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ABBREVIATIONS  
_________________________________________________________________________________________ 
BTR 
·  Bulk Transport Route, which could include dedicated bus lanes or light 

and heavy rail. 
 
CBD 
·  Central Business District 
 
CDS 
·  City Development Strategy 
 
COT 
·  City of Tshwane 
 
EIA 
·  Environmental Impact Assessment 
 
EMF 
·  Environmental Management Framework 
 
GLA 
·  Gross Leasable Area 
 
IDF 
·  Integrated Development Framework 
 
IDP 
·  Integrated Development Plan 
 
ISDF 
·  Integrated Spatial Development Framework 
 
ITP 
·  Integrated Transport Plan 
 
MCDC CORRIDOR 
·  Mabopane Centurion Development Corridor 

MSDF 
·  Metropolitan Spatial Development Framework 
 
RSDF 
·  Regional Spatial Development Framework 
 
SAPOA 
·  South African Property Owners Association 
 
SDF 
·  Spatial Development Framework 
 
SEA 
·  Strategic Environmental Assessment 
 
SMME’s 
·  Small-Medium & Micro Enterprises 
 
SPTN 
·  Strategic Public Transport Network 
 
TICEC 
·  Tshwane International Convention and Entertainment Centre 
 
TOSF 
·  Tshwane Open Space Framework 
 
UDZ 
·  Urban Development Zone (As per Region 8) 
 
ZOC  
·  As per CDS: Zone of Choice 
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GLOSSARY OF TERMS  
_________________________________________________________________________________________ 
ACTIVITY NODES 
·  Areas of concentration of mixed land uses. 
 
ACTIVITY SPINES 
·  Mobility routes connecting a number of nodes or mixed use areas, 

serving as the main public transport channels of the region. These 
routes could support linear development although not necessarily 
continuous along its length.  Higher order land uses should be 
accommodated in the nodes, but lower order land uses could develop 
in a linear fashion subject to alternative access opportunities. 
Densification along these spines should be encouraged to maximise 
the public transport opportunities provided by these routes. 

 
ACTIVITY STREETS 
·  Local collector roads supporting lower order land uses in a linear 

fashion along its length. Direct access to land uses is provided 
compromising mobility for activity. Development along activity streets 
should be permitted in accordance with a local spatial development 
framework. 

 
BLUE IQ 
·  Refers the Provincial Unit set up through the provincial Department of 

Finance and Economic Affairs to implement key economic projects in 
the Gauteng Province.  

 
CLUSTER AND SPACE 
�  Refers to clustering of residential activities and consolidation of 

ecological spaces. 
 
COMPACT 
·  A compact urban form increases efficiency in the way people can use 

the city and in the way the city is managed. More people live in a 
smaller area  in a compact city and this higher density allows for 
efficient provision of public transport, social and other services. The 
opposite of a compact city is urban sprawl. 

 
 

CONCENTRATION ZONES 
·  See activity nodes. 
 
CONSERVANCY 
·  A contractually legitimated co-management entity which involves two 

or more recognised land and resource authorities formed for the use 
and conservation of natural resources on land under their jurisdiction. 

 
CONSOLIDATED OPEN SPACE 
·  Refers to open space which is not fragmented into small pockets and 

not subjected to the degradation of the ecological integrity of the open 
space as a result of the so-called “edge effect” or decreasing 
ecological process. 

  
DENSIFICATION 
·  Increase of residential density fin accordance with the guidelines of the 

Densification and Compaction Strategy, May 2005. 
 
DENSIFICATION SPINE 
·  Introduction of medium to higher densities as defined in the 

Densification and Compaction Strategy along a mobility route to 
maximise the benefits of public transport. Densification is proposed at 
a block depth, making use of alternative access options, not to 
compromise the mobility function of the spine. 

 
DEVELOPMENT FOOTPRINT 
·  The spatial manifestation of the Ecological Footprint within the specific 

site boundaries 
 
ECOLOGICAL FOOTPRINT 
·  The bio-productive space used for producing the environmental 

resources consumed in the city and for absorbing the waste produced. 

The development footprint will therefore always refer only to the site 
specific as ecological footprint may extent beyond the boundary of the 
site. 
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ESTATES 
·  Exclusive development containing a number of dwelling units and 

associated land uses, that may be marketed as either “golf”, 
“equestrian”, ”eco”,  “nature”, “country living”, etc., within a secure 
environment. An estate development takes place within a restricted, 
specified ecological footprint, which will sustain the ecological integrity 
of the site. 

