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Abstract

In essence the study will investigate the link between Governance and
Development control and how fair and inclusive the processes of decision making
are by looking at these processes in the formation of the Precinct Plan of a specific
neighbourhood. At the end of this research process | outline what has been
discovered through the research process and identify to what extent the
participatory process within the Precinct Plan process has accounted for the
different interests of different stakeholders. From that | deduce if and how the
decision making process in precinct Plans needs to be changed to be more
participatory or whether we need to find more pragmatic and contextually
applicable participatory processes to ensure equal contribution in contested
spaces. The main interest of this study investigates how different interests of
stakeholders are managed .The study attempts to uncover the rationale behind
changes in land use and the prioritisation of land use in that specific space and how

these decisions are particularity influenced by interest-based negotiations.
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Chapter one

1.1 Purpose and outline of this chapter
This chapter infroduces what the research is about. It discusses what the initial

assumptions are that sparked the idea to research this particular topic and the
specific perspective that the research is working from as well as the trajectory it will
take. The chapter covers the background of the problem that has been identified;
why it is seen as a problem and the motivation from my perspective of the problem
in the South African context. The chapter then delves into defining the research

topic; research question and sub-questions that will frame the research.

1.2 Aims and objective of research
The main goal of this study gravitates towards the notion of Precinct Plans as a tool

to enforce development control and how interests are managed, with the aim of
trying to avoid one interest group’s agenda being prioritised over another. The
interest groups that | will be investigating include; residents of a specific
neighbourhood; business owners in the areqa; developers interested in investing in the
area and the municipal officials. While these may not include all interest groups they
do represent the key actors. This study also acknowledges that there are potentially
cracks and power divisions within these groups and this needs to be taken into
consideration so as not to develop a romanticised or simplistic notion of

communities of interest.

In essence the study will investigate the link between Governance and
Development control and how fair and inclusive the processes of decision making
are by looking at these processes in the formation of the Precinct Plan of a specific
neighbourhood. At the end of this research process | outline what has been
discovered through the research process and identify to what extent the
participatory process within the Precinct Plan process has accounted for the
different interests of different stakeholders. From that | deduce if and how the
decision making process in precinct Plans needs to be changed to be more
participatory or whether we need to find more pragmatic and contextually
applicable participatory processes to ensure equal contribution in contested
spaces. The main interest of this study investigates how different interests of

stakeholders are managed .The study attempts to uncover the rationale behind

13



changes in land use and the prioritisation of land use in that specific space and how

these decisions are particularity influenced by interest-based negotiations.

1.3 Background and Problem Statements
After certain observations the neighbourhood of Bramley in Johannesburg, South

Africa was selected for the study. Bramley Township is quite unique in the sense that
is nestled between the declining area of Wynburg, an industrial area on the edge of
Alexandra, and the newly developing upmarket Melrose Arch precinct as illustrated
in Figure 1. The types of activities in and around Bramley are also influenced by the
fact that two major routes intersect in the neighbourhood, mainly being Corlett Drive
and Louis Botha Avenue. These dynamics each influence the land uses in their
different ways. It is therefore interesting to observe, firstly which land uses are
influenced by which dynamic and, secondly how these different land uses work
collectively. The Bramley Township was established in 1904, according to its general
plan A565/1904, and its boundaries are clearly marked. Bramley has been a
neighbourhood that | have been familiar with for many years as my family relocated
to the adjoining neighbourhood of Kew in 2000. Kew is approximately 1.5 km away
from Bramley so most of our amenities were accessed in the Bramley area, my
younger sisters went to super kids creche along Corlett Drive in Bramley and our

family doctor had his offices in Bramley.

14
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Figure 1: Map illustrating the location of Bramley in a broader context

My personal interest in Bramley Township grew from an incident where my Family
doctor, who resides and works in Bramley (as shown in figure2), pleaded with to me
to enquire about his rezoning application from the land use of residential to Business
4. He made this application in order to legalise his medical suites (outlined in green in
figure 2). | came to find out that his application was refused because his place of
business fell outside of the demarcated area for business which is only one erf along

corlett drive (outlined in magenta in figure 2), even though his area, which is along

b
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Louis Botha, is surrounded by business and commercial uses (outlined in red in figure

2).
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Figure 2: map of Bramley at intersection of Corlett drive and Louis Botha Avenue (Lishivha, 2015)

This phenomenon was interesting as | have noticed from this one example that there

may have been other individuals who live and work in the area who may have been

excluded from the Precinct Plan with regards to the amount of power they have

with regards to making decisions about the future form of their surroundings. In this

study | set to find out whether the process of formulating a Precinct Plan is inclusive in

order to figure out where the different interests of the different stakeholders have

been incorporated in or excluded in the final spatial plan and policy. As mentioned

before the stakeholders mainly consist of:

The residents of the area

The developers with interest of developing a certain part of the
neighbourhood.

The business and home enterprise owners in the area

The City of Johannesburg officials who will give the final approval to the plan.

The main goal of this study is to answer the following questions. How Precinct Plans

are shaped?¢ Which distinct groups of people shape the processe What type and
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level of power to influence the outcome does each stakeholder have and how this
has all been incorporated into the participatory process that took place. The
subsequent section looks at how the study fits into the broader context of

governance and participation in South Africa.

1.4 Background of study and outline of report
This study is based on the circumstances that arise from living in a country where, the

three main constraints that are limiting economic and social development are
unemployment, inequality and poverty (according to the National Development
Plan goals for 2030). It is evident why policy initiatives are centred on job creation,
alleviation of poverty and eradicating inequality by bringing about more inclusive
and participatory processes (NDP Executive summary, www.gov.za, 2012). The
exclusion/ inclusion continuum is one that is at the centre of many debates about
development in South Africa and Africa as a whole, and it is an ideal that is central
to debates around citizenship, economic development and standard of living in
general(NDP Executive summary www.gov.za, 2012). As it was stated in the NDP, by
2030 the plan should “eliminate income poverty” and “reduce inequality” (NDP
Executive summary, www.gov.za, 2012, p 24). When processes are not inclusive
inequality spurs from that and causes all sorts of socio-economic setbacks (NDP
Executive summary, www.gov.za, 2012) because frameworks and institutions are not

integrated and cannot achieve the common cause.

The Urban Planning profession has a comprehensive knowledge of all these aspects
that contribute to and hinder development. What has come up persistently in the
profession is the disjuncture between the theories of development and the practice
of development, as many academics acknowledge that not much has changed in
the South African landscape, post-apartheid, even though the profession has
growth and evolved in the era of democracy (Todes; Harrison, 2002). Academics
continually develop theory that is based on the gaps that exist in practice and the
promotion of improvements in subtle changes in approach and in process. The
evolution in planning principles stems from the continuous re-evaluation of planning
theory. This is done by finding the gaps in the current theories by comparing them to
the reality of spatial planning and its effects. From there new theories and principles
are developed, such is evident in the changes of planning principles over the

decades from Rational comprehensive/ Master planning to communicative
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planning to radical planning; catering to the changing spatial dynamics (Taylor,
1988). This exposure to urban planning theories and knowledge inspired this study, as
participation in planning process is the common thread in the evolution of planning
theory. With each planning paradigm aiming to factor in more public participation

in the planning process and bring about inclusivity and integration.

This report will examine the theory of participation and how it relates to the practice
of "development control” ", by analysing how different interests from different

interest groups are factored in to the participatory decision-making process.

All of these aspects are addressed in the research question and the concepfts that
have been pulled out will be explored in chapter two. This study will follow the

sequence listed below in section 1.7

1.5 Research Title and Questions

1.5.1 Research Title
The interface between practice and theory within participation and decision

making: The development of a precinct plan in the suburb of Bramley,

Johannesburg.

1.5.2 Research Question and sub-questions
How does the process of shaping Precinct Plans Account for different Interest

Groups: A case Study of Bramley Precinct Plan

Sub Questions

a) What are the main components of a precinct plan process?
b) How have precinct plans been developed, maintained and enforced
c) How do the different stakeholders mainly, business owners, members of

residents association and the City of Johannesburg metropolitan
municipality, and developers, view the precinct plan. What are the main
differences and points of contention?

d) What triggered a need for a precinct plan in Bramley?

1 Development Conftrol is a key aspect of the practice of planning which essentially ‘dictates
where and what can be developed in space (quote). This central aspect of planning will be
defined further below
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e) Who are the main interests groups that shaped the Bramley Precinct Plan,
and how is power manifested within the negotiations between these
different interest groups?e

f) How has the Bramley precinct plan been progressing from 2010 when it

was first implemented?

1.6 Key concepts used
Drawing from the research question, there are four main concepts that shape this

study. These key terms will be used in this research because of their significance to
the argument and trajectory of investigation. The study is focused on how
governance is performed in the public sphere; how this is shaped and formed by
power dynamics among different stakeholders. Furthermore, the study is focused on
investigating what the correct procedure is when coming to orchestrating
participatory process and how this is taken into account in the case of the city’s
development control strategies and frameworks. While all of these terms are
complex and extensively debated in the literature, they will be briefly discussed
below in order to identify only the most basic aspects of the concepts. This study is
not able to delve deeply into these complex concepts due to time and focus. The
following is therefore a brief explanation of how these terms apply to this research

and what perspective is taken from each term or concept.

1.6.1 Governance
Governance mainly plays a role in government institutions, as governance is derived

from the institution of government. The link between governance and government is
an implicit link as “Governance refers to the exercise of political and administrative
authority at all levels to manage a country’s affairs” (UNESCO, 2012, p3). Although
governance and government may be perceived as synonymous, this study would
like to look at the notion of governance purely as a process of decision making.
Within that concept of decision making, the study then further investigates the
interest groups involved and how decision making is influenced. The study will focus
on the collaboration between residents associations, private planning consultants,

private developers and City of Johannesburg municipality officials.

The term governance is a complex and contested concept as "It comprises the

mechanisms, processes and institutions, through which citizens and groups artficulate
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their interests, exercise their legal rights, meet their obligations and mediate their
differences” (UNESCO, 2012, p3). Therefore it is understood in a variety of ways when
observed in different contexts and by different groups with different perspectives.
For example, the term Governance has been used in United Nations papers in the
promotion of a concept called good governance, this concept is thought to be a
remedy to the reduction of corruption. Here we can see how the term has been
used in a certain context with a certain perspective for a particular outcome. For
the purpose of this research | will use the term governance in its most basic
clarification. Governance is defined as “the process of interaction and decision-
making among the actors involved in a collective problem that lead to the creation,

reinforcement, or reproduction of social norms and institutions” (UNESCO, 2012).

1.6.2 Development Control
Development conftrol is the main focus of this study as the case study included in this

research is of a precinct plan and how the precinct plan is enforced as a
development control tool. Development Control refers to the systems and by-laws
put in place by municipalities to control the extent, type and location of
development that takes place in a specific area; and whether this is in accordance
with development goals set for the region and wider economic goals of the city and
province (IDP Guide-pack, 1999). This is done through implementing zoning
restrictions; building control restrictions such as height, coverage and FAR;
encouraging certain land uses in certain areas; implementing boundaries and
allocating officials to each area to ensure accountability. Planning has different
scales from local precinct plans to regional plans, development control works
specifically to manage what has been planned and to ensure development occurs
in a controlled and manageable manner. In the current mood of planning this also
includes development occurring in an integrated manner where the development

goals at these different scales have a common thread.

1.6.3 Power
Within the realm of decision-making one cannot ignore the fundamental

importance of acknowledging the power dynamics involved as different
stakeholders have different levels and amounts of power in terms of influence and
their position in the bureaucratic system (positions they hold in their professional
capacity) (Hoy, 1986). This view of power will be based on the Foucauldian

perspective of power where power is an externality that exists on its own and the
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main question to tackle is how certain individuals or groups obtain it and use it (Hoy,

1986). This will be further explained in part one of chapter two (Hoy, 1986).

1.6.4 Participation
Participation may be understood as a one dimensional concept when looked at

from the surface, for the purpose of this research it felt pertinent that the theories
surrounding this particular concept should be delved into to form a more concrete
basis on which to build the conceptual framework that shall be used to measure
what type of participation | shall be looking into and how it is understood in

comparison to how it has been implemented (Forester, 2007).

Looking at Arnstein’s (1969) classic theory of the ladder of participation (Figure 3 in
chapter two, p 16), it is illustrated that there is a hierarchy of what is considered true
participation to what is just used as a facade to imitate participation. This is useful in
establishing where the public participation process in the Precinct Plan would be
classified and whether it constitutes true participation or not. The ladder is divided
intfo three sections, non-participation; tokenism; and citizen power, and within that a
total of eight steps. 2 steps in non-participation comprising of manipulation and
therapy; 3 steps in tokenism comprising of informing; consultation and placation;
lastly three steps in citizen power comprising of partnership, delegated power, and
citizen control (Arnstein, 1969). Essentially it would be a more desired effect for the
participation process to be classified according to the third rung of the ladder of
citizen power as that, according to the theory, considered to be truly democratic
partficipation (Arnstein, 1969). Rather than be considered either as non-participation
or tokenism. This shall be discussed in a more in-depth manner together with an

illustration in chapter two.

1.7 Overview of Chapters

Chapter two: Literature Review

Chapter two is divided into two parts. Both parts will be concerned with the
theoretical application of specific concepts. Part one will consist of theories and
arguments around participation and participatory processes. Firstly the chapter will
look at the discourse around the concept of Power from a Foucauldian perspective,
how power is measured by rationality. This section will aim to decode the
partficipatory process by applying a Foucauldian discourse analysis. Secondly the

chapter will define the type of participation that the participatory process portrays
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according to Arnstein’s ladder of participation .Thirdly the chapter will look at the
‘the concept of the right to the city’ which was widely written about by Marcuse
and Purcell. Thirdly the chapter will look at the process of participation by illustrating
the strengths of the process; and the flaws that have been realised. The fourth
section will deal with politics of difference as | am interested in the different interest
groups and how those different interests are factored into the decision making
process. All of the theory will be used to measure the levels of participation in the
practice part of participatory processes, which is what will be dealt with in part two

of the literature review.

Part two will focus on theory of the development control through spatial planning
policy, the chapter will refer to the post 94 democratic state in South Africa, and
how inclusiveness has been incorporated into spatial plans through legislation such
as the Municipal systems act that encourages the establishment of a developmental
state. The chapter will specifically look at the legislature and policy around
Integrated Development Planning and the spatial policies such as the Spatial
Development Framework and Regional Spatial Development Frameworks, in order
to decipher the significance of the practice of democratic inclusiveness and how
closely it relates to the theory of participatory processes. Part two of the Literature
Review will then delve into the stakeholders that are involved in such processes and

the actual components and progress of a participatory process.

Part one and part two of chapter two will then converge in the conceptual
framework where it establishes the link between governance (addressed in part

one) and development control (which is discussed in part two).

Chapter three: Research Methods
Chapter three will discuss the research methods and methodology that was applied

in carrying out the research. The core methods, which are based on a qualitative
approach that will be explored are data collection through conducting interviews;
the case study method and a discourse analysis of the policies, spatial plans and
various documents that will be collected, relating to development control. This
chapter will then discuss the pros and cons of being an ‘insider’ in qualitative

research, lastly the chapter will discuss the ethical considerations.
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Chapter four: Case Study of Bramley Precinct Plan
Chapter four will examine the case study of the Bramley Precinct Plan and the

spatial policy of Precinct Plans. This chapter will study the plans and the policies of
the Bramley Precinct Plan, and in detail, the participatory process that took place in

the initial decision-making process.

Chapter five: Findings & Analysis
Chapter five is where the conceptual framework, developed in chapter two, will be

applied in evaluating the actual process of participation in conjunction with a policy
analysis of the legislature and policy. The various inputs from the people interviewed
will be analysed and measured with what is revealed in the discourse analysis. In
summary chapter five will make use and assess the methods used in Chapter three,

against the conceptual framework developed in Chapter two.

Chapter six: Recommendations & Conclusion
Chapter six will comprise of the recommendations that stem from the analysis in the

previous chapter and will conclude and provide an overview and critique on the

entire research process
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Chapter two Part one:
Literature Review
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Chapter two -Part one

2.1 Introduction
The core purpose of this chapter is to discuss the theories of participation and how

this links with practice within policies and plans that relate to development control.
The chapter sets out to look at theory that will help measure the extent of power

each interest group has in decision-making processes. From there the chapter shall

influence than the other, and whether or not this results in exclusion of another
groups’ interests being represented and included in the decision that is ultimately

taken.

As mentioned in chapter one this chapter will have two parts that will focus on the
theory of participation and the practice of development control respectively. Part
one examines the theories and arguments put forward by academics about
concepfts such as ‘the right to the city’ (Purcell: 2002, 2003); Arnstein’s (1969) theory
of the ladder of participation; the gaps that exist in participatory processes (Forester,
2007); and how participation is understood in the South African context (Gérgens
and van Donk: 2012). Part one will also study the concept of power from a
Foucauldian perspective as it is an element that plays a role in decision making
processes. When one interest group has more power than the next then the decision
that is taken is bound to be in the interest of the group that is more influential and
impede on the former group’s ability to gain access to resources. After the theories
have been rigorously discussed the relationship that these theories and ideologies of
participation have to the practice of participation in the development of spatial
policy and the making of spatial plans with regards to development control will be

made evident.

Part two will delve into development control and how it has developed in the post-
apartheid urban landscape. The formulation of democracy in post-apartheid South
Africa is significant to note as this era had the mandate to bring about the inclusion
of those formally excluded. Therefore participation is an important part of including
citizens in nation building initiatives. With regard to theory of participation, part two
will look at the legislature that has been enforced such as the Municipal Systems Act
that was inspired by the move to establish a developmental state together with,

spatial policies such as the Integrated Development Framework (IDP) and Spatial
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Development Frameworks (SDF's). This will all be done to decipher the significance
of spatial policies in their contribution to developing more inclusive spaces and
ulfimately examining whether or not this is what is being achieved through Precinct

Plans as these are the most detailed spatial plans and policy.

The aim of this study is to establish the interphace between the practice of inclusive
and democratic participation and the theory that has been developed to ensure
such participation is achieved. The investigation looks at the process of developing
Precinct Plans and how accurately it reflects in theory that has been developed to
improve the process of participation. What is meant by improve is that the process

should enable stakeholders to be fully represented as well as all their interests.

2.2 Main theories/ldeas/Arguments
Firstly the idea of participation needs to be unpacked as it is key fo this research.

Arnstein’s work (1969) while being more than three decades old remains a reliable
classical approach and clearly illustrates that there are various types of participation
and each is explained in a hierarchy that Arnstein refers to as a ladder of
participation. In this ladder the hierarchy goes from least inclusive participatory
process to the most democratic and how and why they are classified in this way. This
is important to the current research because participation is a fundamental part of
this research. My stand-point on what type of participation is needed in the
participatory process of Precinct planning therefore requires clarification. Arnstein
looks specifically at citizen’s participation and how that is transferred into citizen
power, Arnstein defines citizen power as the “redistribution of power that enables
the have-noft citizens, presently excluded from the political and economic
processes, to be deliberately included in the future” (Arnstein, p3, 1969). From this we
can deduce that Arnstein’s theory speaks to my research as am interested in the
different interests groups within the Precinct Plan process and how all their interests

are factored into the decision making process.

As mentioned before, Arnstein uses the conceptual diagram of a ladder to illustrate
the hierarchy of participation, as depicted in figure 3. Within this ladder the three
categories of non-participation; tokenism and citizen power are illustrated, Arnstein
eludes to the fact that participatory processes should aim to achieve citizen power
as that is the most inclusive and fullest version of participation whereas tokenism is

partial and non-participation is self-explanatory.
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Figure 3: Eight rungs on the ladder of citizen participation (Arnstein, 1969, p5)

The Precinct Plan Participatory process required all of the before-mentioned which
draws to the similarities between this categorisation and the process itself. This
method is described as inviting citizens opinions, the limitation with this type of
parficipation is that there is no real guarantee that the opinions of these citizens will
be factored into the final outcome, although it is slightly different in the case of
Precinct planning as the endorsement of the community members is required by the
Joburg city council so whatever adjustment that the community members raise in
the meetings held have to be incorporated and what they are against has to be re-

evaluated and reworked in order to suits the community members’ needs.

In order to understand decision-making processes we first need to understand the
concept of power as it plays a role in what is ultimately decided on and who
influences these decisions. As Hoy (1986) puts it, “Power appears to be a concept
that, if not understood, would also make it impossible to understand what society is”
(Hoy: 1986, p123). It is required that we understand who holds power and in what
form to truly understand why certain decisions are made and what are the motives
behind those decisions being taken. There are a variety of theories examining and
explaining the concept of power, the concept of particular interest is the one put

forth by Foucault.
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Other theories look at power as a concept that only exists through its exercise by an
agent, meaning power exists because it has been done by a doer, to put it in very
simple terms. Foucault looks at power as something external, “Foucault thinks of
power as intentionality without a subject, such that power relations are intentional
and can be described without being attributed to particular subjects as their
conscious intensions” (Hoy: 1986, p 128). Power for Foucault is an explanatory tool to
explain the how's and why's of society’s functioning, power exists it is rather a
questions of who can obtain it, why, and what means do they use to obtain if,
power can be a number of things such as resources or influence. This is an important
tool to use to understand the participatory processes that already exist, it is also
significant in identifying the ones who have access to ‘power’ and those who don't
through measuring their access to their liberties. There is a strong link between power
and liberty as when one’s liberty is diminished it shows there has been an interplay of
liberties, one gets to exercise them in their full extent at the expense of another’s
liberty (Hindess, 1996).

In all this one can reflect that power is a contested concept in general and thus it is
very important to note as such complexities exist, we cannot be naive to the power
networks that exist and the exchange of liberties that persist as these are core to
what individuals base their decisions on or how these decisions are influenced
(Forester, 2007). Participatory processes are a platform for difference to be
negotiated to come to one common consensus but individual’'s decisions are not
the only factors at play as power relations exist external to personal agency
(Hindess, 1996). The main gaps that have been realised in participatory processes
are symptoms of the naivety towards the concept of power and Forester touches on

this in his work.

Forester (2007) asks the question, “Can we even conceive, let alone actually
organise, a democratic policy-making process that features both a high level of
partficipation by members of the public and genuine negotiation among diverse
stakeholders that will pragmatically and efficiently generate effective public policies
that enjoy widespread and lasting public supporte” (Forester, 2007,p 6). This reflects
that there is a stern concern for most planners regarding creating truly inclusive and
democratic participatory processes. This is an important question because planners

seem to involve themselves in these participatory processes as a means to an end,
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rather than an end in itself. This is problematic as the participatory process is just
ticked off the long list of required activities to eventually get to the approval of the
policy or plan. On the inverse participatory processes can be counter-productive as
they may be time-consuming and lead to a conflictual break-down rather than

negotiating a way forward.

Forester makes the argument that participation cannot truly be achieved through
public participatory process as not all the interest groups will be heard and those
who can voice their opinion in a more eloquent manner from a louder voice is
heard. The public participation process of a Precinct Plan can be considered to be
a ‘public hearing’ and Forester argues that “public hearings often leave people
more frustrated, distrustful, and even resentful of both government and their fellow

citizens than they were before their opportunity to ‘participate’ (Forrester, 2007,p 6).

