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LIKELY SOCIO-ECONOMIC IMPACTS OF THE PROPOSED 
DEVELOPMENT OF AVOCA SOUTH, DURBAN  

Dr Jeff McCarthy 

Draft: Updated 18 February 2015  

1. Background and Objectives 
This report is part of an Environmental Impact Assessment which seeks to analyse and 
explain the likely socio-economic impacts of the development of Avoca South area of 
Durban and, where relevant, recommend mitigation measures.  The proposed development 
within the Ethekwini Municipality, is northwest of the KwaMashu off-ramp of the N2, and 
between the N2 and R102. The site is currently used partly for quarrying and brick-making 
and partly for cane farming.  Some residential areas are in the broad vicinity but, with the 
exception of parts of small parts of Avoca Hills and Mt. Moriah, are at distances of more 
than a kilometer (and, more often two kilometers) from the site’s borders.   

On the other hand, several other industrial areas are adjacent to the site. Indeed, as will be 
explained more fully in this report, in some respects the proposed development of Avoca 
South amounts to a medium-term conservation of what is already there (Corobrik); and in 
other respects the development of the site could be seen as a de facto extension of the 
existing River Horse Valley Business Estate (RHVBE) to its south west as well as other 
industry on all of its borders  (see aerial photograph/map in Figure 2 below, and blue 
triangle areas super-imposed)). 

In sections of the report to follow we: 

• Discuss the site within the context of Ethekwini Municipality’s Integrated 
Development Plan (IDP), Spatial Development Framework (SDF) and Spatial 
Development Plan (SDP) and some related national, provincial and municipal policy 
contexts; 

• Identify and assess the positive and negative local and regional socio-economic 
impacts of the proposed development, including economic impacts on local, city and 
regional economic environment in terms of employment, income and municipal 
rates base associated with different industries; 

• Assess possible economic displacement effects associated with changes in land use, 
notably impacts on agricultural (sugarcane) business, employment and incomes; 

 

1 
 



Figure 1: Proposed Avoca South Development Layout 

 

Figure 2: The site in aerial view in neighbourhood context 

 

 Research the  probability of changes to property values of surrounding properties ; 
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• Discuss known measures for possible mitigation of any negative economic impacts, 
and provide recommendations and mitigation measures regarding the findings of the 
assessment; and 

• Provide an overview of likely aggregate economic gains and losses, and assess the 
significance of the above-listed impacts pre- and post-mitigation. 
 

2. Researcher Expertise and Methodology 
The researcher’s expertise and experience is summarised in Appendix C. He is trained inter 
alia in micro-economics, and urban economics and real estate analysis1, and has conducted 
scores of socio-economic impact studies of numerous large developments in South Africa in 
the past (see appendix C). 

The methodology for this study was necessarily complex and was negotiated and agreed to 
with the project managers (GCS) in advance, and it comprised of the following key elements: 

 2.1 Study of the site and adjacent areas via car and via satellite imagery. 

2.2 Investigating the key economically-linked dimensions of the intending 
development. 

2.3 Reviewing the main policy documents of national, provincial and municipal 
government relating to industrial developments and the use of such a site for  
industry. 

2.4 Reviewing the documentary evidence on the economic impacts of the 
construction phases of projects similar to this. 

2.5 Reviewing the documentary evidence on the economic impacts of similar 
developments to this nearby, during their operational phases. 

2.6 Applying the evidence from 2.4 and 2.5 to the dimensions of the proposed 
development and deriving the likely economic benefits. 

2.7 Studying the evidence on the scale and nature of economic displacement effects 
on quarrying and sugar farming (the main existing uses, apart from the Corobrik 
which is to be retained), insofar as such evidence is available in the literature either 
from South Africa or abroad; and inferring from this evidence the likely scale of any 
projected economic displacements on the site under consideration. 

1 At the Ohio State University, post-graduate course credits for course-work components of his Ph.D. on 
conflicts over urban development. 
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2.8 Assessing international research evidence on the factual scale and nature of 
externality effects of such a development, especially regarding adjacent uses, given 
the absence of rigorous research on this subject in South Africa2.   

2.9 Assessing the comments of Corobrik, existing nearby businesses and residents 
pertaining to the intended development;  

2.10 Review evidence and experience from South Africa and abroad on likely 
mitigation measures that can reduce negative externalities. 

2.11 Integrate and synthesise all of the above into an assessment of likely net socio-
economic benefits minus costs, and make suggestions on mitigation measures so as 
to maximise net economic and social benefits. 

 

3. The Site in Planning and Policy Context 
3.1 National and Provincial Planning Contexts 

Later in this report we will compare the location of the some 100 hectare (gross) Avoca 
South site to Ethekwini Municipality’s approved development plans. Before doing this, 
however, we need to remark briefly upon the objectives of development planning more 
generally in South Africa, since planning is an activity which is meant to be hierarchically co-
ordinated and correlated. 

In terms of broader planning contexts, the National Development Plan (NDP) released by 
the National Planning Commission in late 2011 provides the widest possible context for this 
report.  That plan places strong emphasis upon reducing unemployment in the country, and 
enhanced economic output.  It aims to:  ‘eliminate poverty and sharply reduce inequality by 
2030’ (p2).   

In reaching this goal, the need to realize levels of economic growth above 5% p.a. is 
recognised in the NDP. However, economic growth is not seen as an end in itself.  Chapter 3 
of the NDP (on ‘The Economy and Employment’) places the need for jobs at the centre of 
economic priorities. It aims to get the national ‘strict unemployment’ rate down from 25% 
to 14% in 2020 and 6% by 2030 (p91). Manufacturing and the warehousing and logistics 
components of the South African economy are envisaged there as contributing about a 
quarter of such jobs and growth. 

 In provincial context the recent (2013) Provincial Growth and Development Plan (PGDP) is 
another broad policy context document which can be useful for understanding the 

2 By rigorous research we mean statistically robust conclusions on the behaviours of objective indicators of 
price (e.g. records of sale transactions), derived from acceptable sample sizes, and using multi-variate statistical 
methods which allow for isolating the independent effects of proximity to industries, whilst holding other 
factors constant.  
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proposed development.  As with the NDP, it emphasises the reduction of unemployment as 
a key planning priority; and manufacturing is acknowledged as the largest single sectorial 
contributor to the province’s economy.  

The KZN Provincial Spatial Economic Development Strategy (PSEDS) of 2008 identified 
various sectors of the provincial economy that would drive the growth of the province and 
address unemployment and poverty; and an important principle for growth is exploiting 
sub-regional diversity in terms of comparative advantages.   

These comparative advantages apply to nodes and activity corridors which are identified in 
the PSEDS. Activity corridors tend to emerge between major nodes. For the PSEDS, these 
development corridors are to serve the following functions: 

• To facilitate the increased growth of existing centres and corridors 
of economic development in the Province; and 

• To ensure that the potential for economic development within 
areas of high poverty is realized. 

The nodes identified in the KZN PSEDS are such that two leading provincial ‘priority 
corridors’ were identified as the areas for focused public and private investment. These 
were the N3 corridor from Howick to Durban and the N2 corridor from Durban to Richards 
Bay. The proposed Avoca South development stands at the cusp, or intersection, of these 
two provincial priority investment corridors.   

3.2 Ethekwini Development Planning Context  

The Avoca South site is also situated at the juncture of identified densification corridors and 
industrial areas in terms of the latest Ethekwini Integrated Development Plan (IDP) and 
Spatial Development Framework (SDF). 

The Ethekwini Municipality’s IDP 2014/53 correlates with key aspects of the NDP and 
PGDP/PSEDS. Under ‘Key Development Challenges’ on p74 of the 2014/5, the IDP states as 
the first two challenges:  

‘High rates of unemployment and low economic growth….[and]…High levels of 
poverty’4 

Manufacturing and warehousing and logistics are acknowledged as major contributors to 
economic growth and reduction of unemployment in Ethekwini. In terms of the spatial 
expression of such growth, the identified densification corridors are shown in brown and 

3  eThekwini Municipality Draft Integrated Development Plan 5 Year Plan: 2012/13 to 2016/17 Annual 
Review 2014/2015 
4 Ibid p74 
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industrial areas in purple/lilac in the Revised Spatial Development Framework 2014/5 map 
in figure 3 below. 

Notice that the planned Avoca South development (purple oval) is at the confluence of 
several densification corridors and existing mixed use and commercial/industrial areas, or 
projected industrial areas, and that it is on the edge of the designated ‘urban core’. It also is 
nowhere near designated agricultural areas.  

The Avoca South site is also relatively uniquely positioned with regard to national road 
access. In this regard it is similar to the nearby River Horse (RHVBE) areas with proximity to 
an N2 interchange, and this area has proven very successful in the market. This reflects very 
strong demand in Ethekwini in recent years for especially well-located industrial land.  

Ethekwini Municipality have been direct beneficiaries of the success of the River Horse 
Valley Business Estate, and they will be familiar with its economic attributes. Indeed, that 
case is most relevant to the present study, and thus the Executive Summary of an Ethekwini 
Municipality commissioned report on its socio-economic impacts is appended here 
(Appendix A). 

Like River Horse, the Avoca South development proposes a mix of non-residential uses but 
with an emphasis upon manufacturing and warehousing. It will differ of course in that most 
of the existing Corobrik facility will be retained at least in the medium term (see figure 4).  
Understanding more of the dynamics of these uses should be helpful to this analysis.  

Warehousing and manufacturing deserve some clarification as concepts here, since their 
particular characters are different to heavy or extractive industry (such as quarrying linked 
to Corobrik) which is sometimes seen as having high negative externalities for residential 
areas (see section 5 below). 
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Figure 3 
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 Figure 4: Oblique aerial Google Earth perspective on the Corobrik facilities 

 

 

3.3 Manufacturing and Warehousing in Durban/Ethekwini 

We will make observations on the specific features of extractive/heavy industry, and more 
general manufacturing and warehousing in Ethekwini shortly. However some conceptual 
and historical background is useful to start with. 

3.3.1 Factories: Inside of a factory, what happens – in economic terms – is that value 
is added to inputs via labour and technology to result in new goods referred to as 
“manufactures”. Historically, industrial location analysis considered factories mainly 
in relation to the primary/secondary interface (i.e. raw materials to first derivatives 
like steel or bricks); and the derived emphasis fell on so-called heavy industry, and 
the assumed “least cost” locational principles associated with it. Access to raw 
materials, rail transport routes and to the main points of demand for heavy 
manufactured goods were important here, and being serviced by rail is often today 
still essential to these factories, given the considerable mass of both inputs and 
outputs into/from the factory. Most industrial land demand nowadays however is 
focused upon the manufacture of lighter goods largely for the local (metropolitan), 
national and international markets. The inputs to such firms are relatively light and 
transportable by truck and even airfreight; and the consumers of the products of 
such manufacture are often smaller firms and even individual households. 
Historically, smaller service-industrial factories have tended to set up mainly on the 
fringes of the CBDs and route arterials throughout South African cities, where they 
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most often operated in multi-leveled walk-up premises, with a ground level sales 
office often open to the public (in Durban the primary examples existed in Umgeni 
Road, Gale Street/Umbilo Road, the fringes of Pinetown CBD).  Nowadays however, 
bespoke single floor ‘high roof clearance’ buildings permitting the operation of 
forklifts, racking and mini-cranes are more common for light manufacturing, and 
road access outside of the congested CBD and near freeway intersections is 
preferred. Often such premises are, by their own internal requirements, sealed and 
air-conditioned with very slight noise or air quality impacts, in contrast to heavy 
industry. 

3.3.2 Warehouses: The economic definition of a warehouse as distinct from a factory 
has historically been concerned with whether storage is the main function, or 
whether adding value through manufacture is the main function.  Somewhere in 
between lies the packaging and re-packaging business.  Historically, favoured 
locations for warehouses were the wharf-side areas of ports (and more recently, 
near the aprons of airports), where break-bulk functions and distribution functions 
were executed. Thus historically in Durban many warehouses were at Maydon 
Wharf. The advent of containerization however considerably diminished the need 
for such warehouses, and now typically freeway and transport facility access 
(including but not necessarily rail), as well as proximity to centres of final demand 
are most relevant to the warehousing and distribution function/s.  Warehousing is 
nowadays also sometimes doubling with the retail function, with the rising 
popularity of so-called “factory shops”. Newer formats for such premises are coming 
into increasing demand. Security, landscaping quality and visibility are, in the 
contemporary era, becoming two of the more important new determinants of 
factory and warehousing requirements (and value).  In the higher value, national or 
international manufacturer and/or distributor’s book, as a contribution to the total 
cost of operations, the price/rent of factories and warehouses is often quite small 
(typically less than 10% of total).  Yet, as a number of studies have shown, 
perceptions of exposure to crime are now the single largest determinant of the value 
of industrial and warehouse property, closely followed by “image value” and visibility 
to the passing public from highways.  

