firstly, adequate provision for all necessary services must 
be made after establishing the location of existing services in 
the near vicinity - obviously services must not be duplicated 
when not necessary. (This refers to education facilities, 
police and fire-fighting services). 

Secondly, adequate but realistic provision must be made for a 
certain arrount of job opportunities, sufficient lo.v-order 
shopping facilities and also for civic purposes. 'rhe provision 
of land for shopping facilities must be infonned by both econo­
mics and convenience and a more flexjble approach needs to be . 
adopted with regard to facilities such as nurseries and fann 
stalls. It is, ho.vever, emphasized that close liaison between 
the public and private sectors is imperative; t(XJether with a 
full understanding of the demand and supply factors regarding 
both job opportunities and shopping facilities . 
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1.3 The Fanning Ca.t1p0nent 

Fanning activities bear the f ull brunt of suburban expansion 
into the urban fringe. These activities cannot carq;:,ete with 
residential developnent on t he open market, and the accarrro­
da.tion of metropolitan population grcwth results i..'1. the ir1evi -
table loss of farming land. 

The importance of fannland on the urban fringe is invariably 
under-rated. Existing use of fannland is not the best 
criterion, and its potential usage (both in the short and long 
term) requires far mor e investigation and consideration. The 
metropolitan population must be fed and the urban fringe offers 
the best opportunity (location-wise) to perform this productive 
fnnction. Market gardening and dairy production are not neces­
sarily land expansive, but are unfortunately fairly labour in­
tensive. One of the major proble.'115 confronting viable market 
gardening is tl1erefore the canpetitive lc:.bour market of the 
urban area. 

Moreover, in an area where natural conditions are particulurly 
favourable for a particular type of fanning which has both 
local and national importance (such as grape production in the 
Western Cape); it is imperative that prirre land be protected 
against competing urban uses . 
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The Constantia Valley offers a prime example of extremely valuable 
land for both vineyards and market gardening. Suburban encroach­
ment has displaced a large proportion of these farmlands ; and 
the spin-off effects of suburbanization are seriously endangering 
the viability of the remaining far:ms. 

Although the authorities have recognized the importance of pre­
serving these fannlands, no positive measures have as yet been 
adopted to alleviate the very· obvious plight facing the farmers. 
The suggestions put forward are based on optimising the existir1g 
labour resources in the Valley (prison and reforrratory labour); 
on the application of tax relief measures; on the consideration 
of alternative, more profitable, uses of portions of the land 
(in the form of limited pockets of developnent); and on acquj_ring 
for public outdoor recreational purposes, those portions of the 
land not suitable for fanning. The other alternative is that 
of privately-held land being acquired and farmed by a state­
subsidized company; as is the case with Groot Cosntantia. This 
alternative appears to offer the rnost realistic long-te1~1 measure 
to preserve such fannland . 

The situation in Const'31 1tia is to a very large degree, one of 
attempting to salvage what has not already been lost. It there­
fore highlights the importance of establishing the potential of 
the land for various fanning purposes at a very early stage -
well before suburban encroachment has had the effect of increasing 
developnent expectations and thus .imposing an unrealistic value 
on the land. Thereafter, the fanning sector must , through firm 
policy formulation, be assured of a reasonable amount of support 
to facilitate the continued viability of fanning. 
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1.4 

Alternative forn1s of usage such as pockets of high density 
housing or hoiiday cottages need. not be incanpatible with 
continued fanning. But such 1..~ses should be extremely care·­
full y located so as to be effectively concealed. The outdoor 
recreational potential of far.mlands is largely untapfX'::rl . 

Recreation 

The urban fringe is the natural focus for many outdoor re­
creational activities - particularly when the location and 
establishment of a city is associated with sane land form 
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which lends itself to such usage . Cape Town is iI1 an almost 
unique position in that it is bordered by both sea and mountains -
both of which have a very high recreational potential. 

1'.he value of these attributes to the metropolitan population is 
inmeasurabl e , and for many f arnilies they constitute the main 
reason for living in Cape Tavm . As the metropolitan population 
increases, so the use of these attributes will escal ate . Already 
many of the rnore accessible parts of the mountain are over­
crowded, and as they became more so - t.rie quality of the environ­
ment will decrease . 

In recognition of the need to not only provide more opportuni~ies 
for outdoor recreation , but also to prese1.-ve · the environmental 
state of the mountainside; the Hey Cc:mnission has reco.·rr.nended 
that the South Pen.insu1a Mountain Chain be linked to Table 
Mountain to form a rnountain reserve . Tne proposed control 
measures applicable to this reserve will effectively se1.-ve as a 
barrier to further suburban encroachment . 

A most important factor regarding the use of the mountain, is 
that it is the only major resource which is both free and open 
to all sectors of the population. 

While the mountainside offers a rrore rigorous form of outdoor 
recreation aimed at the metropolitan :r::opulation; rrore casual 
recreational activities, of a local-serving nature are catered 
for by the provision of public open space. This is a required 
accanpanirnent of township development, but not of minor sub-
di vision - and many fringe areas lack any form of co-ordinated 
open space system which could serve a meaningful and necessary 
purpose. In addition , many fringe areas are unfortunately not 
endONed wit.~ landfonns which naturally lend themselves to recrea­
tional usage. 

The topographical setting of the Constantia Valley constitutes 
one of its major attributes ; its recreational potern .ial at both 
the local and metropolitan levels is enormous. This potential __ :.'. 
has , to date, been far fran optimised . 

The study has emphasized the need to make better use of outdoor 
recreational potential of notewort?{ environmental features on 
the urban fringe as this is possibly the major contribution 
which the fringe car1 rrake to the metropolitan area . L'1. t.riis 
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regard , apart from walking, hiking, clfalbing and picnicking; 
the urban fringe is the lex;.Jical location for horse riding 
activities, and it should be ensured that these activities 
are facilitated to meet the needs of the metropolitan 
population. 

1.5 The Environment 

The urban fringe represents the contact zone between man &"ld 
nature. As urban populations grcM, and cities expand , so 
this linkage becanes weaker - so that many children are aware 
only of a built-up environrnent. The pleasure to be derived 
fran contact with nature need no e.rnphasis, but the need to 
e.J.sure that such linkages remain intact unfortunately frequently 
needs to be emphasi zed . 

Far too much suburban developnent is preceded by the i.'1discri -
rninate use of the bulldozer, and far too little consideration is 
given to both preserving existing l andforms and vegetation a.'1d 
of propogating new vegetative gro'wth. This is partly due to 
the profit motive on the part of the developer, partly due 
to the lack of sufficient control w'nich pennits developers to 
make optimal use of the l and to the cost of the environment, and 
partly due to the fact that the authorities tend to apply un­
realistically high standards (with regard to roads for exarrple) 
at the expense of the environment. 