 
FUTURE URBAN DEVELOPMENT AREA 
·  An area identified for development in the near future, to accommodate 

appropriate land uses in accordance with an approved strategy or 
local spatial development framework. 

 
HIGHER ORDER LAND USES 
·  Land uses normally associated with higher impact on the surrounding 

environments and high traffic generating land uses. It includes but is 
not restricted to include the following: retail, entertainment, industrial. 

 
INDUSTRIAL 
·  As referred to on the framework plans includes: light or heavy 

industrial or high-tech and commercial uses. The appropriate intensity 
of development to be determined on a local level.  

 
INFILL 
·  The development of undeveloped or underdeveloped land within a 

developed urban area with infrastructure available. 
 
INNER CITY 
·  An area within the City of Tshwane comprising the Pretoria Central 

Business District and surrounding residential areas. 
 
INSTITUTIONAL 
·  As referred to on the framework plans includes: educational, medical 

or government uses. 
 
INTEGRATED DEVELOPMENT PLAN 
·  A plan to integrate development and management of municipal areas 

as stipulated in the Municipal Systems Act, 2000. All metropolitan 

councils are required to formulate and implement an Integrated 
Development Plan incorporating metropolitan land use planning, 
transportation planning, infrastructure planning and the promotion of 
economic development, taking cognisance of the needs and priorities 
as determined by the metropolitan council concerned. 

 
INTENSIFICATION 
·  The process of intensifying activities or land use by increasing floor 

area, height or number of activities. 
 
LEAP-FROG DEVELOPMENT 
·  Development which takes place on undeveloped land, separating the 

new township from existing development. It is thus not contiguous with 
existing development.  

 
LINEAR ZONES 
·  As per Densification and Compaction Strategy referring to linear 

routes accommodating densification in support of public transport. 
 
LOW DENSITY ZONES 
·  Areas were only limited densification is proposed. 
 
LOWER ORDER LAND USES 
·  Land uses that are usually not associated with high impact on the 

surrounding environment and with low traffic generating 
characteristics. 

 
MANAGEMENT AREA 
·  Areas outside the built-up areas which are proposed to accommodate 

land uses at densities not provided for in the built-up areas. 
 
METROPOLITAN /DEVELOPMENT CORRIDOR 
·  A development strip located between a first or second order mobility 

road providing visual exposure and a parallel activity route providing 
access. 
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METROPOLITAN CORE 
·  As per MSDF: activity nodes of metropolitan significance forming part 

of the multi-nodal city form. 
 
MIXED USE 
·  Refers to a combination of land uses such as a mix of 

commercial/residential/ industrial/retail/entertainment/institutional uses. 
It also refers to a mix of uses within a specific use. The advantage of 
mixed uses is that access and convenience are increased as 
transportation distances are decreased. The combination depends on 
the specific area. A mixed-use building could refer to retail at street 
level, institutional on the floor above and residential on the upper 
floors. Mixed land use in an industrial area could include industry, 
commercial and retail uses. 

 
MOBILITY ROAD 
·  Primarily serves intra-metropolitan traffic. Whilst this route is 

characterised by through traffic, trends indicate pockets of mixed use 
developments tend to locate alongside. It serves as the most important 
linkages between the Metropolitan Activity Areas (Capital 
Core/Metropolitan Cores/Urban Cores/Specialised Activity Areas). 

 
MOBILITY SPINE 
·  A Mobility Spine is an arterial along which through traffic flows with 

minimum interruption (optimal mobility). Much smaller than highways, 
Mobility Spines are usually made of two lanes of opposite vehicle flow. 
It serves the purpose of inter-regional and metropolitan movement. 

 
NODES 
·  A node is a place where both public and private investment tends to 

concentrate. Nodes are usually associated with major road 
intersections, or with public transport nodes such as railway stations 
and taxi ranks. It offers the opportunity to locate a range of activities, 
from small to large enterprises and is often associated with mixed-use 
development including high density residential uses. Nodes differ in 
size, the types of activity that occur within them, the size of the areas 
served and the significance within the city. 

  
 

PUBLIC TRANSPORT FACILITIES 
·  Including train stations, taxi and bus facilities with ancillary uses. 
 