3.3.3 Light Manufacturing and Warehousing in Ethekwini: To turn away from 
concepts now and towards local facts, some indication of the relative proportion of 
economic activity in Ethekwini as a whole that derives from manufacturing and 
warehousing and logistics can be gained from examining the sectorial distribution of 
employment in the metropolis.  An Ethekwini Municipality publication5 shows that 
manufacturing is the third largest employer behind trade and community services 

5 Ethekwini Municipality, Edge Fast Facts 2012. 
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(mainly government). Together with transport (including warehousing) 
manufacturing accounts for over a quarter of all Ethekwini employment (Table 1). 

TABLE 1 

 

Source: Ethekwini Municipality, Edge Fast Facts 2012,  

Moreover, unlike agriculture and mining (including quarrying) where employment 
has been very small, static or declining, the growth in numbers of those in 
manufacturing and transport in just one year can often equal the total numbers of all 
those employed in agriculture and mining in Ethekwini.  

3.3.4 Industrial and Warehousing Land Demand: Clearly the type and rate of growth 
reflected in table 1 generates industrial and warehousing land demand, much of this 
being claimed from declining economic sectors like agriculture. A question we pose 
here now is how much industrial/warehousing land is in demand, and of what type? 

An important point of departure here is a 2009 Van Coller and Redman study for the 
municipality, entitled Ethekwini Industrial Spatial Strategy6. This analysis yielded 
some outputs which are useful from the perspective of estimating types of industrial 
and warehousing demand at the site in question.   

Van Coller and Redman decomposed various industrial sub-sectors in Durban to get 
an estimate of different types of industrial land demand. They then translated their 
sub-categories into projected land demand for each industrial type. The result is 
shown in table 2 below. It is the last row of table 2 which is most important for 
present purposes.  

6 Available from the Department of Economic Development at Ethekwini Municipality. 
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Notice that Van Coller and Redman predicted the need for over 100 hectare (ha.) per 
annum take-up on aggregate for 2008-2012; and after that more than 150 ha. p.a. 
rising to 200 ha. p.a.. If one excluded existing uses to continue at least in the short 
term (e.g. Hultrans) and those existing and continuing categories of manufacturing 
which could be thought of as extractive or heavy (total 24 hectares) , it can be seen 
that Avoca South’s residual 28  hectares for manufacturing and warehousing would 
not take up as much as a year’s projected land demand.  

In figures we discuss later, however, we will indicate that these Van Coller and 
Redman estimates were likely over-estimates, dependent upon outmoded 
assumptions about FAR ratios (coverage of sites), and overly optimistic projections of 
rates of economic growth.  

TABLE 2: Projected Industrial land requirements in Durban given assumption on 
GGP growth derived pre-2009 

Manufacturing Sector  2008 
(Ha)  

2012 
(Ha)  

2016 
(Ha)  

2020 
(Ha)  

Automotive - Components  362  530  695  844  

Automotive - Vehicles  159  233  305  371  

Building Products  207  242  294  372  

Chemicals - Large  174  188  212  239  

Chemicals - Medium  509  573  670  815  

Chemicals - Small  192  225  273  345  

Food & Beverages  140  146  152  158  

Furniture & Bedding - Large  371  402  470  571  

Furniture & Bedding - Small  15  16  19  22  

Packaging & Paper Converting  145  170  206  260  

Plastics  307  332  360  389  

TCFL - Large  294  294  294  294  

TCFL - Medium  262  284  307  332  

TCFL - Small  100  117  137  160  

Other Manufacturing  275  298  348  440  

TOTAL HECTARES  3512  4050  4742  5612  

4 yr. Spatial Increases  0  538  692  870  
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It should be borne in mind that the above estimates were calculated using pre-2009 
economic growth rates, whereas since then growth has slowed.  Moreover, Van 
Coller and Redman generalised FARs from Durban as a whole, whilst older 
manufacturing areas had several stories with little yard space, which is much less 
true today.   

Using provincial statistics on building plans completed, we have calculated that if an 
FAR of 0.6 was applied to the Van Coller and Redman base data (which FAR is what 
planning regulations now generally require), then the aggregate projected industrial 
land take-up p.a. would have been 26.8 hectares per annum.  

Having said this, however, some of the need to reduce the Van Coller and Redman 
land demand estimates is offset by the fact that they did not examine warehousing, 
for which land demand has been growing more rapidly than for industry. Notice 
from table 3 below that – viewed in the longer term – and in economic output terms, 
there has been a rapid growth in transport, storage and communications (including 
warehousing) in Ethekwini and relatively modest growth in manufacturing. 

TABLE 3: Ethekwini Sectorial GVA7 Real Growth, 1996-2011 

 1996-
2001 

2001-
2006 

2006-
2011 

15 year 
growth rate 

Transport, storage & 
communications 

5.1% 6.8% 4.0% 5.3% 

Financial & business 4.2% 7.2% 4.3% 5.2% 

Wholesale & retail trade 5.4% 5.1% 3.1% 4.5% 

Building construction & civil 
engineering 

4.6% 2.3% 6.7% 4.5% 

Manufacturing 3.3% 3.8% 1.3% 2.8% 

Community Services 0.8% 2.8% 3.3% 2.3% 

Agriculture, fishing & 
forestry 

0.0% 0.7% 3.3% 1.3% 

Electricity, water & gas 1.2% 2.9% -0.2% 1.3% 

Mining & quarrying -8.0% -8.2% -2.3% -6.2% 

Source: IHS Global Insight Regional eXplorer, Data version: July 2012 

Table 4 moreover reinforces the view that mining and quarrying in Durban is a contracting 
sector, and that agriculture is static, which are points that we will return to in later sections 
of this report concerning net economic impacts. 

 

 

7 GVA= gross value added and is used as an indicator of net economic expansion. 
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4. Likely Economic Impacts 
4.1 Points of departure 

The likely economic impacts can now be derived by comparing Avoca South’s basic physical 
dimensions, to those of similar developments for which economic outputs are known. The 
Avoca South proposals are for a total platform of 900 000 sq. m. including a   a new 
development platform area (i.e. excluding the Corobrik and Hultrans sites) of 375 000 sq. 
m., and a proposed FAR of 0.6, thus yielding a long-term projected building area of 540 000 
sq. m.. Site preparation costs (costs of platforming, servicing etc.) are estimated at between 
R320 and R390 Million, but could be amended somewhat in the light of further engineering 
inputs.  

Collectively, these figures can be used as a starting point for derived likely economic 
impacts. 

As will be recollected from sections 2.1 and 2.2 of this report, the core ‘economic output’ 
issues in assessing the likely socio-economic impacts of the future development of the site 
reduce themselves to jobs, and impacts upon public finances.  Apart from policy, there are 
also several localized reasons for saying this, including the objectively very high 
unemployment rate in the country and in the metro area8 as well as multiple demands upon 
the public purse (not least because of high levels of poverty).   

Thus, as was noted earlier in this report, the NDP, PGDP and the various Ethekwini IDP 
documents as posted over the years all give in their statements of development challenges, 
the first-mentioned challenge as (in one phrasing or another) : ‘High rates of unemployment 
and low economic growth’. This first-mentioned challenge has not dropped in its order on 
the Ethekwini IDP challenges list for over eight years, except that nowadays the 
unemployment part of the couplet is put before the growth part.  So jobs are increasingly 
the core ‘currency’ of development policy. 

Jobs, in turn, are likely to accrue as a result of the proposed development in two main 
forms: 

(i) Site preparation and construction related jobs, and 

(ii) Permanent jobs in the new premises, amongst which one needs to 
distinguish between those which are a likely result of relocations from 
elsewhere, versus those of business expansion facilitated by the opening 
of the new premises. 

In order to assess the likely magnitude of such jobs, reviews have been conducted of jobs 
typically deriving from construction in the province; as well as typical employee densities in 

8 Unemployment in Ethekwini in 2011 was given by StatsSA in its Report No. 03-01-53 as 416 000 people or 
just over 30% of the employable population. 
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premises elsewhere in metro Durban, as well as a review of recent large-sample surveys of 
employee densities in areas near to the proposed development. 

 

4.2 Construction jobs- likely order of magnitude 

The numbers of construction jobs that are likely in the proposed area will certainly be 
measured in terms of thousands, but the precise figure will depend upon still-to-be-finalised 
factors including land use mix, construction type, and capital-intensity levels of construction 
methods, amongst others.  However, typically in urban development, for every R 1 million 
spent on building, in 2014 terms about 9 temporary construction sector jobs (direct and 
indirect) are generated by super-structural development. Thus a key consideration in 
arriving at any final estimate of construction jobs will depend upon estimates of likely CAPEX 
to be deployed on the site. Details of this tend to be market-dependent and contingent on 
end-user design, but approximations can be reasonably inferred from some basic site and 
use parameters.   

In regard to construction jobs: 

• Usually, the volumes of labour units employed in so-called ‘higher-tech’ 
construction (including for example shopping centres, factories or road 
construction) are lower per unit capital cost in a project, but the average 
wages paid per labour unit are also higher (because of the higher skilled 
nature of the employee component).  The reverse is true of lower technology 
construction, for example in housing construction or road construction in 
rural areas.  Net wage bills, therefore, as a percentage of total project costs 
do not vary very significantly from project to project, largely because the key 
differentiating factor of the number of labour units employed per unit capital 
is usually compensated for by differential wage rates. 

• A number of estimates derived from various national building industry 
sources also show slightly different labour-intensity and multiplier indicators 
by region etc.  Direct jobs are calculated as follows: 

o 3 direct employees and 6 indirect per million CAPEX 

o average superstructure CAPEX per hectare of R20 million, and in this 
case site preparation CAPEX of R9 million per hectare9;  

Then for a  90 hectare (long term) development: 

Construction jobs, direct and indirect would be: 9 X 29 X 90 = circa.  23 490 jobs . However; 

9 The site preparation and local infrastructure figure is derived from prevailing industry norms.. 
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• The unfolding of demand/development over time would mean that this 
would/could not all occur at once (phasing is not yet determined, but let 
us assume 12years); so in realistic terms one is more likely to see about 1 
958 new construction and construction related jobs sustained over time, 
with about one third of these (about 650) directly on site, and two thirds 
generated especially in the local and KZN building supplies sector, but 
also the more general local retail economy (due to construction and 
related workers spending their wages etc.). 

 The figures cited above are, to repeat, necessarily order-of-magnitude in nature; but even 
so, in a metropolitan context the project would likely make a meaningful contribution to 
construction sector employment.  Indeed, the contribution would be about a three percent 
augmentation of metropolitan construction sector jobs10. 

4.3 Permanent jobs – orders of magnitude 

We can now develop initial estimates of the likely numbers of permanent jobs in the area 
based upon employee density figures, and some initial assumptions about land use mix and 
the total GLA (gross let-able area) that that is likely to be yielded through the development. 

We could initially assume that the new development would look fairly similar to the existing 
adjacent uses in River Horse Valley, which is a fairly complex mix, ranging from 
retail/wholesale, to mini-factories, larger factories and to storage facilities and warehouses 
(see Appendix A). However market trends suggest a likely focus on mainly light 
manufacturing and warehousing in Avoca South.   

Typically the developments of this type entail one or two floors (with high clearances in the 
former instance), and have FARs in the vicinity of between 0.5 and 0.6 for the entire site (i.e. 
gross area), although there are exceptions (both higher and lower) to this more general, or 
average appearance. Our understanding is that the proposed FAR for new developments is 
0.6, yielding an intial new floor area of   225 000 sq. m. and ultimate new floor area of 
540 000 sq. m., which seems normal for the circumstances. 