The sensitive use of natural landforms and vegetation constitu-
tes the major criterion which differentiates monotonous and sterile 
suburban developnent from that which is both interesting and 
visually pleasing. The carrouflaging potential of vegetation 
cannot be over-emphasized, and developers have in the pas.t been apt 
to ignore the fact that a built envirOTu'1'lel1t which includes t rees 
and other vegetation, has a greater sales potential than one 
devoid of any vegetation . 

Constantia is highly fortunate in being well-endowed with both 
an undulating topography and an exceptionally rich vegetative 
covering. The major threat to the local natural environment 
takes the fo:r:m of undesirable species of alien vegetation which 
have infested much of the mountainside and have also intruded 
into the built environment. The costs of controlling and eradi·­
cating this vegetation are exorbitant and generally beyond t..he 
means of the private property-owner. Their intrusion into the 
Valley has clearly been insufficiently controlled by both the 
public and private sectors. 

Two other inportant f,,,..:tors in regard to vegetatior1 are that no 
meaningful replacement programre exists to replace the Il1ill1Y trees 
which are old and dying; and that insufficient consideration is 
given to existing trees in regard to road-widening proposals etc . 

Another not so surprising factor associated with the urban fringe 
of the older cities is that they frequently comprise historic 
hanesteads - these being relics of the farming estates which 
were established around the city . Because of its fanning 
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:r;otential and its e.xceptional living environment, Constantia 
is rrore well-endc:wed than rrost fringe areas. Although the 
preservation of these homesteads is adequately controlled, 
their imnediate surroundings are particularly vulnerable to 
suburban pressures and require sensitive and strict preser­
vationary action . 

1.6 General 

The urban fringe is generally acknc:wledged as being that area 
or zone which lies beyond the existing suburbs but where forces 
of suburban expansion have already begun to affect the tradi­
tional fanning practices and have distorted the existing use 
values of the land. Such land is usually found to fall within 
the boundar.ies of a local authority which is already partially 
suburbanized. 

I...cr.....al authorities who administer suburban land on the urban 
fringe are characterised by an unbalanced rates account. Expe.11-
di ture on necessary services is seldan balanced by the local 
rates income; this is largely due to the fact that such expen­
diture is generally spent on providing services in anticipat ion 
of future needs. 

Because suburban development in ,these areas is a r e latively 
recent phenomenon, time has not allav.ied for the establishmsnt 
of effective cc.xrrnunal ties. Consequently, there is susually a 
lack of any strong and fully r epresentative public body. This 
is also largely due to the great conflict in interests between 
the various sectors of the local carrnuni ty - the f anners and 
the newly arrived suburban residents. 

The negative attitude towards public participation which prevails 
amongst the local authorities, together with above, tends to 
result in much friction between the public and private sectors. 
This is intensified by the natural tendencies towards self­
interest which characterise the more pc:werful land-ONners. 

Because Constantia is to a large extent, already suburbanized 
(and has been for same time) - a fairly strong carmunity spirit 
exists. This is to a very large extent due to the envirorunental 
characteristics of the Valley which most residents feel strongly 
about and wish to preserve. Nevertheless, official represen­
tative body (the C.P .O.A. ) has only very :recently managed to ga.m 
the support of the majority of the local residents. Its effec­
tiveness is hcwever still hampered by the unwillingness on the 
part of the authorities to involve the private sector in the 
decision-making process Certain recent events have indicated 
that this situation has improved slightly. 

Another, most important factor which is typical of suburban 
develop:rent on the urban fringe , is the tendency to cater for the 
upper incane groups to the exclusion of the lawer incane groups. 
Although, this is partly a natural locational aspect of the housing 
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market, it is also to a large degree actively encouraged by 
policies adopted by the relevant local authority, which aims 
at optbnising the rates income fran developnent. 

This in itself is not a critical factcr; provided adequate 
housing alternatives exist in the inner suburbs. However, the 
rating policy of the various authorities withi..r1 the rnetropolita."1 
area, and the f act that these suburbanizing areas r..mction al­
most solely as dormitory suburbs, means that the urban fringe 
houses a privileged sector of the metropolitan population ·- to 
the cost of t he lower incane groups. The outer suburban 
authorities (and thus the local residents) are not forced to 
bear the full costs of suburbal'l developrrent in the urban fringe. 
For exat1ple, Constantia clearly caters for only the rrore wealthy 
sectors of the metropolitan population and contributes virtually 
nothing to the costs of the metropolitan area. 
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The situation is considerably worsened by the inherent inefficiency 
of the local authorities, by the parochial attit udes v-klich 
characterise the various metropolitan local authorities, by the 
lack of liaison betweP..n t.hese authorities, and by the inability 
of rrost metropolitan authorities to effectively co-ordina~e and 
control suburban developnent. 

The natural result of these factors is thdt of suburban sprawl. 
The recent r ate of developnent in the northern suburbs; and the 
many large properties which were purchased by development com-· 
panies on the West Coast (fr1 the vicinity of Milnerton, Blouberg 
and Melkbosstrand); and in the Noordhoek Valley, serve to illus­
trate the fact that suburban sprawl in the local context is a very 
real phenanenon. The local planning system has clearly failed 
to prevent the situation from occurring; and were it not for t.1-i.e 
fact that econanic conditions have, to a ·very large extent, put 
a stop to further sprawl - the situation could be alarming. 

As it is sane development canpanies have gone bankrupt and a 
large proportion of the newly constructed houses in the northern 
suburbs (pai-ticularly K-raaifontein) remain vacant. The Kraai­
fontein municipality itself has gone bankrupt due to the fac~ 
that it over-extended its local resources in an effort to attain 
greater status in the metropolitan area. 

The above factors are very much the result of a lack of a meaning­
ful policy at the metropolitan level in regard to the desired 
form or stn1cture of Metropolitan Cape Tovm, and the lack of 
effective liaison between the public and privat.e sectors. 

A problem which is alnost universal, and of great applicability 
to local authority administration of the urban fringe, is the 
inefficient, time-wasting (and therefore costly) nature of the 
public sector decision-making process. This tends to have adverse 
rer:x=rcussions, via the developers and land avmers, on all the 
prospective hane-o,mers and hence, via a trickle-da.,m process, on 
all sectors of the metropolitan population - a.YJ.d esr:x=cially the 
urban poor. 