Forrester's stance on participatory processes might seem pessimistic but in actual
fact is quite realistic. Only a minute amount of these participatory processes actually
create "power-sharing partnerships” (Forrester, 2007, p 1) as he puts it. It is very
difficult to come to a consensus when the various stakeholders perceive the world
differently and thus the decisions are formed based on very different motives. For
example a developer would want a spatial policy that encourages higher density
developments as he/she will be able to build higher and/ or have greater coverage
on the property and gain more profit, whereas a resident in the area would not
support the increased traffic volume that would result from that development and
would like to preserve the residential quality and thus protect their property prices. In
such situations | have only mentioned two stakeholders, others may exist with
differing perspectives and in addition to that the stakeholders may come to the
decision making table with pre-conceived ideas and perspectives of the ‘other’,
and are not well informed of the underlying agenda. The stakeholders within each
community of interest may also have differing agendas. It is for this reason that this
research will be conducted in a reasonable manner by factoring in all these
difficulties and blurred lines that arise, and realise the value of having a mediator in
such participatory proceeding, as put forward by Forester, to eliminate some of the
outlined problems (Forester, 2007). There is no universal procedure of sequence of
steps that can be used to have an inclusive or proactive or democratic

participatory process.
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Gorgens and van Donk (2012) Pick up on the drawbacks of participation in the
South African context as they highlight the main aspect that comes intfo conflict with
the full realisation of participatory processes and decision making processes and
policy. These include the debate around the expedience, Expedience with regards
to ‘monetary obscurantism’ and the pressure on government with delivering services
according their political mandate and developmental goals (Gérgens and van
Donk, 2012). Participatory processes have been prioritised in the post-apartheid
urban fabric because the previous socio-political and socio-economic exclusion

within the apartheid era.

The inclusiveness of participatory processes has elevated in its importance because
of a new form of exclusion that now exists in addition to an urban landscape scarred
by past segregation. A new distinction formed by differing income groups where the
landscape is segregated according to income classes rather than race classes.
There are now ways in which community members, and neighbourhood members
alike can engage in more proactive participatory processes and make informed
choices that will influence the decisions made about their urban surroundings, but
this is limited to those communities that can gain access to skilled representatives.
How can proactive community engagement then be assured in poorer
neighbourhoods where the state of their lifestyles and livelihoods is more directly
impacted by their physical environments. Although the state may appoint such a
professional to represent poorer communities the representative will promote the
interests of the state as that is who they are accountable to whereas in the former
situation the representative is accountable the person or organisation that appoints
him/her. This illustrates that participation cannot be looked at in an isolated and
generalised perspective, what one community considers as proactive, inclusive or
democratic is not necessarily what applies fo another community that faces
different dynamics. For the purpose of this research | see it fit to clarify that my focus
will not be on poorer neighbourhoods but rather on a middle-income
neighbourhood and the contention that it faces with regards to the different
stakeholders within that community. The reason behind the focus on a specific
case of a middle class neighbourhood, is merely because poorer neighbourhoods
face a wider spectrum of issues, or a deeper severity of issues, and this research
should be focused on the participatory process in Precinct Planning. The contention

between business owners and residents lie within the focus on capitalising various
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spatial aspects. What is meant by this statement is that greater emphasis is put on
promoting land uses that produce capital, such as business, commercial and office
uses. This is evident as the selected neighbourhood is influenced by surrounding
pressure for business to be established as the neighbourhood has well located

infrastructure such as major roads.

Purcell (2002) approaches the problem of participation from a different perspective.
Coming from a Marxist perspective where, in his approach, those who have power
are the people who own the means of production in a capitalist society. Feeding
from work done by Lefebvre (1990), he elaborates that the space in which citizens
can participate is squandered by the ‘power of capital’ and thus we should aim to
ensure the citizen’s right to the city. The Right to the City according to Purcell (2002)
is one of questioning the use of ideas of citizenship in a context of a fast globalising
and neo-liberal society where corporations have an increased arena of influence
and power within socio-economic processes. Thus the ‘Right to the City' is
prescribed as the remedy to the reduced sense of meaning that citizens have with
their spaces (Purcell, 2002). Purcell pursues critical theory about the constraint to truly
democratic participation of citizens within their places and spaces. “the task of
critical theory is...not only to investigate the forms of domination associated with
modern capitalism, but equally, fo excavate the emancipatory possibilities that are
embedded within, yet simultaneously supressed by this very system™ (Callinicos: in
Brenner et al, 2012, p17). This is also a reflection of the contention that exists
because of the concept of power as mentioned previously, but a more Marxist view
of power where the modes of production hold all the power and not necessarily the
actors as they too fall slave to the system in place. To remedy the problem the
system must be changed not the people. This suppression seems to be quite evident
at a larger scale as the points of analysis are the state and citizens as a whole,
whether this holds true at a smaller scale such a Precinct Plan will need to be further

investigated.

The ‘right to the city’ is in response to these constraint to access the city and thus
important to this work about participation as the movement’s core ideal is to gain
access to their cities and that can only occur through partaking in the events of the
city. Lefebvre (1967) states that “the right to the city is like a cry and demand. This

right slowly meanders through the surprising detours of nostalgia and tourism, the
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return to the heart of the traditional city, and the call of existent or recently
developed cenftralities” (Lefebvre, 1967, p158). This highlights the need for citizens to
aftach meaning to the spaces they conduct their daily activities in and thus it would
be important to implement this when trying to approve detailed plans that are
specific to that neighbourhood. Lefebvre goes on to ask the question ‘whose right’
as cities are cosmopolitan areas with different people that have different cultures,
religions, beliefs and practices. How can it be decided whose right is above

another’s righte (Brenner et al, 2012).

As mentioned in chapter one the core focus of the entire research report is to tackle
this exact question by referring to the different interests of different stakeholders, and
how all of their ‘right(s) to the city’ can be incorporated in decision-making
processes, even within a scale as small as a neighbourhood, there is difference that
exists (Brenner et al, 2012). The difference does not only exist amongst different
stakeholder groups but also in differing factions within a stakeholder group, and this
is not accounted for in many academic writings about decision-making. A majority
of academic writings that tackle decision-making processes look at the dichotomy

of citizen and state, and not all the sub-groups that exist within each category.

Marcuse (2012) alludes to the fact that ‘the right’ needs to be afforded to the
groups that are most vulnerable or who are most directly impacted (Brenner et al,
2012). Which leads to the question, if each individual has an equal right to the city?
The answer in this case would be no as it is clearly stated that the most vulnerable
have to be prioritised. The science of who is considered most vulnerable or alienated
is complex as one groups liberty may impede on another group’s liberty. There are
the obvious groups that are most directly impacted such as the “*homeless; the
hungry; the imprisoned; the persecuted on gender, religious and racial grounds”
(Marcuse in Brenner et al, 2012), but that does not account for all who live in the city,
yet it does account for the majority that demand for the right to access the benefits
of city life, they are the ones that feel most affected by their lack of access so it is
accurate in saying the right must be afforded to those with a diminished level of

liberty within the city context.

Marcuse encapsulates the essence of the problem this research report fries to
scratch the surface of, when he describes his focus in his academic career as an

urban planner, Marcuse notes that he dedicated his work to studying
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“...[T]he transformation of cities and urban space under contemporary capitalism;
the role of the state and urban planning in mediating those transformations; the
politics of urban socio-spatial exclusion and polarisation along class and ethno-racial
lines; and the possibilities for progressive or radical interventions and mobilisations to
produce more socially just radically democratic, and sustainable urban

formation.” (Brenner et al, 2012, p5).

This is important in this research as it has looked at the main points of contention
between the interests of developers in the area and the interests of residents and
business is given presence in a dynamic society. Purcell argues that In order to
ensure the right to the city it needs “to be practiced in the most direct sense, as a
right to configure the urban space in all its manifestations. In its institutionalised form,
this right would involve, for example, the participation of residents of Los Angeles in
the board meetings of a Chicago-based corporation when the latter involve making
decisions which are to affect life in Los Angeles” (Purcell 2003:578), Here Purcell gives
a direct example form his experience as a planner in the united States of America.
The process of decision-making is highlighted in that quote, and that will form the
main part of my focus, firstly the process of the Bramley Precinct Plan and secondly

the stakeholders involved in it.

| should also clarify that the process of decision making in participatory processes is
separate and distinct from the process of implementation even though the success
is evaluated from the outcomes of the implementation. As mentioned in the
introduction my observation was taken from the inconsistency of the final
implementation of the Precinct Plan policy which then led me to investigate
whether this could have been avoided in the initial decision making process. My
focus is merely the process of decision making although | cannot look it in isolation
with regards to the outcomes the aim is to investigate the initial meeting of interests

from the differing stakeholders and how that influenced how decisions were made.

2.3 Conclusion

Part one has covered the theory that deals with participation and all the aspects
that are related to it such as the concept of power and how it should be
investigated in order to understand the motives of different interest groups. The
theory also helped to explain the different ways in which participation can be

perceived in terms of context and the manner of participation and at which scale it
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has been exercised. Moving from a more general sense | shall now discover the
manner in which participation has been theorised in the South African confext with
regards to development control plans and policy, and the legislative framework it

follows.
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Chapter two Part two: The
rationale for and process of
Precinct Plans

35



Chapter two-Part two

2.4 Post 94 developmental State

Following the newly attained democracy in South Africa in 1994, the core ideals
were to promote nation building and state formation to bring about reconciliation
and inclusion of the previously excluded non-whites into society and all other
aspects such as the economy, politics, society and spatially. The South African
government was economically weak post-elections, due to economic sanctions
applies in the mid-1980s, and initiated programmes that would bring about
economic development through GDP growth and social development. Many post
1994 programmes were instigated to realise these development goals, as illustrated
in table1 on the following page. The idea was to pull the state out of the economic
lag that often presents itself at the initial stages of socio-economic and socio-

political transformation.

With initiatives such as the Reconstruction and Development Programme (RDP) and
Legislature such as the Constitution in1996.1. It was clear that the trajectory that the
state was taking resembled the characteristics of what was classified as a
developmental state. “A ‘developmental state’ generally refers to the model many
of the East Asian nations pursued after the Second World War to rapidly modernise
their economies in one of the greatest industrialisation transformations of the modern
era” (Gumede, 2009, p4). There was a world-wide recognition of the strides that the
‘Asian Tigers’ had made with regards to development and this was atftractive
academics of the Global South as it offered an alternative to the Western model of
development that did not contextually apply to the Global South. In a more general
sense what is understood to be a developmental state is a state * where
government is intimately involved in the macro and micro-economic planning and
implementation in order to grow the economy in a steady but rapid manner” (Onis,
1991). The key word in these definitions is rapid, there was a sense of urgency in
developing South Africa as it has been seen as a lagging state much like the rest of
the African continent (Gelb, 2006).
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1994 : RDP - the government committed itself to reforming the The establishment of SOEs in apartheid South Africa created the conditions for
country. The ANC-led government focused on social issues that skewed development aims, irregular infrastructure and service delivery, and a host
were neglected during the apartheid era such as unemployment,  of structural problems. Since 1994, these have limited the ability of SOEs to adjust
housing, and crime. to new requirements and new policies

1995: GEAR - The Mandela administration began to reintroduce  Speeding up the restructuring of state assets to optimise investment resources. The

South Africa into the global economy by implementing a market implementation of the public sector asset restructuring programme, including

oriented economic plan guidelines for the governance, regulation and financing of public corporations, and
leading off with the sale of non-strategic assets and the creation of public-private
partnerships in transport and telecommunications

2004: ASGISA - The Government used state instruments to The policy was meant primarily to address the scourge of poverty. The policy
improve the living standards of a few in the economy and society. intended to mandate the Government to halve poverty and unemployment by
After 1960, with growing isolation, there was an emphasis on  2014. Steady improvement in the economy’s performance and job creation capacity

self-sufficient at the time convinced SA policy makers that these objectives were feasible
2010: ANC National General Council — Reaffirmed the In 2007, forthe first time in its history the ANC defined its understanding and vision
commitment of the ANC to the developmental state of the key attributes of the South African developmental state. Defining the

2010: New Growth Plan (NGP) — Reaffirmed the commitment of  The policy is meant to create decent work, reduce inequality and defeat poverty.

the ANC to a developmental state The realisation is that this can only happen through a new growth path founded on
a restructuring of the South African economy to improve its performance in terms
of labour absorption as well as the composition and rate of growth

2011: IPAP2 — A plan to guide trade and industry in the country To enable the Department of Trade to continue with its efforts to build on its
industrial development which ,inter alias, will align to the NGP

2011: National Development Plan (NDP) — Located in the The purpose of the NPC is to develop the country’s long term vision and national

National Planning Department strategic plan as well as producing a development plan of how this vision will be
achieved

Table 1: the evolution of socio-economic transformation in democratic South Africa

Ten years after democracy the need for development was still on the agenda as the
state had to overcome the triple threat of unemployment, poverty, and inequality,
as outlined at the infroduction to this research, even though many aspect of
development such as infrastructure, had improved these issues seemed to persist
and still persist and continue to persist, more than two decades info democracy.
One of the constraints that had been identified to be hindering the development
objectives of the developmental state was the implementation of neo-liberal policy
to boost the economy and enter the global financial arena (Gelb, 2006). Neo-liberal
policy refers to policies that advocated for free-market economics as a reaction to
Keynesian economics, or otherwise known as economics that are under the control
of the government. Basically “Neoliberalism is a system to economics whereby
“control of economic factors is shifted from the public sector to the private sector”
(Gelb, 2006). David Harvey defines neoliberalism the following way: “Neoliberalism is
in the first instance a theory of political economic practices that proposes that
human well-being can best be advanced by liberating individual entrepreneurial
freedoms and skills within an institutional framework characterized by strong private

property rights, free markets and free trade.” (Harvey, 2005, p2).This stance was
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taken in the South African economy, which led to the privatisation of public entities.
These neo-liberal policies are perceived to be harmful and to undermine
development objectives as neo-liberalism consists of privatisation of public entities to
make them more efficient and a developmental state needs the state fo intervene
in the economy to provide for the large proportion of the poor (Gelb, 2006). Much
like the interference that neo-liberalisation has caused in the efforts to produce
democratic and inclusive participatory processes, as it was highlighted in part one.
This is evidence that participation is not only key in deepening democracy by

ensuring the ‘right to the city’ but also key to the development of a state.

The core elements of establishing a developmental state consist of skills
development; investment; and leadership focus as well as partnership with the
private sector. Skills development refers to focusing on enhancing technology and
science in educational programmes and cultivating those skills within the country to
contribute to those sectors in the economy. The significance of “education and
training is further amplified by Ashton et al. (1999) by identifying four characteristic
features on the East Asian developmental states namely: the politico-economic
strategy; the mechanisms to link frade and industry policy to education and fraining
policy; the centralised control over the education and training system; and the
ability to maintain the links through time"” (department of the presidency,p26).
Investment refers to the need to practice a culture of capitalising on the state’s own
resources and gaining access to resources abroad, “Developmental states pride
themselves on the protection of domestic industries, and furthermore a focus on
aggressively obtaining foreign technology. This is achieved by sending the states
most talented students “to overseas universities located in strategic and major
centres of the innovation world and also by effectively utilizing their foreign missions
(Marawa, 2005c; 2006)" ( Department of the presidency, P26). The third element
which is leadership refers to gaining a comprehensive knowledge of the economy,
industry and labour and how best to establish solid relationships to have an efficient
economy as department of the presidency states “Developmental states strike a
strategic alliance between the state, labour and industry in order to increase critical
measures such as productivity, job security and industrial expansion” (Department of
the presidency, P27). Desta (2009) outlines that a key trait of a developmental state
is that the “political leaders of the developmental state need to be committed to

national development goals that are supported by a strong vision” (Department of
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the presidency, P27). This is where the Nation Development Plan comes into place as
that is at the executive level of government and filters through from a nation scale to

a local scale (Department of the presidency).

As illustrated in table 1 South Africa has put forward many initiatives to achieve the
goals of a developmental state and one of those include the National Development
Plan. The National Development Plan, in the simplest terms, is “a plan for the country

to eliminate poverty and reduce inequality by 2030 through uniting South Africans”

(www.cogta.gov). The plan is a national initiative at tackling these issues through
growing an inclusive economy; building capabilities; and enhancing co-operative
governance. The Plan was drafted by the National Planning Commission that was
appointed by President Jacob Zuma in May 2010. Planning is executed at a local
scale but it is integrated as to have one common vision at each sphere of

government. At a local level we have the Integrated Development Plan.

2.5 The Integrated Development Plan and its Rationale
Firstly, fo understand what the rationale for IDP’s are the meaning of integrated

needs to be defined. Integrated planning encompasses

“A participatory approach to integrate economic, sectorial, spatial, social,
institutional, environmental and fiscal strategies in order to support the optimal
allocation of scarce resources between sectors and geographical areas and across
the population in a manner that provides sustainable growth, equity and the

empowerment of the poor and the marginalised.” (IDP Guide-pack, 1999)

The key word to highlight there is that it is a participatory approach so the
participation element of IDP is critical to its rationale and the integration of all these
other elements happens within the framework of participation. It | also key to note
that the IDP is a crucial part of the establishment of a developmental state, as
mentioned in the previous section, therefore participation within planning processes
lies at the heart of a developmental state and achieving develop through these

stipulated developmental goals.

IDP's were initially inspired by the new legislature such as the constitution and made
a required tool for development through the Municipal Systems Act of 2000. It is
stipulated that each municipality must adopt a five year plan for growth in a

comprehensive and integrated manner to realise the developmental goals. As
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stipulated in the IDP guide handbook “The value of integrated development

planning for municipalities is embedded in the formulation of focused plans that are
based on developmental priorities” (IDP Guide-pack,1999, p7), the ultimate goal is to
realise the goals for local government upheld in subsection (1) and (2) of section 152

of the constitution, and section 153 of the constitution.

The purpose of IDP’s is outlined in subsection (1) of section 25 of the municipal
systems act where the IDP is identified as a “principal strategic planning instrument
which guides and informs all planning, budgeting, management and decision-
making processes in a municipality”. This is significant to my research as it falls
squarely within the concepts that frame my research question, the aspect of
decision making and as stated before, the preoccupation with participatory
processes. What is also important to note is that the IDP deals with other aspects
outside spatial planning therefore the managing and drafting of the policy and
document cannot be in the executive capacity of municipal managers but rather
at a much higher executive capacity. According to the Municipal Systems Act
(2000)" the chairperson of the executive committee or executive mayor or the
chairperson of the committee of appointed councillors has the responsibility to
manage the drafting of the IDP or to assign this responsibility to the municipal
manager”. Sub-sub section (e) of sub section (1) of section 152 of the constitution
states that local government should encourage the involvement of communities
and community organisations in matters of the municipality, this is reiterated in
chapter 4 of the municipal systems act. South Africa prides itself on how they uphold
the constitution in all its aspects, yet such large gaps still exist in the process of
realising truly effective participatory processes, as Forrester (2007) highlighted in part
one. The question still remains if there is such a preoccupation with participation in all
of these policies and legislature with regards to planning why is it then reduced to an
objective that needs to be ticked off a list to fulfil the requirements. We have
highlighted the significance of participation and next we will tackle how this aspect

is being managed at a very local scale in Spatial Development Frameworks.

2.6 Spatial element of IDP: The Spatial Development Framework policy and
Plans
As demonstrated in the figure below, the City of Johannesburg follows a set of

spatial legislation which is within the Municipal Systems Act, Act 32 of 2000. Spatial
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Development Frameworks (SDF) are the plans that are purely focused on the spatial
implementation of the IDP objectives.
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Figure 4: Hierarchy of City Plans, showing significance of Precinct planning in larger scheme of the
spatial planning framework, Adapted from http://www.joburg.org.za

This legislature clearly stipulates the significance of spatial policy for different scales
from regional to municipal, to much more detailed plans that stipulate what desired
development is possible at erf level. At a city wide level it is legally required to be
produced in the form of IDP, as mentioned before. This came about because of the
change in development policy to establish a developmental state. The IDP requires
for the Spatial Development Framework (SDF) and Regional Spatial Development
Framework (RSDF) to be compiled by each municipality to carry out the spatial
implication of the development vision. Precinct Plans, as highlighted in red in figure

1, are mentioned within the RSDF because in most cases Precinct Plan policies take
precedence in local spatial policy.

As illustrated in figure 2, Precinct Plans are placed within the category of, and should

follow policies in the overall SDF and RSDF division. Precinct Plans are at a more
detailed scale, detailing from erf to erf. This then gives Precinct Plans an overriding

significance because SDF's and RSDF's policies are adhered to unless otherwise
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stipulated in Precinct Plans. Therefore the decision making process of Precinct Plans

should be more closely monitored because of this overruling factor.
It is clearly stipulated in City Of Johannesburg Spatial policy that,

“This Regional Spatial Development Framework must be read in conjunction with the
overarching Spatial Development Framework. The SDF provides a city wide
perspective of challenges and interventions within the City and the RSDFs are

primarily regional and local implementation tools” (City of Joburg)

Furthermore with regards specifically to Precinct Plans these RSDFs need to “Reflect
localised Precinct Plans and Development Frameworks adopted through official
Council protocols” and that “This document may be superseded by Development
Frameworks and Precinct Plans, project lists and programmes, policies, studies, sub-
programmes, project-business plans that may be approved by Council subsequent

hereto” to further reiterate the significance of Precinct Plan the policy stipulates that

The RSDF document “incorporates certain previously approved Council Policies,
Development Frameworks and Precinct Plans and where ambiguity exists or more

information may be required, these shall act as source documents.

* Approved Development Frameworks and Precinct Plans within this RSDF are
deemed to be relevant for up to five years. At the discretion of the Directorate:
Development Planning and Facilitation, the Development Framework or Precinct

Plan can be rescinded, revised or retained.

* The maps and plans contained within the RSDF are strategic and conceptual and
do not suggest a site specific representation (unless stated as such under a Precinct
Plan)” (City of Joburg)

With such a highly influential power with regard to dictating the progression of
developments according to the spatial policy and plans it is important to note that
the production of a Precinct Plan needs to be monitored stringently to not allow
sinister agendas, such as social or economic exclusion, to avail them in the urban
fabric. It is quite easy to develop a precinct Plan and that is a disquieting aspect.
Any residents association which access to funds that can aid in employing a

consultant can develop a Precinct Plan, what needs to be ensured is that the
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decision making process is open to all stakeholders and is tfransparent to all

stakeholders.

To tackle this issue around parficipation and its requirements in national policy the
IDP Guide Pack document stipulates the conditions under which participation

should take place. The municipal systems act of 2000 states that

o Procedures to receive and deal with petitions and complaints of the public;

* Procedures to notify the community about important decisions (such as by-laws,
IDP service delivery choices, etc.) and allowing public comment when it is

appropriate;
* Public hearings;

» Consultative meetings with recognised community organisations and, when

appropriate, traditional authorities; and

* report back to the community.” (IDP Guide-pack, 1999)

This illustrates the guidelines that the IDP process has put in place to ensure public
participation takes place and certain procedures are followed to ensure inclusion of

citizens in governance issues.