 From a permanent jobs yield perspective the questions then become: (i) how many jobs will 
be yielded given likely land use mix and employee densities, and (ii) what proportion of 
these are likely to be new jobs in terms of them not being jobs relocated from elsewhere in 
the city? 

• There are a number of indicators of likely employee densities that could be offered: 
In respect of warehouse/factory combinations, one example is research on 
Moreland/Tongaat Hulett’s developments of a similar nature up to 2007,  where 
research done by this author indicated employee densities were at 200 jobs per 

10 Compare 1 960 to the 77442 jobs in table 1 here. 
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factory/warehouse hectare gross area (or at an FAR of 0,6 one worker per 30 sq. m). 
However, in our own assessment this average would be fairly high (i.e. it would 
assume too many workers) for the type of factories and warehouses nowadays 
found at River Horse Valley (see discussion below) or likely to be found at Avoca 
South.  

• Another set of indicators can possibly be derived from the author’s 2006/7 survey of 
a large sample of Umgeni Business Park firms.  Employee densities there were 
variable buy in the vicinity of 70 sq. m. per employee, thus much lower than would 
be found in many industrial estates.  One of the reasons for this is the particular type 
of industrial/warehouse use that tends to gravitate to lower-rent premises on the 
periphery of estates like Umgeni Business Park. 

• Finally we can make inferences from the Ethekwini Municipality commissioned study 
of River Horse Valley (Appendix A). The industrial and warehouse area of Riverhorse 
Valley Business Estate is 123 hectares (with a similar FAR to the proposed Avoca 
South’s), and there it was reported: 

“It was estimated that in excess of 17 000 people are employed in RHVBE. 
The permanent workforce is estimated to be 12 629 (of which 4 249 are new 
jobs) augmented by a contract workforce of 4 446 people (including 
employees of contractors and contract staff)”. 

 

Using the gross figure of employment one arrives at employee densities of 40/ sq. m., which 
seems plausible given the findings reported immediately above. 

The general conclusion that then might be reached is that, given the similarities with River 
Horse Valley Business Estate, an average employee density of 1 employee per some 40 sq. 
m. seems most probable in the proposed development.  

Assuming, then, a new GLA (gross let-able area) of 540 000 sq. m.  we would predict that 
some [540 000/40] =13 500 new jobs will materialize within the planned new development.  
Whether this figure (as in River Horse) must be cut by 50% due to displacement effects and 
contract workers to translate it into ‘new permanent jobs’ is an open question; but if it were 
true, there would be some 6 750 new, permanent jobs.  Whilst this is only a relatively small 
proportion of total metropolitan jobs in manufacturing and transport/warehousing overall 
(somewhat over 2%), in the context of a labour-shedding economy, it is by no means 
insignificant. 
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4.4 Public Revenues Gains  

In addition to the jobs, rates income in 2014 terms to the Council should be significant, and 
would likely be in the region of R70million p.a.11. Given that such rates typically (through the 
municipal accounts) cross-subsidize service delivery to poorer, residential communities, the 
social contribution of the proposed project is further enhanced.  

However, it also needs to be recognized that the new jobs, both in construction and 
permanent employment, generate new taxes for national Treasury.  So does VAT on building 
materials, and taxes on building firms. 

In terms of employees,  some 8 710 new jobs in construction and in manufacturing and 
warehousing will tend to generate about R124 million p.a. in new taxes12; and VAT on 
building materials and taxes on building company profits a likely 13 R261 million in taxes 
during construction.   

To give some idea of the equivalence in welfare benefits, the former figure alone is 
sufficient to fund nearly eight thousand annual pensions.14 

 

5. Possible Economic Costs 
 

There are some possible economic costs associated with the development. 

The first amongst these is displacement of existing economic activity, which is shown below 
to be quite low; and the second are new externalities which could be significant, but which 
are arguably so, based upon both local observation and international evidence. 

5.1 Displacement effects 

One of the more positive features of the proposed development from a displacement 
perspective is that the existing Corobrik factory and offices will be retained, at least for the 
short-to-medium-term, whereafter they are likely to relocate elsewhere in Ethekwini or its 
vicinity.  Corobrik is one of Durban’s oldest and most successful companies; and although it 
has since been acquired by a national/international investor, it retains its local corporate 
culture remains an important example of how a continentally-leading company can be built 

11 Riverhorse Valley Business Estate’s rates contribution in 2012 was estimated at R83 million per annum. 
Assuming a 15% escalation to 2014, and that Avoca will be 73 of the Riverhorse size , we estimate rates 
generated to be some R701 million p.a.. 
12 We are assuming 8 710  new jobs at an average of R72 000 p.a. taxes (including VAT on subsequent 
expenditure) at circa 20%. 
13 The total building costs are derived from the R29 million per hectare figure referred to earlier, and R1 305 
million would be the building materials and management component, which we are assuming an average 20% 
tax on. 
14 Calculated at R1300 per month.  
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from modest local origins.15 The Durban site alone currently employs some 200 people. 
Even when/if Corobrik moves, most of these jobs will be conserved in or near Ethekwini. 

On the potential negative side of displacement is sugar cultivation. From aerial photography 
of the site it is calculated that about 40% of the site, or circa. 63 ha is or was until very 
recently cultivated for sugar cane.  This cane growing will likely be permanently displacedby 
the development16. 

Given the experience of growers in this area, however, it is likely that this cane would be in 
its late ratoon phases17 and that replanting is unlikely. However, we have necessarily 
assumed normal growing conditions (including replanting) for purposes of our calculations 
of the economic implications, and so our estimates of the possible negative consequences 
of the withdrawal of cane cultivation could be on the high side18. 

The per hectare use of labour in sugar cultivation and harvesting depends to some extent 
upon variations in local growing conditions – for example whether or not there is irrigation.  
However in a study of the Maidstone Mill area in the late 1990s it was calculated by Phatisa 
Agri that the average agricultural job/s per hectare was 0.5.  If this measure was applied to 
the Avoca South site, there could be a loss of 31 agricultural jobs through displacement of 
sugar cultivation. It is however probable that these jobs would be recreated elsewhere in 
Ethekwini or KZN in new cane-growing areas.19 

There is quarrying in this area too, with some 10 hectares of the development site being 
committed this use either in the past or currently. Our interviews with Corobrik during 
October, however, suggest that in any case such quarrying would be phased out in ten 
years.20. However, since employment in quarrying directly attributable to this site would 

15 Corobrik was bought by Investec in 2005. Investec’s address is given online as: 5 Richefond Circle Ridgeside 
Office Park, Umhlanga Durban, South Africa 4319 South Africa, this address being about 5 km from the site . 
Corobrik’s national address is given online as 20 Toncoro Road, Avoca, Durban North which address falls 
within the site under study. An independent source states: ‘From small beginnings [in 1902], Corobrik has 
evolved into the major South African manufacturer of masonry, paver and concrete earth retaining systems. 
With its head office in Durban and 15 factories around South Africa, Corobrik is geared to distribute in excess 
of five million products each day, and has a footprint in every major centre throughout South Africa’. 
(http://kzntopbusiness.co.za/site/top-business-sector/Corobrik). The Corobrik website states: ‘Corobrik (Pty) Ltd 
was established in Durban in 1902. Utilising its expertise gained over more than 111 years in the brick business, 
superior technology, manufacturing practices, distribution network and logistic capabilities, Corobrik has grown 
to be the leading brick manufacturer, distributor and marketer of clay bricks, clay pavers and associated allied 
building products in South Africa, with the logistic capability of delivering 5 million products per working day. 
(http://www.corobrik.co.za/about/company-profile). 
 
16 However it should also be noted that new cane growing arteas are currently being established by the company 
that harvests cane here elsewhere in Ethekwini and KZN. 
17 Cane is harvested several times after a planting, and ‘ratoons’ refer to how many cuts have been made.  
18 The value of the sucrose declines with ratoons; plus labour utilised decreases (labour is highest during 
planting). 
19 See note 16 above. 
20 In our interview with Corobrik in October 2014 it was noted that only a small portion of the Corobrik site is 
mined currently; most of the clay is brought in from neighbouring mines. Corbrick plan to eventually close the 
factory down completely, as the factory was started over 60 years ago and uses outmoded technology and 
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only be a small fraction of a tiny Ethekwini industry, the net displacement effect is likely 
being in the vicinity of ten jobs (see discussion later of equivalent American figures). The 
significant employment at the current (or some future KZN) Corobrik factory (circa. 200 
people) will not be affected, as even now most of the required raw material is brought in 
from the outside. 

So on aggregate there could be twenty-five actual or possible jobs lost from displaced 
primary activities, which activities are in any case in decline in the metro area, as noted 
earlier. Moreover, it is probable that most of these jobs would be recreated elsewhere in 
KZN in new cane-growing and quarrying areas, as is required for the ongoing effectiveness 
of mills and brick factories. 

5.2 Externality effects 
Typically, in any urban development there will some neighbourhood effects that result in 
some re-organisation of the pattern of so-called ‘externalities’ in the wider environs. (A 
positive externality is where some uncompensated benefit is conferred on neighbours as a 
result of land use changes nearby, and a negative externality occurs where there are 
uncompensated costs). Changing externalities are common in towns and cities, and the 
perception of them is often unique to individuals. Since it is the aggregate of such external 
costs and benefits that must necessarily concern planners, we will ultimately conclude on 
such aggregates here. 

There are of course already existing externalities, but we begin with examining those of the 
projected industrial and use imposed upon, first business, then more distant residential 
neighbours. We will assume that the two key issues here  are (i) businesses on the borders 
of the site and (ii) nearest residential neighbours to the south and east of the site, since to 
all other directions the existing use is congruent with that of projected development. 

 

 

machinery . Once they close the factory, Corobrik plans to look further North to the Tongaat region for suitable 
land to continue manufacturing bricks. The businesses who currently rent from Corobrik (Hultrans) have a 
short-term rental agreement are also looking elsewhere in the medium-term to move their businesses. As the 
Corobrik site has increased in value, so have the rental prices, prompting Hultrans to look elsewhere (like 
Tongaat). However for purposes of current impact proposals, we are assuming they remain in the short term and 
then be replaced by similar or greater employment. 
 
The local businesses surrounding the Corobrick site saw the development as a positive in terms of creating new 
employment opportunities and general upliftment of the area.  The Mount Morih Filling Station were positive 
about increased traffic along the route passing the entrance to the Corobrick site and to the filling station and 
hoped to see better road infrastructure and pavements for local commuters who currently walk along the hard 
shoulder of the main road. Other businesses were concerned about rising rental costs as the demand for the land 
increases. They were uncertain as to their position in terms of road changes to accommodate the new entrances 
to the Avoca site, and currently lease their sites from Corobrick.  
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5.2.1 Adjacent businesses 

International research evidence tends to point towards the largely positive economic 
impacts for neighbouring businesses of this type of development.21 Local evidence 
on business externalities conforms to international experience. Interviews were 
conducted for this study with surrounding business managers. The local businesses 
surrounding the Corobrick site saw the development as a positive in terms of 
creating new employment opportunities and general upliftment of the area.  The 
Mount Moriah Filling Station were positive about increased traffic along the route 
passing the entrance to the Corobrick site and to the filling station and hoped to see 
better road infrastructure and pavements for local commuters who currently walk 
along the hard shoulder of the main road. Other businesses were concerned about 
rising rental costs as the demand for the land increases. They were uncertain as to 
their position in terms of road changes to accommodate the new entrances to the 
Avoca site, and currently lease their sites from Corobrick (see discussion of 
mitigation measures below).  

5.2.2 Residential externalities 

There are no residential areas close to the site, but components of Mt. Moriah and 
Avoca Hills residential areas look over the site (see figure 5). Figure 6 below that 
shows that otherwise the site is largely obscured from view to passing travellers. 

Figure 5: The view from the most northerly portion of Avoca Hills northwards towards the 
site showing the Corobrik factory in the distance 

 

21See for example UNIDO: Europe and Central Asia Regional Conference Report on Industrial Parks as a Tool 
to Foster Local Industrial Development, Conference Report, 17-18 April, 2012 (www.unido.org).  
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Figure 6: A view of the entrance to the Corobrik site from the R102 

 

What does the available scientific evidence suggest on possible impacts upon lower-middle 
income areas of adding new factories and warehouses to the perimeter of Corobrik? Several 
points can be made here: 

5.2.2.1 Hard empirical evidence on negative externalities from industry 
and warehousing for residential needs to derived 
internationally. There has been little or no documented, 
rigorous evidence of a precise empirical nature on such effects 
in South Africa, so we need to draw from international studies.   