RESORT 
·  Means land and buildings used for accommodating guests/tourists for 

short periods and includes recreation facilities, dining room and 
kitchen or restaurant, a conference centre or social hall(s), wedding 
chapel, caretaker’s flat, staff quarters and ancillary and subservient 
uses. 

 
SUBURBAN DENSIFICATION 
·  As per Densification and Compaction Strategy:  Residential 

densification in areas that are not located in Concentration Zones or 
Linear Zones. 

 
SUSTAINABLE DEVELOPMENT 
·  Development that has integrated social, economic and environmental 

factors into planning, implementation and decision-making, so as to 
ensure that it serves present and future generations. 

 
URBAN CORE 
·  As per MSDF: activity nodes providing economic, social and 

residential opportunities in environments were high levels of public 
sector intervention is required. 

 
URBAN DEVELOPMENT 
·  Developed areas that will be completely transformed by human 

intervention and accommodate a range of intense land uses. 
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PART ONE: INTRODUCTION 
_________________________________________________________________________________________ 
 
1.1 BACKGROUND 
 
The City of Tshwane (COT) embarked on processes to compile five 
Regional Spatial Development Frameworks (RSDF’s) for the 
administrative planning regions of the metropolitan area in 2005. 
 
The RSDF’s needed to be inter-linked and also support the Tshwane 
Metropolitan Spatial Development Framework (MSDF) as well as the 
Tshwane City Development Strategy (TCDS) and Tshwane Open Space 
Framework. 
 
This RSDF for the Southern Region was therefore prepared within the 
context of the MSDF, the City Development Strategy and in support of the 
other RSDF’s. 
 
1.2 INSTITUTIONAL FRAMEWORK 
 

·  The Municipal Systems Act, 2000 (Act 32 of 2000) determines 
that a municipality must adopt a framework for integrated 
development in its area in the form of an Integrated Development 
Plan (IDP) (Section 27). 

·  A Spatial Development Framework, which guides and informs all 
development forms part of the IDP (Section 35 (2)). 

·  The Gauteng Planning and Development Act, 2003 (Act 3 of 
2003) determines that municipalities must formulate spatial 
development frameworks for their areas (Section 31 and 32).  

·  The content of these plans “shall be in the form of maps or a 
map together with explanatory report of the desired spatial form 
of the municipality”. 
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A Spatial Development Framework must: 
 

·  Indicate where public and private development infrastructure 
investment should take place. 

·  Indicate desired development and land use patterns for different 
areas. 

·  Indicate where development of particular land uses should be 
discouraged or restricted. 

·  Provide broad indication of the areas where priority spending 
should take place. 

·  Shall provide guidelines for development and land use decision-
making by the municipality. 

 
This Regional Spatial Development Framework was prepared in 
accordance with the above-mentioned provisions.  

 
1.3 APPROACH AND METHODOLOGY 
 
The approach to the preparation of the RSDF was based on the following: 
·  The MSDF objectives, vision and supporting strategies as well 

as development issues were used to inform the role and function 
of the region. 

·  The metropolitan role and function of the region was determined. 
·  Existing planning documents were utilised to inform the analysis 

and no primary research was done. 
·  The analysis were done in terms of the following planning 

environments and its impact on the spatial structure investigated: 
- the economic environment 
- the physical environment (natural and man made)  
- the social environment. 

·  The RSDF is issue based, through the identification of critical 
development issues and catalytic planning interventions. 

·  The RSDF was formulated to meet both regional and 
metropolitan requirements. 

 
1.4 THE USE OF THIS DOCUMENT 

 
The RSDF does not aim to be prescriptive on a site-specific 
level, but provides a framework for interpreting the vision, 
planning principles and structuring elements of the City of 
Tshwane. The maps and graphic representations included in this 
document are therefore also more strategic/conceptual in nature 
and do not imply a site-specific interpretation. 
 
The RSDF is not the sole mechanism in determining the 
suitability of any potential change in land use, but should be 
used in conjunction with requirements as may be determined by 
infrastructure and other relevant aspects that may not be 
contained in the RSDF.  
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PART TWO:  METROPOLITAN CONTEXT 
_________________________________________________________________________________________ 
 
2.1 CITY DEVELOPMENT STRATEGY  
 
 2.1.1 THE VISION  
 
The City of Tshwane embarked upon a road to formulate a vision for the 
city, linked to a city strategy to provide milestones for the way forward. The 
vision of the city is to become the leading international African capital city 
of excellence that empowers the community to prosper in a safe and 
healthy environment.  
 