I 
I 2.0 

I 
2.1 

I 
I 
I 
I 
I 
I 
I 
I 
I 
I 
I 

11 
I 
I 

11 
I 
II 
I 
!I 

THE BRITISH AND UNITED S'l'ATE.S CONTROL POLICIES 

The British policies 

The British fOlicies regarding land on the urban fringe are 
vei-y much geared to the ruling parties I attitude to land 
ownership and the redistribution of profits associated with 
development. The policies dravm up under the labour govern­
ment have proved the rrost effective in considering the various 
problems arising £ran suburban exparision and it is basically 
these policies which have been reviewed and v.hich are pertinent 
to the issue at hand. 

Many of the problems found in South Africa are due to the fact 
that ge.rieral planning policies are geared to a capitalistic 
society which r by nature, inevitably results in a situation 
where the rich becane increasingly richer and U,e poor increa­
singly poorer - relatively speaking. The British policies 
have , over the years, atterrpted to resolve just this situation 
through a rrore equitable and redistributive approach; the various 
policies culrrunated in the Caranunity Land Act. 

Before considering the applicability of this Act, the preceding 
policies and ideas are outlined, for t..riey hatre g-reat applica­
bility to the local fringe situation. 

The British planning approach is itself a most important aspect -
t..riis being that of a strong philosophy of what the idea1 urban 
structure should be. Apart fran the major issue of controlling 
land values and the distribution of private sector profits , 
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this approach or philosophy is centred around suburban cont:.:airrrr:ent. 

Suburban containrrent was infomro by three major factors ·-
the efficient functioning of the city, the preservation of faTm­
land and the provision of recreation facilities in the form of 
green belts. 

Apart fran the active recreational usage of the green belts, they 
served as an all-irnp)rtant tool to realize the other two objec­
tives - narrely containment and the preservation of the countryside. 

The recognition (by the Scott Canmittee) that pr~'ne farmland should 
occupy a specially privileged place in the (metrofOlitan) econany, 
has great relevance to the l ocal situation. As suggested, it 
should not be regarded as any other industry, subject to tl1e 
hard rules of econanic canpetition , but should be protected 
against canpetition fc:- the land it used. Moreover, the system 
of land use planning snould guarantee that it should never be 
displaced. 

The economic conditions 1 under which the CanmUi.'1.ity Land .Z\ct was 
adopted, are particularly relevant to the present condition 
found in the local situation. The accent on making the test use 
of existing resources, and of adopting a more positive and crea·­
tive approach to planning are thus highly significant; especially 
when coupled with the Labour Government's emphasis on improving 
the welfare levels of the lower incc.rre groups. 
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As stated, the system was designed to move away fran a reactive 
often negative approach towards a more I_X)sitive consideration 
of the land needs and hew these can best be met. That this 
should be the aim of the South African planning system is not 
surprising; as this system was based very largely on the British 
system. 

The system adopted (the Ccmnunity Land Act) was based on making 
nore effective the previous attenpts (as in tl1e 1947 Act) at 
controlling land values and redistributing private sector 
profits. The essence of the Act was that all land for develop­
ment would ultimately be purchased by the local authorities at 
current use value, and that it would then be sold to developers 
at its speculative or develop:rent value. The profits would 
then revert back to the authorities and thus to the ccrnmunity 
in llie fonn of public services and amenities. 

The major differences between this Act and tl1e 1947 Act were 
that instead of merely restricting the supply of land for 
developnent, such land was rationed out in a controlled, but 
fX)Sitive, manner - according to the perceived land needs of t.'h.e 
corrmunity. In addition, the attitude tO\vards the private sector 
was canpletely different, in that instead of attempting to 
curb the activities of the developers; the developers were 
brought into the system as an integral element. 

The concept of strong liaison between the public and private 
sectors, and the reccxJnition that the entrepreneurial skill and 
experier1ce of the developers represented a resource which should 
not be wasted - constituted the most bnportant aspects relating 
to the implementation of this Act. The realization tl1at tl1e 
cumbersane and infle,'<:ible rnachinery of the public sector could 
in no way replace the flair of developers, cal1D.ot be over­
enphasized. 

Moreover, the system afforded the opportunity of giv:mg the 
developer, at an early stage, a clear brief of the broad design 
aims of the authority. This, together with the fact that 
"partnership-agreements" between the authorities and the developers 
were to be encouraged - have great applicability to the i1nprovernent 
of the local system. In addition, the avoidance of unifonn sta'1-
dards and too detailed approach to control, together with the 
encouragement of a more flexible approach whereby tl1e private 
sector should be given the scope to innovate - are especially 
pertinent. 

It is clear that the above means of implementing tl,c' Carmunity 
Land Act, have considerable relevance to the miprovement of the 
local planning system. 

In consideri1lg the application of the Act itself , it is apparent 
that it would i1lvolve a drastic re-assessment of the whole con­
cept of land cwnership and entrepeneurship which characterises 
the South African urban land market . It would also involve a 
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drastic upheaval of the way of life of the more affluent and 
influential sectors of the populatio.ri. A major aspect in this 
regard, .is that it would require the support of the upper incane 
sectors of the population, which would depend on their accep-

' tance o:C a responsibility t CMards the less fortunate rre.'llbers 
of the carrmunity and their willin~111ess to participate in a 
redistributive process. 

In the South Jl..:frican context, such a drastic change would 
perhaps be more eas ily put into practice at the local (metro­
politan) level than on the national level - as was the case in 
Britain. 

The United States policies 

The errphasis on a managed growth approach to planning as is 
currently being practised thr oughout the United States, repre­
sents an alten1a.tive way of approaching the same underlying 
goal in regard to the planning system as that contained in the 
Camnunity Land Act. To reiterate - the systErn was designE:d 
to move away £ran a reactive and often negative approach tCMards 
a more positive consideration of land needs and how these can 
best be met. 
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Whereas the Comnunity Land Act represented a single method of 
applying the principles of managed growth (at the national level), 
the various methods adopted or put for.ward in the United States, 
represe.rit innovations at the local l evel . 

The adoption of a managed growth policy arose out of the per­
ceived need to control suburban sprawl. The various rnethods 
or tools of managing growth are thus particularly relevant to 
the urban fringe. The fact that the effects of suburban sprawl 
led to much influential lobbying to stop all grCMth, is a lesson 
in itself. The problems arising £ran urban sprawl in the 
American context are equally as applicable to the South African 
situation . 

Similarly , the adoption of a more realistic policy - that of 
managed growth; is t1lso a lesson to be taken note of. It is 
clear that jus t such a policy is badly needed in the Cape Metro­
politan area. The patten1 of suburban intrusion into the urban 
fringe and the resulting problems experienced in the United States, 
are remarkably similar to those experienced in Constantia. 

Various ways of putting managed growth into practice have been 
put forward in the United States. Basically, controlling the 
timing and locati on of new develoµrent together with the desired 
fonn of develoµnent . 