2.7 The Stakeholders that shape the process
The stakeholders in a Precinct Plan are different in every case as much as the

rationale for the establishment of a Precinct Plan is different in every case. There is
not a standard set of stakeholders that participate in the decision making of
Precinct Plans. The one constant that can be mentioned is the municipal official that
will eventually take the decision to approve or decline the Precinct Plan. Other than
that the other constant may be the community, which can comprise of a multitude
of various interest groups, but essentially all are affected but the plans. The definition
of that ‘community’ differs in each case as in one case the community may be the
residents whereas in another case the community may be business owners in the

area or parents of a scholar from a school in the area.

2.8 Components and progression of the process
The following diagram shows the initial steps that are taken to produce a Precinct

Plan. What can be observed in this particular process is that stakeholders are

contacted initially and the vision is developed conjunctively. Although that is what
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the flow chart illustrates we do have the knowledge that before this process reaches

the other stakeholders the

The following diagram illustrates the precinct planning process that was followed:

Establish contact with Representative Residents’ Group, Council Planner and Councillor

Develop a Vision Statement by undertaking a

Status Quo Analysis

= Confirm development issues through public participation
* |dentify Goals

= Indicate Objectives

Develop the draft Precinct Plan-
= Define the Precinct
* Analyse the Precinct

* Propose Actions

= Submit Proposals to Residents

Obtain community input and approval through public participation meetings

i

Revise and submit Precinct Plan for Council Approval

Monitor Implementation of Precinct Plan

Figure 5: flow-diagram of the Bramley Precinct Plan Process, showing how the process was planned t

take place (VBH Precinct Plan Document, 2010, p 7)

2.9 Conclusion
Part one alluded to the different perspectives around the concept of participation

and its significance in formulating inclusive governance and spaces and places that
can be accessed by all. We looked at the notion of power and how it is important to

not be naive about how power can sometimes undermine the participation
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processes when not accurately noted. We also discussed how power plays a role is
undermining how citizens gain a ‘right to the city’ by allowing the power of capital
to be prioritised in the cities and urban spaces. These arguments then led us to part
two where these theories were applied in the practice of development planning in
the South African context, it was realised that participation and the representation
of a variety of stakeholders takes precedence in development strategies such as the
IDP to the development goals of the developmental state. What remains to be
explored is the relevance of this strong link to participation at a smaller scale of a
more focused development goal with regards to the spatial implications, this shall
be further elaborate on and discussed in the unpacking of the case study in chapter
four. How the data will be obtained is crucial in formulating a solid conceptual
framework that will be used in chapter five; the methods should also reflect what has
been outlined in this chapter; | am looking at the participatory process therefore the
method needs to be ethnographic and qualitative, this will be discussed at length in

the next chapter.

Conceptual Framework

Huberman (1994) defines a conceptual framework as a visual or written product,
one that “explains, either graphically or in narrative form, the main things to be
studied—the key factors, concepts, or variables—and the presumed relationships
among them” (p. 18). This is what the conceptual framework of this study aims to do
as it outlines the core concepts and how they relate to one another
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Governance Development

How decisions are Control

made Implementation of
decisions made
POWER PARTICIPATORY IDP PRECINCT
PROCESS PRINCIPLES PLAN
PROCFSS
INTERESTS OF DIFFERENT STAKEHOLDERS
Municipal Officials Developer Residents Town Planning Business/home
Consultant enterprise owners
Alignment of land | Office block Safety; Traffic Mediate needs of | Access to business

uses and proposed
zonings

development

congestion and
retaining the
residential quality

developer and
residents in
accordance to
municipal
requirements

zoning rights

INTERVIEWS AND CASE STUDY

The conceptual framework was informed by the concepts that have been pulled
out from chapters one and two. The key words in the research question and the
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theories explored in chapter two. The interests for each stakeholder group stipulated
are taken from a memo labelled areas of concern study within the supporting
documents of the case study (annexure c). The main data that is analysed are the
interviews and the case study of the Bramley Precinct Plan. The focus of the analysis
is to decipher whether the interests of different stakeholders are being considered
and this is be measured according to the concepts. The two central concepts are of
governance and development control. Governance, which the study stipulates as
‘the decision making process’, has two aspects that are interlinked, the concept of
power and how that relates to the participatory process. Within development
control the two interlinked concepts that follow are the IDP policy and the key steps
of the Bramley Precinct Plan. The different indicators of these four concepts are then
used to measure to what extent each has been achieved and in who's favour (with
regards to the stakeholders). The indicator for the participatory process is Arnstein’s
ladder of participation. The indictor for the IDP policy are the participatory
requirements stipulated in the policy. As mentioned in Chapter two, power for
Foucault is an explanatory tool to explain the how's and why's of society’s
functioning, power exists it is rather a questions of who can obtain it, why, and what
means do they use to obtain it. In that case Power cannot be measured in a
quantitative manner it is rather the perspective the study is taking and the lenses
with which it looks at the participatory process. Lastly the indicators of the Bramley
Precinct Plan steps are in the flow diagram (Figure 5).
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Chapter three: Research
Methodology
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Chapter three

3.1 Data sources and data collection techniques

3.1.1 Introduction

This chapter outlines the different methods used in this research and the reason
behind the use of each method. The theory that forms the basis of each method will
inform the rationale and how these specific methods apply to the research and to
the question being asked. Furthermore the study will relay why these methods are
the most affective in extracting the relevant facts and conclusions of this research as

highlighted in chapter two.

3.1.2 Data sources
The research methods used in this study are qualitative. The study has received most

information from people and their interpretation and perspectives of the situation at
hand. One of the characteristics of qualitative research is that it focuses on the
“participants’ perceptions and experiences and the way they make sense of their
lives” (Creswell, J 2009, p195). The research reflected on the different stakeholders
and their different interests and that can only be deduced from qualitative
information from these groups or individuals. Most neighbourhoods collaborate for a
common cause such as crime, it is easy to establish one collected voice when it
comes to a common threat yet with regard to development; especially in diverse
neighbourhood such as Bramley. The best case scenario is when one common voice
is put forward by a community about a certain issue, but different stakeholders have
different interests. These interests need to be individually communicated and

incorporated into the plans and policies of the area.

The study is mostly concerned with primary sources such as interviews of the
stakeholders, but further information, that comprise as secondary sources has been
collected, such as documents of the process and outcome of the Precinct Plan and
the actual Precinct plan as well as the document denoting the details of the
Precinct Plan. The rationale behind these methods is discussed further in points
3.3.1through to and 3.3.3. There are three main methods comprising of conducting

interviews; discourse analysis and case study analysis. The main objectives were;

firstly, to decipher the perceptions of the interest groups that shape the Precinct

Plan process; and,
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secondly, fo analyse the process itself and how it is shaped. Therefore looking at the

people in the process and the process itself.

The data required firstly comprises of the differing views of the stakeholders and
secondly their agendas and what informs these agendas. Thirdly data
demonstrating what the main reason for initiating the idea of implementing Precinct
Plans is required. Collectively and conclusively what needs to be known is which

group has most of the influence and why?

3.1.3 Data collection techniques
In the research process, data was collected from July 2015. This included interviews

with a Bramley residents’ spokesperson; the private town planning consultant that
was involved in the initial analysis and application for the Precinct Plan; the
developers that commissioned the town planning consultants and lastly the City of
Johannesburg Metropolitan municipality official that was handling the Precinct Plan
process. The reason for only selecting these four individuals is because the study will
be specifically looking at the participatory process in the Bramley Precinct Plan.
Therefore the information needed can only be gathered from people who were
involved in the participatory process. If any random resident is interviewed then they
would not have the insight into the process that this study needs only a few residents
took part in the meetings as reflected in the community participation table in
annexures. When further follow up information was needed another appointment
was made with the specific stakeholder(s). The research also comprised of monthly
observation and survey of the area and its activities. In addition to the interviews,
data was pulled from City of Johannesburg plans and documents and the actual
Precinct Plan document which details the participants and outcomes of the

community participation process.

3.2 Research Design
This research is inductive as it was initiated from an observation instead of a theory

and a critical view will be taken that is informed by the concept of power
mentioned in the previous chapter. According to Goddard and Melville (2004);
“Inductive approach starts with the observations and theories are formulated
towards the end of the research and as a result of observations” (research-
methodology.net). Therefore coming to the distinction that this study is inductive

rather than deductive research.
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3.3 Proposed Methods
As mentioned in section 3.2 there are three main methods that will be employed.

Interviews; discourse analysis and the case study analysis. These methods are
individually discussed as to what they are and why they are relevant to this research.
The reason for focusing on only three methods is because these methods best suit
the study with regards to the information required and the information available to
me. Other methods are not within reach in the allocated time given and in my

capacity as a student and are not relevant to the core questions of the study.

3.3.1 Discourse analysis
In order to thoroughly analyse the IDP legislature; the city of Johannesburg Plans and

the interviews conducted on each stakeholder that took part in the decision making
process, | shall be using the concept of language and power within the theory of
discourse analysis by Fairclough( 1989). Discourse analysis can be described as an
analysis that “aims to expose patterns and hidden rules of how language is used
and narratives are created” (Hewitt, 2009, p1). There is a variety of types of
discourse analysis and the one put forward by Fairclough is Critical discourse
analysis. Critical Discourse Analysis (CDA) was developed by Fairclough (1995) and
others (e.g. van Dijk, 1997), CDA, “within the linguistic fradition of discourse analysis,
understands discourse to be represented by text and spoken communication, whilst
also recognising that discourse is shaped by social practices.” (Hewitt, 2009). Other
interpretations of discourse analysis as defined by other social science disciplines,
illustrate that it is derived from the diverse array of cultural practices, rituals and
norms which dictate the formation of everyday discourse hajer, (1995). *A definition
of discourse which encompasses social practices draws attention to how discourses
are formed and shaped, and to the possibility of contrasting sets of influences

producing divergent discourses”.(Hewitt, 2009, p1).

I shall specifically be looking at language and power to establish the link discourse
analysis has with the theory of power in a foucauldian sense, “Discourse analysis in
the discursive fradition also inspired by Foucault, places emphasis on his concept of
power which is ,,prior to language" (Hastings, 1999, p.10) so that power relations are
reflected in language, but are not a consequence of language (Hewitt, 2009, p2).
This is significant as mentioned in chapter two part 1, power is an imperative
concept in this research and should not be ignored as it plays a major role in the

discourse between stakeholders.
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The linguistic turn in discourse analysis has led to “Discursive traditions which explore
the connections between narrative, positions and identity, through an
understanding of social practices which goes beyond units of text, are adopted by
other researchers” (e.g. Hajer, 1995) (Hewitt, 2009, p2). That particularly important as
my research, as mentioned before, will be looking at interests of different
stakeholders in the decision making process therefore that encompasses the
connections between the stakeholders, what position they each hold in the process

and how they each identify with the space that is being decided upon.

In order to thoroughly delve into the discourse analysis process one has to look at
certain aspects from the outside and other aspects from the inside. Discourse
analysis needs the “researcher gaining a view of the problem from the ,,outside" in
order to recognise the hidden assumptions and practices that form the rules of
discourse formation, as Hidding, Needham and Wisserhof (2000) have described it”
(Hewitt, 2009, p3) and furthermore “In order to interpret the research material, an
appreciation of the embedded norms of social practices gained through being
»inside" the discursive field, is also required” (Hewitt, 2009, p3). The mechanisms of

the dichotomy of insider-outsider research are further explored in the next section.

There are a number of methodological approaches to applying discourse analysis in
research. One of the approaches which appeals to my research is “an approach
taken by researchers is to draw on concepts of discourse and power because they
have utility in illuminating the research topic and material under study, rather than
applying any specific discourse analysis method” (Hewitt, 2009, 08). Researchers
who took this route were often “grounded in ideas of discourses as socially
constructed realities” (Hewitt, 2009,p8). In this socially constructed reality a
“contested nature of multiple discourses raised questions of power within the
debates, including fleeting references to Foucault as well as to other social theorists”
(Hewitt, 2009, p8). It is not ostensible how exactly Foucault®s ideas relate to and how
it may be implemented in discourse analysis it rather refers to a way of thinking that
should be applied within the discourse analysis, so more so a perspective or lens to

look at discourse and interaction with.
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3.3.2 Interviews
Interviews have different purposes and can be structured in a arrange of ways to

obtain different outcomes, there are different types of ways to interact with
‘interviewees’ in order to extract information, from unstructured open ended
questioning to very structured and controlled questioning as illustrated in table 2.
Drawing from that | have realised that it takes flexibility and fluidity within a basic
structure in order to get unbiased and genuine responses from the interviewee. The
more structured the interview is the less informative, underlying themes one will be
able to draw from the subject. Then again the structure should always be present to
draw from as an interview that is too open and fluid go off the topic from what the

interviewer/ researcher is frying to investigate. A balance is required to get relevant

and interesting information.

Table 2: table showing a range of interview typology and how they can be classified from unstructured
to structure. (Gillman, 2000, pé).

The method used in this study comprises a combination of open and closed
questions, | tend to encourage the interviewees to express their opinions and
thought process and once that is fully explored or once the subject has gone far off
topic, which is when | refer back to the list of questions. | use the additional
information to supplement the other questions as respondents tend to answer more
than one of the listed questions as they respond to one of the questions. | conduct in
a manner that feels more like a structured conversation rather than a straight

forward questionnaire. Gillham (2000) gives a list of four main stages in an interview

e ‘the introductory phase
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e The opening development of the interview

e The cenfral core of the interview

e Bringing the interview to a close, both socially and in terms of content”

(Gillham, 2000, p37)

Gillham (2000) states that even if not all the stages are engaged with the first and
last steps are essential in any type of interview in order to manage and organise the
interview. Even before the infroductory phase what is important to establish is that
the person being interviewed knows the basic facts of why they are being
interviewed; the purpose of the project; how long the entire process will take; and
where the interview will take place. The main purpose of the intfroductory phase is to
set the tone of the interview and engage in social cues such as “a handshake; a
question about their journey; an offer of refreshment” (Gillham, 2000, p 39) and
infroducing yourself by name to avoid the awkwardness of formality, but also not

being too friendly as it may come across as a facade.

The closure is significant as this is often ignored but has a major impact for the event
that you need to follow up on some information, Gillham (2000) suggests that it
sometimes best to review what you have learnt from the interviewee in order to
clarify and be given feedback from the interviewee. Before leaving the interviewer
needs to express the value they put on the interviewee’s input such as “that was
very informative” or “you have given me quite an interesting perspective of this
topic”, this is needed as the interviewee values this. Furthermore you inform the
interviewee on how you as the researcher shall proceed with the newly learned
information such as the length of the report you will be writing and when the
interviewee can obtain a copy or by simply inviting the interviewee to the
presentation of the work. These are all elements that need to be carefully and
consciously considered in the interview process to gain real usable data and | shall

be employing these techniques in my own research

3.3.3 Case Study
The definition of a case study as a research method is defined according to its use

and goal, “the essence of a case study, the central tendency among of types of
case study, is that it tries to illuminate a decision or set of decisions, why they were
taken, how they were implemented and with what result” (Yin,2003,p12) Case
studies are used in social science research. “Case studies are the preferred strategy

when “how” or “why" questions are being posed when the investigator has little
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control over events” (Yin, 2003, pgl). In the case of my research question | look and
‘how’ the process of Precinct Planning accounts for different interest groups,
therefore saw this method of research is appropriate for my research. Case Studies
help researchers define the context and measure up that specific context to the
literature in order to decipher the theory’s relevance in real life contexts. There are
three types of case studies, descriptive and exploratory or explanatory, and each
has its own purpose and its own outcomes. Exploratory case studies are mostly
considered to be the part that precedes the actual social research, while
explanatory case studies are used to do straightforward investigations; “descriptive
case studies require a descriptive theory to be developed before starting the
project” (uefap.com accessed 27 September 2015). “Exploratory: The goal is to
develop propositions for further study Explanatory: the goal is to make casual
conclusions about why a decision or event happened as it did. There is an infention
that the results generalize to other situations. Descriptive: the goal is to describe
something unknown” (wordpress.com, accessed 27 September, 2015). From this
simplified description of the goals of each type of case study | can clearly deduce
that the Bramley Precinct Plan Case Study can be identified as an Explanatory case
study as | am looking info the why and how of the participatory process and its
inclusion of all interests from different interest groups. | can also come to the
assumption that this research is not trying to make sense of the unknown, therefore it
is not descriptive and this research is not setting the ground work or initial themes for

further future investigations theretofore it is not exploratory (Yin, 2003).

The research includes once off interviews with The Bramley residents association
member who was actively involved with the Bramley Precinct Plan; | have selected
a specific resident who represents the residents to gain their perspective. Secondly |
have interviewed the developer involved initially. Thirdly | have interviewed the
private town planning consultant that was involved in the initial analysis and
application for the Precinct Plan. The fourth person of interest is the City of
Johannesburg Metropolitan municipality official that was handling the Precinct Plan
process. Lastly | have interviewed an enterprise and business owner in the area to
gain their perspective. When further follow up information is needed | made follow

up appointments with the specific stakeholder(s). It was easy to get in contact with
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the town planning consultant as | have worked for him before. This relationship has
enabled me access to the developer and municipal official as the fown planning
consultant worked with them on the Precinct Plan and will therefore, thus he helped
me to contact them and make an appointment to see them. As for the resident
representative and home enterprise owner, it has been a little more difficult to
establish contact them therefore | took myself to Bramley and randomly select a

business along corlett drive.

In addition to the interviews data from City of Johannesburg plans and documents
was collected. What was also collected was the actual Precinct Plan document
which details the participants and outcomes of the community participation

process.

3.4 Ethical Considerations
Firstly, one of the ethical considerations that presently adheres to this research is

being mindful of participants’ individual human rights and conducting this research
in a manner that does not infringe on those rights. Another ethical issue is one of
interpretation of data. The manner in which the findings have been reported should
be unbiased in order to serve my own interests of proving a specific personal
opinion; findings will be presented as is the nature of the biasness of the research has
been discussed in length in the section about conducting research as an insider.
Investigate what the issues are in being an ‘insider’ (Insider because | have worked
with the private consultant and | know people who feel excluded. Another ethical
consideration that needs to made is the question of insider research and how
impartial said researcher can be when an established connection exists between

researcher and the field being researched

3.4.1 Insider Research: Being an Insider looking in
Insider research is defined in many different ways, for instance one interpretation is

that, “insider research has been defined as the study of one’s own social group or
society” (Naples, 2003, p. 46). | classify myself as an insider because | worked for the
Town Planning firm that was appointed to produce the Precinct Plan. “Insider
research is that which is conducted within a social group, organization or culture of
which the researcher is also a member” (Greene, 2014, p1), the particular realm that
is being investigated is the ‘positionality’ the position of being an insider is defined by

position that the researcher has within the community that he/she is researching, in
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other words “Positionality is determined by where one stands in relatfion to the other”
(Greene, 2014, p2). It is important to thoroughly tackle the issues that arise with being
either an insider or outsider in research because “Despite the influence of one’s
theoretical and cultural viewpoints and the importance of acknowledging one’s

own biases, researchers rarely address their position in their research” (Greene, 2014,

pl).

“Early definition by the sociologist Robert Merton (1972) states that the insider is an
individual who possesses a priori intimate knowledge of the community and its
members” (Greene, 2014, p2). This definition implied that you do not necessarily
need to be a part of the community that you are researching. As it is in my case |
have prior knowledge of the neighbourhood as | lived in an area not to too far from
this particular neighbourhood so | accessed many services in that area but | am not
part of the community as | do not live in that specific area. My other connection to
the study area is that | worked for the consultancy that carried out the tasks of
getting the Precinct Plan approved. In this sense | may have the bias with regards to
how | view the developments in the area ad who | initially perceive the group that

has not had all the interest represented in the decision making process.

Insider research is often contrasted to outsider research and this is defined, “based
on the definition offered by Merton, this would be research that is undertaken by
those who do not have a priori knowledge of the community under study, nor its
members”( Greene, 2014, p2). Yet there have been academics who see this
dichotomy as false and researchers could rather be put on a continuum and not
either or as there are different degrees of knowledge and involvement which

depends of how ‘prior knowledge' is defined by the researcher.

There are advantages and disadvantages to being an insider in the research you will
be conducting. The Advantages would include Knowledge; Interaction and access.
The knowledge refers to the type of information the researcher is exposed to, for
instance if the community that is being observed or researched is one that is very
different from the researchers own experience then it may cause to a certain extent
some culture shock, and a misunderstanding of that community's customs and
culture. Insider researcher have the capacity to assimilate more smoothly into the
culture as they have reference and can understand the motives behind certain

decisions, “insider researchers have the “ability to ask meaningful questions and

57



read non-verbal cues,” as well as the ability to “project a more truthful, authentic
understanding of the culture under study” (Merriam, Johnson-Bailey, Lee, Kee,
Nfseane, & Muhamad, 2001, p. 411). Therefore knowledge is more accessible and
easily interpreted. Being an insider researcher allows for that researcher to have
quick and easy access to the knowledge that is mentioned before this, when
compared to a researcher who is an outsider information is not so easily accessed as
the researcher is not familiar with the systems in place and where to access such
information and from whom . “Advantages of being an insider with regards to
accessing the field ‘more quickly and intimately’ have been referred to as
‘expediency of access’ *(Chavez, 2008, p. 482). With regards to interaction, with
researchers who are unfamiliar with the community they are engaging in or
researching it may affect the ease with which they feel comfortable interacting and
conversing with the community. It may also affect the manner of reception because
if the researcher is perceived as an outsider, the way in which they communicate
will not be as organic or comfortable and so that may affect the quality of
information that is conveyed and collected. “Interaction is more natural and they
are less likely to stereotype and pass judgment on the participants under study.
Because they are familiar with the group and social setting, insider researchers know
how to approach individuals; thus their colleagues are usually happy to talk”
(Greene, 2014, p3).

The disadvantages of being an insider researcher include the information collected
being too subjective and biased. Researcher tends to normalise a situation and not
note it accurately is may not be a norm to some of the readers of the research and
research t aim to be as objective as possible. Although it is thought that researchers
who are classified as outsiders have a higher inclination to make assumptions and
stereotypical thinking, insiders are also prone to the same vulnerability to make
assumptions based on their prior knowledge of the community and society. With
regards to being biased Insider researchers tend to be too involved or too close to
the situation to be subjective or ask confrontational questions about their own,
“Researcher’s personal beliefs, experiences, and values influence the study
methodology, design, and/or results” (Greene, 2014, p4), therefore they need to
monitored to always be subjective. Insider researchers must be cognisant of
projective their own personal views as research. Although researchers must be

cognisant, it is not an entirely bad position to be in, “Insider researchers mustn’t fear
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bias, for “The insiders’ biases may be a source of insight as well as error” (Aguiler,
1981, p. 26). Also as mentioned in chapter two “researchers... may inadvertently
hold preconceived and perhaps even incorrect perceptions of the social group or
Organisation under study, and, thus, must make efforts to become aware of these
and where a concern, dlleviate the ill effects of such biases” (Greene, 2014, p4). In
chapter two it was mentioned that this may occur amongst the different interest

groups in the participatory process.