The City Development Strategy (CDS) is a selective set of initiatives 
providing a coherent framework in order to develop a sustainable future for 
the city as a whole. The CDS aims to: 
·  Provide a basis for social compact. 
·  Provide a process of sustainable growth. 
·  Offer new opportunities in terms of development and city wide growth. 
 

The CDS aims to turn this vision into practice by strategically focussing on 
seven strategic objectives. These focus areas include: 

·  Infrastructure-led expansion of development potential to the north in 
an attempt to tackle poverty. 

·  The continued management and development of established urban 
areas. 

·  The strengthening of key economic clusters. 
·  Celebrating the national capital. 
·  Building high levels of social cohesion and civic responsibility. 
·  Modernising and developing service delivery mechanisms. 
·  Ensuring solid financial fundamentals. 
 
The CDS has identified important policy shifts, including: 

·  Focussed high-impact public investment. 
·  Public benefit infrastructure. 
·  Strategic intervention packaging – integrating the apartheid city. 
·  Having an approach that balances growth and maintenance. 
·  Investment with a multiplier effect. 
 
The implications of the CDS and/or specific proposals for the Region are 
furthermore discussed: 

2.1.2 SOUTHERN INNER CITY GATEWAY (SICG)  

The north-eastern area of the Southern Region together with the southern 
part of the Central Western Region is identified as the Southern Inner City 
Gateway, the area mainly comprises of the Groenkloof Nature Reserve, 
Schanskop, Fort Klapperkop, Freedom Park, Magazine Hill, Voortrekker 
Monument etc. A strategic Environmental Assessment (SEA) was 
conducted for the area to determine the effect the natural environment has 
on development. The assessment confirmed the ecological and historical 
importance of this area with its unique symbolic elements which announce 
and form a scenic entrance towards the capital.  
 
The SEA supports and confirms one of the strategic focus areas indicated 
as part of the City Strategy; celebrating the National Capital and 
repositioning the Inner City as a vibrant cultural and government centre. 
The area also contributes to the sustainability and quality of living of the 
Inner City housing programmes, providing public open space and a sense 
of place within close vicinity, as stated in the City Strategy. This is 
essential for successful cities. 
 
�  The  Vision 

 
A cohesive cultural and national heritage reserve that enhances the 
southern inner city gateway as an area of national importance, that 
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supports the active land management and conservation of these 
resources of natural, cultural and social value and that provides 
opportunities for economic activities to sustain itself for the benefit of 
current and future generations. 
 
Sections to be addressed to give expression to the vision: 
�  Development Planning and sustainability 
�  Strategic Development Scenarios / Resource utilization 
�  Financial proposals and implementation strategies 
�  Strategic Environmental Management Plan 
 

�  Strategic Planning Actions 
 
A number of planning actions are immediately required to ensure the 
appropriate and positive existence of the SICG: 
�  Establishment of a management authority to manage funds and 

activities in the SICG. 
�  Create a conservancy or protected area that includes all the land 

under one nature reserve. 
�  Prepare a conservation and heritage management plan. 
�  Compile a development framework to include urban design, 

streetscape proposals, land use plans, master landscape plan, 
architectural and development guidelines. 

�  Masterplan for development, improvements and maintenance and 
identify potential alternative service delivery partnerships on the 
basis of development scenario’s 

�  Compile a financial model to obtain additional funding. 
�  Ensure Environmental Assessment approval for all development 

proposals 
�  Put the identified alternative service delivery option out on tender. 
 

�  The Strategic Environmental Management Framework 
 

The Strategic Environmental Management Framework indicates Four 
Management zones, which were needed to create and enhance the 

visual aesthetics, the cultural historical and ecological diversity of the 
SICG. In no way must the natural environment became subservient to 
development. The management zones are identified as follows: 
�  Red Data No Go Zone – areas of high ecological significance 

were no extension of existing activities or new development 
should be allowed. 

�  Conservation Zone – Areas of medium ecological significance 
�  Nature Enjoyment Zone – Areas of lower ecological significance, 

focus on the conservation experience and management. 
�  Restoration Zone – Restoration of biodiversities and development 

only after extensive and thorough investigation. 
 