5.2.2.2 Research in Europe has shown that there are potentially 
significant negative impacts upon higher-priced housing values 
close to industrial areas, when holding other value factors 
constant.  This could be a cautionary starting point for analysis 
and policy, but in the present case there is no higher priced 
residential in the vicinity of the development site. 

5.2.2.3 One of the most rigorous and widely cited studies to give rise to 
such caution has been done in Holland, where it was shown 
that, up to 1.5 km from an industrial site there can be between 
10 and 20% reductions in better-quality adjacent residential 
property values.22  However: The multiple regression results 
from that particular study are attached as Appendix B here. It 

22 The Impact of Industrial Sites on Residential Property Values - A hedonic pricing analysis for the Netherlands 
by Friso de Vora and Henri L.F. de Groot, TI Discussion Paper,http://www.tinbergen.nl. 

21 
 

                                                           



will be noted from this appendix that it is heavy industry which 
makes the most impact, and especially within 750 meters of 
such sites.  In relation to the present case, then, it must be 
noted: (i) That the impacts of the heaviest of industries 
(Corobrik) are already present and (ii) nowhere are there 
residential areas within 750m of sites to be developed in the 
future. Moreover the same research study shows that beyond 
1000 meters impacts are usually less than ten per cent, falling to 
almost nothing two kilometres away. In addition, the data in 
Appendix B shows that social variables like ‘ethnic minorities’ (in 
the European context) have impacts about five times stronger 
than proximity to industry.  

5.2.2.4 Empirical research in the U.S.A. has shown that, holding 
constant for other factors, proximity to industrial areas has 
insignificant effects upon residential property values23. This is 
partly because much depends upon the quality of landscaping, 
vegetation, layout, architecture, screening, etc..  The variation 
between good and bad quality landscaping impacts alone on 
property prices for example can be as much as 80%, whereas 
forest adjacency impacts are typically smaller24. 

5.2.2.5 Other American and  European research shows that negative 
externalities associated with industry are actually very small for 
anything other than detached houses, and that land use 
diversity overall  has generally insignificant effects upon 
residential property  values. The table below for example is 
taken from recent research reported in a chapter entitled ‘The 
impact of mixed land use on residential property values’, in the 
book The Internal Structure of Cities - The Economics of 
Agglomeration, Amenities and Accessibility by Hans Koste.25 The 
dependent variable in table 4 is impacts on home prices, and the 
independent variables are proximity to different types of 
adjacent uses.  Koste comments that: ‘This suggests that 

23 See for example WA Fischel The Economics of Zoning Laws, JHU Press,  p235; however, other externalities, 
such as accessibility to green areas, have been shown to be important, and building lots that border forest preserves sell at 
premiums of 19% on price, ocean view 32%, and partial ocean view 10%. Non-natural enhancements also impact, such that 
landscaped curbs have been shown to increase value by 4.4% in Quebec City, and particularly attractive improvements in the 
immediate surroundings of a property add another 27% to value on average. Properties in neighborhoods with only poor 
quality landscaping on average experience a -51% impact on price (‘The price of aesthetic externalities, Appraisal Journal, 
January, 2006). 
24 Ibid 
25 Published by the Vrije Unversiteit van Amsterdam in 2013. 

22 
 

                                                           



households that prefer urban living (as most apartments are in 
dense urban areas) also prefer diverse neighbourhoods.’26 

Table 4 : AVERAGE SEMI-ELASTICITIES FOR DIFFERENT HOUSE TYPES 27  

 

The policy upshot of the abovementioned points are that: 

5.2.2.6 Given that the Avoca South site is within an IDP/SDF designated 
densification corridor, impacts upon policy-preferred forms of 
higher density housing here (apartments to semi-detached) 
should be neutral, whilst impacts upon lower-density detached 
housing close to the site could be negative;  therefore: 

5.2.2.7  Social housing planned for to the north of the site therefore 
does make planning sense but: (i) The northern section of the 
Avoca South development site should if possible be  used for 
light industry and warehousing rather than heavy industry; and 
(ii) the project should make use of buffers, screening, 
topography, landscaping, etc. in order to ameliorate any 
undesired aesthetic consequences for any planned housing 
adjacent (to a large extent the existing layout as in figure 1 here 
allows for this); and, (iii) research results suggest that such 
measures could, on aggregate, actually increase rather than 
decrease adjacent property values, suggesting a net surplus of 
positive over negative externalities  

 
 
 
 

26 Koste as in note 18, p173. 
27 Source: Koste as in note 18, p173. 
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5.2.3 Sugarcane farming and  quarrying externalities 

We were unable to find research which quantifies the externality effects of sugar 
cane on residential or other properties, but there are several South African and 
international references to the need to separate such uses by 500 meters in order to 
mitigate the effects of chemicals, dust,  noise during ploughing and burning before 
harvesting, etc.28.  The lack of quantification of the value effects on residential 
properties for proximate sugar cane means that, whilst we know it is negative, we 
need to assume it is likely slight.  

However, we were able to find price-effect evidence on quarries. Although quarrying 
is a medium-scale land use on the present site and will be phased out, the point is 
that quarrying currently remains an existing influence upon externalities imposed 
upon residential areas nearby.  

 
Research shows that quarries have negative external effects on residential property 
which are actually somewhat greater than those for manufacturing in general.   The 
Centre for Spatial Economics and the WE Upjohn Institute for Employment Research 
in the USA have done research on this subject and on the economic benefits of 
quarrying29, and it was found here inter alia that:  

(i) Residential properties within a third of a mile of a quarry declined in 
value by 25%, dropping to 15% a mile away and 10% two miles away; 
and 

(ii) the employment benefits of quarrying are miniscule, in the order of 
less than ten jobs per quarry. 

Given all of the above, and given also that the nearest homes to the Avoca South site 
are only  about 300m away from sugar cane and 250m away from quarrying, we could 
infer that the likely net future magnitudes of the withdrawal of sugar/quarrying 
should be positive.  It is also expected that especially the planned warehousing 
components of future development would benefit from the cleaner atmosphere 
without quarrying. 

 

 

 

28 See for example http://www.airqualitylekgotla.co.za/Presentations/2011/Day_2/Session_ 
2/SugarcaneBurningPolicyinKwaZulu-Natal-Mthembu.pdf;  www.dsdip.qld.gov.au/.../plng-guide-sep-ag.pdf; 
and http://www.unpei.org/sites/default/files/dmdocuments/ SVKSugarcaneReport_Final2011.pdf. 
29 Centre for Spatial Economics, The Potential Financial Impacts of the Proposed Rockfort Quarry 
February 26, 2009 (Schedule 'B' to Administration Department Chief Administrative Officer Report CAO-2009-
001 town of Caledon, California); and GE Erickcek, An Assessment of the Economic Impact of the Proposed 
Stoneco Gravel Mine Operation on Richland Township, WE Upjohn Institute for Employment Research, 2006. 
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6    Mitigation Measures and Impacts Pre- and Post-Mitigation 
6.1 General Perspectives on Impacts and Mitigation 

In effect the proposed development envisages light industry and warehousing emerging on 
the edges of an existing heavy and extractive industry area, with the former withdrawing in 
the medium term. The South African and international evidence of the impacts of this type 
of industrial estate is that the air, noise and other type impacts are likely to be eventually 
reduced. Future warehousing and industry noise and air impacts would also likely have at 
least as low or lower impacts than for sugar-cane farming, but if poor architectural design 
was implemented, visual impacts could be somewhat negative.  Thus the development of 
individual sites in the future should be assessed individually in this regard. 

6.2 Externality Considerations  

a. - Mitigation of Visual Impacts on Offsite Property Values 

As has been referred to in section 4.2.1 above, the known measures for possible 
mitigation of any negative externality impacts offsite, include the quality of landscaping, 
vegetation, layout, architecture and screening.  This may be most relevant on the 
northern border of the Avoca South site. 

b. - Possible Onsite Externalities 

Externalities apply not only to people offsite but also to future workers and lot owners 
on the Estate.  In particular, the consequences for employees and lot owners of good 
design and land usage mix should be incorporated into design to maximise the positive 
externalities and minimise the negative externalities for them. In their report on 
Riverhorse Valley Business Estate (Appendix A), Stratplan drew attention to the positive 
value added by the Lot Owners or Management Association; and they also commented 
on the omission in the original design there to cater to facilities for workers, it being 
almost impossible for example to find nearby lunch venues for people there.  It was said 
that: 

‘Access to facilities, specifically for staff, has been a key issue to be addressed 
highlighted in all previous assessments. …..Further attention should… be afforded 
towards planning for this component of the Estate. Considering the number of 
people employed in the development and the location of the development further 
retail development in the area may present an opportunity’. 

Whilst it is difficult to assign a monetary value to the public benefits derived from such 
thoughtful design, it is likely to have an annual value measured in millions. 

In the Avoca South case however, the internal externality considerations that will be most 
deserving of attention will be possible impacts of dust from brickmaking/quarrying on 
intending new warehouse or industrial operators. This is something however will not be 
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unknown to future users there, and will presumably influence the type of operators willing 
to settle there, and deepen the landowner’s interest in facilitating relocation of brickmaking 
and quarrying. 

7 Conclusions and Aggregate Costs and Benefits 
The likely public economic benefits of the proposed development of Avoca South far 
outweigh any possible costs, and by many orders of magnitude. Moreover, the development 
is consistent with national, provincial and municipal planning policy.   

The most important benefits in the short to medium term will be the some two thousand 
construction jobs during construction, and the likely nearly nine thousand new, permanent 
jobs after completion.  New national taxes derived during construction alone would – 
illustratively - equate to many thousands of pensions; and the new rates income derived by 
the municipality would exceed any possible losses from a worst case on-site urban design 
(or land use incompatibility) scenario. 

If attention is given to managing the potential for internal-to-the-site land use conflicts in 
the short to medium term, the considerable positive economic potential for all parties will 
be maximised. In the longer term, these internal conflicts should dissipate, and the 
aggregate positive economic impacts should increase. 
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APPENDIX A 

RIVER HORSE VALLEY BUSINESS ESTATE DRAFT 2: IMPACT ASSESSMENT 

STRATPLAN 

NOVEMBER 2012 

SUMMARY 

Based on the survey of 90 of a total of 173 companies and the collection of other relevan 

information the core findings of the study related to: 

INVESTMENT 

A total of R215.7 million, of which eThekwini made roughly a two-thirds contribution, was spent on 

establishing and servicing the Estate (this excludes top structure development). To place this in 

context this investment must be compared to public sector spending on the uShaka Marine World 

(R735 million), the Durban ICC (R900 million in the 1990s), the Moses Mabhida Stadium (R3.4 billion) 

and the King Shaka International Airport (R7.8 billion). In comparison the public sector investment in 

RHVBE has thus been relatively small. 

Capital investment: From calculations based on the 2012 eThekwini Municipality Valuation Roll of 

the RHVBE the market value of properties in the RHVBE was estimated at R3.2 billion. Through the 

survey further investment of R1.2 billion over the next five years could be confirmed. This is viewed 

as a conservative estimate of the actual capital investment as it is anticipated that market value for 

industrial properties will be well below the actual investment value. Again, to place this in context, 

the construction of 4 000 middle income houses (each valued at R800 000) will equate this 

investment value of R3.2billion. This capital investment of R3.2 billion should then also be 

considered in the context of the R3.4 billion Moses Mabhida Stadium and the R7.8 billion King Shaka 

International Airport. 

Municipal Rates Contribution: The rates contribution of properties in RHVBE is estimated to be 

R83 million per annum, or more than a third of the actual investment cost of R215.7 million. This will 

equate to the rates contribution of 6 000 homes valued at R1.5 million each, or 11 500 R800 000 

homes. 