Chavez (2008) puts forward a solution to the issues of that arise with being an insider
researcher, in terms of conducting interviews with interviewees that are familiar to
the researcher. “To avoid receiving deferring responses from participants, (such as
you know what | mean or we talked about that before), She would begin the
interview session with a disclaimer, indicating that although she may have already
discussed this with the participant before, it would be best if he/she could pretend

as if they were talking about it for the first time” (Greene, 2014, p3).

3.5 Conclusion
The methodology has been mainly based on the analysis of the interaction of

different stakeholders that took part in the decision making process. In deciphering
these interactions and how they amalgamated from different perspectives and
different interests , the methodology has considered all positive and negative
aspects of conducting qualitative research as an insider researcher, in that
highlighting aspects that need to be avoided in order to make the research
unbiased and in-line with ethical considerations. It has also explored the method of
discourse analysis and the complexities that arise with that particular type of analysis
but also highlighting the benefits that this research shall reap specifically with the
route my research will be taking. In order to apply this method of first understanding,
and deciphering the mechanisms of this decision making process one must fully
understand the components of the process and what they are based on. This will be

tackled in chapter four where we look at the case study.
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Chapter four: Case Study of
Bramley Precinct Plan
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Chapter four

4.1 Introduction
As mentioned in chapter three, a case study is an appropriate method to extract

information about the Bramley Precinct Plan and its participatory process. As
indicated earlier, a case study “tries to illuminate a decision or set of decisions, why
they were taken, how they were implemented and with what result” (Yin, 2003, p12),
and that is exactly the goal of this research as the study is attempting to decipher
how Precinct planning accounts for different interests in the decision making phase
in the participatory process. In that instance a case study will illustrate how certain
decisions were made, by whom, with which interests in mind furthermore what
affected these decisions? Bearing in mind the complex concept of community and
how different interest groups have fractured interests even within an interest group.
This chapter will look at the historical context of the Township, the significance of
Bramley and various elements of the Precinct planning process that exemplify how

different interests were factored into the final outcome.

4.2 History of and condition s of Bramley Township
Bramley is a middle-class residential township with a low density of one dwelling per

erf. Bramley is considered a middle class residential township according to the
property prices and rates payable. It has two major routes, being Louis Botha
Avenue and Corlett Drive, which have high volumes of traffic going through at peak
hours( the exact numerical values can be found in the fraffic impact assessment
that was conducted: in annexures). Bramley Township is also bordered by the M1
which is a high volume motorway that connects Johannesburg CBD to the national
route of N1. There are 562 erven in the Bramley Township. According to the VBH
Precinct Plan Document (2010) the core parts of neighbourhood include the core
residential areq; Louis Botha Avenue; Corlett Drive; and area between junction
Avenue and the M1. Bramley Township is surrounded by Townships such as Melrose
Arch and Birnam to the West; Savoy Estate and Waverly to the South; Bramley
Gardens, Kew and Gresswold to the East; and Bramley North to the North, as
illustrated in figure one in chapter one. The surrounding Townships are predominantly
middle-class neighbourhoods. Bramley Township is well-located as it is within
reasonable distance with shopping; educational and sporting facilities as illustrated

in table 3 and the land use map (figure 6).
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In the analysis section of the VBH Precinct Plan document (2010) it reflected that at
that specific time Bramley had a problem of high crime and high volumes of traffic
going through the neighbourhood as an alternative to Corlett Drive and Louis Botha
Avenue routes. The areas that were experiencing urban blight consisted of the
student village area as the map below, illustrated as the educational block in

orange.

Figure é: Properties situated north of the Bramley Primary School, showing urban decay (VBH Precinct

Plan Document, 2010, p26)
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Use Location
Educational
Bramley Primary School Bramley
Q-House Primary School Bramley Gardens
Gresswold Spec Gresswold
Allenby Campus Bramley North
Waverley Girls Waverley
St Mary's Girls Waverley
Bimampark Business College Birnam
Sporis
Wanderers Sport Grounds Fairway
Highlands North Soccer and Hockey facilities Highlands North
Waverley Sport Grounds Waverley

Parks and Recreational facilities

Bramley Park

Bramley North

Granville Place (Bird Sanctuary)

Bramley North

Waverley House Provincial Heritage Site

Waverley

James and Ethel Gray Park

Melrose North

Shopping

Bramley Shopping Centre Bramley North
Freeway Centre Bramley Park
Corlett City Gresswold
Balfour Park and Highlands Cenfire Gresswold

Capri Centre

Savoy Estate

Melrose Arch

Melrose North

Park Gallery Melrose North
Other facilities

Bramley Post office Bramley
Northview Traffic Department Gresswold
Balfour Park Post Office Gresswold
Birnampark Post Office Birnampark

Places of Worship

Bramley Gardens,

Elton Hill, Bramley North,

Table 3: Surrounding facilities, lllustrating how central Bramley fownship is to a variety of facilities and

services (VBH Precinct Plan Document, 2010,p 11)

4.3 Process of Precinct Plan
The Bramley Precinct Plan was created to deal with a specific problem but evolved

in scope to deal with many other issues that face the neighbourhood. Once public
participation took place and the stakeholders put forward their inputs into the
Precinct Plan, the core issues were identified. Initially the Bramley Precinct Plan was
initiated to deal with the mismatch between the land uses that were taking place
and the spatial policy that dictated an irrelevant land use plan for the
neighbourhood, especially along Corlett Drive and Louis Botha Avenue. Along
Corlett Drive there had already been the consent use development of home

businesses, along this busy arterial road, whereas the zoning for the area was purely

64



residential. The changes in the neighbourhood where also influenced by the new
development of the Melrose Arch mixed use development, West of the M1. There
had also been a disparity between the zoning rights being granted and the RSDF
policy for the area and as pointed out in chapter two, whenever a Precinct Plan is

enacted it takes president above the RSDF and SDF policies for the area.

Devcon developers under The New Order Investment Group, appointed VBH Town
Planning as their town planning consultants to prepare a Precinct Plan and see to it
that it serve the purpose of being a more detailed sub-set of the RSDF. Devcon
originally wanted to develop office space which was not corresponding with the
zoning of the area and each time had to proceed to the Townships board to get
their rezonings approved. The Town Planning official in charge of the area realised
that change could no longer be resisted as many similar rezoning were coming
through and being rejected and thus proceeded to request that Devon conduct
and produce a Precinct Plan for the Bramley neighbourhood. At the time VBH Town
Planning had planned to propose a Precinct Plan that would fall in-line with the
2009/2010 Spatial Development Framework and Regional Spatial Development
Framework policies and the core spatial configuring elements. It was also prepared
in line with the Precinct Plan Policy set out by the City of Johannesburg (which was
being reviewed in 2010) but provided for a controlled portion of office space and
home enterprises. The plan that was proposed to target four areas being the area
along Corlett Drive; the area bounded by the M1, Junction Road and Corlett drive
as illustrated in figure 8; the third area was along Louis Botha Avenue and lastly the
core residential area. The overall objectives, after incorporating the community’s
inputs in the public participation meetings, according to the VBH Bramley Precinct

Plan document (2010, p 25) were to:

— "“Define the development objective for the precinct

— Align the land use management controls with the objectives

— Establish a Bramley Residents’ Association to promote communication
between the community and relevant council officials

— Reduce crime within area by supporting the Safety Initiative in the Bramley
Township

— Improve Traffic movement and management

— Promote a better quality neighbourhood
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Each section highlighted in the plan has been targeted to realise these core

objectives”.

The significance of these goals is in one particular goal, to “establish a Bramley
Residents Association”. This points to the fact that no residents’ association existed
prior to the initiation of the Bramley Precinct Plan. This is set as a priority because it
makes it easier for the fown planning consultants and the developers to make
contact with a body of representatives elected by residents to represent their
interests. What was happening instead was that VBH had to notify the residents by
handing out notices door to door (as mentioned in the table showing the dates and

aftendance of the public participation meetings).

When policy that requires public participation to take place is looked at, often the
problem that arises is the question of different stakeholders being given the platform
to participate equally. What is not looked at in depth is how those stakeholder
groups are defined? How they form themselves as groups? And what type of
representative frameworks and structures they have in place. These are equally
important questions as these aspects may affect the level of inclusiveness and equal
representation in a public participatory process. In the case of the Bramley Precinct
Plan certain individuals took up the role of being resident representatives but they
were not elected thus not fairly or equally representing all the residents of Bramley.
Another limitation in the specific case of the Bramley Precinct Plan is that the
residents of Bramley have a variety of interest yet the residents were treated as a

homogeneous mass because of the representative structure in place.

One positive element of this goal to establish a residents association is that the
organisation of such a structure would work to the advantage of the residents by
giving them more power to make decisions, and a more open platform to discuss
different interests amongst the residents. This is one instance where power is shared
as the consultants put forward this idea to establish such a structure to empower the

residents.

4.4 Spatial Development Framework and Regional Spatial Development
Framework policy
The Bramley neighbourhood falls under the RSDF 2009/2010, Administrative Region E,

and Sub area 21 of the city of Johannesburg Municipality. The sub-area comprises

not only of Bramley but of other neighbourhoods such as Melrose North, Atholl and
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Waverly. The core developmental goal is “to retain and embrace the residential
character and ambience of the Sub area by managing non-residential
developments”. One can gather from this policy principle that, the spatial policy
works in favour of the residents and their interests and at a disadvantage to
developers or business owners in the area. The RSDF 2010/2011, Administrative
Region E, and Sub area 21 of the city of Johannesburg Municipality developmental
goal for the broader sub-area was retained as the same goal as the 2009/2010 RSDF.
Whether the developmental goal will remain the same under the current revision of
the RSDF will remain to be seen, but the spatial policy is more likely to support non-
residential development. But yet again as highlighted in the previous section the
RSDF does not to need to necessarily change as the Precinct Plan, once approved
by council, overrules the policy stipulated in the RSDF, as it is a more specified policy
for the area at a finer detail which dictates the zoning rights and densities allowed
for each erven. Thus highlighting the importance of how precinct planning accounts
for difference, as Precinct Plans have the power to influence change in and shape
spaces at a very detailed level. It is also important to note that the city of
Johannesburg works to prioritise the interest of residents by “retaining the residential

character”, yet this can easily be dispelled with the use of a Precinct Plan.

4.5 The Stakeholders that shape the process
The stakeholders consisted of the firstly the investment group that appointed VBH

Town Planning which is New Order Investment No 2 (PTY) Ltd. The New Order
Investment Group had vested interest in The Bramley area because of their interest
in the home offices that have been developing in the area and their inability to
attain zoning rights that were in accordance with the land use. From this perspective
it is safe to assume that business was the key influential factor in pushing for the
Precinct Plan and the key business areas were along corlett drive and along Louis
Botha Avenue. It was key in the sense that the disparity between the land uses and
zoning rights was most evident between the two land uses of residential and office
space. What initiated the Precinct Plan were the constant rezonings being applied

forin the area for office space, as the municipal official mentioned in his interview.

The second group of stakeholders consisted of the residents, this was a bit
challenging to gather as Bramley at the time did not have a formal residents’

association therefore it was a door to door effort to get the residents to participate in
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the decision making process, as illustrated in figure 2(Flyer of announcement for a

public meeting) in annexures.

The third group that has interest in the Bramley area are the home based businesses/
enterprises. A trend of these enterprises establishing along Corlett Drive was initially
what started the probe to establish a Precinct Plan to ensure the zoning rights are in
line with the land uses. Their interest in the area goes against the developmental
goal for the sub-area to not promote non-residential development but it is evident
that their interests were represented in the form of a new office block at the
boundary of the M1 and Junction road, as illustrated in figure 8. Furthermore the
Home Enterprises were privided for in the 2010/2011 RSDF as the first row of all erven

along Corlette Drive were earmarked for office use as depicted in both the land use
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and precint plan maps (Figure 7 and annexures).

Tek (011) 303 2800

OPMENT Job Ref No.
A RU P BRAMLEY PRECINCT DEVEL did
TransportPlanning OVERALL PRECINCT SITE LAYOUT T

Figure 8: Map of proposed layout plan for area bounded by the M1 and Junction road. For proposed

office space (VBH Precinct Plan Document, 2010, p 28)
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Lastly the fourth stakeholder and most important is the City of Johannesburg,
represented by a municipal official that decides on the approval and adoption of

the Precinct Plan.

4.6 Components

4.6.1 Public Participation meetings

There had been a series of 4 community participation meetings held between May
2009 and September 2009. The first meeting, which was an infroductory meeting,
was held between the town planning consultants and the safety initiative in Bramley
(VBH Precinct Plan Document). At that stage the safety initiative was the only type
of neighbourhood structure in place which had established some level of contact
with the residents in the area. The safety initiative basically dealt with crime issues in
Bramley Township, therefore it had not an adequate structure to deal with fown
planning issues, but a starting point in contacting residents. The only drawback is
that the Precinct Plan had to include the safety initiative's interests in crime
prevention. The inclusion of these interests is evident in the memo labelled ‘areas of

concern’, in annexures (VBH Precinct Plan Document, 2010).

In the first meeting VBH introduced the proposed Precinct Plan. The first formal
meeting with neighbourhood representatives (who are mentioned in a memo
labelled ‘intended formation of a Bramley Residents Association’, in annexures) was
held on the 18" of June 2009 and 19 residents attended (VBH Precinct Plan
Document, 2010). The low attendance was blamed on the fact that there had been
no residents association in the Bramley Township in affect at the time so although
they were in touch with the safety initiative it was not beneficial as they had their
own mandate and could accommodate town planning issues to a certain extent
(VBH Precinct Plan Document, 2010). It was difficult to reach residents as a whole
including those who had not been participating in the safety initiative, flyers were
handed out door to door and the meeting was advertised in the local newspaper
(VBH Precinct Plan Document, 2010). The second official meeting was held on the
26™ of August 2009, at this meeting the progress of the Precinct Plan and the issues
related to the developments were discussed. 13 people attended this meeting. The
third and final community participation meeting took place on the 15" of
September 2009; the purpose of this meeting was to address the dissatisfaction

experienced by the residents about being notified about the dates, times and
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venues of these participation meetings (VBH Precinct Plan Document, 2010). This
dissatisfaction was warranted as many residents did not know about the meetings
hence the poor attendance in the first two meetings (VBH Precinct Plan Document,
2010). Although the town planning consultants did try to notify residents with the
avenues available to them, such as distributing flyers door to door and placing a
notice in the local newspaper, it was still not sufficient, the difficulty was warranted
to the lack of residents association in the area (VBH Precinct Plan Document, 2010).
In this meeting the outcome of the questionnaires was presented and the
correlation between the plans and the residents’ input was also explored (VBH
Precinct Plan Document, 2010). 60 people attended this meeting and a unanimous

acceptance of the plan was reached (VBH Precinct Plan Document, 2010).

4.6.2 Outcome of meetings and questionnaires
Table 2 illustrates the main issues that arose and the interventions for each issue. In

the first official meeting held on the 18t of June 2009(VBH Precinct Plan Document).
In this meeting the proceedings of a Precinct Plan were explained and furthermore
the manner in which it will be conducted and how the plan fits into the broader
spatial polices as drawn up by City of Joburg (VBH Precinct Plan Document). The
proposed plan was also discussed and the attendants of the meeting were given an
opportunity to raise their concerns in general with the Bramley Township and the
proposed plan itself, furthermore a “questionnaire was distributed to the community
requesting input on security, fraffic, engineering services, urban and environmental
decay and eleven questionnaires were received back” (VBH Precinct Plan

Document, 2010, p46). Figure ¢ illustrates the questions in the questionnaire and the
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outcome of the questionnaire.

(OO

Name: p(:l’[l(‘ ENTINGES oF 7(;1’—73,1_\

Street Name and Number:

Questionnaire : Proposed Bramley Precinct Plan
{Insert an X for Yes or No)

Yes

g
:d

Have you personally been consulted on the proposed Bramley "Precinct Plan”
by VBH town planning consultants?

Do you believe that the area needs residential densification with commercial
development?

——

In your opinion, what are the most important factors that would improve the
quality of life of Bramley residents?

Preserving the leafy and green nature of Bramley

Home owners peace of mind & Privacy

Reduction of Traffic Congestion

Reducing transient pedestrians moving through the area

Reducing Taxis shoricutting through the area

o~ J-d

What is, in your opinion, are the greatest contributors to crime and insecurity
in the area?

N 0 lo
PR PP A e

Thoroughfare traffic and transient pedestrians moving through the
area

Transient pedestrians moving freely through the area ) O;
Free Access to Louis Botha Avenue and Alexandra Q ﬂ

L] Al
Multiple Access points to the Area Ry

F”
Joo

Potential Transient Construction workers working in the area

Do you believe that the proposal by VBH town planning consultants addresses
the needs of the Bramley community?

Do you know who VBH Tewn Planning Consultants are acting on behalf of?

Q10
J&Pm_

If yes, pl indicate who:

Please forward this questionnaire to any other property owner or lease holder
within the area for return to myself at dfberry@telkomsa,net or at 32 High
Road, Bramley

p—

W

s

Any further comment would be greatly appreciated.

Figure 9: Questionnaire Results (VBH Precinct Plan Document, 2010, annexures)



Bramley Public Participation comments

Issues

Comments

Security

Roof break-ins, rat problem. Drunks, noise, speeding, vehicles,
heavy lorries, restaurant very close, possible illegal tenants on land
(88 Eden Rd). Security improvements since establishment of ADT
hut, break-ins, cars stolen, hi-jacking, improved since ADT was
established, many vagrants walking trough suburb.

Traffic

Access of lorries and large vehicles to restaurant (88 Eden Rd),
informal garage repairs, waste paper storage probably illegal land
use. Traffic worsening on Forest Rd as taxis and heavy vehicles
use the road as a Corlett Drive by-pass. Pedestrian traffic very
heavy and they use it as a cover for crime. Homestead Rd and
Corlett Drive traffic peak hour is unbearable. Traffic congestion on
Corlett Drive and traffic cutting through Bramley-Forest Rd and
Junction Rd to get to Corlett. Traffic congestion in Linden Road
due o taxis and cars picking up children from school as there are
insufficient parking.

Engineering Services

No notice when Jhb Water terminates supply. Sporadic power and
water cuts and occasional sewerage leaks caused presumably by
the new developments in the area. Number of water, power and
sewerage interruptions. Some properiies appear to have t many
residents for services. Pavements in shocking conditions, potholes
in Corlett Drive, filth on the streets. Streetlights not working, lack
of repair and maintenance. Constant power interruptions and
sometimes water interruptions with no notice. Electrical overhead
cables cause problems when trees are not cut.

Urban decay

Building on top of existing structures, illegal land use. Louis Botha
at the end of Eden Rd and Eden Rd at Junction with Louise Botha
in a terrible condition, overcrowded houses. Urban decay in all
areas, unkempt pavements, general disrepair of homes. The
conditions around Bramley Primary School and old age home is
poor.

Environmental

Bad sidewalks, dirty water and urine on roads. Filthy sidewalks at
the end of Eden Rd, outside Texan Luncheon Bar and opposite
Corner, fully grown trees hacked down by developers. Decay of
open areas, shocking sidewalks.

Initiatives

Metro police could come to Eden Rd every morning Mon-Fri
between 6:30 and 8pm to monitor and control hundreds of
pedestrians walking in the road. Maintain Eden Rd as a cul-de-sac.
Move the existing road closure of Eden Rd from Louis Botha to a
new position further down approx. 35m in a westerly direction.
Restore old suburb ethos to Bramley, stop slumlords. Encourage
home owners (o be responsible for the areas outside their homes.
Neighbours to make contracts with each other. Be supportive of
the security operations in the area. Close off all streets leading into

the suburb from Louis Botha. This will keep unwanted traffic and
persons out of the area and will reduce littering in the area. Close
off certain roads to stop traffic and people walking through
Bramley. Possible Road Closures, and an increase in dustbins in
the area. Due to this being an dangerous area street lights should be
always working.
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Table 4: Bramley Public Participation Comments (VBH Precinct Plan Document, 2010, annexures)

4.7 Conclusion

Bramley Township has proven to be an interesting case study in both perspective of
me having personal experiences in the area and other things being revealed to me
through taking an objective look at the township through planning principles. What
has been revealed is that interests and priorities differ amongst the residents, such as
crime prevention being one priority and the reduction of traffic being another. The
solutions to those problems may be counterproductive as safety would require
closing off roads and reduction of traffic requires expanding of roads. That is one
example. Another aspect that has been revealed is the actual conundrum of
stakeholder groups and their representative structures and frameworks. Having a
representative does not automatically translate to having your specific interests

represented.

More specifically what the documents about the participatory process revealed
and what the interviews revealed was different yet the interviews helped me better
understand the documents. Chapter five will further interrogate the findings and
case study in accordance with the concepts investigated in chapter two and three
and come to the conclusion as to what extent the participatory process as inclusive
according to Arnstein’s (1969) ladder of participation and the policy requirements
for IDP.
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Chapter five: Findings and
Analysis



Chapter five

5.1 Introduction
As stipulated in Chapter one the main objective of this study is to examine the theory

of participation and how if relates to the practice of development control, by
analysing how different interests are factored in to the participatory decision-making
process. The interest groups that | investigated include groups such as residents of a
specific neighbourhood; business/ home enterprise owners in the area; developers
interested in investing in the area; the municipal officials and town planning
consultants commissioned to produce the Precinct Plan. The research question
focused on how the Precinct planning process accounted for these different interest

groups.

The aim of this chapter is to analyse all the collected data together with the issues
identified in the previous chapter, outlining some of the details in the participatory
procedures of the Bramley Precinct Plan. These aspects have been analysed
according to all the theory explored in chapter two. What was explored in chapter
two was the spatial policies and their participatory requirements; furthermore all the
theory that speaks about the typologies of participation and how to accurately
measure according a continuum from full participation to partial to non-

partficipation was discussed (Arnstein, 1969).

This chapter will explore the concepts that have been dominant in the study such as
power and the participatory process of Precinct planning. This chapter shall also
analyse, according to how each concept is measured, whether or not each of the
concepts were ensured within the Bramley Precinct Plan Participatory process and
to what extent this has been achieved for each stakeholder. The main concern is
the different interest and how they were accounted for individually in the overall
process. Firstly the chapter will look at the findings within the interviews in addition to
the case study in the previous chapter, then the analysis will be based on the
conceptual framework from chapter two, measuring it against the data from the

interviews and the case study to answer the research question.