�  Development Scenarios 
 

As a result of the Management Zones indicated, development 
scenarios were identified to guide the extent of future development of 
the SICG and the possible introduction of economic activity within the 
SICG. Eight development Scenario’s were identified and includes 
proposals which are of vital importance to the area and will contribute 
to the celebration of the capital: 

 
�  The proposed Pretoria Gautrain Station abuts to the north of this 

area; the strategic development framework initiates a narrow-
gauge railway link through the Groenkloof Nature Reserve and 
ultimately linking to the Gautrain station and further linking to the 
inner city. This link will open the ecological and historical assets to 
not only tourism, but also increases public access.  

�  Improvement of pedestrian access and the improvement of safety 
within the area  

�  Upgrading and relocating of existing resort facilities e.g. new 
swimming complex at Jumbo Rally which will be accessible to the 
inner city contributing to the quality of life for high residential 
housing projects in the inner city. 

�  Establishment of an Educational Centre, exposing the public to the 
biophysical and ecological significance of the SICG. 
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�  Team Building facilities and Youth Adventure Camp, introducing 
opportunities for commercial enterprise and creating a unique 
venue for corporate enterprise. 

�  Establishment of a conference facility. 
�  Site identified for the possible location of the Pan African 

Parliament. The location was identified because of its visual 
impact and the establishment of a large building of national and 
international importance could enhance the character of the 
Gateway by increasing it’s prominence as a national asset. 

 
2.1.3. MARKET-DRIVEN INITIATIVES 
 
A key emphasis of the City Development Strategy is to build the local 
economy towards exploring new initiatives in the North, and allowing 
development in the southern regions to follow market trends. 
  
To ensure that development in the Southern Region is directed by the 
market it is important to continue sound management and 
development of the established urban areas by maintaining services 
and ensuring quality urban environments. The economic development 
and job creation performance depends on the quality of environment 
offered to investors and entrepreneurs. 
 
By supporting market driven initiatives and creating places of 
opportunities that will support a wide range of densification in places 
that benefit from access to concentrated public investment in services 
and infrastructure, overall development in Tshwane is supported. 
Market driven initiatives which are in process in the region include: 
 
�  The Gautrain Station development and proposed higher density 

developments within the station precinct. 
�  Tshwane International Convention and Entertainment Centre. 
�  Super Sport Park Expansion. 
�  Centurion CBD Gateway Development. 

2.1.4. TSOŠOLOŠO PROGRAMME 
 
Borne in support of Initiative 7: Quality Public Spaces Programme , of 
the City Development Strategy, the Tsošološo Programme attempts to 
create a liveable city that provides our citizens with a high quality public 
environment in which people want to settle and invest. In order to 
successfully achieve this goal we need to provide a framework that is 
committed to ensuring that all citizens achieve a healthy and dignified 
living standard. 
 
The comprehensive programme identifies areas where investment must 
be concentrated so as to maximise impact and these are: 
 

·  Centres – town centres, neighbourhood centres and intersection 
nodes as these are the areas of activity 

·  Community Facilities – such as libraries, clinics, vocational training 
centres are places where people converge 

·  Linear Spines of Activity – premised on the fact that Activity 
Spines and the smaller scale Activity Street/Strip large volumes of 
clientele to the businesses located on the linear spine of activity, it 
becomes evident that this trend will promote the development of 
SME’s and entrepreneurs alike 

·  Inter-modal Interchanges – as a large volume of people rely on 
public transport, the transport facilities must seek to improve on 
the dredge of daily commuting. 

 
Coupled with areas to concentrate investment, it is important to explore 
critical elements of the public environment as these will form the tools for 
intervention. The Tsošološo Programme defines the critical elements of 
the public environment as being:  

·  Public Squares 
·  Markets 
·  Pedestrian Walkways 
·  Public Transport Routes and Stops 
·  Public Art 
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·  Green Structure - trees, gardens, landscaping and natural open 
spaces 

 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
Five Points of Action 
 
The fulcrum of the Tsošološo Programme really rests on the points of 
action, and there are five points of action in total.  