Employment: Based on the survey findings it was estimated that in excess of 17 000 people are 

employed in RHVBE. The permanent workforce is estimated to be 12 629 (of which 4 249 are new 

jobs) augmented by a contract workforce of 4 446 people (including employees of contractors and 
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contract staff). Estimates from the early 2000’s placed employment in Isipingo / Prospecton at 21 

000 people, Springfield Park at 12 000 and Phoenix Industrial at 4 500. The Durban ICC is suggested 

to create 3 376 jobs directly related to the core activities of the Centre. Further to this, the majority 

of employees employed in RHVBE are drawn from the general area in which it is located, i.e. INK 

(32%) and Durban North (17%), with Reservoir Hills, Newlands and Avoca Hills making a combined 

12% contribution to employment. 

 

OTHER BASIC FACTS 

A number of key facts confirmed through the assessment are highlighted: 

 A total of 173 companies were confirmed to be currently active in the RHVBE (52% or 90 

were interviewed for this assessment). With new developments this number is continually 

increasing. 

 49% of companies were classified as being part of the wholesale and retail sector, 21% 

manufacturing sector related and 20% belonging to the transport, storage and 

communication sector. 

 Three “clusters” feature prominently in the Estate viz. wholesale trade in machinery, 

equipment and supplies (14% of companies), other retail trade in specialised goods (16%); 

and post and associated courier services (10%). 

 The majority of facilities in RHVBE are branches representing larger regional, national and 

international business concerns, however, there is a relatively high proportion of head 

offices (28%) or independent units (15%) also located within the Estate. 

 Sixty one per cent of companies interviewed indicated that their establishment in RHVBE 

were as a result of a relocation process, with a further 22% suggesting they were outgrowing 

their premises at the time of relocation, and 7% percent being newly established. 

 A high 19% of the companies accommodated in RHVBE were established after 2001 and 

can therefore be viewed as new or emerging companies. A further 32% of companies were 

established between 1991 and 2000, and 39% before 1990. 

 Nearly 50% of businesses were drawn from areas in close proximity to RHVBE with 24% of 

businesses previously located in Springfield Park and 21% located in Durban North. 

 The Estate is nationally and globally linked with a number of companies being involved in 

export and import activities. 

From the above it is concluded that the RHVBE, within a short period of time, has established itself 

as an integral part of the economic fabric of the eThekwini Municipality. 
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CONSIDERING THE IMPACT 

This current assessment and previous studies considered the impact of the RHVBE from a number of 

perspectives. Each of these perspectives are briefly reflected on below. 

Attracting / retaining major companies: The Estate, although not successful in facilitating 

new company formation, has succeeded in providing a number of major companies with an 

alternative location to consolidate and/or expand its eThekwini operations. Importantly, it 

also provided companies with an opportunity to improve operational efficiencies specifically 

from a logistics perspective and their corporate image. The move of companies from older 

industrial and business estates also established opportunities for the establishment and 

growth of new and existing businesses in those areas. The fact that industrial property 

vacancy rates in eThekwini has remained low in the recessionary climate suggests that the 

need for such properties has been substantial. 

Creating and retaining jobs: It was illustrated that the Estate offers in the region of 17 000 

employment opportunities, making it one of the major employment nodes in eThekwini. At 

least 4 200 (approximately 34%) of these jobs were new jobs created as a result of the 

establishment of the Estate. The employment created through the construction phase 

should also be considered in this regard and is discussed in substantial detail by McCarthy 

(2009). 

Boosting municipal rates: It is estimated that the Estate currently generates annual rates 

amounting to R83.5 million. This will increase as the development of sites in the Estate 

continues. 

Facilitating investment: The estimated combined market value of properties in the Estate, 

based on the 2012 eThekwini Valuation Roll, is currently set at R3.2 billion. Further 

investment in the Estate of R1.2 billion by various industries have been confirmed through 

the assessment. This suggests a gearing ratio of nearly 1:15 if the investment of the Joint 

Venture in terms of infrastructure is considered against this overall investment (land and 

management costs are excluded from this calculation). 

Enhancing the urban environment: Through the planning and the various initiatives of the 

Association, former sugar cane fields are now being rehabilitated and integrated into the 

urban environment. Key contributions of the Estate in this regard then includes (1) the 
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establishment of an aesthetically acceptable business park, including a number of state of 

the art facilities with architectural merit, (2) wetland rehabilitation and (3) a range of 

associated initiatives as reflected on in reports by the RHVBEMA. 

Enhancing urban infrastructure: The development of the Estate not only supports the 

densification strategies of eThekwini, but also facilitated the development of critical urban 

infrastructure, specifically the construction of Queen Nandi Drive and the access onto the N2 

both contributing to the restructuring of the colonial and apartheid urban landscape by 

providing improved linkages between residential and business townships. A contribution is 

also made to the more efficient utilisation of existing infrastructure. 

POSSIBLE NEGATIVE IMPACTS OF THE ESTATE 

The above, mostly positive impacts, should be considered against the possible negative impacts. To 

date the only potential negative impact that could be identified through this assessment is the 

impact of this development on neighbouring and other competing business estate developments 

brought about by the relocation of businesses to the newer River Horse Valley Business Estate. 

From the assessment it is evident that such relocations have taken place. However, in light of low 

industrial vacancy rates in eThekwini the impact of this on those areas are not viewed as substantial. 

Such relocations also potentially provide quality space for smaller and emerging businesses to grow 

into. This impact could be further investigated if high vacancies rates from neighbouring estates can 

be confirmed. 

ISSUES TO BE ADDRESSED 

A number of issues identified through this and previous assessments should continue to be 

addressed through the ongoing activities of the Management Association. These include: 

 Safety and security: This is an ongoing focus of the Management Association and there 

may be a need to better understand the concerns of businesses in this regard. It is, however, 

noted that levels of reported crime is low and that levels of surveillance is higher than in 

most similar development areas. 

 Transport issues: Various transport issues have been highlighted including congestion on 

roads, the lack of coordinated taxi transport and traffic management in general. Most of 

these issues are currently being addressed through various initiatives, but with the extent of 
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development in the area, the strong logistics function and the public nature of Queen Nandi 

Drive specifically this aspect will always have to be managed. 

 Access to facilities: Access to facilities, specifically for staff, has been a key issue to be 

addressed highlighted in all previous assessments. To some extent this will be addressed 

with the development of two sites by Engen, who will be providing convenience and fast 

food outlets, which is currently in planning. Further attention should, however, be afforded 

towards planning for this component of the Estate. Considering the number of people 

employed in the development and the location of the development further retail 

development in the area may present an opportunity. 

 Corporate social responsibility: It has been confirmed that the current impact of corporate 

social responsibility programmes on neighbouring communities are limited. Based on the 

responses of companies it is suggested that the potential for a coordinated social 

responsibility programme managed by the Association should be considered. 

CONCLUSION 

The assessment has confirmed the significant positive impact of the River Horse Valley Business 

Estate on investment, job creation, rates generation and urban development. It is suggested that 

other investment in strategic infrastructure made by the eThekwini Municipality should also be 

evaluated in terms of the identified criteria and that a comprehensive understanding be developed 

on what strategies will best support the efforts of national government to create 11 million jobs by 

2030. The criteria applied in the case of the River Horse Valley Business Impact Assessment can also 

be applied in assessing other investments in eThekwini. This will assist decision-makers in comparing 

various investment options. 

The criteria to be considered must include the contribution of a development / investment towards: 

 Attracting /  retaining major companies; 

 Creating and retaining jobs; 

 Boosting municipal rates; 

 Facilitating investment; 

 Enhancing the urban environment; and 

 Enhancing urban infrastructure. 
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APPENDIX B 

DUTCH INDICATORS OF IMPACTS OF INDUSTRY ON RESIDENTIAL PROPERTY PRICES 

‘Estimation results of the hedonic price function for the Randstad and Noord-Brabant in 2005 

using a piecewise specification of distance’ 

Variable/ Coefficient/ t-statistic 

Constant 9.649*** (260.4) 

Structural characteristics (Sk) 

Ln Floor area (m2) 0.391*** (29.1) 

Ln Volume (m3) 0.407*** (29.4) 

Free-standing 0.275*** (46.0) 

Semi-detached 0.128*** (27.4) 

Terraced –0.022*** (–7.0) 

Year of construction (<1906) –0.008* (–1.7) 

Year of construction (1906-1930) –0.086*** (–24.2) 

Year of construction (1931-1944) –0.126*** (–32.1) 

Year of construction (1945-1959) –0.157*** (–42.9) 

Year of construction (1960-1970) –0.175*** (–71.6) 

Year of construction (1971-1980) –0.155*** (–65.8) 

Year of construction (1981-1990) –0.099*** (–41.7) 

Central heating 0.081*** (21.9) 

Garage 0.094*** (36.0) 

Garden –0.000 (–0.0) 
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Neighbourhood characteristics (Nl) 

Ethnical minorities (fraction population) –0.644*** (65.3) 

Ln Population-density (inhabitants per km2) –0.021*** (–16.2) 

Ln Distance to 100,000 jobs (in metres) –0.096*** (–51.4) 

Ln Distance to highway exit (in metres) –0.019*** (–12.7) 

Ln Distance to railway station (in metres) –0.012*** (–13.0) 

Noord-Brabant regional dummy –0.137*** (–72.9) 

Industrial site characterises (Im) 

Ln Gross area of nearest industrial site –0.012*** (–19.1) 

Heavy industrial site dummy 0.117*** (30.6) 

Distance (Dn) 

0-250 –0.149*** (–21.4) 

250-500 –0.139*** (–20.1) 

500-750 –0.122*** (–17.5) 

750-1000 –0.109*** (–15.5) 

1000-1250 –0.103*** (–14.2) 

1250-1500 –0.087*** (–11.5) 

1500-1750 –0.051*** (–6.3) 

1750-2000 –0.034*** (–3.9) 

2000-2250 –0.004 (–0.4) 

Adjusted R2 0.774 

Number of observations 70,684 

Notes: The equations also contains month of sale (full estimation results are available upon request); 

White tvalues 
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are given in parentheses;*** Significant at the 1% level;* Significant at the 10% level. 
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APPENDIX 3 

CV SUMMARY – Dr Jeff McCarthy 
M.A. (cum laude) (Natal); Ph.D. (Ohio State) 
(Age: 62 years, based in France and Ballito)  

CONSULTANT: URBAN DEVELOPMENT RESEARCH AND 
STRATEGY (Specialising in Urban Planning and Development and 

Socio-Economic Research) 
 

profmac@mweb.c.za  (Global) 
+27-82-779 5985 (Global) 

 
 

1. Main Recent Consultancy Work Experience Relevant to Urban 
Development Research and Strategy 

 
(A separate list of the several hundred individual consultancy assignments 
conducted over the past twenty six years is attached at the end of this CV)  
 

• Perspectives on Economics of Planning in KZN Corridors: 
Consultant to Provincial Government of several N3 corridor 
planning studies; consultant to CDE/DOT on Displaced 
Urbanisation; analyst of economic impacts of major roads and 
intersections for Tongaat Hulett Developments, and others for 
over 20 years; principal economic and land use consultant to 
Dube Tradeport Ltd and Africon on the new Durban airport’s 
planning and its relation to international experience of logistics 
and intermodal freight facilitation as well as N2 corridor tourism 
development prospects from 2003-20012; senior consultant with 
TPI to Ethekwini Municipality on strategy for industrial land 
release 2013-2014; consultant on scores of socio-economic 
impact assessments on development projects in KZN 1988-2014. 

 
• General Perspectives on Planning and Development in Cities:  

Principal Researcher on urban development issues for the Urban 
Foundation and its offshoot organization the Centre for 
Development and Enterprise for over twenty years resulting in 
some twenty published monographs and several dozen 
unpublished research reports on urbanisation and development 
trends throughout SA (1988-2012);  research on urban 
development and town development strategies in SA has however 
been my main speciality with dozens of policy reports on urban 
development for over twenty years, most recently for KZN Dept of 
Economic Development and Dube Tradeport Ltd on the emergent 
land market forces pertaining to an “aerotropolis” around KZN’s 
new international airport, and industrial trends in KZN; and for the 
Ilembe District Council regarding a District Spatial Economic 
Development Strategy. Principal Researcher for Tongaat Hulett 
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Properties/Moreland/Tongaat Hulett Developments (SA’s largest 
property developer based in Durban, KZN) for over twenty years, 
resulting in over 50 research and strategy reports for them; and 
dozens for other southern African based property developers 
including Laurusco Developments and Elan for their 
developments in KZN. Facilitation/chairing of monthly Investor 
Breakfasts for Standard Bank (KZN) for past four years, 
continuing in 2012/13 with Chairing DCCI/Tsogo Sun/Sunday 
Tribune sponsored breakfasts in 2012/13 on the economics of 
development in KZN. 