5.2 Findings
Many key factors were learnt through the interviews with the key decision makers,

and the study was able to understand the process in a more in-depth way. The
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planning documents that were obtained for scrutiny (such as the VBH Precinct Plan
document and other files pertaining to that) provided a limited view of the
perspectives of different stakeholders. The interviews revealed that the different key
decision makers have different perspectives of their position in the proceedings and
of their relation to one another. The interviews revealed to me that the different key
decision makers have different perspectives of their position and of one another. For
Instance the Joburg city council representative saw the Precinct Plan as a way of
helping the developers in the area by having a plan that will allow for office
development and have this be endorsed by the residents in the area rather than the
developers always going to the townships board to get these types of
developments approved and then having to face objections from the residents in
the area. Evidence of this is shown in the Joburg City Council representive’s interview
where he states “The council had been receiving many applications in the Bramley
for office and business developments which were subsequently denied as they did
not fall in line with the then spatial policy stipulated in the RSDF. These denied
applications were taken to townships board to be appealed and subsequently
approved on the basis of the traffic implication of those properties being adjacent
to the M1 and the busy mobility spine of Corlett Drive” (City of Joburg official, 2015).
The developers saw the Precinct Plan as a requirement from council that were not
prepared for as | paraphrase the developer in saying “all we wanted was to
develop that specific area and all of a sudden we were expected to prepare this
Precinct Plan and get it endorsed by the residents”. The developers followed
through as they could the benefit of the plan in providing clarity about the future of
development in that area. In that case, the developers’ interests are included and
the specific land rights that are allowed are clearly stipulated. The council also
benefitted from the proposed Precinct Plan because it would be a clearly defined
plan that incorporates the needs of the key decision makers in the area. The plan
allows for adjustment to accommodate new dynamics in the area but also
stipulated clearly defined development control, as defined in chapter two. The plan
in addition had to be fully backed by the residents in the area and thus ensuring
public participation. Although this type of participation has to take in consideration
the aspects highlighted by Forester (2007) about the power dynamics in discourse

between different stakeholders.
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The perspective that the residents had of the town planning consultants (VBH) and
the developers did affect the proceeding as The residents were naturally suspicious
and sceptical of ‘the other’s’ intensions in the process even though they had no
apparent hidden intensions. This is evident in the email correspondence between
the residents’ representative and the town planning consultants. It is also a concept
that Forester touches on in Chapter two stating that “public hearings often leave
people more frustrated, distrustful, and even resentful of both government and their

"

fellow citizens than they were before their opportunity to ‘participate’ (Forrester,
2007.,p 6). The main problem was the absence of a body that represents the
Bramley Township residents. Therefore it was difficult to efficiently contact the
residents and the residents took this as being underhanded as many were not
informed about the proceedings. This is evident in the emails between the residents’
representative and the fown planning consultants where the residents’
representative lashes out and calls the consultants and developers alike a
derogatory term because the date of a scheduled meeting was rescheduled . The
residents’ representative was obviously suspicious and thought something
underhanded had been going on. The residents’ representative was quoted in an
email on the 4 of September 2009 stating that “we trust that do ‘dirty’ tactics like
changing the date or time shall be attempted” (residents’ representative, 2009),
referring to the agenda for the meeting was scheduled for the 16™ of September
2009 The Town Planning consultant shared his opinion in that Precinct Planning is the
most direct form of public participation as compared to the larger scale plans such
as SDF's because in Precinct Planning there is actual interaction with residents and
the larger scale spatial policies only require comment form the public through
adverts placed in various newspapers. Furthermore planning policy at national level
is more influenced by politics and the current socio-economic policy in place, e.g
The National Development Plan and its prioritisation on alleviating unemployment. In
Precinct Planning the most affected group seemingly has the opportunity to relay
their opinion about their surroundings and have them incorporated into the plan.
The most affected in this case being the residents as they are the most directly
impacted by any changes with regards to aspects such as, for example traffic.
Although there are other factors that can be considered such as the ability of the
City to raise taxes, and the argument for more efficient use of space through

promoting mixed land use. The fact remains that even these factors affect the
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people who live in these spaces the most. Additionally the effect these changes will
have on their property prices. The residents are the most affected simply because

they live in the area and experience it on a daily basis.

The interviews with the different key decision makers are by far the most valuable in
deciphering who's interests were factored into the decision making process and in
what manner. The comments from these key decision makers also helped in
investigating the perceptions formed and the perspectives taken by each
stakeholder of firstly their own position and secondly the position of others in relation
to them and how that position would impact them and their interests being factored
to the final plan. In Chapter two Forester questions “Can we even conceive, let
alone actually organise, a democratic policy-making process that features both a
high level of participation by members of the public and genuine negotiation
among diverse stakeholders that will pragmatically and efficiently generate
effective public policies that enjoy widespread and lasting public

support?” (Forester, 2007, pé). From the interviews one can gather that this difficulty is
experienced in the sense that genuine negotiation takes time that the developers
did not have. Therefore based on this the participation was not effective but rather
rushed. Decisions needed to be negotiated but what rather happened was a
process of firstly developing plans and then seeking comment after the fact. The
concept of power is evident in the interviews as the participatory process aimed to
balance out the different levels by power, hence why the municipal official made it

a requirement for the developers to acquire the endorsement of the residents.

5.3 Conceptual framework

The conceptual framework below, which was developed in chapter two, will be
used to address some of the questions raised against the data collected in the IDP
documents, the interviews and the case study. There are two core concepts under
each of the two main themes of Governance and Development control. The study
analyses the key interests groups according to the core concepts mentioned in
chapter two. The participatory process is assessed according to Arnstein’s ladder of
participation; the IDP framework is looked at according to its key principles; the
Precinct Plan process is appraised according to the steps stipulated in the flow
diagram (figure 5).
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INTERVIEWS AND CASE STUDY

5.4 Analysis

5.4.1 Power

The theory of power in Foucauldian sense has realised the link between power and

liberty and how diminished liberty can lead to diminished levels of power. The theory

of power is useful in understanding how and why decisions are made. It helps break
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down the components that comprise of what an individual is able to do to obtain
and use power. The theory is helpful in bringing forth the core elements and how
these work cohesively or how they conflict in ensuring power. In a decision making
processes there are direct indicators that can be used such as access to
information following the famous quote that 'knowledge is power’ and Foucault’s
ideas about power and rationality. A second indicator may be the executive
authority, dictated by our constitution, to make decisions in each person’s
professional capacity. Lastly but more ambiguous is the influence one has on which
decisions are made and how they are made. This Influence may be considered as
directly linked to access to information. The more informed one is, the more
equipped they are to be able to manipulate the system to work to their advantage.

The table below shows the results of these indicators.

POWER Municipal | Residents | Developers | Town Business/home

INDICATORS | Official Planning enterprise
consultant | owner

Influence P M D D M

on decision

made

Access to D P D D P

information

Executive D M P P M

Authority

Table 5: Analysis showing levels of power each stakeholder group has (Lishivha, 2015)
DIRECT-D

PARTIAL-P

MINIMAL-M

From the table above one can decipher that although the consultant and
developer have the access to information the power lies in the municipal official’s
hands as he has the executive authority to make the final decision about approving
the final plan. It is not mandatory for the City of Johannesburg municipal official to
aftend the public participation meeting and yet the municipal official has the final
say in whether the plan is up to standard and under what conditions it will be

granted. Although the effect of the municipal official having the executive authority
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sorts to balance this out as the municipal official is representing the residents needs
more than the developer’s needs. When the City of Johannesburg municipal official
was asked why it was required for developers to produce a Precinct Plan, he
responded “In order to allow formalise the change that was already occurring and
provide clarity for the future use of the Bramley neighbourhood. It was basically a
way of including the residents in the ongoing and earmarked developments of the
area” (Municipal official, 2015). This was evidence of the city's prioritisation of
residents in their neighbourhoods. The other participants in the participatory process
only have partial influence and access to information as they are exposed to the
information exposed to them by the consultant, therefore access to information is
limited fo what the consultant wants them to know. For instance the status quo
report is done solely by the town planning consultants and this is presented as fact at
the public participation meetings. Furthermore it was evident that representatives
who made decisions on behalf of the residents did not feel as though they had
enough influence, as things were presented to them and not created
collaboratively. There is a section in an email, titled ‘Agenda of meeting on 16"
September 2009, sent to the town planning consultants and developers alike, from
the residents’ representative, on the 4th of September 2009, which stated the
following " It is probably also the reason that long standing residents of Bramley feel
a little uncomfortable with the concept of someone drawing up a precinct plan on
their behalf. Certainly from my viewpoint | was extremely when at the last public
meeting, a plan was put up on the overhead projector by Steve of VH that showed
the options giving the maximum densification of the suburb which would have in
effect halved the size of the area utilized for conventional housing in the suburb”
(residents’ representative, 2009). This shows the feeling of lack of decision making

power held by the resident’s representatives.

Although the developers had access to information they too displayed frustration do
to a lack of power as they developer responds to the above mentioned email on
the same day stating “We would rather not be doing this precinct plan and just to
get on with developing our office park, however we have undertaken to do so and

must continue the process.

| urge you to stop thinking of us as the bad guys with hidden agendas, and if the
residents are really unhappy, of course the plan can be amended. However, how

much more time, money and effort should we be required to put info something
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that should be to the benefit and upliftment of Bramley as a whole” (Developer,
2009). This shows the point made earlier in chapter four that different decision
makers had different perspectives of one another regarding how much decision
making power the other had. Power is not a one dimension aspect but in this
provides the study with a platform at understanding certain situations unfolded in

certain ways.

5.4.2 Participation
This section focuses on analysing the Bramley Precinct Plan process according to

Arnstein’s ladder of participation discussed in chapter two of this report. Firstly the
study has established that this theory is a good indicator of the level of participation
that can be achieved within the participatory process. It is a good indicator
because it displays a variety of types of participation and measures what actually
happens instead of what is intended by the initiators. The ladder of participation
illustrates the gaps that exist in the actual practice of participation compared to
what it is labelled as, therefore it has an element of accuracy. The level of
involvement is key to establishing the level of participation achieved and this is
measured against the core interest of each stakeholder. As mentioned in Chapter
two it is evident from what was gathered in chapter four that the process is
categorised as a consultation process under the tokenism bracket meaning that the
process does not measure up to fruly meaningful participation. Figure 5 shows that
the public participation was only done after the goals of the Precinct Plan were set
therefore making it a consultative process and not joint participatory process. The
process in general reflects that but for each stakeholder it may be different

according to their core interest as illustrated in the table below
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CITIZEN POWER TOKENISM NON-

PARTICIPATION

Municipal
official

Residents

Developers

—vm>X®»m=—2Z —
@

Town Planning
consultant ®

novocCc QO

Business/ Home
enterprise
owners

Table 6: Analysis of levels of participation achieved by each stakeholder (Lishivha, 2015)

The table illustrates the different levels of participation according to Arnstein’s (1969)
ladder of participation with regards to the different interest groups. The municipal
Official intended to achieve a partnership as he commissioned the Precinct Plan
and made the residents involvement a requirement, by getting their endorsement,
to get the Precinct Plan approved (Arnstein, 1969). The aim was to produce an
environment where “power is in fact redistributed through negotiation between
citizens and power holders”...and furthermore the stakeholders “agree to share
planning and decision-making responsibilities” (Arnstein, 1969, p221) .The residents’
involvement is categorised as ‘informing’ as a large portion of the community did
not attend most meetings and were notified after the fact as seen in annexure B
(table showing attendance for each meeting VBH Precinct Plan Document, 2010,
p43) (Arnstein, 1969). This can also be attributed to the poor level of notification
because of the difficulty of the absence of an official residents association. This is alll

reflected in chapter four.

Therefore the process shows traces of both the placation and Partnership
categorisations, therefore it is hard to pin point how exactly a participatory process

can be measured (Arnstein, 1969). Then again the community members are only
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exposed to the options given to them by whoever is trying to spearhead
developments in the area and these serve the developers interest and not the
community members’ per say (Arnstein, 1969). Regrettably this means that the
partficipatory process according to Arnstein is only partial as it falls under the

category of tokenism.

The residents that did not have the opportunity to attend the meetings and fill in the
surveys were at a disadvantage because “Under these conditions, particularly when
information is provided at a late stage in planning, people have little opportunity to
influence the program designed “for their benefit.” (Arnstein, 1969,p 219). It is evident
that the residents were pulled into the participatory process at the last stages as
seen in the flow diagram in figure 5 where the public participation is held after the
draft Precinct Plan was developed and preceding the stage where the plan is
submitted for approval. The Developer and Town Planning consultant are
categorised as having formed a consultative participatory process as they
continuously communicated with the main residents’ representatives and met with
residents on four occasions and took their opinions into consideration to the extent
of amending the plans to include these interests (Arnstein, 1969). Evidence of this
incorporation of comments can be found in the minutes of the second public
partficipation meeting held on the 6™ of August 2009, stating that “the meeting was
held to address the development issues raised by the residents in response to the
meeting held on 18 June 2009 and the questionnaires circulated thereafter, and to
inform the residents how their concerns could be addressed in the Precinct
Plan”(VBH Precinct Plan Document, 2010, annexures). The questionnaire (figure 9 in
chapter four) further illustrates the accommodation of the residents’ comments as it
is mentioned in a memo called information for residents. Point ten in the memo
states that “the questionnaire indicated almost unanimous (99%) opposition to the
proposed development plan as proposed, at this stage Brad Williams and Richard
Strachan (both residents’ representatives) assisted David (the developer) in
planning a way forward” (VBH Precinct Plan Document, 2010, annexures). The
residents comments were taken further as stated in the minutes of the second public
participation meeting affirming that “the revisions to the plan and land use
management table will be prepared and meeting agreed that Mr Lupini would act
as a co-ordinator of comments” (VBH Precinct Plan Document, 2010, annexures).

“The shortcoming of a consultative process is that citizens achieve in all this activity is
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that they have “participated in participa- tion.” And what power holders achieve is
the evidence that they have gone through the required motions of involving “those

people.” (Arnstein, 1969, p 219).

As for the business/home enterprise owners their participation is categorised as
therapy as they are not directly involved but rather factored in as part of the group
of residents. In the interview that was held with the developer, | asked if the business
owners were considered separately and he responded “no, they were considered
as part of the residents” (Developer, 2015). Overall one can come to the conclusion
that the Bramley Precinct Plan participatory process is categorised as Tokenism and
not true and meaningful participation as three out of the five stakeholders’
contribution to the participatory landed under the tokenism bracket. More could be
done to achieve citizen power but due to development pressures, fimelines and

budgetary limitations these approaches seem more pragmatic.

5.4.3 IDP principles
As mentioned in chapter two the IDP Guide pack stipulates that participation should

take place through procedures mechanisms and processes as stipulates in the

Municipal systems act 2000
o Procedures to receive and deal with petitions and complaints of the public;

* Procedures to notify the community about important decisions (such as by-laws,
IDP service delivery choices, etc.) and allowing public comment when it is

appropriate;
* Public hearings;

» Consultative meetings with recognised community organisations and, when

appropriate, traditional authorities; and
* report back to the community.” (IDP Guide-pack, 1999)

These are stated as the minimal required vehicles of participation in any IDP process
and need to be complied to but as the study has shown in chapter two, Forester
states (2007) that more needs to be done, these measures are not adequate to
have truly meaningful participatory process where important decisions are made
especially decisions regarding spatial policy as that directly affects how people can

interact with the spaces around them. Forester specifically speaks of public hearings
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and that “public hearings often leave people more frustrated, distrustful, and even
resentful of both government and their fellow citizens than they were before their

opportunity to ‘participate’ (Forrester, 2007,p 6). More fransformative ideas need to
be implemented and institutionalised through bylaws to give citizens more power.

These will be discussed in the following chapter under recommendations.

The Bramley Precinct Plan participatory process can be commended in this context
as it went above and beyond these minimal requirements and instead of just
allowing for comment, these comments were taken into consideration and used to
amend the plans as mentioned in the preceding section. Although “These types of
plans are much more engaging with the community compared to the big scale
developments such as your SDF's” (Town Planning consultant , 2015), it is not
because of a national policy such as the IDP, these provisions are made at
municipal level and at the discretion of the town planning consultant who is trying to
gain approval. Fortunately the Town Planning consultant has been working as a
town planner for decades and had the experience to carry out this task in a fair
manner that goes above the minimal requirements, but policy and bylaws
surrounding the specifics of Precinct Plans need to be made more evident in
national spatial policy. The town Planning consultant continued to say “It is used
more like a blueprint rather than a guideline, and even though it is reviewed after
five years not much changes” (Town Planning consultant, 2015). The Town Planning
consultant here reveals that although the procedures for public participation are
minimal and often do not work in the best interest of the citizens or in this case
residents as shown in previous sections, once a plan is approved it is very difficult to
reconsider therefore highlighting the concern of this study. The concern that not
enough is being done to include all stakeholders in the decision making process as
that is where the power lies, not in commenting on an already developed plan and
not in filling in questionnaires because once the plan and its policies has been
approved it is used as a “blueprint” for all future situations and those situations are
not handled on a case by case basis but rather universally based on the ‘blueprint’.
The next section explores to what extent the steps followed by the town planning
consultant in the Precinct planning were in accordance with the IDP participation

requirements and how this affected the level of participation the process achieved.
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5.4.4 Precinct Plan process indicators
Within this key theme of the Precinct Plan process and its indicators, one can

presume that a level of involvement can be stipulated by evaluating at which steps
each stakeholder group was involved and overall how that reflects. The main data
that is being analysed is the third section in the flow diagram in figure 5.the following

is listed
“DEVELOP THE DRAFT PRECINCT PLAN

e Define the precinct

e Analyse the precinct

e Confirm development issues through public participation
e [dentify goals

e Indicate objectives

e Propose actions

e Submit proposals to residents” (VBH Precinct Plan document)

Certain stakeholder groups were only brought in at certain levels to ‘show’ that
participation was taking place whereas they needed to be involved in all the steps
for the process to be truly participatory. For instance although the residents were
supposed to be involved in all decisions made, defining the precinct and analysing
the precinct were steps that were predetermined before participatory processes
took place. The case could be made that residents are not equipped with the skills
of municipal demarcation and spatial analyses thus the skilled professionals should
do this but the residents’ input should have been considered in order to clarify why
certain demarcations exists and why certain areas fall outside of those boundaries.
This is evident in the exclusion of the medical consulting rooms that were spoken of in
chapter one and how the Dr could not get his rezoning approved as it fell outside
the demarcated area for the Bramley Precinct Plan, even though the Dr's address
falls under the Bramley township. Another interesting phenomenon is that the
municipal official is only needed at the beginning and end of the process. To set the
initial requirements and to check if the requirements have been complied with
before approving the plan. This leaves the Municipal official out of the entire process
therefore he will not be aware of the many dynamics that had o be resolved and
will therefore take a decision based on what is put before him rather than making a

well informed decision. Although the municipal official has the actual power to
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make a decision, he is not fully participating in the entire decision making process.

Thus showing power does not necessarily equate to participation.

DEFINE THE ANALY | CONFI | IDENTIF | INDICA | PROPO | SUBMIT
PRECINT SE THE RM Y TE SE
PRECIN
T
Municipal
official P
| ) ) } 3 ;
N
T | Residents
E
R - ] © ° ° ©
E
? Developers
e ® ] e e -
G
R | Town
O | Planning ° ° ° ° ® ®
U | consultant
P
$ Business/
Home
enterprise ) ) ) ) ) )
owners

Table 7: Table illustrating level of involvement by each stakeholder group (Lishivha, 2015)

Another element to note is the developers input in the decision made about
defining the precinct as they initially wanted to “develop a few properties in the
area adjacent to the M1"” and were “requested by council to rather do a full scale
Precinct Plan for the whole Bramley neighbourhood to provide clarity to the
residents about the new developments” (Developer, 2015). The decision to move
from the office development scale to the entire neighbourhood scale was not taken
by the developers but rather encouraged as they would benefit from the ‘clarity’ in
future and future applications would not need to be “taken to townships board to
be appealed” (City of Johannesburg municipal official, 2015), on every occurrence
of an application in the area. This illustrates that even though you as a stakeholder
may be involved in a step, it may only be to fulfil the requirements and only benefit

in the future whereas that step was not in your interest.

The study has established that not all stakeholders are needed at every step of the

Precinct Plan process although this might cause the perspective that the group that

89



is involved in every step has the most influence as they have most access to

information. In this scenario access to information is what equates to power.

5.5 Conclusion
By measuring the Bramley Precinct Plan according to these indicators the study has

come to the conclusion that more needs to be done in order to account for
different interest groups in the Precinct Plan participatory process. The process,
although more engaging with the community than processes at higher scales such
as SDF AND NDP, is still not satisfactory as most policy fends to look at the dichotomy
of citizen and government and these two groups are not homogenous and have
many different sub-groups which more than often have different interests that need
to be represented individually. This ambiguous approach to grouping many sub-
groups under one ‘super group' is evident in the Bramley Precinct Plan process
where business/ home enterprise owners as a distinct and separate group because
of their specific interests, were not freated as such and rather seen as part of the

residents.

The process of Precinct Plans accounts for different interest groups by making it a
requirement for certain labelled groups to ‘consult’ with each other and produce
proof of such, as illustrated in all the concepts participation is always partial and no
real decision making power is given to people who are not skilled professional in
these fields or do not possess the executive authority. The recommendations based
on this chapter will be elaborated on in the recommendations section in the

following chapter.
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Chapter six

6.1 Introduction
The research process was an interesting journey for me as a researcher. However it

was not always easy to grapple with. Initially | wanted to investigate all sorts of
different trajectories that fascinated me about participation, inclusion and exclusion
in the suburb of Bramley. | eventually realised however that the study needed to be
focused in order to have any academic significance and be able to address a
particular facet of the many different approaches that one could take in a study
such as this. The study went from investigating governance policies and practices in
South Africa to a more focused vision of investigating the governance of the
participatory process within a specific case study of a Precinct Plan, the Bramley
Precinct Plan. The study aimed to understand the dynamics of governance at a
local level of spatial planning by looking at how decisions are made and primairily by
which group(s). The study went on to investigate to what extent these different
interests of these different interest groups were all incorporated into the main

decision-making processes.

The data collection phase went smoothly as my connection with the town planning
consultant who was involved in precinct plan worked to my advantage. Information
was easily accessible and through this data collection phase, documents pertaining
to the Bramley Precinct Plan were obtained. Furthermore the key stakeholders were
contacted and interviewed to comment on their involvement in the participatory

process of the precinct plan.

The research questions that were posed in the study set out to answer questions such
as how have precinct plans been developed, maintained and enforced? ; how do
the different stakeholders mainly, business owners, members of residents association
and the City of Johannesburg metropolitan municipality, and developers, view the
precinct plane What are the main differences and points of contention? And who
are the main interests groups that shaped the Bramley Precinct Plan, and how is

power manifested within the negotiations between these different interest groups?
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The questions were not answered to the extent that would have been anticipated,
and possibly this points to further research that needs to take place as certain
aspects were too broad for a study of this type. However, having said this, the study
revealed many interesting dynamics with regards to issues of power and it's
manifestation in decision-making processes. It has been illustrated that although it is
very difficult fo monitor or measure how much power a certain stakeholder has,
upgrading the level of participation for each stakeholder/ stakeholder group may
affect the level of power that is perceived to be have been gained. It was clear
how the issues of unequal power manifested by looking at the process of
formulating Precinct Plans and it is evident that these gaps may be narrowed by

tackling issues of participation.