The auount of new develoµnent and its locatia.."1 is controlled. by 
various techniques such as the follCMing: 

t.hose based upon the availability of an existing service 
infrastructure (e.g. the Ramapo points system). By relating 
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the granting of developnent rights to the staging of capital 
works; the authorities can effectively channel developnent 
in a desired direction - while at the same time control 
the amount of developnent. An important aspect of this 
t echnique is that it provides the rreans for controlling leap 
frog developnent. 
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The Petulama annual quota system offers great potential for not 
only controlling the arrount of development and channelling 
it in desired directions, but also for ensuring high qual ity 
developrrent - with a strong emphasi s on carmunity facilities 
and the preservation and enhancerrent of the envirorcrent. 

- The transfer of developrent rights represents an effective 
means of controlling and channelling developnent while 
at the same t ime , canpensatiI1g the owners of land where 
develoµrent is restricted - thus ensuring the preservation 
of existing uses on this l and in a more equitable manner. 

Other techniques used to channel growth away fran certain areas 
such as prime fanT1land or sensitive environrrental areas of a 
particularly high scenic value or recreational potential are: 

Prefere.ntial tax treabnent to canpensate the owners of prirne 
fannland for the fact that their properties cannot be 
developed (e.g. as applied in Sacramento). 

The acquisition of land for green belts (e.g . Boulder) 

- Environmental controls whereby flood plains and steep slopes 
are demarcated and no developnent is pennitted (e.g. Boulder) 

The insistence of environmental impact staterrents being pre­
pared by the developer in respect of any develoµrent allied 
to a particularly sensitive environmental area (e .g. Sacrarrentc) . 

- The applicat ion of easements represented a sirnple method of 
obtaining for the public, the usage rights of privately-held 
land . This a l so provided the means of preserving scenically­
attractive land , while at the same tirne, financially rewarding 
the owner either through tc"1X relief or the acquisition of 
developnent rights. This tool represents a rat.ional way of 
optmu.sing the use of large properties on the urban fringe. 

Techniques concerning t.~e form of develoµr:ent, are based on 
various means of 11 bargaiI1ing" with the developer so as to ensure 
the provision of carrnunity facilities or amenities - such as 
public open space . Incentive and bonus zoning, con~ i tional zoni.'1g 
and PUD were sane of the methods used. PUD was afo1ed at the 
realization of a self-contained neighbourhood . Sane techniques 
went even further by specifying a certain aimunt of job oppor­
tunities being provided in relation to the number of people housed 
by the develoµnent. 

-1 
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A number of authorities made specific provision for ensuring 
thE: provision of housing to cater for lc:»1 or m:.x3.erate incane 
families; these took the fonn of a certain minimum perce.11.tage 
of the total housing developuent. This represents an effec­
tive way of minimising the exclusive nature of urban fringe 
develop:nent. As mentioned, the Petulama quote system provides 
a most useful tool for ensuring a high quality of developrent. 

The above techniques are characterised. by the following factors: 

Firstly, a realistic attitude to suburban containment was 
adopted. In recognition of the fact that total containment 
would be both economically and socially undesirable; the 
techniques employed were geared to lirniting and channellmg 
develoµnei1t in a desired direction. In this manner; the 
environmental and fanning attributes of the urban frin<_Je 
could be preserved; and the costs of such expansion would not 
be i..'11p0sed on the existing urban residents. 

Secondly, the techniques employed had of necessity to he 
equitable. This was ensured by the democracy of the 
American plarining system; and the fact that the l aw courts 
were to a very large extent relied U[X)n to ensure that 
whatever policy was adopted was geared to ·the welfare 
interests of the general public. 

Thirdly, the more enlightened attitude adopted by t.be 
authorities enabled and encouraged frx greater public par­
b .cipation. This was particularly evident in the Boulder 
case study. 

Fourthly , an innovative and adventurous approach gave rise 
tot.he optimisation of the entrepeneurial forces of the 
private secto:c - in such a way t.riat private self-interest 
ccuJ.d be manipulated to the public good . 

20G. 
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3.0 A GENERALISED POLICY S'I'ATEMENT 

In. establishing a generalised JX)licy statement in regard to suburban 
expansion into the urban fringe, the Constantia study has served as 
an appropriate means of assessing the various forces applicable to 
suburban expansion. 

the problems which inevitably arise through the ro.arket process. 

the role of the public sector and its inability to effectively 
control such expansion or the costs (on a metrofX)litan and _­
local scale) which invariably arise frrn1 it. 

A close exillnination of the effects of suburban expansion into the 
Constantia. Valley has afforded the opJX)rtunity of suggesting certain 
measures which could alleviate the present situation . These measures 
are essentially of a palliative nature due to the fact that the 
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Valley has, to a large extent , already been suburbanized. The 
underlying JX)licies are therefore geared to preserving tJ1ose attributes 
which still exist and to establishing some effective means of con­
tributing to the needs of the metrofX)litan JX)pulation . 

Another most important aspect which was highlighted was that, once 
the attributes of the urban frjnge beccme threatened by forces of 
suburbanization , the sole means of preserving them is through per­
mitting more developrnent. The critical factor then being that 
such development should enhance rather than detract fra:n the character 
of the urban fringe. 

The study emphasized the need to consider the outer suburbs as an 
integral part of the metrofX)litan area, and stressed the fact that 
these areas do not contribute sufficiently to the alleviation of 
the problems found in the metroJX)litan area. 

The universality of the problems experienced in Constar1t:i.a is evidenced 
by their similarities to the problerr.s associated wit.h the urban fringe 
in Britain and the United States. The policies adopted in these VNO 
countries are therefore, in many respects highly applicable to the 
local situation. 

The recent policies adopted by these countries have strongly errphasized 
a more positive approach to planning (with particular reference to 
the urbai, fringe) and the need to channel developnent in certain 
desired directions, rather than to sirrply contain suburbanization. 
Whether explicit or implicit, managed growth constitutes the present 
philosophy underlying the planning system of these countries in 
regard to suburban expansion . 

Managed gra!/th is put into practice by the application of various 
t(X)ls or techniques which are essentially geared to the imninent ex­
pansion of developnent into the urban frjnge. In this respect , tlle 
Constantia example is particularly useful in that many lessons can 
be learnt fran past experience and present inefficiencies and inequities. 
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'Ihe follawing polici es , t ogether with accanpanying rreans to facilitite 
their implementation are thus suggested by lessons learnt from the 
Constantia study and the ideas gleaned fran the British and American 
examples . It is assumed that no development has as yet intruded 
into the fringe zone. 

3.1 General Policies 

A ver1 necessary prerequisite to expansion into the fringe is 
that of treating ·such land as a metropolitan, rather than local 
asset. Such land should be therefore placed under the control 
of the metropolitan authority ; and local authorities should only 
administer already built-up areas . In this way, suburban con­
tainment could be far more effectivel y controll ed; and when tl'i.e 
need arises for additional land - porti ons of the fringe could 
be consolidated with an appropriate municipal area. 