 
2. Overview: Institutional-Based Experience Since 1990  

 
• Senior Manager:  Urban Policy, Urban Foundation, Johannesburg (1988-

1990).  Here key national research directed by McCarthy focused upon 
business perspectives on the dismantling of urban apartheid and included 
work which resulted in the several volumes published in the Urban Debate: 
2010 series. 

   
• Member:  Tongaat-Hulett Planning Forum for the Durban Functional Region 

(1989-1991).  This Forum acted as a Board of Management for extensive 
research on Durban, and as an urban and LED policy discussion group, over 
a period of some two years and led to the formation of Moreland 
Developments, the property development arm of the Tongaat Hulett Group 

 
• Professor and Head of the Department of Geography at the University of Natal, 

Pietermaritzburg (1990-1993); and President of S.A. Geographical Society (1992 
–3); and past Editor of the S.A. Geographical Journal (1983-87).  These functions 
required provincial and national leadership of the academic discipline in which he 
was originally trained, urban economic geography. 

 
• Member: Board of Directors, Urban Foundation, Johannesburg (1993-1995); 

and Member Board of Directors Land Investment Trust (1993-1996).  The 
former was South Africa’s largest urban research and urban development 
agency; the latter was (then) South Africa’s largest supplier of working capital 
(finance) for housing. 

 
• Member: Board of Directors of the two organisations which emerged as 

offshoots of the Urban Foundation (i) Centre for Development & Enterprise 
(Johannesburg) and (ii) National Business Initiative for Growth Development 
and Democracy (Durban) 1995-2008.  These are research-driven centres for 
policy analysis funded by the private sector, both of which have done 
extensive work on infrastructure and urban development 

 
• Chairman:  National Coastal Policy Programme (reporting directly to the 

Minister of Environmental Affairs & Tourism), 1996 – 1999.  This policy 
programme was the recipient of a major grant from the British Department for 
International Development (DFID). It involved national research by over 100 
national and international specialists, hundreds of public participation 
workshops, and the development of national policy through a national Policy 
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Committee (Chaired by self) resulting in South Africa’s Coastal Policy Green 
Paper (September 1998) and Draft White Paper for Sustainable Coastal 
Development (March 1999).  With very minor amendments, the last 
mentioned was approved by the South African Cabinet in December 1999, 
and is therefore now the policy of the South African government.   

 
• Member:  Development Appeals Tribunal, KwaZulu-Natal, 1998-2001.  

Membership was through appointment by the Premier, and the function was to 
decide on the outcome of appeals made against planning or development 
decisions made by any authority in the province. 

 
• Director of the Institute of Social and Economic Research and subsequently 

University Fellow and Research Professor in the Graduate School of Business, 
U.D.W., 1994-2003; and Visiting Professor in Town and Regional Planning, 
U.N.D. 1994-2010 in the last instance focusing on urban land economics.  

 
• Previously Associate Professor, University of Natal, Durban (up to 1998); 

Honorary Professor, University of the Witwatersrand (1989-90); Professor, 
University of Natal, Pietermaritzburg (1991-93).  

 
• Member:  Reference Group, Economic & Development Issues, Office of the 

South African Deputy President (Co-ordination & Implementation Unit), 1998-
99.  As part of this process McCarthy conducted research for the Co-
ordination and Implementation Unit (CIU) on spatial variations in national 
economic growth patterns, and their implications for government. 

 
• Chairman: Editorial Board, the Natal Mercury “High Road for KwaZulu-Natal”,  

a weekly newspaper page, and quarterly tabloid, on development progress in 
the province (1998-2007). 

 
• Team Leader:  Evaluation Panel for the European Union’s Mid-Term Review 

of its circa. R250 million funding to the Cato Manor Urban development 
Project, Durban (2000); and Leader of the Research and Documentation at 
the conclusion of this Project (2005); leading to the co-authoring of a book 
Urban Reconstruction in the Developing World (Heinnenan, 2005) which in 
2006 was awarded the Gerd Allers Prize in Spain by the International Society 
of City and Regional Planners as the best planning book in the world reviewed 
in that year. 

 
• Convener: Mercury/StandardBank  “Network “ Breakfasts 2007 to 2014, 

entailing guiding and publishing expert discussions on aspects of the KZN 
economy, as reflected in the Mercury “Network”  newspaper supplement on 
Wednesdays; now (2014) continued by Sunday Tribune and co-sponsored by 
DCCI and Tsogo Sun. 

 
• Senior Advisor/Programme Director: Centre for Development and Enterprise, 

Johannesburg 2010-2014.   
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3. Academic Qualifications 
 
• B.A. Hons. (Cum Laude) University of Natal (Urban and Economic Geography) 

1975 
 
• M.A. (Cum Laude) University of Natal (Urban and Economic Geography) 1977 
 
• Ph.D., Ohio State University (Urban and Economic Geography) 1979 
 
 
4. Special Research/Academic Achievements/Awards 
 
• Recipient of the S.A. Geographical Society Award for the Most Outstanding 

Masters Thesis in S.A. (on Patterns of Urban Development in Durban, 1977). 
 
• Doctoral Thesis on the Relationships Between Patterns of Urban Development, 

and Patterns of Social Conflict (Ohio State University, 1979). 
 
• 1989: Appointed by University of Witwatersrand as Honorary Professor 
 
• Elected University Fellow, “for outstanding contributions to knowledge” 

(University of Durban Westville now UKZN, 2002). 
 
• Research on numerous projects on Urban and Regional Development resulting in 

some twenty books and over fifty journal articles (1978-2005).  Some of these 
are: 

Book:  JJ McCarthy and DP Smit (1983):  South African City: Theory and Analysis in 
Planning (Cape Town, Juta). 
Book:  JJ McCarthy (1985):  Natal’s Coastal Margins: Towards a Planning Policy for 
the Management of Urbanisation (Pietermaritzburg, Natal Town and Regional 
Planning Commission). 
Book:  JJ McCarthy and A Bernstein (1990):  Opening the Cities: Comparative 
Perspectives on Desegregation (Durban, Indicator SA) 
Book:  D Hindson and JJ McCarthy  (1995):  Here to Stay: Informal Settlements in 
KwaZulu-Natal (Durban, Indicator) 
Book:  JJ McCarthy and A Bernstein (1995):  Post-Apartheid Population and Income 
Trends (Johannesburg, Centre for Development and Enterprise) 
Book:  D Hindson and JJ McCarthy (1996):  La Recherche Urbaine en Afrique du 
Sud (Paris, Interurba) 
Book:  JJ McCarthy and A Bernstein (1996):  Durban- South Africa’s Global 
Competitor? (Johannesburg, Centre for Development and Enterprise) 
Book:  JJ McCarthy and A Bernstein (2002): Johannesburg – Africa’s World City, 
(Johannesburg, Centre for Development and Enterprise) 
Book: JJ McCarthy, P Robinson and C Forster (2004): Urban Reconstruction in the 
Developing World, Heinemann, Cape Town (awarded the International Society of 
City and Regional Planner’s –ISOCARP -Prize for the best book for 2006).  
Published Research Monographs (2005-2012): JJ McCarthy for CDE: Land Reform 
in South Africa – A 21st Century Perspective (CDE Research Report 14, 2005); 
Growth and Development in South Africa’s Heartland (CDE IN Depth, Issue 2, 2005); 
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Land Reform in South Africa – Getting Back on Track (CDE Research No16, 2008); 
South Africa’s ‘Door Knockers’ – Young people and unemployment in South Africa’ 
(CDE In Depth No 8, 2008); JJ McCarthy and R de Villiers for CDE ‘International 
Experience of Schooling Reform’ (CDE Round Table, September 2011); and JJ 
McCarthy and A Bernstein ‘Value in the Classroom’ ( CDE In Depth, September 
2011); and JJ McCarthy and R Oliphant, LEARNING TO LISTEN: Communicating 
the value of urbanisation and informal settlement upgrading, (CDE Report, April, 
2013) .  
 
5. Consultancy Experience Last Twenty Six Years 
 
Lead consultant on some 200 consultancy reports over the past twenty Four years, 
mostly on planning and development and especially economic components of the 
same, the main clients and topics being: 
 

APPENDIX 
Dr JJ McCarthy CONSULTANCIES 

 
 
1988 
For whom       Subject 
 
Tongaat-Hulett Properties    Mt Edgecombe Housing Project 
Tongaat-Hulett Properties    Leggo Report Critique 
Tongaat-Hulett Properties    Urban Growth Trends Report 
 
1990 
For whom       Subject 
 
Tongaat-Hulett Properties    Northern  Activity Corridor 
Urban Foundation     Urban Management 
 
 
1991 
For whom       Subject 
 
Urban Foundation     Inner City Report 
Urban Foundation     Planning Activism Quo Vadis  
VARA       Future Scenarios for Tongaat 
Independent Development Trust   Role as Assessing Consultant 
Tongaat-Hulett Properties    Northern Corridor Project 
Independent Development Trust Assessment of IDT Capital Subsidy 

Application 
Tongaat-Hulett Properties    North Sub Regional Plan 
Town & Regional Planning Commission  Planning of the DFR 
 
 
 
1992 
For whom       Subject 
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Urban Foundation     LOGOPOP P (local government) 
VARA       Future Scenarios for Tongaat 
Independent Development Trust   Johannesburg Inner City 
Tongaat-Hulett Properties    Northern Corridor Report 
Urban Foundation      Urban Policy 
Urban Foundation     Development and Democracy 
Urban Foundation      Rural Land Issues 
Tongaat-Hulett Properties    NPA Route A Report 
 
 
 
1993 
For whom       Subject 
 
NPA Physical Planning Direct.   Industrialisation of Durban  
Urban Foundation     UF Focus, Land & Rural  
Independent Development Trust   Tongaat Concept Plan 
Vincent Leggo Associates    DFR Project 
Vincent Leggo Associates    Western Areas Study for NPA 
  
 
1994 
For whom       Subject 
 
Ridl – Glovovic     Natal Project Preparation Trust 
Tongaat-Hulett Properties    NPA Route A Report 
Durban Funct. Region Dev. Forum               Short-term Strategic Plan 
Informal Settlement Steering Comm.            Informal Settlements 
Greater Durban Metro Negotiating               Metropolitan Boundaries 
Forum 
Tongaat-Hulett Properties                             Effinghan / Avoca Development 
Urban Foundation                                        Metro Project 
Urban Foundation     Regional Development Issues 
Independent Development Trust   Urban Integration Cape Town  
Tongaat-Hulett Properties    Input into Avoca Report  
Institute for Training & Research 
For Dept. of Local Gov. & Development Environment and Sustainable 

Development 
Tongaat-Hulett Properties    Proposal of Avoca Road Funding 
NPA Physical Planning Directorate   Durban – Pietermaritzburg Corridor `

      Study - Phase 2 
M Nell       Strategic Workshop on Inner City 
TEC Sub-council on Local & Regional Govt.       Commercial & Industrial sites Allocated 
by  the HOD 
Tongaat-Hulett Properties    Local Government Boundaries 
UND Town and Regional Planning   Metro North 
Tongaat-Hulett Properties    Ottawa N & D Research 
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1995 
For whom       Subject 
 
Northern Transitional Council                   Representations to Natal Town & 

Regional Planning Commission on   
Umhlanga Planning Schemes 

Moreland Estates     Planning Forum Work: 1995 – 1996  
CDE       GNU Urban Strategy  
CDE       Small Towns Programme 
CDE       Durban Metro Report 
CDE       Hidden Urbanites 
CDE       Big City Series (Durban) 
CDE       Big City Series (Pretoria) 
KZNPA / Metroplan Workshop - Formulating Guidelines for 

Regional Planning  
KZN Dept. Local Gov. & Housing Provincial Spatial Growth and 

Development Framework 
Watermeyer Prestege Retief Port of Durban IEM Project: Economic 