The theories and concepts discussed in both part one and part two of the literature
review, exposed the link between the concepts of development control and
governance and how the theory of power is used to understand the link. The
literature illustrated that, decisions that are made in the decision-making processes
where various stakeholders liaise, can only be adequately analysed and scrutinized
by removing the nativity that exists around power dynamics. Furthermore
development control can only be inclusive, fair and dynamic when decisions about
spatial policy are made to include all whom the decision affects. Thus the link
between governance and development control is made through the process of
public participation and it various dynamics, as public participation, in the context
of a precinct plan, has aspects of both governance and development control. The
literature also revealed the importance of participation and participatory processes
in bringing about inclusive development in the country post 1994. Thus the study’s

focus on participation.

This chapter will draw from the previous chapter and bring forth recommendations
based on the analysis conducted. These recommendation will consist of policy
amendments and framework transformation. The analysis in chapter five pointed out
that the IDP policy that has been developed to produce more participatory and
comprehensive spatial planning is not adequate in ensuring these aspects occur,
mainly participation, at a local level of spatial planning and therefore these gaps
need to be realised and revamped to ensure more participatory processes in spatial

policy and spatial planning.
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6.2 Implications for Urban Planning

The participatory turn in urban planning theory, which developed during the late
1970s and early 1980s, exposed the fact that Top-Down Urban planning is not
beneficial to society as the people who have to live and interact with space would
feel alienated from their surrounding as they have no bearing on the decisions
made about their surroundings (Arnstein, 1969). What was rather needed was
Bottom-Up approaches. This still holds true in current urban planning theory and
theories surrounding participation have established great importance in spatial
planning mechanisms and frameworks. The study has recognised that participatory
processes have become very significant in the post-apartheid socio-economic

policy making in order to deal with the prejudices and injustices of the past.

There is a clear link between creating the developmental state and spatial planning
implications that come with that. Economic development cannot occur when roads
and infrastructure are inadequate or in the absence of an affordable public
transport system. Spatial aspects that are dealt with in urban planning have a direct
impact on the development of the country as a whole thus this study aims to
contribute to the further study of prioritising urban planning as a profession.
Specifically prioritising that manner in which urban planning is conducted and
practices and to reveal that these practices are only beneficial when different
stakeholders partake in the decision making processes of urban planning. It is also
important to note weather the theory reflects the practice of planning and the study
tries to do this by looking at participatory policy such as IDP and how that

accurately reflects what is being done in actual public participatory processes.

6.3 Recommendations

6.3.1 Precinct plan Participatory process

Drawing from the conclusion of the previous chapter, the analysis brought to light
the gaps that exist in the process of formulating a precinct plan. In order to make
the process more inclusive and in order to make sure that all relevant stakeholders
have the power to make decisions and influence what is planned within their
surroundings, all stakeholders need to be included from the phase of developing the
draft of the plan and establishing the initial goals. Although not all stakeholders may
have the professional knowledge to make informed choices as much as the

consultants but the input of other stakeholders is important at a very early stage to
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avoid the misconceptions and frust barriers that arise from only including their

comments at a later stage(as mentioned in the previous chapter).

The formation of Representative frameworks and structures and how they are
formed should be standardised and regulated. As mentioned in the previous
chapter many dynamics arise when people self-appoint themselves as
representatives all in the name of taking initiative. When such occurrences happen
the agendas of these ‘representatives’ are not interrogated and this may result in
the inaccurate representation of interests of the specific group that is being
represented. This situation adds another layer of complexity to the already
kaleidoscope of dynamics with regards to power and the access to power to make
and affect decisions. It should be mandatory that every township have its own
residents’ association or discussion forum. It shouldn’t only be relevant when spatial

issues or security issues are at hand.

These representative framework should also consider and allow for leeway when it
comes to various interests within a stakeholder group. Communities are formed by
many other smaller sub-groups. Spatial policies and their participatory process
components do not account for such deeper levels of difference and rather deal
with the community’s needs by labelling a large group as ‘residents’ for example.
Deeper levels of participation need to be established to ensure inclusive spaces that
appeal to their users. Spaces will only be significant to users when users of these

spaces take an active role in making decisions in how it is formed.

The point was made in the previous chapter that spatial policy formulation and
spatial planning becomes more exclusive at a regional, provincial and national
scale. Although it would be difficult to have the type of involvement that is
practiced at a precinct level, more inclusive policies and frameworks need to be
infroduced. The standard advertisement for comment in newspapers in not
sufficient, this was evident in the case of the Gautrain, the Gautrain experienced
backlash about its participatory process after it was implemented. Such situations
need to be avoided in future and a way to eliminate or rather minimise the
alienation that citizens experience is to thoroughly think about all the aspects of

public participation and enhance the process to make decision making inclusive.
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6.3.2 Spatial policy
Another point that was evident in the analysis is the disconnect between planning

policy and planning practices

In the previous chapter an observation was made that although the consultant and
developer have the access to information, the power ultimately lies in the municipal
official's hands as he or she has the executive authority to make the final decision
about approving the final plan. This may be seen as a flaw because the municipal
official is not exposed to all the dynamics of a precinct planning process and thus is
taking a decision that is not entirely well informed. As it stated in section (33) of The
Constitution of South Africa executive authority is accountable for making decisions
that are lawful; reasonable and procedurally fair. Specifically in order for the
decision to be procedurally fair firstly the process must follow certain protocol and
secondly all facts should be availed to the decision maker. Therefore in order for Just
Administrative Action to take place, the exercise of executive powers at a local
level should be aligned with the constitution. It should be mandatory that the
municipal official is present at public participation meetings and not take base their

decisions solely on what is handed to them at the end of the process.

Another point that was made in the previous chapter was that the presence of the
municipal official and the effect of the municipal official having the executive
authority sorts to balance out the power dynamics between residents and
developers/ consultants, as the municipal official is representing the residents needs

more than the developer’s needs.

6.4 Conclusion
The research report has brought up interesting facts that were not evident in the

beginning of the study. Although the study was looking at one specific dimension of
participation in relation to development control, it uncovered a plethora of
dynamics and challenges that exist. Challenges that exist because policy in place
only scratches the surface of what is really needed in reality rather than what would
work theoretically. The study, although not as in-depth as anficipated, did however
reveal the contradictions that exist because of this gap between theory and
practice. It has also revealed that there are different ways of looking at stakeholder
engagement and that it involves more than just organising a labelled group and

recording that they met for hours. Investigating how precinct plans account for
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difference revealed that in actual fact spatial planning frameworks are not fully
equipped to account for difference, Even though Precinct planning has more
interactive elements, they are still not efficient to produce inclusive spaces that are

significant to their users.
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nterview transcripts

John Greve: developer that commissioned VBH to produce precinct plan

1)

2)

3)

4)

5)

The rationale behind the precinct plan: they wanted to develop a few
properties in the area adjacent to the M1 and were requested by council to
rather do a full scale precinct plan for the whole Bramley neighbourhood to

provide clarity to the residents about the new developments.

The Issues that were faced during the process: They were financial
implications and time sensitive issues that arose with the proposed precinct
plan as it was not expected initially the developers were only interested in
developing a few properties adjacent to the MThighway but were then
requested to do a precinct plan. Additional money was spent and the
marketability of the office spaces went down after the two years it fook to get
the precinct plan approved. The residents mainly brought up the issue of
services and traffic in the area through the participatory process which was

dealt with and incorporated into the precinct plan

Was the precinct plan effective: It was effective as the zoning rights were
obtained although as mentioned before drawbacks were experienced with
regard to the property market and the marketability of the offices after a two

year delay?

Were interests of different stakeholders equally represented: Things were
carefully considered to consider the long term implications of the

developments for the residents and the area itself

Any changes in the area that you have noticed: there is a spill over effect
from junction road into the ‘residential core area’ in the form of high density

residential blocks

Nkateko Shipalana: Joburg City Council official that approved precinct plan

1) The rationale behind the precinct plan: The council had been receiving many

applications in the Bramley for office and business developments which were
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2)

3)

4)

5)

6)

subsequently denied as they did noft fall in line with the then spatial policy
stipulated in the RSDF. These denied applications were taken to townships

board to be appealed and subsequently approved on the basis of the traffic
implication of those properties being adjacent to the M1 and the busy
mobility spine of corlett drive. In addition to that there had been many home
enterprises establishing themselves along corlett drive therefore the council
decided that a precinct plan would provide more flexibility to allow for these
uses and more clarity as to the extents of these developments as the
residential quality needed to be maintained. In order to avoid this particular
applicant from repeatedly going to the townships board to get approval the
precinct plan was suggested as an overall solution to accommodating the
dynamic change that was occurring

Why it was required for the developers to produce a precinct plan: In order to
allow formalise the change that was already occurring and provide clarity for
the future use of the Bramley neighbourhood. It was basically a way of
including the residents in the ongoing and earmarked developments of the

areda.

Has it affectively tackled problems in the area: the plan dealt with controlling
future developments and providing clarity as to what can occur where? It
also dealt with the residents’ concerns around services in the area and the
traffic along corlett drive by widening the road. There were no objections to
the precinct plan as all the needs that were raised by the residents were

incorporated into the plan.

Were interests of different stakeholders equally represented: It seems the core
purpose of the precinct plan was allowed for the interests of the developers in
conjunction with the residents’ endorsement. From that one can deduce that
all interests were taken info account in a more direct manner than what

would occur for a spatial policy such as the SDF. Or RSDF.

Any changes in the area that you have noticed: All questions about the
current state should be addressed by Ayanda as Nkateko no longer is in

charge of that area.

Issues with participatory process: there was no formal residents association in

the Bramley area therefore the council had to interact with a similar
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community structure in place which was mainly focused on crime prevention
issues in the neighbourhood. They were approached to act as representatives
and to inform residents about town planning issues. Although is has been
adyvised that a residents association be formed for future town planning issues
that will arise amidst development pressures from the Melrose arch

development.

Steve Baylis: Town planning consultant commissioned by developers to produce

precinct plan

1)

2)

3)

Effective in what they set out to do: Mainly this was done to fulfil the

requirements of the City council to make it approvable

Rationale for the Bramley Precinct Plan: Well firstly let me explain the process,
this New Order group, the developers had a number of in the area for offices
type developments. Steve Jaspen was handling the rezonings. The council
then put fourth that they want to implement a precinct plan in the area and
Jaspen recommended that the New Order Group developers would be
interested in such an endeavour as they had the finances to back such a

project. Jaspen then suggested the New Order Group should work with VBH

Town Planning as we had more experience with Precinct Plans. That when
John Greve approached us and we took it from there.

Problems during the participatory process: There were various issues with
regards to the participatory process in general but no one was against the
plans as they provided clarity about the future of spaces in the Bramley
Township. Naturally the residents were suspicious of us and the developers as
we are porfrayed in a negative sense so it took a while to get them to the
table but once we had the ball rolling there weren’t any further problems just

negotiations to make sure that the plan was fully endorsed by the residents.
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4)

5)

The only other problem was getting a hold of the residents to attend the
meetings as there was a community structure in place rather than a residents
association. Then again these types of plans are much more engaging with
the community compared to the big scale developments such as your SDF’s.
Effectively tackled the problem or is there room for improvement: The main
issues investigated were the service and traffic issues and those were dealt
with effectively, but | guess there is always room for improvement. The thing is
these plan aren't as flexible as they should be in my eyes they are still too
stringent in what can and cannot take place and thus illegal uses will
continue as the plan don't factor in the dynamic changes that occur. It is
used more like a blueprint rather than a guideline, and even though it is

reviewed after five years not much changes.

Interests of the residents and the business owners were equally represented:
Home enterprise owners were taken as part of the residents; they were not
viewed as separate groups. The provision for land rights for the home
enterprises had already been catered to in the RSDF therefore it was not part

of their mandate to get their endorsement.
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BRAMLEY PRECINCT PLAN

SECTION 5: ANALYSIS OF PRECINCT

5.1 Sub areas in Precinct

The Precinct can be viewed as comprising four different parts: '

e In the core residential part, the dwelling houses are generally maintained to a
high standard and the area is characterised by well-kept gardens and sidewalks.
The road reserves are well-maintained and lined with trees, which contributes to

the environmental quality and ambience of the area.

Environmental quality of the Precinct, 2009
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However, within the core there are areas that show blighting, particularly the
ustudent Village" properties to the north of the Bramley Primary School. There are
signs of rental occupation, illegal land usage, poor property maintenance,

littering and illegal building works.

Properties situated north of the Bramley Primary School, 2009

e The properties situated near Louis Botha Avenue are a mix of business and

residential uses, with some illegal uses. The interface between the business and
residential area is poorly defined and negatively affected by business fraffic
through the residential area, objectionable uses, and poor maintenance of the

public environment.

The office and business uses, mostly in converted houses along Corlett Drive,
occurs on both sides of the road and is diverse in character and appearance.
Signage is a random selection of formal and informal styles. Fencing and walling
are of various types and qualities. Access is generally directly off Corlett Drive

info on-site parking.

© 2010 VBH TOWN PLANNING 26
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Office and business uses next to Corlett Drive, 2009

e The area between Junction Avenue and the M1 is in fransition from a residential
area to an office area, and there is significant development taking place. The
outcome is intended fo be a formal, mixed-use development with medium-rise

office and residential buildings in a landscaped setting.

© 2010 VBH TOWN PLANNING 27
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Areas of Concern in Bramley

Safety and security Issues

* Large numbers of pedestrians moving through the area and possible criminais
disguised as pedestrians watching houses throughout the day.

» Easy escape for criminals from the precinct via Louis Botha Avenue.

¢ lllegal tenants in communes.

Possible initiatives

Re-direct pedestrian traffic to Corlett Drive by improving walkways.

Promote more policing in the area.

Restrict access onto Louis Botha Avenue from the precinct — close Forest Road at
the top end.

More inter-neighbour contact and better community spirit.

Boost natural surveillance in the area by better communication and increased
awareness.

Increased support for the security initiafive in the area.

Community enforcement of commune control by the Residents Association.

WN -

o

Traffic issues

* Speeding along High Road causing a danger to residents and school children.

¢ Heavy through traffic of commercial vehicles — mainly High Road.

*  Taxi through traffic at high and dangerous speeds — High, Homestead, Junction,
Forest, Linden and Glen Roads.

¢ Traffic congestion in High and Linden Roads due to taxis dropping or picking up
school children and insufficient parking.

Possible initiatives

1. Promote a traffic circle on intersection between High and Linden Roads.
2. Install traffic bumps at regular intervals along the affected roads, especially at the
entrance to the precinct.

Engineering service

» Termination of services without sufficient warning.
» Lack of maintenance of existing structure.
» Pavements in a shocking condition.

Possible initiatives

1. Create an active and powerful Residents Association to engage with Council.




lllegal land use

lllegal buildings, alterations and/or additions.

Dumping on vacant stands — health and safety risk.

Urban decay along Louis Botha Avenue, especially at the top end of Eden Road.
Unkempt pavements and general disrepair of many houses.

Lack of maintenance evident at Bramley Primary School and Student Village.
Properties used as communes ~ safety, health and noise pollution risks.
Businesses operating from residential properties.

Possible initiatives

Inform Land Use Control or Building Control section at Councit of illegal use and/or
illegal buildings.

Holding residents responsible for the sidewalks in front of their properties.
Maintaining houses and gardens in such good state that this communicates an alert
and active occupancy of the premises.

Restrict and oppose commune development and strict adherence to by-laws.

Environment

Filthy streets and pavements — dumping and littering.

Feliing of large and mature trees

Fence at park on corner of Scott Street and Corlett Drive in bad disrepair.
Pollution of power sub-station in Scott Street.

Entrance to M1 and bridge under the Motorway polluted and filthy.

Possible initiatives

Create an active Residenis Association to engage with Council and to initiate
community action to clean.up the area.

Get School and Student Village involved with keeping the suburb neat and tidy.
More participation and environmental awareness is needed from residents.
Felling of mature trees must be discouraged, and permission to do sc must be
obtained from Council in accordance with City by-laws.
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4.3 Precinct Characteristics

The character of the Precinct is a product of various components such as:

4.3.1 Zoning and Title Deeds

The conftrol of land use is mainly effected by application of the zoning and tifle deed
restrictions. '

In the case of the zoning, the Johannesburg Town Planning Scheme 1979 applies to the

area. The different zonings are reflected on Plan 2.

Approximately 404 of the approximately 500 surveyed erven in the Precinct are zoned
Residential 1, making it the dominant zoning. The standard Residential 1 zoning allows
dwelling houses to be erected to accommodate a single family and 4 guests. As a
result, the density of development in the Precinct is fairly low. The Suburb Census
Information from City of Johannesburg 2009 indicates that 1 593 people reside within

the Precinct, at an approximate density of 15.6 people per hectare.

The zoning controls allow three storeys, a coverage of 50% for two storeys and 40% for

three storeys, and sets a standard building line of 3m along street boundaries.

Some of the pertinent Town Planning Scheme clauses allow for the practice of an
occupation that by the occupant of a dwelling subject to various limitations, the
erection of two subsidiary dwelling units on a site, and the granting of consent for

various additional uses, such as places of education, guest houses and the like.

The spread of rezonings from the original Residential 1 base is reflected on the zoning
plan, and the impact is primarily along Corlett Drive, west of Junction Avenue, and

along Louis Botha Avenue.

. ©2010 VBH TOWN PLANNING 14
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BRAMLEY PRECINCT PLAN

M

The two blocks of Educational zoning, depicted in orange, cover the Bramley Primary

School and the Student Village.

There are also instances of existing applications for residential densification, either for

Residential 2 or 3 zonings and/or subdivisions.

A list of the rezoning applications obtained from the City Council is attached as

Annexure A.

The title deed conditions in the area are not generally restrictive.

4.3.2 Land Use

The land use profile in the Precinct has seen a change from predominantly single,
detached dwelling houses on individual erven to office uses next to Corlett Drive,
depicted in blue on Plan 3, and the development of an office and residential park
between the M1 and Junction Road, depicted in light blue. There has also been
expanded business development at the intersection of Corlett Drive and Louis Botha

Avenue, depicted in red.

© 2010 VBH TOWN PLANNING 16
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The information confirms that the Precinct is predominantly a single dwelling (low

density) residential area.

Dwelling Types

80

601

401"

."!,' b
20| é o

A P L e 4
( Lt 3 . e : — >

'@ House or brick structure O Traditional dwelling or hut

O Flat O Town cluster semi house

00 House flat or room in backyard @ Informal shack not in backyard
@ Room flatlet not in backyard @ Caravan or tent

B Private ship or boat

Figure 1: Dwelling types, Suburb Census Information, Johannesburg GIS, 2009 |

4.3.5 Topography ‘

Regarding topography, the Precinct is on @ western slope and falls 60m from its highest |
point in the south eastern corner, near Louis Botha Avenue, to its lowest poinf on the

western boundary of the township, near the Sandspruit.

© 2010 VBH TOWN PLANNING
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BRAMLEY PRECINCT PLAN

. COMMUNITY PARTICIFATION, .

The full participation process is listed under Section 3, Process. The primary mechanism

that was used for the participation was three pUinc participation meeting held on 18
June 2009, 6 August 2009 and 15 September 2009.

meetings including the advertising, presentation and attendance register have been

included in Annexure,..

“Mesling Date

The full record of the public

18June 2009

Flyers: hde’r to eo-

. |'home -

fAdver’nsed _'ih- 'ﬁ Lo:c:c:']i

R 'Newspoper

6 August2009 . - ]3peop|e..:_é.5:;:

Flyers honded oui i pos’f

i office and ADT

N ;Flyers honded ou’r To ec;ch

: '%Adverhsed -._-'in;-_ _3___'|_'O:C(:].|:

No’nces p!oces |n oreo

{ © 2009 VBH TOWN PLANNING
(+27) 113159908
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Erica

From: Richard Strachan [R.Strachan@senet.co.za)

Sent: 04 September 2009 13:47

To: ‘John Greve', dfberry@telkomsa.net; 'Erica van Jaarsveld'; 'Steve'
Cc: 'Brad Williams', 'Diane Binns'

Subject: RE: Agenda of meeting on 16 September 2009.

Good Afternoon John,

As an interested and affected party through owning my house in the suburb of Bramley | have
attended both public meetings held at the Bramley School and have followed with interest the efforts
of Dave Berry to galvanise the suburb into some form of participation as opposed to abdication.

| have also attended all the meetings held regarding safety initiatives in the suburb which were
spearheaded by Sean Bradley. | am also a Project Manager handling projects of anywhere between
50 and 2000 million US dollars so | can appreciate that a precinct plan is really not part of your core
business activities.

Without doubt the request from the council that your consortium draw up a precinct plan for Bramley
is & bonus for the Bramley Property Owners as a precinct plan will prevent ad hoc developments
which are the quickest way of changing irreversibly any established suburb. In addition | very much
doubt that it would be possible to motivate the stakeholders in Bramley to carry out such an
exercise without outside assistance. ‘

One problem is that the Bramley Residents Association seemed to disappear somewhere around
2004 and therefore there is no person or persens in a position to represent the interests of the
residents. Sean Bradley took on the initiative with the Security issues and Dave Berry is attempting
to do the same with the precinct planning. However, neither has a mandate from the residents. Key
to any closure on the issue must be that the interested and affected parties to any development in
Bramley have to agree to a person or persons {who might even be a third parly)mandated to

represent them and | think this must be key to the meeting to be held on September 151, | think it
would also be beneficial for you to nominate one or more contacts within your consortium and your
subcontractor VBH as contact persons to avoid proliferation of any e-mail correspondence.

A further problem is that Bramley is a suburb that for various reasons is vastly underpriced and
therefore a major opportunity for the smaller property developers who | am sure are already
becoming involved in the neighbourhood. It is for this reason that the development of the precinct
plan should be concluded as speedily as possible whilst stilt following due process. It is probably
also the reason that long standing residents of Bramley feel a little uncomfortable with the concept
of someone drawing up a precinct plan on their behalf. Certainly from my viewpoint | was extremely
disturbed when at the last public meeting a plan was put up on the overhead projector by Steve of
VBH that showed the option giving the maximum densification of the suburb which would have in
effect halved the size of the area utilised for conventional housing in the suburb.

| think that key to closing off this whole process must be the full opportunity for ali residents to have
their chance to input into the process. Whether or not they become involved is relatively unimportant
~ due process is that at least they were given a chance. One possible vehicle for this could be for
the final draft of the precinct plan to be made available for a period of two weeks at a place such as
the tocal library for public viewing and comment prior to finalisation. Then there can be no
arguments regarding the transparency of the whole operation.

A further comment is that people are generally unaware of the process of precinct planning and the
only references | have seen on the internet have made reference to either Rosebank or Sandton
precinct plans both of which indicate substantial densification. Is there not some reference site or
documents regarding precinct planning so that intested and affected parties can at least be a little
better informed? '
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The above comments are purely my personal opinions and it is my hope that in some way they
contribute to mapping the way forward.

Best Regards,
Richard Strachan.
Eden Road,Bramley.

From: John Greve [mailto:John@devcon.co.za]

Sent: 04 September 2009 12:13 PM

To: dfberry@telkomsa.net; Erica van Jaarsveld; 'Steve'
Cc: 'Richard Strachan'; 'Brad Willlams'; Diane Binns
Subject: Re: Agenda of meeting on 16 September 2009,

Dear David

Regarding the proposed Bramley Precinct plan , in good faith we had previously been dealing with a group of
people through Sean Bradley and Di Binns who purported to represent the Bramley Residents Association in
security and other residents matters

Have you now formed a new Bramley Residents Association and are you speaking with their backing?