In addition to the take-over of the f ringe areas, the metro­
politan authority should be given far more effective decision­
making po-wers in the metropolitan area generally. Apart ±ran 
the essential co-ordination of future developrent which should 
be guided by sho~t-tenn objectives informed by a broad long­
ter.m guide plan for the metropolitan area ; t.l-iis authority should 
function as a centralised information bureau and data bank . 
All relevarit data pertaining to the met.ropoli tan population and 
its economy should be handled by this data bank on an on-going 
basis; and information should be made available to the local 
authorities as well as the pri vate entrepeneurial sector. 

A IIDre equitable rating system should be devised to ensure that 
all sectors of the metropolitan population contribute t o a 
metropolitan fund. Emphasis should be placed on the redistri -
bution of income - in money or kind. 

Strong liaison should be encouraged between all the local autho­
rities, as well as with representative bodies of the private 
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sector. This liaison should take the form of a f o:rmal problem -
orient2d comnittee comprising members of the relevant local authorities 
and the local ratepayers associations. Public participation in 

3.2 

the decision-making process should be actively encouraged. 

The private entrepeneurial sector should be looked upon as a 
resource to be employed jn effectuating the metropolitru--i objectives . 
A nore flexible, positive and even adventurous approach should be 
adopted in order to encourage developers to give greater con­
sideration to the provision of public facilities, and to the pre­
servation and enhancement of the environment. Encouragement 
should be given through incentives rather tl12n controls. 

The granting of residential developnent rights 

Suburban expansion should not be dictated by land use zoning, but 
should rather be detennined by a reasonable interpretation of 
market forces. Overzoning of land for development should be 
avoided. 
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Nevertheless, in anticipation of possible future CX'Pansion , 
the environrrental characteristics and the value of the exis­
tir.g uses on the fringe should be determined. Envirornnen­
tally-sensitive areas , together with prime fannland or land 
which offers a high scenic or recreational potenti al should 
be identified and ·when expansion is :i;:,ennitted - these areas 
should be excluded frcm the developable l and. (1) 

Having established where developnent could take place, develop­
ment rights should be granted only ·when there i s an established 
need for additional land for housing. However, care should 
be taken not to over-restrict the supply of land. 

3.3 Discontinuous Develognent 

Discontinuous developnent should be avoided whenever possible. 
Ways of directing the pattern of growth should be employed in 
order to ensure continuity of developnent. (2) 

3.4 Protection of existing use~ 

Where scme pror,erty owners has no des.ire to give up the exis­
ting use of the l and , and the property becanes totally slrr­
rounded by developing land; care should be taken to protect 
his interests - particularly when they constitute the general 
public .interest as well. (Examples being farmland or land 
with a particularly high environmental quality.) (3) 

The authorities should ensure that the granting of developnent 
rights beyond and around such a property will be such t.b.at 
provision could be rna.de to efficiently extend develoµnent into 
such a property if and when the use of the property is no 
longer viable or desirable. But it should also be ensured 
that the granting of these developnent rights does not in it­
self lONer the viability of such continued usage. (4) 

(l) The transfer of deve lopment rights, together with easements and tax 
relief could offer the potential means of ma intaining a level of 
equity amongst landowners. Alternatively, the land could be 

2C9 . 

acquired for green belts, or the usage right s only could be purch ased 
so as to allow the public access to the property wh ich wou ld r emain 
under private ownership . 

(2) Control techniques such as the Ramapo points system offer great 
potenti a l for channel I ing growth in desired directions. The Petulama 
quota system could also be employed for directing such growth. 

(3) Various techniques, such as the transfer of development rights, rates 
relief and easements could be used beneficially in such instances -
so as not only to facilitate, but also encourage the continued use 
of the land. (These techniques could be employed in the case con­
tinued farming on Silverhurst). 

(4) The meaningful us e of public open space to serve as an effective buffer 
could be coupled with greate r consideration being given to existing 
user-rights. Bonus, incentive or conditional zoning could be employed 
to persuade dev3Jopers to provide additional open space to serve as 
the buffer. 
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3. 5 

3.6 

Acquisition of land or of develop.nent rights 

Where the retention of the use of such a property (as that al:xJve) 
proves t o be no longer viable; if it is considered to be in the 
interests of the general public t.~at no developnent should be 
permitted on it , then effective means should be found for either 
purchasing the l and for general public usage - or of acquiring 
only the devel oµnent or user rights of the l and. (1) 

A rr,ore adventurous and flexible atti tude shoul d be adopt ed in 
r egard to the funding of such expropriation or acquisition 
of developnent r i ghts . A bargaining or trading- off appr oach 
should be encouraged - invol vi ng strong l i a i son between all the 
parties concerned e.g. t he authoriti es , the l andowner and r e­
presentatives of the general publi c. (2) 

Vacant land 

To ensure that develq:ment does take place once developnent rights 
have been granted; far s trict er building clauses should be 
imp:>sed . ( 3) 

To prevent the artificial r estriction on the supply of land, :;ane 
nEthod should be found of ensuring t.hat developers do not hold 
onto land by asking unrealistically high prices. (4) 

(1) The acqu1s1t1on of development or user rights, rather than the 
expropriation of the land, constitutes a highly effective me thod 
of resolving many such problems - particularly in the short or 
medium term; whereby the land can be retained under its exist ing 
ownership - \vhile at the same time, be of benefit to the gener a l 
pub] ic at lower costs. 

(2) Purcha se costs should come out of the metropolitan fund. Alt er na ti vely, 
the use of various methods such as a 1% sales tax on all deve lopment 
and land in the area would be employed. 

(3) Instead of rating the site after 2 years as if a house to the value o f 
R7000 had been constructed, consideration could be given to inc rea si ng 
the value to say, R20 000 - until such time ~s a2house had act ua l ly 
been constructed . 

(4) For example, if the plots are not sold within a specified pe riod , t he 
land could be expropriated by the autho ri t ies at a more realis t ic 
existing use price and thereafter eithe r be auctioned off or handed 
over to some other develope r on a similar basis to the tran s f e r o f 
development rights. The imposition of a bank gua rantee pending the 
sale of the plots could prove a useful means of low~(ing t he cost s 
associated with vacant, unused land - such as the intrusion o f un­
desirable vegetation. Where land has not already been subdivi ded and 
services instated, the authorities could purchase the land as pa r t 
of a land bank programme. Such land could then be leased out for 
various specified uses such as market gardening. 
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3.7 

3.8 

C.lCA WoW HJ 

Large-lot zoning 

The traditional large-lot zoning of the land for residential 
purp::)ses is no longer a practical means of retaining a serr~­
rural character; and should therefore be pennitted only if 
the layout m--J.kes provision for easy subdivision and if there 
is an established demand for such plots. 