Impact Analysis 
Zille Shandler Associates    Port of Durban IEM Study 
KZN Dept. Local Gov. & Housing   Strategic Planning Study 
Sun International     Durban Casino EIA 
Moreland Estates     Housing Policy Options 
VARA                                                          Inner City Developmental Trends as they 

relate to Point Project 
Town & Regional Planning Comm.             Stakeholder Perspective on Refining 

Proposals for a Planning & Dev. 
Commission 

Dept. Local Gov. & Housing    Howick-Mooi River Corridor Study 
Dept. Local Gov. & Housing    Ashburton-Howick Corridor Study 
Moreland Estates     Casino Project 
Moreland Estates     Durban Pietermaritzburg Corridor 
Moreland Estates     Tourism Vision Study 
City of Durban (Physical  
Environment Service Unit)    State of Environment Synthesis Report 
Moreland Estates     N S C Structure Plan 
Sun International Durban / Cape Town Demographics & 

Income Trends Report 
International Republican Inst.    Training of Local Government 
Councillors 
Moreland Estates     Marinas Project 
Moreland Estates     Outer West Plan 
ABSA Group Development    RDP Paper 
Moreland Estates     Shongweni N & D Stage1  
 
 
 
1996 
 
For whom      Subject 
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Moreland Estates     Outer West Plan 
Moreland Estates     State of Environment Synthesis Report 
KZN Dept. Local Gov. & Housing   Ashburton-Howick Corridor Study 
Garth Seneque TRP (SA) Northern Local Council: Development 

Framework Plan 
Metro Plan      Guideline for Regional Planning 
Sun International     Casino Project 
Moreland Estates     Mdloti Casino IEM Project 
Province of KZN Local Gov & Housing  Durban-Pietermaritzburg Corridor Study 
Phase 2 
Zille Shandler Associates    Port of Durban IEM 
Watermeyer Prestege Retief Port of Durban IEM: Economic Impact 

Analysis 
Pietermaritzburg Town & Regional Plan.  Strategic Planning 
Sun International                                       Durban Versus Cape Town 

Demographics & income trends 
International Republican Institute   Training of Local Government 
Councillors 
Moreland Estates     N S S Structure Plan 
KZN Dept of Local Gov. & Housing   Green Wedges Policy 
City of Durban Physical Environ. Services   State of Environment Synthesis Report 
Moreland Estates     Tourism Vision Study 
Moreland Estates     N & D Stage 1 
Moreland Estates     Planning Forum Work 
Northern Transitional Council Town Plan.  Umhlanga Planning Schemes 
Department of Local Gov. and Housing  Howick-Mooi River Corridor Study 
VARA                                                          Inner City Developmental Trends as they 

relate to Point Project 
Moreland Estates                                         Housing Policy Options 
Zille Shandler & Associates     Coastal Policy Process 
Zille Shandler & Associates    Durban Portnet IEM Process 
KZN Dept. of Local Gov. & HousingProvincial  Spatial Growth & Dev. Framework 
Centre for Dev. & Enterprise    Big City Series  
 
 
1997 
 
To Whom:      Subject 
 
Transnet      Input into Transnet Durban Workshop 
Tongaat Hulett Group Condenser    Article on KZN Development Prospects 
Moreland Estates     Northern Areas Industrial Pilot Survey 
Moreland Estates     Northern Areas Housing 
Moreland Estates Umhlanga Town Centre Visual 

Preferences Study 
CSIR       Southern Industrial Basin S E A 
Moreland Estates     Casino Project 
Coastal Management Policy Programme  Coastal Policy 
Investec Bank      Presentation at Investec Seminar 
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Graham Muller Associates Social Impact of the Point Waterfront 
Development 

Moreland Estates Planning Philosophy for Moreland 
Strategy 

Sun International     Casino Project 
Centre for Dev. And Enterprise   Big Cities Project 
CDE       Displaced Urbanisation Project 
Ms C. Platt, Town Planning Consultant  Mandeni IDF Project 
Tongaat-Hulett Group Truth & Reconciliation Commission 

Submission 
Airports Company Limited    La Mercy Precinct Feasibility Planning 
Participative Solutions Africa    Point Facilitation Work 
Siyakhana      North Local Council IDF Process 
Andrzei Kiepiela Presentation at 1997 Durban Business 

Conference  
Renong Rocpoint (Pty) Ltd    Durban Point Waterfront Development 
Participative Solutions Africa Facilitation of Durban Council 

Environment & Development Workshop 
Moreland Estates Environment and Development in 

Durban 
Department of Local Gov. & Housing  Facilitation at the iNdlovu Dev. Summit 
Department of Local Gov. & Housing  Howick-Mooi River Corridor Project 
Department of Local Gov. & Housing  Inanda Corridor Project 
Participative Solutions Africa    CSIR/DWAF KZN Forestry Indaba 
 
 
1998 
 
To Whom       Subject 
 
L. Van Heerden, Urban & Rural   Position Paper – Nottingham Road 
        Planning & Dev. Consultant 
Corporate Image Socio-Economic Report: Wild Coast 

Casino EIA 
Sun International     Wild Coast Casino Bids Work 
CDE       Displaced Urbanisation Project 
CDE       Big Cities Project 
KZN Economic Council    Council Strategic Planning Workshop 
CDE Competing Paradigms and SA City Dev. 

Paper 
CDE       Cities and Entrepreneurs  
North Local Council     Development Proposals for Erf 379 
Jonathan Browne, CMPP    Coastal Economy Specialist Study 
Transgariep Development Ass.                  Interdepartmental Relations in Dev. 

Implementation in the Southern Free 
State 

Moreland Estates                                         Umhlanga Area Planning 
Afrisun KZN                                                North Local Council Tourism & Casino 
adjacent areas impacts 
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Common Ground Consulting                       Coastal Management Policy Programme: 
Characterisation and Assessment of SA’s 
Coast & Coastal Resources 

Participative Solutions Africa                        Rocpoint Facilitation Work 
North Local Council                                     Development Proposals for Erf 379 
Swana & Associates                                     CBD Revival: Centrum Development 
Project 
Moreland Estates                                        Presentation of Land Management 

Strategy Workshop 
Moreland Estates                                         Moreland Development Forum 
Metroplan      TRPC Drakensburg  
Common Ground Consulting    Durban-Environmental  
 
 
1999 
 
To Whom       Subject 
 
Moreland Estates                                      Developments in the North Since Forum 

– Performance and Impacts 
Data World                                                 Demarcation Board Work 
Moreland Estates                                         Zimbali and Demarcation 
CDE                                                            Globalization & Multinationals 
Moreland Estates                                        Extent of Durban Metropolitan Area 
SCM Bank                                                        Presentation on Durban Economy 
CDE                                                             Johannesburg Reports 
CDE                                                            Globalization: Black Entrepreneurs 
CDE                                                            Globalization: Hairdressers & Informal 

Sectors 
CDE                                                             Globalization: Advertising Agencies 
CDE                                                              Globalization: Africa Review 
Development Bank of SA                               Cities and Globalization 
Goolan Aboobaker; Policy Co-ordination       Changing Spatial Structure of Economic 

Growth in SA 
& Advisory Services                                         over 50 years 
Office of Deputy President                          Spatial Implications of Development and 
Infrastructure Programmes 
Garlicke & Bousfield                                     Lillies Centre Appeal 
Kersaf Investments Ltd/ Sun International                 Afrisun/Sibaya Project 
Dept. Local Gov. & Housing                         Workshop to discuss Principles of Cross 

Acceptance of Plans 
Department of Constitutional Dev.               Local Government Municipal Structures 

Act No. 117 of 1998 
Chand Environmental                                  Sibaya Casino Environmental Impact 

Work 
Metroplan                                                     Drakensberg S.C.A.P. Study 
Tourism KZN                                                Workshop Facilitation 
Guy Baxter Assoc.                                                  Coastal Economy Study 
CDE                                                              Big Cities Project 
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2000 
 
To Whom                                                   Subject 
 
Tongaat-Hulett Properties Extended La Mercy Airport Land Take-

up Report 
Group 5 Construction Socio-Economic Impact Analysis of ICC 

and its Potential Expansion 
North Local Council Infrastructure on Umhlanga Ukusa 

Project 
Guy Nicolson Consulting CC CMDA Booth West Industrial Estate 

Study 
Andrew & Boulle Project Management  Point Marine Park: Phase 1B 

CDE Johannesburg 
CMDA      EU Mid-Term Review 
Data World      Demarcation Board Work 
Moreland Developments    The Point and Airport 
Metroplan      TRPC CBDs Study 
Moreland Estates     Inventory of Business in North Durban  
Moreland Estates Location and Relocation Trends in 

Development 
Moreland Estates The Potential Market for Goods and 

Services in North Metropolitan Durban 
Stauch Vorster Architects    Umhlanga – UKUSA Project 
Price Waterhouse Coopers M L Sultan/Technikon Natal – 

Environmental Scan 
Livingstone & Leandy Inc.    Objection to Courtyard Centre, Hillcrest 
Common Ground Consulting    SEACAM Coastal Training Project 
Pietermaritzburg Tourism    Preparation and Facilitation of Strategic 
Planning Workshop 
Moreland Estates     IDZ/Airport Project SEA 
Andrew & Boulle (Pty) Ltd Facilitation of Workshop: Investment 

Promotion Agency 
GAPP Architects & Urban Designers   NASCO Town Project – Lagos 
 
 
2001 
 
To Whom       Subject 
 
Tongaat-Hulett Properties    Northern Employees and Housing Report 
National Treasury: International Dev. Coop Stock Taking Study for Local Economic 

Development in KZN 
CMDA      Best Practices Prize Application 
Tongaat-Hulett Properties Balanced Communities, Housing 

Aspirations and Black Middle Class 
 
Deloitte & Touche     King Shaka/Ilembe Project SEIA 
Deloitte & Touche     Tourism KZN Project 
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Common Ground Consulting    Sustainable Coastal Livelihoods 
Price Waterhouse Coopers    KZN-PGDS Study 
CDE       BBWG Land Reform Project 
CDE  Present at Globalization Conference 
Symonds Area Based Management Project, 

Durban 
Durban Metropolitan Council Review of Market Potential for Marine 

Park and Waterworld at Durban’s Point 
Project Preparation Trust of KZN   PPT Finance and Options Report 
Durban Metropolitan Council Report on History of the Point and of the 

Sugar Industry 
Durban Metropolitan Council    Durban Economic Growth Workshop 
 
 
2002 
 
To Whom  Subject 
 
CMDA Specialist, Cato Manor Area Based 

Management & Business Plan 
Tourism KwaZulu-Natal    Workshop Facilitation & Report 
CMDA Cato Manor Research & Documentation 

Project 
Haley Sharpe Southern Africa   Cruise Tourism work for TKZN 
CMDA      Strategic Planning for the iTrump Area 
Matrix Convention Consulting (Pty) Ltd Royal Agricultural Society Economic 

Impact Study 
CDE       Entrepreneurs Research 
Moreland  Socio-Economic Impacts of Point 

Development 
CMDA      Urban Partnerships paper 
Moreland      Ushaka Island Marine Park 
CDE       Johannesburg  Research 
Moreland Estates     Zimbali Report SEIA 
Waterfall Shopping Centre    Hillcrest Retail Market 
CMDA      Research: Impumelelo Awards 
PriceWaterhouseCoopers    KZN PGDS Study 
Christine Platt – Consulting Town Planner  L.E.D.Strategy Mandeni/eNdondakusuka 
CMDA      INK Project 
Tongaat-Hulett Properties Balanced Communities & Planning 

Norms 
 
 
2003 
 
For Whom     Subject 
 
CDE      Entrepreneurship 
CMDA     Research and Documentation Project  
Illembe District Municipality   Development of Zimbali Coastal Resort 

46 
 



Waterfall Shopping Centre   UEL Shopping Centre Planning 
PriceWaterhouseCoopers   Review of KZN PGDS 
CDE      Berger Culture and Development Paper 
TIK      Investment Protocol for KZN 
Iyer Rothaug      Zululand Coordinated LED Framework 
Tongaat-Hulett Properties   Input on KZN into Moreland LMS Workshop 
Corporate Services – eThekwini Durban World Bank LED Survey (Constraints to 