New Order Invesiments no 2 (Pty) Ltd is the development company of the Waverley Office Park and , at the
request of the council are spending valuable time , money and effort to propose a viable solution to uplift the
Bramley area with controlled rezoning proceedures, so that residents can have a clearer picture of where they
stand in the overall plan , rather than have indiscriminate rezonings in the future

We would rather not be doing this precinct plan and just get on with developing our office park , however we
have undertaken to do so and must continue the process.

| urge you to stop thinking of us as the bad guys with hidden agendas and if the residents are really unhappy ,
of course the plan can be amended. However , how much more time , money and effort should we be
required to put into something that should be to the benefit and upliftment of Bramley as a whole

Regards
John Greve

----- Original Message -----

From: David Berry

To: Erica van Jaarsveld ; 'Steve’

Cc: 'Richard Strachan' ; 'Brad Williams' ; 'John Greve'
Sent: Friday, September 04, 2009 9:23 AM

Subject: Agenda of meeting on 16 September 2009.

Dear Erica and Steve,

Thank you so much for making quite sure this time that | am invited to attend the next meeting. Please note,
though, that the flyer that | got was merely placed through my driveway gate and it was definitely not put in
my letter-box. it was only per chance that | received it while picking up papers that regularly and irritatingly
get blown into our property by the wind. | did get your invitational e-mail, though, so you can rest assured
that | have been notified and will be attending.

| think that you are aware that | have made it my duty to raise the general awareness about your proposed
Precinct Plan in the suburb of Bramley, and | have also tried to get more people to attend future meetings.
In doing so, | also put out a questionnaire to the residents, and we would now ask for the chance to put
forward the respondents’ highly significant and crucial view-points, the weight and power of this combined
voice being more than considerable.

My being cerebral palsied, and unable to speak with gusto and clarity, clearly negates my speaking
personally at the meeting. However, Brad Williams (also a concerned and worried property owner in
Bramley), has kindly consented to speak on my behalf for the residents. | will be collating the responses into
meaningful and powerful statistics, and we, as a highly significant number of combined Bramley rate-
payers, wish to respond to points made in previous meetings and will be possibly putting forward a motion
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to be voted on.

We ask that this be added to the Agenda and we trust that no “dirty” tactics like changing the date or time
will be attempted.

Sincerely,

David Berry

#**********************Disclaimer***************************************

T'he information transmitted in electronic mail messages sent from the senet.co.za domain, or
referencing this disclaimer, and any documents attached:

i) is intended only for the person, persons, entity, or entities to which it is addressed;

i) does not necessarily represent the views of SENET.;

lif} may contain confidential and/or privileged materials.

In the case of confidential and/or privileged materials, any review, retransmission, dissemination or
other use of or taking of any action in reliance upon these materials, by persons or entities other than
the intended recipient may be the subject of legal action.

[f you receive an email in error from the senet.co.za domain, please:

i) contact the sender immediately;
ii) PERMANENTLY delete the material from your computer,

Thank you.

2009/09/04




Dear Residents,

In order to clarify matters, it was felt that a further leaflet needed to be distributed to all
households in Bramley giving details of what has occurred regarding the Precinct Plan and
matters arising out of our recent public participation meetings on the matter.

Recent History:

L.

-

~

10.

1.

12,

13.

14.

A development consortium bought out the rights to develop an office complex
between Junction Road and the N1 highway (between Corlett Drive and Glen Read).
Planning permission had been granted for this despite opposition by the residents of
Bramley.

This development consortium needed to draw up a development plan for that area of
Bramley.

The council requested that the developers extend the area in question and that they
draw up a precinct plan for the whole of Bramley.

A precinct plan is a document drawn up for a suburb that is registered, approved and
kept by the Council. It forms the detail of the Metropolitan and Regional Spatial
Development Framework plans that are prepared by Council. The precinct plans are
normally drawn up by Residents Associations at their own cost.

The developers requested that VBH Town Planning draw up this plan for them.

In the absence of a body such as a Bramley Residents Association, VBH cailed a
public meeting to explain the process to interested residents.

VBH then held a second public meeting to present their proposed plan.

At both the first and the second meetings, the plan presented indicated that Silwood
Road, Forest Road and Junction Road could be opened up for high density housing
development at 30 to 50 dwelling units per hectare. In the areas that were proposed
for densification, it would mean a three to fivefold increase in the number of dwelling
units.

This caused some consternation among certain residents and David Berry, an
owner/resident of his property in Bramley for 20 years, determined to raise awareness
of the possible degradation of the suburb through densification and related factors. He
also drew up and circulated a questionnaire to all houses in the area to try and
ascertain the true views of residents,

The questionnaire indicated almost unanimous (99%) opposition to the proposed
development plan as proposed. At this stage Brad Williams and Richard Strachan
assisted David in planning the way forward.

Taking the 100 or so responses that we got back, we took this as a mandate to at least
discuss the planned development of Bramley with the developers and VBH on behalf
of the residents.

These discussions resulted in a new proposed precinct plan which preserves the
suburb as is, reducing the possibility of ad hoc re-zoning and/or development in
Bramley other than what has taken place already.

The recent existing development basically equates to the new office block between
the M1 highway and Junction Road (between Corlett Drive and Glen Road), the
possibility of re-zoning propeities on either side of Corlett Drive for home enterprises
and/or moderately high-density housing development, and the properties abutting
Louis Botha as a mixed-use development area.

This plan was presented to the open public meeting at Bramley Primary School on the
15th of September and was accepted unanimously in principal.
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Please Note:

L.

2.

8.

9.

A precinct plan is a guide to future land use planning decisions in an area and
becomes Council policy for that area. 1t is subject to review after three years.
The greater regional plans drawn up by Province show a sirong desire to develop
high density population areas on all major routes and the overall guideline for all
precinct plans is for densification.

For areas such as Rosebank and parts of Sandton, there are precinct plans already
submiited and approved that now have multi-storey blocks of flats proposed
because of their proximity to Gautrain station and the BRT route (Bus rapid
Transport System).

Having studied plans for the Gautrain and the BRT, neither Corlett Drive nor
Louis Botha Avenue will undergo any changes for these new services and
therefore there is much less pressure for densification of the suburb.

This therefore gives us, the residents of Bramley, the opportunity to present a
precinct plan that retains our suburb largely as presently developed.

Once the precinct plan is submitted and approved, the plan in itself prevents
indiscriminate developments in the suburb and therefore protects us as residents.
It is vital that we have a precinct plan and, the better the resident input into this
plan is, the better the credibility and the harder it will be for third parties to
change it,

Existing re-zonings and/or land use changes will not be affected by this precinct
plan

VBH have now formalized this precinct plan as attached.

The Way Forward:

1.

In order to facilitate matters, it has been decided that the public viewing of the
new proposed precinct plan, as suggested in the meeting, will not take place and
that a copy of the plan will be distributed with this leaflet to allow for ease of
perusal. Any comment and/or input on the issue would be welcomed and noted,
and I can be contacted per e-mail at dfberry@telkomsa.net.

With an approved Bramley Precinct Plan and more participation by residents, we
intend to preserve and better our lovely suburb in every possible way

We urgently need to form an effective Residents Association and need an active
and responsible Chairperson, with community-minded people to assist him in this
role.

Yours faithfully

David Berry
Richard Strachan
Bradley Williams




The Intended Formation of a Bramley Residents Association

The need for a powerful, active and responsible Residents Association in Bramley is
obvious. We desperately require a body that has the mandate to speak and act on
behalf of the community, especially in matters such as the precinct plan, security,
traffic matters, the environment, etc, and this correspondence calls for community-
minded people to step forward and get involved with the newly to be formed body.

What has been suggested is the following:
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So, if you are interested in playing an active and very responsible role in the Bramley
community and

o oo g

You are a Home Owner in Bramley

You have been a resident for at least 5 years in Bramley

You have suitable qualifications or knowledge for such responsibility
You have time available for such duties

You are willing to do such work for no payment - just satisfaction

Then we ask you to either indicate your willingness to stand for such a body by contacting
me, Dave Berry, per e-mail on dfberry(@telkomsa.net giving your credentials and preferences.

THIS IS OUR SUBURB AND OUR FUTURE...

Pl Emdromnental
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Name: ( ERCENTINGES oF !G’TB,L
Street Name and Number:
Questionnaire : Proposed Bramley Precinct Plan
{Insert an X for Yes or No)
Yes No

Have you personally been consulted on the propased Bramley "Precinct Plan™
1 by VBH town planning consultants?

Do you believe that the area needs residential densification with commercial
2 development?

In your opinion, what are the most important factors that would improve the
3 quality of life of Bramley residents?

Preserving the leafy and green nature of Bramley

Home owners peace of mind & Privacy

Reduction of Trafiic Congestion

Reducing transient pedestrians moving through the area

Reducing Taxis shortcutling through the area

OPOLOLO| |
SR NS

What is, in your opinion, are the greatest contributors to crime and insecurity
4 in the area?

Transient pedestrians moving freely through the area

Free Access to Louis Botha Avenue and Alexandra

Multiple Access points to the Area

Thoroughfare traffic and transient pedestrians moving through the
area

Potential Transient Construction workers working in the area

1T T QO

Do you believe that the proposal by VBH town planning consultants addresses
5 the needs of the Bramley community?

; (9|CR pUQ! |

6 Do you know who VBH Town Planning Consuitants are acting on behalf of?

-

If yes, please indicate who:

Please forward this questionnaire to any other property owner or lease holder
within the area for return to myself al diberry@telkomsa,net or at 32 High
Road, Bramley

Any further comment would be greatly appreciated.
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Tel: (011)298-5059
Fax; (011) 298-5066

VBH Town Planning
P. O. Box 3645
Halfway House

1685

Date: 13 May 2010

Fax: (011) 805-1411

Gity of Johannesburg
Johannesburg Roads Agency

~3
66 Sauer Street P/Bag X70 Tel +27(0) 11 298 5000 E
Cnr. Jeppe Str, Braamfontein Fax +27(0) i1 298 5178

g 7 Johannesburg South Africa www.Jra.org.za J )
L2 2001 2017 www.jobury.org.za Y LG L8

worLD CuPH

Ref: 17/8/B26
J. Monteiro

Attention; Ms Erica van Jaarsveld

Sir

3

BRAMLEY PRECINCT: PROPOSED PLAN

Your letter dated 29 March 2010, and attached Bramley Precinct Plan, received on the 30 March 2010, has reference.

Before the JRA can

comment on the proposed Precinct Plan, a traffic model is to be undertaken by Professional

Traffic Engineers, taking into account the proposed new densities and town planning controls,

Upon receiving this information, will the JRA be in a position in approving your Precinct Plan.

Should you have any

Yaqurs faithfully

Y

further queries, please contact Mr, J. Menteiro at tel no: (011) 298-5059,

P Manager: Development Control

jm/ms

Diractors:

Chaleman: K Shubane, Managing Dtreclor: DG Maseko Non-Execufive Directors: Ady. D Block, Dr WR Nyabeze, FCrowley, X Hlama,
M Maimane, F Matabane. L Grennar. M Simelane, K ttlhimunye Company Secretary: lze de Wet

Ragistralion No. 2000/026993107
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Tel: (011) 298-5059 Ref: 17/8/B26
Fax: (011) 298-5066 J. Montelro

Arup Transport Planning
Postnet Suite No: 93
Private Bag x1

Melrose Arch

2076

Date: 26 August 2010
Fax: 086 674 8514
Attention: Ms. M. Gilbert
Sir,

BRAMLEY PRECINT PLAN: TRAFFIC IMPACT STATEMENT

Your letier dated 03 August 2010, and attached Traffic Impact Statement, received on the 12 August 2010, has
reference,

The above mentioned Traffic Impact Statement is hereby approved.
Should you required any infornation, please contact Mr, J. Monteito at tel no: (011) 298-5059.

Yours/faithfully

pr Mhanager Director
jm/ms

Dlroclers:

Clalrman: K Shuhane, Managing Diteetor: PG Maseke Hon-Exocutive Dlrectere: Adv, D Block, ©r Wit Nyabaze, FGrowdey, X [loma,
M Mainana, I Matabane. L Brenner, M Simolane, K Minmuaye Company Secrolary: l2e da ‘Aol

Ragislrallon No. 2000/028993107
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TRAFFIC IMPACT STATEMENT
Bramley Precinct Plan

1 Introduction

This note is a traffic review of the Bramley Precinct Plan that was submitted by VBH Town Planning
in 2009. The purpose of this tralfic statement is to assess the possible raffic impact that the
proposed land-uses could have on the road network. The land use profile in the Precinct has seen
a change from predominantly single detached dwelling houses on individual erven to office uses
along Corlett Drive. The purpose of the Iraffic impact stalement is to propose a workable solution
for upgrading Corlelt Drive to accommodale the planned land-use along the route. The section of
Corlett Drive Is between the M1 Motorway 1o the intersection of Louis Botha Avenue.

Corlett Drive Is a four lane road with a median at some places along the route. [l has an
interchange with the M1 Motorway. It carries high volumes of traffic during the AM and PM peaks.
In the morning the peak direction is westbound towards the M1 and in the afternoon the peak is
eastwards.

2 Traffic Impact

The foltowing potential trips that can be generated by the land-use along Corlelt Drive were based
on the Precinct Plan. The area between Junclion Avenue and the M1 is in transition trom a
residential area o an office area and when fully developed has a possibility of adding up to 1000
trips to the road network. Furiher along Corlett Drive the polential fand-uses ihat is allowed for is
for either office developments or residential units. The first scenario, being office developments,
can generate up to 890 trips. The second scenario Is residentiat units which can generate a
maximum of 650 trips. It can be seen thal the land-use potential along Corlett Drive could add a
substantial amount of trips to the system which would require that Corlett Drive is at least a four
lane road. The various erven along Gorlett Drive could be developed separately and would require
direct access from Corleit Drive. This would require a median to be constructed on Corleit Drive so
that access to the different properties can be restricted to left-in / lefl-out accesses. It is
recommended that turning lanes be provided at the main intersections, therefore a 5m median is
required. The proposed layoul for Corlett Drive is attached in Figure 1. The drawing also indicates
the praposed cross-seclion needed for the fulure Corlelt Drive.

To ensure that the space neaded to upgrade Cortett Drive to a four-lane divided road a 25m road
reserve is required. The exisling road reserve is generally 15,74m and needs to be widened by
4,63m on either side. The granting of future land rights should therefore require servitudes to
achieve a road reserve of 25m.

3  Traffic Calming

The Bramley Precinct Plan includes a variety of land uses which could require some traffic calming
measures especially around the schools. A warrant study has to be done before traffic calming
measures are constructed in the suburb. From a traflic engineering perspeclive, mini-circles are
usually more efficient than speed humps.

4 Summary and Recommendations
The aim of this study was to support the Bramley Precinct Plan. The following comments apply:
. The impact of the precinct plan on Corlett Drive has been investigated.

. Corlett Drive is a four lane road and has an interchange with the M1 Motorway.

O\PG_PROJECTS\PROJECTS\IB1950_SMALL JOBS\W08 BRAMLEY PRECINGT PLAN
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. The proposed development along Corlelt Drive could generate up to 1000 trips.
. Corlett Drive should be upgraded to a four lane road with a 5m median.
. The road reserve on Corlett Drive should allow for turning lanes to be provided at the main
intersections.
) The granting of future land rights should require servitudes to achieve a road reserve of
26m.
. Access to the different properties will be a left-in / left-out access.
. A warrant study has to be done before traffic calming measures are constructed in the
suburb.

Provided that the above recommendations are adhered to, the proposed Bramley Precinct Plan can
be supported from a trafflc engineering parspective.

OAPG_PROJEGTS\PROJEGTSVIB1950 SMALL JOBS\O6_BRAMLEY PREGINCT PLAN
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BRAMLEY PRECINCT PLAN

SECTION 7: PRECINCT PLAN PROPOSALS

7.1 Planning Vision
The following represents the development Vision for the Precinct:

“To promote a sustainable, safe, and good quality community environment for residents |

and businesses in the areq through ongoing engagement with authorities and }
community members in terms of the Precinct Plan."

7.2 Goals and Objectives

The Goals are:

— Improved land use management

— Improved community involvement

Improved security

Improved traffic management

Promotion of a sustainable, good quality environment

The Objectives are:

— Define the development objective for the Precinct

I

Align the land use management controls with the objective
— Establish a Bramley Residents' Association to promote communication
between the community and relevant Council Officials |

—~ Reduce crime within the areq by supporting the Safety Initiative in the
Bramley Township

— Improve traffic movement and management

- Promote a better quality neighbourhood
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7.3 The Precinct Plan

7.3.1 General

The Precinct Plan reflects the responses to the vision, goals and objectives raised

through the analysis of the area, the City's sirategies, and the community inputs.

The Precinct Plan comprises:

e The Precinct Plan (Plan 6) that reflects the main elements of land use, the
movement routes, areas of densification and provides a reference for planning

proposals that follow, and

o The Land Use section that summarizes the development objective, the proposed

interventions, and the guidelines for the interventions.

7.3.2 Proposed Interventions

Along Corletft Drive

Rationale:

The long-established and Council-supported frend towards home offices and
small scale offices on erven abutting Corlett Drive is accepted. The possibility of
increased residential densities is also encouraged to support future public

transport initiatives along Corlett Drive.

Land Use:

The Precinct Plan supports the current RSDF proposal for Large Scale Home
Enterprises in existing houses, new offices, and higher residential densities of 30-50

dwelling units per hectare next to Corlett Drive.
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Development Controls:

Definition: A Large Scale Home Enterprise is an enterprise operated out of an

existing house, with no residential component retained.

Floor Area: In the case of a Lorge Scale Home Enterprise, the floor area of the
existing house plus 10% is permissible. For new office development a maximum
floor area ratio of 0.3 is permissible. For dwelling units a floor area ratio of 0.6 is

permissible.

Height: 2 storeys; provided that buildings containing dwelling units may be 3

storeys.

Parking and Access: Parking provision as per the town planning scheme. Access

to non- residential uses may not be from residential streets in the core area.
Residential density: 30 to 50 du/ha
Special considerations:

e Availability of engineering services.

e Increased residential densities are subject to sufficient motivation in terms
of the RSDF design guidelines ( a critical assessment of the adjacent
properties in terms of height, orientation, and privacy; and the natural
features and topography on and around the site), consolidation of erven

fo a minimum of 2974m?, and a site development plan.

e For Large Scale Home Enterprises and offices, a site development plan is

required (with specific attention to the walling and signage proposed).

e Provision for a 4.63m road widening on the Corlett Drive frontage.
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The area bounded by the M1, Junction Road and Corlett Drive

Rationale:

The enclave defined by the M1, Junction Road and Corlett Drive is proposed for

mixed-use development (offices and ancillary uses, and dwelling units).

With regard to offices, the first applications for office rights in this area have been
approved (for offices with a floor area ratio of 0.5, a coverage of 50%, and a
height of 4 storeys), and an office block af the southern edge of the area is
under construction. The potential floor area for offices in the enclave would be
about 30 000mM>.

The accessibility and visibility of the area from the M1 and Corlett Drive underpin
the extent and magnitude of the office development. The development is
consistent with the trend towards offices along Scott Street to the south and will
form a self-contained enclave with access off the Scott Street/ Corlett Drive

intersection.

The fall of the land towards the M1 allows for an increase in the potential heights
of buildings from three storeys along the sensitive Junction Road edge of the

enclave to five storeys on the M1 frontage.

The land use is also is aligned with the City's North-South Corridor initiative, in
terms of which densification and promotion of economic growth in the

development corridor to Tshwane is supported.

The closure of the roads west of Junction Road is supported, to ensure that non-
residential traffic from the mixed-use area does not enter or leave via the

residential road network, but via Scott Street.

With regard fo residential uses, and in order to try and ensure a mix of work and

residential uses in the enclave, the Council has requested that the area east of
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Scott Street extension, and situated between Forest and Kelvin Roads and
including the area to the north of Kelvin Road, should be earmarked for higher
density residential use. The proposed density is between 50 and 70 du/ha, and
the height of buildings is proposed at 3 storeys. The limited size of the individual
erven necessitates their consolidation into sites of 2974m? or larger in order to
create viable development options, while access onto Junction Road would be

adllowed.

It is recommended that the above proposals be reviewed after three years in the

light of development in the enclave.
Land Use:
Offices and ancillary uses, and residential uses.

Development Controls:

Floor area: The proposed floor area ratio for offices is 0.5.
Height: 3 storeys on Junction Road increasing fo five storeys along the M1.

Parking and access: Parking provision as per the town planning scheme. Access
to office uses will be from Scoftt Street extension. Roads west of Junction Road
are to be closed, provided that accesses to existing residential properties are not
compromised. Residential developments may have direct access off Junction

Road.
Residential density: 50 to 70 du/ha
Special considerations:

o Availability of engineering services.

e Development along Junction Road is subject to motivation in terms of the
RSDF design guidelines (a critical assessment of the properties across

Junction Road in terms of height, orientation, and privacy; and the natural

" | ©2010 VBH TOWN PLANNING 3%
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features and topography on and around the site), and a site
development plan, to ensure a managed transition from the new

development area to the core area across Junction Road.

e Consolidation of erven to a minimum site area of 2974m? for higher density

residential purposes.
e A building line of 8 metres to the west of Junction Road.

e A site development plan is required (with specific attention to the walling,

landscaping and signage along Junction Road).

Along Louis Botha Avenue

Rationale:

It is proposed that the current RSDF guidelines be retained and that mixed-use
development (including higher density residential uses of 70-90 du/ha) be
permitted two erven deep next fo Louis Botha Avenue. The ribbon development

along the Mobility Spine is generally zoned Business 1.

This interface with the Mobility Spine is in need of upliftment and steps must be

taken to eliminate illegal land uses between Corlett Drive and Rauma Avenue.

The proximity to a future public transport routes along Louis Botha Avenue and
Corlett Drive and the need to create added investment potential suggests that
the area adjacent to the mixed-use zone could be augmented by a fransitional
zone of 20 -50 du/ha between it and the core area. This would be consistent with
earlier RSDF proposals which supported a higher density residential zone within
200m of Louis Botha Avenue, but has not been endorsed by the community at
this stage. In order fto accommodate the existing applications for increased
density on erven 1/158, Re/158, 1/159, Re/159 that are consistent with the above

logic, it is proposed to accommodate consideration of the current applications

(+27) 11 3159908
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by making the policy applicable at the time of application relevant together

with the RSDF design guidelines.
Land Use:

The Precinct Plan supports the current RSDF proposal for mixed uses on the first
two rows of erven along Louis Botha Avenue. Existing applications for higher
residential densities to be assessed in terms of the pertinent policy at the time of

application, as well as the RSDF design guidelines.

Development Conftrols:

Floor Area: The established floor area ratios for business and related uses, namely

2.1, would apply to the mixed-use zone.
Height: 3 storeys, subject to an assessment of impact on adjoining erven.