Where such developnent is permitted, the required lack of 
services should be kept to the minimum. Should the developer 
or the nE'!N hareowner desire a higher level of services, the 
costs of providing them should not be borne by t..1-iose not bene­
fitting from them. In other words, the developer should 
"pay his way", while the property CMners should internalise 
these extra service costs. 

Higher-density housing 

Depending on an established demand, positive use should l.,e made 
of these fonns of housing - such as cluster, group or maisonette 
develoµnent. 

Because tl1ey represent a nore effective way of rationalising the 
intrusion of developnent into the urban fringe, without neces·­
sarily la-;ering the environmental character of such an area; 
provision for these fonns of housing should be made at a very 
early stage of develop:nent on the fringe. 

Poss.ible sites for such develoµnent should be identified by the 
authorities, with emphasis bemg given to concealment or enhance­
ment of the environrrent. 

Broad guidelines for the develop:nent of these sites should be 
drawn up by the authorities. 

Developers should liaise with the autl1orities to establish where 
such develop:nent could take place and thereafter, the design should 
canply with the guidelines as outlined. A flexjble attitude 
should, however, be adopted by the authorities - so as to allCM 
for innovation by the developer. 

Sevelop=>.....rs should be encourage d to provide a high quality product, 
geared to making full use of existing environmental attrjbutes. 
Where such attributes are limited, effective control should be 
adopted to ensure adequate landscaping. 

The approval of such schemes should be based upon need and 
desirability; which should include the quality of design 2nd 
the envirornrental aesthetics of the site - beth existing and 
planned. (1) 

21~. 

(l) The Petulama quota system constitues an extremely rational and fair 
method of approving only those schemes which conform to certain required 
standards, with priority being given to those exhibiting the highest 
quality of development. This in ltself ensures that developers would 
provide a quality product. 
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3.9 Io:1 or moderate incane housing. 

Where appropriate (e.g. if public transport facilj_ties are 
available), consideration should be given to ensuring that a 
certain prop:>rtion of housjng caters for the lc:wer .incane groups. (J ) 

3,10 Public Services and Facilities 

3.11 

Necessary services such as education f acilities, police and fire-­
fighting facilities, shopping facilities and job opportunities 
should be seen as a necessary accanpanirrent of housing. Care 
should be taken to avoid the duplication of such facilities, while 
at the same time ensuring that excessive demands will not be 
placed on existing facilities in tl1e metropolitan area. 

The supply and demand forces in relation to shopping facilities 
and job opi;x:irtunities, should be determined by the metropolitan 
authority . Broad catchment areas should also be established. 

Housing developers should contribute in sare way to the provision 
of non-canrrercial fonns of services or facilities . (2) 

The private entrepeneuri a l sector should be encouraged to l iaise 
with the authorities, at an early stage, to determine the neeu 
for shopping facilities; and to discuss broad design pri11ciples. 

The provision of facilities such as nurseries, farm stalls and 
convenience stores should be encouraged. (3) 

Farmland 

(Policies have already been dravm up i, ~ regard to the protection 
of existing uses such as fanning - see 3.4). 

Nevertheless, it should be stressed that the rural character of 
fringe areas should be retained as far as possjble. Alternative 
uses of portions of land should be given strong consideration. 
Limited p::x::kets of higher density housing could be canpatible 
with continued fanning practices. 

(l) Incentive, bonus or conditional zoning; or even contributing costs 
could be considered to encourage such housing provision. Alte rna­
tively, developers could he forced to provide such housing without 
any compensation being paid (in money or kind). In ~nis reg a rd, 
a certain percentage of all major housing projects could be specified 
as being for the lower income groups. 

(2) Bonus or incentive zoning in the form of more development rights 
could be used to encourage the provision of these fac ilities . 

(3) Where deemed necessary, some contributory measure could be made by 
the authorities - for example the giving over of endowment erven 
f o r such uses. Alternatively , the same princ ipl e could be applied 
as (l) above. 
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3.12 Recreation 

Emphasis should be placed on the provision of outdoor recreation 
facilities to serve both local and metropolitan population needs . 

Meaningful public open space systems should be planned well in 
advance of develq:ment; and these should relate to topographical 
features and the preservation of the envi r onment. 

Acquisition of land to serve as effective green belts should be 
given special consideration well in advance of developnent ; ri.g:bts. 
These green belts should be both scenic and functional. 

3.13 The Environrrent 

Special care should be given to the environmental qualities of 
the fringe area - both natural and built. 

Especially sensitive areas should be identified and excluded £ran 
the developable land. Alternatively, developers should be 
called upon to provide impact statements in regard to any pro­
posed developnent of the land . 

The authorities should ensure that all undesirable vegetation 
is both controlled and eradicated; and should preserve or 
replenish all desirable forms of vegetation. 

All develop.rent should be geared to maximising existing vegetation 
to carn:::mflage such developnent. Where none exists, landscaping 
requirements should accompany the granting of all develq:rnent 
rights which involve fully constructed projects . In regard to 
minor subdivisions and conventional township subcUvisions - tl-1.E:, 
developers/owners should be called upon to pay a cash. endo;..~1ent 
over and above that which is normally payable. 

213. 
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CASE STUDIES OF MANAGED GROWTH IN THE UNITED STATES (l) 

l.O PAMAPO, NEW YORK 

With easy access to New York City, this tcwn experienced very rapid 
growth between 1960 and 1970 - rrore than doubling its population. 
Apart from increased suburban sprawl, the major problems were the 
very rapid rise in school taxes and the fact that low-income housing 
was not being provided. 

The following goals and objectives were put forward: "(a) To 
econanize on the costs of public facilities and services by care­
fully phasing residential development with efficient provision of 
public improvanents; (b) To establish and maintain public sector 
control over the eventual character of development; (c) To 
establish and maintain a desirable degree of balance arrong the 
various uses of the land; and (d) To establish and maintain essen­
tial quality of ccm:nunity services and facilities." (2) 

The plan (put into effect in 1965) centred on controlling the tinling 
and location of new developrnent by co-ordinating it with staged 
capital improvements and was based on a point system. 

All subdivisions for residential develoµnent of two or nore lots 
would re:ruire special permit approval fran the authorities. An 
18 year capital improverrent plan (in three 6-year prograrrme periods) 
scheduled the staging of all sewerage, drainage , recreation and 
park facilities and in1pro-Jed road works. 