Growth and Employment) 
Tongaat-Hulett Properties   Low Income Housing Land Demand Report 
CDE      Crime in SA 2004 Series 
CMDA     Documentation Project (Monographs) 
Linda Masinga & Associates   Economic Impact Report MR577 
Tourism KZN     Workshop Facilitation  
 
 
2004 
 
For Whom      Subject 
 
Dube Tradeport Pty Ltd   Socio-economic impact of airport 
CDE      Growth Coalitions: The Free State 
Moreland Developments Socio-Economic Impacts of the development of 

Sibaya area 
Durban Point Development Company Socio-economic Impacts of Point area 

development 
European Union    Economic Baseline Study of KZN Phase 1 
Waterfall Shopping Centre Evaluation of shopping centre economic impacts 

in Waterfall 
Tongaat-Hulett Properties   KZN environment for land management strategy 
CDE      Making markets work for the poor 
Durban Point Development Company Economic Impacts of Small Craft Harbours 
Deloittes/KZN Department of Transport Economic implications of plant used for roads 

construction 
Tongaat-Hulett Properties   North Coast Land Value Drivers Study 
CDE      Land reform trends in South Africa 
CDE      Metropolitan employment trends 
CDE      Economic studies of Welkom and Bloemfontein 
Trade  and Investment KZN   Inputs into Strategic Planning Workshop 
Tongaat-Hulett Properties   Implications for THP of the new airport 
UKZN      Lectures to Town Planning Masters Students 
GTZ International Services   Local economic development in KZN 
CDE      Strategy inputs and facilitation of workshops 
 
2005 
For Whom      Subject 
 
Dube Tradeport/Africon   Economic consultant: Airport Masterplan 
 
CDE Making markets work for the poor – research 

into case studies 
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CDE      Strategies for enhancing metropolitan economic 
opportunities 
 
Hibiscus Coast/DBSA Economic   Implications of Small Craft Harbours 
 
Tongaat-Hulett Properties   North Coast Land Value Drivers Phase 2 
 
Durban Investment Promotion Agency Evaluation of economic impact of housing and 
      shopping centre development 
 
Tongaat-Hulett Properties   KZN issues: Land management strategy 
 
Elan Developments Pty Ltd Probable Socio-economic Implications of 

Blythedale development  
 
Waterfall Shopping Centre Economic implications of south coast shopping 

centres 
 
CDE      Economic implications of urban development 
 
CDE      Land reform trends in SA 
 
 
2006 
For Whom     Subject 
 
Pinnacle Point (via BCP Engineers)            Development trends in Pietermaritzburg 
 
BKS Engineers                                               Mgeni Park Extension 
 
SA Sugar Association                                    Economic development and SA sugar industry 
 
Centre for Development and Enterprise        Land reform and agriculture in SA 
 
Africon Engineers                                           Likely urban developments around new airport  
  
Stars Away Corporation   Development of Kingthorpe Farm SEIA 
 
Venn Nemeth and Hart Lawyers  Planning Appeal on Hilton Areas Developments 
 
SA Petrol Retailers Assn   Planning petrol stations in central KZN 
 
 
 
2007 
For Whom     Subject 
 
Tongaat Hulett Develoments Developmental tradeoffs in conversion of 

agricultural to urban land 
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UKZN/KZN Dept of Education  Research for new schools locations in Province 
 
SA Sugar Association                                     Economic development and SA sugar industry 
 
Tongaat Hulett Developments/DTP               Planning development around new airport 
 
Centre for Development and Enterprise         Land reform and agriculture in SA 
 
Bartlett Estate                                                 The Dbn/Pmb corridor and Bartlett Estate 
 
UDIDI Planners                                               Predicting urban development in Hilton/Howick 
 
UDIDI Planners                                               Planning urban growth for Sisonke District 
 
Standard Bank                                                  Facilitation of Investor Workshops 
 
Southbroom Conservancy                                Towards a Revised Coastal Town Plan 
 
Tongaat Hulett Developments                          Land Acquisitions around Johannesburg  
 
2008 
For Whom       Subject 
 
Tongaat Hulett Developments/DTP  Planning development around the new airport 
 
TPI Planners     Resorts in coastal KZN 
 
Kwezi V3 Engineers    Potential Development of Bluff Headlands  
 
ABSA/Barclays Property development implications of the 2010 

Soccer World Cup 
 
Standard Bank     Facilitation of Investor Workshops 
 
SA Sugar Association    Future of Inkezo Land Company 
 
Tongaat Hulett Developments The SA Construction Industry in International 

Perspective 
 
Cherry Moss Trade and Investment  Need and Desirabilty for a Logistics and 
Warehouse Park in Durban/Pmb 
 
Tongaat Hulett Developments  Jobs implications of Bridge City development 
 
ENL Properties  Urban and coastal development potential of Savannah 

Estate   
 
ENL Properties  Urban Development Potential of the Mon Desir Alma 

Estate 
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TPI Planners    Projections of land use take up around new airport 
 
CDE/BLSA    Strategies for creating a million jobs in KZN 
 
Tongaat Hulett Developments Socio-economic rationale for funding the M4/M41 
intersection upgrade 
 
 
2009 
For Whom    Subject 
 
Standard Bank    Facilitation of investor breakfasts 
 
Laurusco Developments  Need and Desirability Reports for projects in 
     Hilton 
     Empangeni 
     Mtubatuba 
 
KZN Dept of Econ Dev  Review of the KZN Industrial Development Strategy 
 
Stedone Investments   Market Assessments and N&D for Ladysmith central 
l 
Tongaat Hulett Developments Socio-economic Impact Assessments for 
     Riverhorse Valley 
     Bridge City 
     Cornubia 
     All THD areas 
 
GTZ/Prof Rogerson International literature review on land use, 

infrastructure and other urban policy 
 
SA Dept of Finance/C Forster Economics of investment in former Black Townships 
 
Pavilion Shopping Centre/VOC Inc Research into land status and prospects 
 
KwaDukuza Municipality  Review of Municipal Rates Policy 
 
CDE     5 million jobs for South Africa – The KZN case 
 
The Planning Initiative  Socio-economic impacts of new airport 
 
Tongaat Hulett Developments Road infrastructure and development in Cornubia 
 
Tongaat Hulett Developments Economic Impacts of Roads Infrastructure 
 
CDE     Land Reform update 
 
Afzelia Environmental Socio-economic impacts of Mooi River Direct Access 

Service Station 
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2010 
For Whom    Subject 
 
Laurusco Developments Socio-economic impacts of a service station at 

Mtubatuba 
 
SA Sugar Association   SADC Priorities in Sugar Cultivation/Production 
 
CDE     Education and skills research and policy in South Africa 
 
KZN Planning Commission Review of lessons learnt from Town and Regional 

Planning Commission 1950-2010 
 
Phatisa Agribusiness/DBSA  Prospects for the sugar industry in the Ugu District 
 
Tongaat Hulett Developments A local economic development strategy for the 

Cornubia area of Durban 
 
One Source Investments Market assessment for housing development in 

Mandeni 
 
Engen/HalsteadPoala Attorneys Socio-economic impacts of a new petrol station in 
Newcastle 
 
Afrocon/CPlatt Need and desireability for logistics development at 

Umlaas Road 
 
Tongaat Hulett Developments Socio-economic impacts of the Cornubia Development, 

Durban 
 
2011 
 
For Whom    Subject 
 
CDE National research into relationships between markets, 

skills, education 
 
Laurusco Developments Need and Desirability for Developments around 

Pietermaritzburg 
 
Standard Bank    Facilitation of KZN economic trends breakfasts 
 
JEC Consulting   Need and desirability for developments around Mandeni 
 
African Renaissance Analysis of prospects for developments along KZN’s 

N2 and N3 corridors 
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Spencer Gore Construction Likely socio-economic impacts of land use changes at 
Westwood  

 
CDE     Ford Foundation assessment of housing policy issues 
 
Durban Invest Facilitation of workshop on prospects for public-private 

partnerships in Durban 
 
Urban-econ economists Contributions to DTI study of prospects for downstream 

beneficiation in the sugar industry 
 
Tongaat Hulett Developments Zimbali Lakes Coastal Tourism node – investment 

considerations  
 
Tongaat Hulett Group Employment implications of electricity generation from 

Sugar Mills 
 
Ilembe Council/Black Balance Strategic Planning: District Spatial Economic 

Development Strategy 
 
Andisa Agri/JTI Developmental implications of the southern Africa 

Tobacco industry 
 
Urban-econ economists  Facilitation of Ugu Spatial Economic Development Plan 
 
Laurusco Developments  Hilton-Mondi Appeals – research for Planning Appeal 
 
Black Balance    Inputs into KZN  Provincial Development Plan 
 
Isikhungusethu/KZN DEDT Methodology and research design; and data 

interpretation; for 2011 study of KZN business survey 
regarding their future plans 

 
Espral/ENL Properties Strategic Planning for the development of Telfair/Moka 

District, Mauritius 
 
 
2012 
 
For Whom        Subject 
 
Laurusco Developments  Research into sense of place, Maritzburg East 
 
CDE     Ford Foundation assessment of housing policy issues 
 
CDE     Research into education and employment interface 
 
Black Balance/Ilembe Investigation into Nonoti EMF, infrastructure and 

resorts prospects 
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Black Balance/Ilembe   North Coast Tourism Routes (economics of) 
 
Black Balance/TIKZN  Attracting Corporate HQs to KZN 
 
Tongaat Hulett Sugar   Agricultural labour markets in KZN 
 
Tronnox    Likely impacts of dune mining on small towns 
 
Iyer Design Studio   Ilembe Spatial Development Framework 
 
 
2013 
 
For Whom        Subject 
 
CDE     Ford Foundation assessment of housing policy issues 
 
CDE     Research into education and employment interface 
 
Tongaat Hulett Sugar   Agricultural labour markets in KZN 
 
Tongaat Hulett Sugar   Addendum:Socio-economic impact reports on Cornubia 
 
Iyer Design Studio   Ilembe Spatial Development Framework 
 
Mr Price Socio-economic impacts of a 100 000 sq. m. 

warehousing and distribution centre    
 
The Planning Initiative/Ethekwini  Analysis of industrial land market in Ethekwini, and 

strategy for industrial land release 
 
SASA/AndisaAgri   Analysis of agricultural land values and land restitution 
 
Mott MacDonald/Old Mutual Likely socio-economic Impacts of the Expansion of 

Gateway Shopping Centre 
 
T Foggin/SANRAL Likely socio-economic Impacts of the Realignment of 

the N3 at Hammarsdale 
 
Laurusco Developments  Estimates of retail spend in Mtubatuba 
 
Independent Newspapers  Facilitation of business breakfasts 
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2014 
 
For Whom        Subject 
 
 
Tongaat Hulett Developments Likely economic impacts of two large residential 

developments around Tongaat 
 
The Planning Initiative  Harry Gwala District Development Plan; and 
     Industrial Land Release Strategy in Durban 
 
SocioEcon Consulting Likely Social Impacts of freeway options in the 

Bayhead area of Durban 
 
Norman Brauteseth Assoc. Likely Socio-economic Impacts on proposed Tidal Pool 

on Umhlanga Rocks 
 
CDE Statistics education and its relevance for South Africa; 

and Update on land reform policy in South Africa  
 
GCS Consultants Likely economic impacts of the development of Rohill 

Business Park, Durban 
 
The Planning Initiative Harry Gwala District Development Plan 
 
The Planning Initiative Ethekwini industrial land strategy  
 
Centre for Development 
and Enterprise Review of local economic development strategies in 

Durban, 2000-2014 
 
GCS Consultants Likely socio-economic impacts of the proposed Avoca 

South Business Park, Durban 
 
The Planning Initiative The Durban Investment Dashboard – monitoring and 

updating  
 
 
2015 
 
For whom    Subject 
 
Tongaat Hulett Sugar Monitoring and Evaluation of Socio-Economic 

Effectiveness of New Cane Growing Areas in 
Customary Tenure Areas 

 
Ethekwini Municipality Feasibility: Development of an African Bazaar above 

Berea Road Station, Ethekwini 
 
SA Sugar Association   Development of an Industry Social Accord  
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Ethekwini Municipality/TPI Durban’s Investment Dashboard – Economic Impact 

Specialist 
 
Future Indefinite Investments Likely Socio-economic impacts of warehouses in Cato 

Ridge 
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