Parking and Access: Parking provision as per the town planning scheme. Access
to non- residential uses may not be from residential streets. Consolidation and

tying of erven to eliminate non-residential fraffic is encouraged.
Residential density: 70 - 90 du/ha along Louis Botha Avenue.
Special considerations:

e Availability of engineering services.

e Increased residential densities are subject to sufficient motivation in terms
of the RSDF design guidelines (a critical assessment of the adjacent
properties in terms of height, orientation, and privacy; and the natural
features and topography on and around the site), and a site

development plan.

e Where necessary, action against illegal uses and unauthorized building

must be initiaoted.
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The Core Area

Rationale:

The community input to the planning process overwhelmingly supported the
protection of the core residential area. The core area is characterized by large,
well-maintained dwelling houses and contributes to the low density residential

nature of the area.

It was agreed that Residential 1 densities of 10du/ha should be supported within
the core of the Precinct area. It is also proposed that second dwellings should be

supported on original erven, subject to neighbours’ comment.

Applications for communes and guest houses are to be supported according to

the suitability of the sites in question and compatibility with Council policy.

Existing higher density residential uses within the core area are accepted, but in
instances such as the Students Village steps towards their refurbishment and

improvement would be encouraged.
Land Use:

The Precinct Plan supports the current RSDF base density of 10 dwelling units per
hectare, second dwellings on original erven, and compatible residential uses (eg

guest houses and communes).

Applications for guest houses and communes must be strictly regulated to ensure
that there are no negative impacts on the amenity of neighbouring properties
(ie management, numbers of guests, on-site parking, property maintenance,

noise and the like).

© 2010 VBH TOWN PLANNING 39
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Development Controls:

Floor Area: The established town planning scheme floor area ratios for dwelling
houses would apply, provided that where guest houses and similar uses are
proposed the onus is on the applicant to provide a balance between building,

garden and parking to ensure compatibility with the core area characteristics.
Height: 3 storeys.
Parking and Access: Parking provision as per the town planning scheme.

Residential density: 10 dwellings per ha. Redevelopment of erven 253 to 258 and
264 to 269 (Student Village) for dwelling units at 20 - 30du/ha would be
supported. Current applications for increased densities on erven 1/158, Re/158,

|
1/159, Re/159 on Forest Road, should be assessed in terms of the applicable
policies in 2007, and the RSDF design guidelines. |

Special considerations: ‘

e Where uses other than dwelling houses are applied for, they are subject to
sufficient motivation in terms of the RSDF design guidelines (a crifical
assessment of the adjacent properties in terms of height, orientation, and |
privacy; and the natural features and topography on and around the
site), adequacy of on-site parking, neighbours’ consent, and a site

development plan.

e Where necessary, action against ilegal uses and unauthorized building

must e taken.
Roads and Traffic

The main roads and their categories are reflected on Plan 6.
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Approved interventions

The re-design of the Junction Road/ Corlett Drive intersection to a left-in and left-

-out only intersection and the extension of the existing median at the Corlett

Drive/ Scott Street intersection past Junction Road as per the Arup Transportation

Planning Traffic Impact Study, as reflected on Plan 5.
The re-construction of the existing Corlett Drive/ Scott Street intersection to
accommodate a fourth leg serving the mixed-use development site bounded by

Junction Road, Corlett Drive and the M1.

New interventions

In addition to the above, it is recommended that:

Provision be made for the future upgrading of Corlett Drive, between Louis Botha
Avenue and the M1, to a 25m road reserve to facilitate the construction of 4
lanes plus a 5m median (as per the further traffic impact assessment of the
capacity of Corlett Drive by Arup Transportation in July 2010). Future land use
and building proposals along Corlett Drive will be required to provide for a 4.63m
road widening.

To ensure that non-residential traffic generated by the mixed-use enclave
between Junction Road, the M1 and Corlett Drive is contained to the areaq, it is
proposed that the roads west of Junction Road be closed as soon as
practicable, and

To reduce non-local and business traffic on residential streets, a warrant study
should be conducted to locate traffic calming measures on Forest Road, Eden
Road, High Road and Siwood Road at regular intervals to the specifications of

the Johannesburg Roads Agency.
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. (+27) 11 3159908

; vbh@vbhplan.com




oo un|dygadyga
80646 S1E L1 (£Z +)
T ONINNY1d NMOL HEA 010Z ®

upj|d jouldald Asjwbig : 9 ubj|d

spuepjeq
- H

T
OEEE e

g
i

e

8l
B
o\ R
A
[
uopossiaiul pajlonung b ayell I B
ssinsesw Bujwies syell @ ,W&-
S2UNSO|) PEOY m—— WII“
taral
peoy Ao m“.-l
BUIdS A0 e _Elm
Remaald UBQIM s £
cammun
3y PUPaLd .-_I..M
uopeanpg

(ew/npoLiiEnuepisey
BL/NPOY [BHUSPIS2Y
t [BliUspls=Y
siled pue soeds usdo ﬂ
sesn pat [ | [

BujLoZ [ejoads Yoy 25013 o
BUNPOS-0E [BNUapISay 1o sas|idizjug @ WoH l

pssausng [ | [
| ssauisng I ;
pusba |

NY7d LONIO3HEd
ATTNVEE 8 NY1d

NVd LONIO3¥d _ Hied Aojuiesg
ATTNVHE

NVId LONIDHId AHTAVIE




Bramley Public Participation comments

Issues

Comments

Security

Roof break-ins, rat problem. Drunks, noise, speeding, vehicles,
heavy lorries, restaurant very close, possible illegal tenants on land
(88 Eden Rd). Security improvements since establishment of ADT
hut, break-ins, cars stolen, hi-jacking, improved since ADT was
established, many vagrants walking trough suburb.

Traffic

Access of lorries and large vehicles to restaurant (88 Eden Rd),
informal garage repairs, waste paper storage probably illegal land
use. Traffic worsening.on Forest Rd as taxis and heavy vehicles
use the road as a Corlett Drive by-pass. Pedestrian traffic very
heavy and they use it as a cover for crime. Homestead Rd and
Corlett Drive traffic peak hour is unbearable. Traffic congestion on
Corlett Drive and traffic cutting through Bramley-Forest Rd and
Junction Rd to get to Corlett. Traffic congestion in Linden Road
due to taxis and cars picking up children from school as there are
insufficient parking,.

Engineering Services

No notice when Jhb Water terminates supply. Sporadic power and
water cuts and occasional sewerage leaks caused presumably by
the new developments in the area. Number of water, power and
sewerage interruptions. Some properties appear to have t many
residents for services. Pavements in shocking conditions, potholes
in Corlett Drive, filth on the streets. Streetlights not working, lack
of repair and maintenance. Constant power interruptions and
sometimes water interruptions with no notice. Electrical overhead
cables cause problems when trees are not cut.

Urban decay

Building on top of existing structures, illegal land use. Louis Botha
at the end of Eden Rd and Eden Rd at Junction with Louise Botha
in a terrible condition, overcrowded houses. Urban decay in all
areas, unkempt pavements, general disrepair of homes. The
conditions around Bramley Primary School and old age home is
poor.

Environmental

Bad sidewalks, dirty water and urine on roads. Filthy sidewalks at
the end of Eden Rd, outside Texan Luncheon Bar and opposite
Corner, fully grown trees hacked down by developers. Decay of
open areas, shocking sidewalks.

Initiatives

Metro police could come to Eden Rd every morning Mon-Fri
between 6:30 and 8pm to monitor and control hundreds of
pedestrians walking in the road. Maintain Eden Rd as a cul-de-sac.
Move the existing road closure of Eden Rd from Louis Botha to a
new position further down approx. 35m in a westerly direction.
Restore old suburb ethos to Bramley, stop slumlords. Encourage
home owners to be responsible for the areas outside their homes.
Neighbours to make contracts with each other. Be supportive of
the security operations in the area. Close off all streets leading into




the suburb from Louis Botha. This will keep unwanted traffic and
persons out of the area and will reduce littering in the area. Close
off certain roads to stop traffic and people walking through
Bramley. Possible Road Closures, and an increase in dustbins in
the area. Due to this being an dangerous area street lights should be
always working.




REF Minutes of PP Meeting 6 August 2009

Second Public Participation Meeting for the Proposed Bramley Precinct
Plan

The meeting was held at the Bramley Primary School on 6 August 2009 at 18:00.

The meeting was advertised in the local newspaper, by flyers delivered to all
residents by the Post Office, and by flyers delivered by ADT to its client base.

The meeting was held to address the development issues raised by the residents
in response to the meeting on 18 June 2009 and the questionnaires circulated
thereafter, and to inform the residents how their concerns could be addressed in
the Precinct Plan.

Mr Steve Baylis from VBH Town Planning opened the meeting and gave a brief
overview of the history of the proposed Bramley Precinct Plan. It was made clear
that the Precinct Plan was initiated to address the mismatch between the current
Regional Spatial Development Framework (RSDF) and the zoning rights
approved in the area west of Junction Road. However, it presents an opportunity
for the residents of the area to review the generic provisions of the RSDF for land
uses and residential density changes in Bramley. The Precirict Plan is funded by
Devcon.

In the absence of a Residents’ Association, the Bramley Safety Initiative was
approached to assist in contacting members of the community. The Safety
Initiative is primarily a security initiative and does not purport to represent the
residents as a whole.

The presentation addressed the issues raised, including extraneous traffic, safety
and security, residential density, land use management and illegal uses,
engineering services, the core area, and the need for a Residents’ Association.
The limitation of the plan in respect of some of the issues was discussed.

The proposed Precinct Plan and related land use management table for the area
was discussed. The meeting expressed the view that the core area should
include both sides of Forest Road (where the nature and quality of the existing
houses was good), and that the RSDF proposal for residential densification
should be altered to reflect the status quo along Forest Road, that the residential
densification along Junction Road should be supported, that the traffic from
businesses west of Junction Road should be contained to the new internal road
link onto Scott Street, that the mixed use zone along Louis Botha Avenue should
be defined, and that the traffic calming measures (median) along Corlett Drive
should be implemented. With regard to density increases, it was the meeting's
view that subdivision could be permitted (the position of the house permitting),
and that 2 cottages on the original erven would be accepted (but not on smaller



subdivided erven). Communal uses and guest houses should be allowed under
| regulated circumstances.

Information on the officials responsible for building inspections and illegal uses
was made known to the meeting.

The revisions to the plan and land use management table will be prepared and
the meeting agreed that Mr Lupini would act as a coordinator of comments.

The draft Precinct Plan would now be finalised for circulation to the various

] Council departments, and a further feedback meeting would be arranged by
‘ VBH.
I

| In her concluding remarks, Councillor Wolder emphasized the importance of
t establishing Residents’ Association to liaise with the City Council regarding
' issues experienced in the precinct.

l Kind Regards

Erica van Jaarsveld
VBH TOWN PLANNING
(011) 315 9908

!
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REF Minutes of PP Meeting 15 September 2009

Third Public Participation Meeting for the Proposed Bramiey Precinct Plan

The third meeting was held at the Bramley Primary School on 15 September at
18h00.

The meeting was advertised via flyers delivered by hand to all residential
properties and via notice boards placed within the township. The original date of
the meeting was scheduled for 16 September 2009 but was changed due to an
Annual Police Forum Meeting that was to be held on the same date.

The third meeting was held due to the fact that many residents did not receive
adequate notification of the second meeting.

Mr Steve Baylis from VBH Town Planning opened the meeting and gave a brief
overview of the history of the proposed Bramley Precinct Plan. He introduced
Messrs David Berry, Richard Strachan and Brad Williams to the meeting as a
group of interested residents who had engaged with VBH and had circulated a
questionnaire to establish residents’ opinion about the future of the township.

Mr Baylis then gave a brief history of the Precinct Plan and developments to-
date. It was made clear that the Precinct Plan was initiated to address the
existing mismatch between the current Regional Spatial Development
Framework (RSDF) and the zoning rights approved in the area west of Junction
Road. However, the Strategic Planning officials at the City Council had requested
that it address a wider context (ie Bramley Township). It was for this reason that
efforts had been made to engage with the residents in the area. It was seen as
an opportunity for the residents of the area to influence the generic provisions of
the existing RSDF for land uses and residential density changes in Bramley, and
to create a planning document that addressed the specific concerns of the area.
It was noted that many similar precinct plans had been submitted to the City
Council by residents’ associations and that these were self-funded. In this
instance, the developer of offices west of Junction Road, Devcon, had provided
the necessary funding.

Mr Richard Strachan then discussed the questionnaire and the findings (please
refer to the outcomes in the slideshow). He advised the meeting that a meeting
had been held with the Town Planner, Developer and Messrs Berry, Strachan
and Williams. He advised that the outcome was favourable and that he viewed
the precinct plan as a positive contribution to the future planning of the area. The
amended Precinct Plan was shown to the meeting.

Points raised from the floor included the concerns about densification, traffic,
illegal uses, community structures and the like. Councillor Ray Wolder
emphasised the importance of a Precinct Plan and noted that this is the only way
to regulate undesirable development within the township. She also advised that




establishing a Residents’ Association was essential to liaise with the City Council
regarding issues experienced in the precinct.

The amended plan was discussed in depth, and it was unanimously agreed that
higher density residential development within the core area and along Silwood
Road should not be pursued. The existing home enterprise zone along Corlett
Drive should be retained and augmented by allowing higher density housing. The
revised plan is attached to these minutes for perusal.

It was agreed that the revised draft Precinct Plan and document will be open for
inspection at a suitable public venue for the duration of a week, and that any
comments can be forwarded to Erica van Jaarsveld at VBH Town Planning (see
contact details at end of minutes). After the inspection period the plan will be
finalized and send to the various Council departments for comments, and a
further feedback meeting would be arranged by VBH Town Planning.

Dr offered to resuscitate the Residents’ Association.
Questions raised at the meeting included:

1. What impact will the Junction Road Office Park Development have on the
infrastructure in the area?
The applications for the proposed office developments were circulated to
all the relevant service departments (Joburg Roads Agency, Joburg
Water, Eskom and City Power) for comments. These departments would
object to the development if the necessary infrastructure was not in place,
or require the developer to pay bulk service contributions for the upgrading
of the bulk engineering services in the area.

2. The residents felt that they were not informed about the Junction Road
Office Park Development.
The process of applying for new rights was explained. The applications
in terms of the Town-Planning Ordinance are advertised on-site for a
period of two week as well as in two newspapers and the Government
Gazette. Any person who wished to object had 28 days to do so. The
rights for the office park were granted by the Townships Board on appeal.
The former Residents’ Association had opposed the application.

3. How to control the extraneous traffic through the area?
The rat-running through the township was identified as an issue and it was
suggested that traffic should rather be directed onto Louis Botha and
Corlett Drive. Possible solutions for this would be to close of all access via
Louis Botha into the township, traffic calming measures and the like. The
proposed extension of the median on Corlett Drive will restrict motorists
form turning right into Corlett Drive form Junction Road.



4. What impact will the Junction Road Office Park have on traffic?
The traffic from the office park will be separate from the rest of the
township, with access to the office park from a new road from Scott Street.

5. Whal is happening lo the student village which is in a state of dilapidation?
The indication is that it is to revert to an old age home. This was the most
recent information received from the City Council.

6. What is the preferred density in the township?
The core residential area should be subject to the base density of 10
dwelling houses per hectare, and densification above this should not be
permitted.

Kind Regards

Erica van Jaarsveld

| VBH TOWN PLANNING
| (011) 315 9908
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BRAMLEY PRECINCT PLAN

SECTION 4: STATUS QUO REPORT

4.1 Introduction

Bramley Township is a predominantly middle-income, low-density residential township
and is located in the north eastern part of the City of Johannesburg. Most of the original

residential erven in the fownship measure 1487m?2,

It has good regional accessibility being in the north-south development corridor
between Johannesburg and Tshwane, and being served by the M1 interchange with

Corlett Drive, and Louis Botha Avenue (the Old Pretoria Road).

There are heavy traffic volumes on the M1 and Louis Botha Avenue, while Corlett
Drive/Ninth Avenue also carries substantial traffic serving as a primary link through to the

industrial areas of Kew and Wynberg and the densely-populated Alexandra Township.

The main roads, accessibility, visibility and market considerations have influenced the
land use patterns that have evolved in Bramley from the original, mainly residential
township. These changes include the business strip along Louis Botha Avenue, the
conversion of houses into businesses along Corlett Drive, and most recently the office

developments along the M1.

The layout of the township, predominantly a grid-iron pattern, with street bocks parallel
to Corlett Drive and direct links onto that road, has encouraged external fraffic to take
short cuts through the areaq, with the usual negative consequences of reduced safety,

greater noise, and increased congestion on local roads for the residential core.

The township is welllocated for shopping, schooling, sporting and other facilities. While

most are outside the precinct, they are within walking distance from the precinct.

© 2010 VBH TOWN PLANNING 10
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vbh@vbhplan.com
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These facilities include:

Use Location
Educational
Bramley Primary School Bramley
Q-House Primary School Bramley Gardens
Gresswold Spec Gresswold
Allenby Campus Bramley North
Waverley Girls Waverley
St Mary's Girls Waverley
Birmampark Business College Birnam
Sporis
Wanderers Sport Grounds Fairway
Highlands North Soccer and Hockey facilities Highlands North
Waverley Sport Grounds Waverley

Parks and Recreational facilities

Bramley Park

Bramley North

Granville Place (Bird Sanctuary)

Bramley North

Waverley House Provincial Heritage Site

Waverley

James and Ethel Gray Park

Melrose North

Shopping

Bramley Shopping Cenire

Bramley North

Freeway Centre

-| Bramley Park

Corlett City

Gresswold

Balfour Park and Highlands Centre

Gresswold

Capri Centre

Savoy Estate

Melrose Arch

Melrose North

Park Gallery

Melrose North

Other facilities

Bramley Post office Bramley
Northview Traffic Department Gresswold
Balfour Park Post Office Gresswold
Birnampark Post Office Birnampark

Places of Worship

Elton Hill, Bramley North,
Bramley Gardens,

Table 1 : Surrounding Facilities

In the future, the Precinct will benefit from the planned Bus Rapid Transit (BRT) facilities

along Louis Botha Avenue and the feeder route on Corlett Drive. The proposed

" ©2010 VBH TOWN PLANNING
| (+27) 11 3159908
| vbh@vbhplan.com
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4.2 Surrounding Townships

The following is @ summary of the characteristics of adjoining townships and the

BRAMLEY PRECINCT PLAN

applicable Council policies:

In relation
to Precinct

North

Township

Bramley North,
Raumarais Park
and Atholhurst

Characteristics and Council Policies

Description: Middle Income, low density residential
suburbs.

Policy: Promote the development of mixed use,
institutional and higher density residential (20-70du/ha)
development in the wedge bounded by Glen Road,
Andries Street and the M1. Protect the Bramley Park.

To the East

Bramley
Gardens,
Wynberg and
Gresswold

Description: Middle Income, low density residential
suburbs. Wynberg is characterized by industrial uses. i

Policy: Higher density (50-70du/ha) residential uses will
be supported between Berkswell Road and the
southern extent of Waverley Road (consolidation of
erven will be supported). Higher density residential
development (50-70du/ha) will be supported on the
western extent of the service road west of Louis Botha
Avenue from north of Berkswell Road to the
Balfour/Highlands North Node. Non-residential uses
should be contained to the first row of erven next to
Louis Botha Avenue and Corlett Drive

To the
South

Savoy Estate and
Waverley

Description: Middle Income, low density residential
suburbs.

Policy: Contain non-residential uses to the west of
Scolf Street. Refer o Melrose/Waverley Node Precinct
Plan and Melrose Arch Precinct Plan. Support the
redevelopment of the Capri Shopping Centre.

To the
West

Melrose Arch,

Birnam, Winston
Ridge, Elton Hill
and Athollhurst

Descripfion: Middle Income, low density residential
suburbs.

Policy: Support low density residential development
(10 du/ha) in most of the area. Refer to the Melrose
Arch Precinct Plan and Atholl Precinct Plan.

Table 2 : Surrounding townships
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TRAFFIC IMPACT STATEMENT
i’! Bramley Precinct Plan

1 Introduction

I . I
.‘s This note is a traffic review of the Bramley Precinct Plan that was submitted by VBH Town Planning 1
in 2009. The purpose of this traffic statement is to assess the possible traffic impact that the
proposed land-uses could have on the road network. The land use profile in the Precinct has seen
.' ' a change from predominantly single detached dwelling houses on individual erven to office uses
along Corlett Drive. The purpose of the traffic impact statement is to propose a workable solution
; for upgrading Corlett Drive to accommodate the planned land-use along the route. The section of
.I Corlett Drive is betlween the M1 Motorway to the intersection of Louis Botha Avenue.

Carlett Drive is a four lane road with a median at some places along the route. It has an
I interchange with the M1 Motorway. It carries high volumes of traffic during the AM and PM pealks.
.{ In the morning the peak direction is westbound towards the M1 and in the afternoon the peak is |
eastwards.

.: 2  Traffic Impact

The following potential trips that can be generated by the land-use along Cotlett Drive were based
: on the Precinct Plan. The area between Junction Avenue and the M1 is in transition from a

.l residential area to an office area and when fully developed has a possibility of adding up to 1000

frips to the road network. Further along Corlett Drive the potential land-uses that is allowed for is
for either office developments or residential units. The first scenario, being office developments, |
can generate up to 890 trips. The second scenario is residential units which can generate a
maximum of 650 trips. It can be seen that the land-use potential along Corlett Drive could add a
substantial amount of trips to the system which would require that Corlelt Drive is at least a four
lane road. The various erven along Corlelt Drive could be developed separately and would require
direct access from Corlelt Drive. This would require a median to be constructed on Corlett Drive so
that access to the different properties can be restricted to left-in / left-out accesses. It is
recommended that turning lanes be provided at the main intersections, therefore a 5m median is
required. The proposed layout for Corlett Drive is attached in Figure 1. The drawing also indicates
the proposed cross-section needed for the future Corlett Drive.

To ensure that the space needed to upgrade Corlelt Drive to a four-lane divided road a 25m road
reserve is required. The existing road reserve is generally 15,74m and needs to be widened by
4,63m on either side. The granting of future land rights should therefore require servitudes to
achieve a road reserve of 25m.

Traffic Calming

The Bramley Precinct Plan includes a variety of land uses which could require some lraffic calming
measures especially around the schools. A warrant study has to be done before traffic calming
measures are constructed in the suburb. From a traffic engineering perspective, mini-circles are
usually more efficient than speed humps.

£ Summary and Recommendations '
The aim of this study was to support the Bramley Precinct Plan. The following comments apply:

o The impact of the precinct plan on Corlelt Drive has been investigated.

. Corlett Drive is a four lane road and has an interchange with the M1 Motorway.
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. The proposed development along Corlett Drive could generate up to 1000 trips.
o Corlett Drive should be upgraded to a four lane road with a 5m median.
e The road reserve on Corlett Drive should allow for turning lanes to be provided at the main
intersections. '
o The granting of future land rights should require servitudes to achieve a road reserve of
25m.
. Access to the different properties will be a left-in / left-out access.
o A warrant study has to be done before traffic calming measures are constructed in the
suburb. :

Provided that the above recommendations are adhered to, the proposed Bramley Precinct Plan can
be supported from a traffic engineering perspective.
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