The special permit was granted only when it was considered t.l-iat the 
particular site was ready for development in terms of the avail2_­
bili ty of the abcve services. "Readiness" was judged on a point 
system based on distance from the service or facility and a certain 
minimum number of points was re:ruired in order to obtain the perrrit. 
Developers could advance tl1e date of development by installing and 
fornishing improverrents in order to bring the site up to the 
r equired number of points. To encourage the developrnent of lotJ­
income housing and other public uses which conformed to the compre­
hensive plan, the required number of points was reduced in respect 
of these uses. 

The importance of the Rarrapo plan was t...hat: (a ) it initiated the 
points system which has subsequently been employed elsewhere in t.~e 
United States, and (b) it represents the first instance where the 
l aw courts upheld the long-term restrictions on development through 
canprehensive planning or through zoning, without corrpensation. (3) 

(1) Unles s stated 0therwise, all these case studies have been 
summarised from Einsweiler and others (Management and Control 
of G row th Vo l . I I ) , pp . 3 0 4-3 2 5 . 

(2) Ibid, p.304 
(3) Frei 1 ich (Management and Control of Growth Vol. 11) 
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2 • 0 MOJ.Yl'GQ\1ERY COUNTY, MARYIA"\JD 

Sib.latea. north of Washington D.C., since World War II, this 
coun~ changed frau being predominantly rural to being highly 
urbanised. Approximately half of the land area rerrains unde­
velope.i. "The impact of gro.vth in driving up the cost of 
providing urban services was a key factor in seeking greater 
development control . Additional causes being the fact that 
suburban sprawl was encroaching more and more into the country­
side and that no prov 1s1on was being made for low- and moderate­
in come housing. 11 (I) · 

The 1964 plan was based on controlling the t:uning and location 
of developne..'1t. Develoµnent was to be guided into areas that 
were serviced or scheduled to be served by public facilities. 

Developers were required to prove that police and fire facilities, 
roac:s, water and sev-.rerage systBUS and other amenities were avail­
able before being granted permission to develop - the adequacy 
of facilities being based on a broad assessment. No building 
permits were granted without prior possession of sewer connection 
po:ints. Certa:in watersheds were not connected to the sewer 
systsn and in other areas a priority systsn was drawn up for 
staging connections to existing sE.Wer lines. 

The develoµnent of low- and moderate-inccrne hous:ing was en­
couraged through their being granted priority for sewer connec­
tions. Moreover, developers of 50 or more units were requirej 
to provide 15% in rn::x:lerately priced categories - a court challenge 
was expected in this regard. 

A new zoni..'1g category - c,:;1.lled 11 rural zoning 11 was introduced 
whereby houses could only be built on plots of 5 acres or nure .. 
A preferential tax assessment syst6Tl operated for land in these 
rural zone areas used as farmland. Again, it was expected that 
these restrictions would be tested in court. 

3.0 PRINCE GEORGE 'S COUNTY, MARYLAND ------
Lying east of Washington D.C., this county also changed after World 
War II from a predaninantly rural to a highly urban county. As 
with Montgomer.1 county, approximately half the land area is still 
undeveloped. 

Particularly rapid growth during the 1960 1 s produced a series of 
effects which pra:npted further develoµnent control. 11 Pub Ii c 
service costs were rising wh ile the availability of services was 
dee] ining. Scattered, rapid development created concerns for 
en~ironmental protection. Development was unbalanced, high on 
homes and low on jobs resulting in increased commuter cong est ion in 
Washington and Baltimore and an unba lanced local tax base . To 
better manage these problems, the country determined to co-ordinate 
land use cont rols to compact urban development in orderly stages . 11 (2) 

(l) Einsweiler (op cit) p.312 (2) Ibid, p.316 
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The strategy Einployed in the 1964 plan was .•• • . 11 to program 
services based on annual target population and employment and 
to channel growth in to areas already serviced or programmed for 
servici ng. 11 (1) 

The prop:::>sed staging policy was based on the division of the county 
into four classes or areas for development purposes: preferred 
develoµnent areas (where se:rvices were availuble or could l:e 
readily e..'Ctended) ; econa:nic potential areas (where a more balanced 
tax base and jobjhane mix was to be striverl for); limited develop­
ment areas (only minor additions to existing developnent would be 
allowed); and deferred developnent areas comprising about 55% 
of the country (where, because of health or environment.al probl6Tls, 
sewer ItDratoria were imposed) . 

The policy also determins:i so-called population equivalent targets 
by sewer service area. The annual population in job targets could 
be adjusta::1 provided the threshold rates of 26 jobs/100 residents 
was met. 

The only aspect of the plan which was tested in court was that of 
the adequate public services requirEment - it being upheld in 
favour of the county. 

4 .0 BOULDER, COIDRADO_ 

Boulder is situated 45 km from Denver and houses the University 
of Colorado. It is located in a valley basin surrounderl on three 
sides by plateaux and the foot.hills of t.'le Rocky Mountains. Due 
to the fact that much of the rapid growth since 1960 has been i n 
response to white collar econanic developnent, research, gove......"11-
ITental offices etc. - there was only a small population of lower- . , 
incane families. 

11 Th e high growth rate, rapid subdivision of the mountain s ides , 
rising cost of services and concern for protecting the way of 1 ife 
led to co-ordinated citizen and public authority intervention in 
the development process. The essence of the 1967 plan was to 
control the direction of growth and to give the community the 
power over this control. The major objectives being to preserve 
the scenic mountains , restrain and compact development, and to 
physically separate the growth of Boulder from surrounding suburbs.''(2) 

The plan was based oh'i(a)to reduce grm'llth from immigration by 
cutting back industri a l research; (b) to restrain and contain 
growth by acquiring land for green belts and by acquiring develop­
ment rights in certain scenic areas where development should not 
be permitted; and (c) to charge the full cost of provid .·,g services 
to permitted deve lo pment in locations based on the comprehensive 
p 1 an . 11 {3) Because there was no open land available in Boulder, 
developers had to negotiate the extension of public services and 
facilities. 

(1) Ibid , p.316 
(3) Ib id , p. 319 

(2) Ibi d, p.3i9 
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In an attempt to protect the scenic foothills, a so-called 
"Blue Line" was established around the urban limits; beyond 
which mW1icipal water would not be extended - as the climate 
is semi-arid, the availability of ·water was a prirre necessity 
for any developnent. 

The overwhelming positive response by the residents t o a ques­
tionnaire on green belt proposals served to ensure that the 
scenic foothil l s vx:iuld be preserved as a green belt - land 
acquisition was to be through the use of a 1% sales tax. 
Moreover, development was prohibited in certain areas through 
environmental controls on flood plains and on steep slopes. 

The success of the above schemes , and the alarm caused by the 
release by the public authority of a population projection 
based on existing growth trends, resulted in a concerted 
effort by the residents to stop or limit further gro~rt.h . An 
organisation canprising a body of concerned citizens conductErl 
a survey of local residents and found that+ 78% f avoured a 
population ceiling of l(X) CXX). As an alternative , t"L-ie l ocal 
authority proposed a study to examine the issue of grcwth and 
its impact on the area ·- this alternative was accepted by the 
residents. The authorities then secured a governmental plan­
ning grant for the purpose of conducting this study and placed 
a citizens ' advisory group in charge of the study. 

As a result of this study, various control measures were put 
into operation. Variable building height restrictions were 
imposed based on the identification of three density zones. 
Revenue bonds were introduced for the purpose of funding green 
belt acquj_sitions. An 8-rnonth moratorium on new subdivisions 
in the area outside of the urban limits was established to enable 
the redrafting of subdivision regulations. To fund the acqui­
sition of open space, a set fee was l evi e:i on all new residentia l 
construction as well as carrnercial and industrial develoµnffit based 
on a percentage of the consLruction cost. A "pay-as-you-go" 
policy on all applications for developnent was put into effect 
whereby sewer and water connection fees were based on the distance 
fran existing reticulation systans . In the case of an extension 
to the reticulation systems, the developer was reimbursed for 
the overprovision of these services as additional developnent in 
the area took place. 

Where the develop.nent charge (service connection fees and open 
space fees) could prove a deterrent to the construction of low 
incane housing, this charge was to be exanpted . Moreover, 
developers were require:i to provide low and mcderate incane 
housing equivalent to 15% CY!: all major developnent projects . 
Where the project was of a .,unor nature, the percentage was to 
be aggregated with other projects as part of a larger project. 

The only aspect of the control rreasures which has gone to court 
is that of a developer f.can outside the urban limits derranding 
access to water and sewe.r services - by 1975 no decision had 
yet been taken. 
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5.0 PEI'UI.AM.t\ , CALIFORNIA 

Pet ulama was in the 1960 ' s , the centre for an agricultural region; since then it has becane more and more a ccmnuter suburb of San Francisco. Much devel oµnent t ook place beyond the city limits although there was subs tantial l and available within the urban area . 

11 Rapid gr01"' th caused concer n among t he resid ents; l ead ing to a desire to pr ese rve the ir wa y of life , prevent irreversible damage t o the environment and cont rol th e cos t and improv e the qu a lity of public s e rvic es . An add i t ional conce rn was the lack of variety i n hou s ing age s and types" . (l) 

"The fo l lowing goals wer e adopt ed: To li mit growth to a certain numbe r of hous ing uni t s per annum ov e r a c e rtain specified pe riod . To pr eserve th e small town character and surround ing open space by CJntroll in g the f utur e ra te and distribution of growt h. To co-ordinate deve lo r ment rate to school and service s capabilities. To provide a pe rma nent green belt of open hill s an d marshl and s , tog e ther wi th ad eq uate open space for intensive and extens i ve uses. To require Environment Desi gn Plans, Pl anned Community Distr icts and PUD pro~ edur e s to gain the best des i gn poss i ble . To redress a defic i ency in mult i -family units and ensure a var iety of dens i t i es and bu i lding types and thus a wide range of pr i ces and rents ." (2 ) 

The 1971 plan was based on the following strategy: The traditional practice of annexing and providing services and facilities to all new developnents outside t he city limits, would be stopped. In­s tead , an armual quota of housing units would be allocated to projects within or outside the urban limits based on the impact on public facilities and on the environment - with design playing an in1portant role. Areas to accarmodate short term growth would be identified and further growth would be prevented by the establi sh­ment of a green belt. 

'I'he plan applied only to the developnent of 5 or more units . Allo­cation quotas for various types of dwelling units for each section of the urban area were established each year, based on a 5-year prograrrrne. Flexibility in the number of quotas per anm.nn was permitted but the 5-yea.r total ranained fixed. At least 10% of the permits issued each year were to be for low- and moderate-incane housing . 

I f the project confonned with the overall plan, it was then judged on the basis of its relation t o, or impact upon , local public service f acilities - based on a point system . 'The project was then given a r ating based on the quality of design and its likely contribution to public welfare and amenity. Developnent quotas would then be awar­ded on the ha.sis of the point and rating systems , with priority being given to the project scoring the highest. 

(l) Ibi d , p . 32 1 (2) Ib id , p .322 
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Green belt land was never a_cguired as it was considered that 
the above system would adequately serve to control suhrrban ex­
pansion. Nevertheless , the plan was declared unconstitutional 
and had to be dropped - the reason being that it was considered 
by the courts that .••... "no city may regulate it s popu lat ion 
growth so as to preclude re si dents of any other area from trave l­
] ing into the r eg ion and se tt] in g ther e . 11 (1) 

6.0 SACRAME'r-."TO COUNTY, CALIFORNIA 

This valley contains extremely productive agricultural land and is 
located to the north-east of San Francisco - beyond normal cc:mnu­
ting distance. The various urban settlements within the county 
are free standing ; and while the rate of grc:wth of these cities 
is not of primary concern , the l ocation of new developnent i s -
as it encroaches on fannland and scattered develoµnent results 
in expensive public services . About 20% of the county falls 
within t11e l(X)-year flocd plain which mostly consists of fertile 
farnuand. In addition , the land canprises valuable natural re­
sources such as various forrns of industrial clay. 

The major stated goals for the future of the county · were .... . 
11 to maintain and enhance the agricultural environment; protect 
and manage the use of land, wate r and other resource s ; develop 
and ma i ntain a ba:anced ecological system; promote th e distinctive 
character of each community; and a wide range of urban living 
alternatives; provide a wide range of recreational opportun i t i es, 
safe and adequate housing, safe and efficient transpo r tat ion, 
public services and faci 1 it i es. 11 (2) 

In 1970 a co-ordinate:i plan was based on a so-called 11urban limit 
1ine 11 (or 11•.rrban service area 11

) whereby develoµnent would be 
channelled to planned areas adjacent to existing developnent and 
v.0uld thereby be prevented fran occurring on prime agricultural 
or natural resource lands. 

Various means of control were .implemented. Agricultural land was 
subject to preferential tax treatment. Septic ta..'1ks were pro­
hibited in the 100-year floc:d plain. In other areas septic tanks 
could not be placed within 150 feet fran the property boundary -
thus restricting the minimum size of plots. This policy was 
later changed to one where all sul::divisions were to have public 
sewer and water connections. 

Furtherwore, the granting of developnent permits for projects 
located in particularly sensitive areas was to be subject to an 
environmental impact statement being prepared by the developer. 

(1) Ib i d , p .322 (2) Ibi d , p . 324 
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