I-Create community activity centres and focal point s 

The Tsošološo Programme aims to (re) build and cluster social facilities in 
a more tactical manner thus giving it more purpose in the community that it 
serves. By incorporating other facilities such as public open 
spaces/squares into these clusters, the programme will inherently 
generate lively people friendly centres. Along with the amenities 
mentioned above, a retail component and a public transport termini could 
add exciting dimensions to the activity centres, but this must be done 
without transforming the activity centres into retail shopping malls or mass 
taxi/bus ranks. 

 

 

 

 

 

II - Strengthening activity linkages (spines/street s) 

The design of the activity spines and streets and their public environment 
is of vital importance because they require people to continuously move 
past them whilst enhancing their convenience, enjoyment and safety. 
However in the promotion of certain activity linkages the need for 
permanent ‘forces of attraction’ is paramount as they will further the 
sustainability of the economic activities along the street as well as the 
benefit from developing a conducive public environment. This will require 
the better planning of land uses on a macro and a micro scale so that the 
coordination of symbiotic land uses create/set in motion the forces of 
attraction on a wider level. The provision of public transport routes need to 
be aligned to the most convenient routes between nodes and destinations 
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in order to further the accessibility of the commuters to the resultant 
activity linkages. 
 
 
 
 
 
 
 
 
 
III - Transform transport interchanges into civic termini 
Certain interventions can transform the current facilities into havens of 
dignified transport service provision which maintain safe and relaxed 
surroundings. People must be able to change modes of transport with 
ease and in an orderly fashion, purchase groceries and/or other items, 
carry out scheduled meetings with family members/associates/colleagues 
and most importantly transport interchanges must relieve the daily 
stresses associated with commuting for extended hours. 
 
 

 

 

 

IV - Enhancing the pedestrian environment  

In promoting the greater use of public transport the COT must champion 
the need for a comprehensive transport strategy which must include 
pedestrian connections which link people to other nodes/hubs. These 
connections must be separated from vehicular traffic and must also follow 
the desire lines for pedestrians. 
 

In terms of the connections itself, materials can be used to ensure 
permanence and legibility. The promotion of more trees for the 
environment must feature prominently in the pedestrian environment as 
well, as trees provide shelter and a good quality environment for 
pedestrians. 
 

 

 

 

 

V - Enrich the quality of the public environment wi th public art and 
‘green structures’ 

In promoting the greater use of public transport the COT must champion 
the need for a comprehensive transport strategy which must include 
pedestrian connections which link people to other nodes/hubs. These 
connections must be separated from vehicular traffic and must also follow 
the desire lines for pedestrians. 
 
In terms of the connections itself, materials can be used to ensure 
permanence and legibility. The promotion of more trees for the 
environment must feature prominently in the pedestrian environment as 
well, as trees provide shelter and a good quality atmosphere for 
pedestrians. 
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2.2 METROPOLITAN SPATIAL DEVELOPMENT 
 FRAMEWORK 
 
The MSDF provides the overall spatial framework for the city and is 
structured around five concepts. The concepts are Smart Growth, 
Metropolitan Activity Areas, Movement System, the Urban Lattice and the 
Environmental Structuring Concept. The MSDF describes the context and 
principles of these concepts, and also lays the foundation for the 
development of specific strategies to support the implementation of the 
MSDF. The RSDF’s applies these concepts on a regional scale and 
interprets the strategies on a spatial level.  
 
The following section provides a brief summary of the concepts and 
strategies that are relevant for the whole metropolitan area. The section on 
the Spatial Development Framework provides a further description of the 
spatial application thereof in the Region. 
 

2.2.1 URBAN GROWTH MANAGEMENT – THE SMART 
 GROWTH CONCEPT 

 
Smart Growth is not a single approach, but describes a collection of urban 
development strategies aimed at reducing sprawl and promoting growth 
that is balanced and fiscally, environmentally and socially responsible. 
The two strategies that have been developed to start addressing this are 
the Densification and Compaction Strategy and the Rural Development 
Strategy with its spatial perspective and guidelines. The first strategy is 
specifically focussed on addressing development within the urban areas, 
whereas the second strategy deals more with the outward expansion of 
the city and the management of the “rural” areas. 
 

2.2.1.1 Intensification and densification in the urban envi ronment 
 
The Compaction and Densification Strategy that was approved by the 
Council contains proposals for densification of the metropolitan area, 
which have local implications for each of the planning regions. The 

interpretation of the densification strategy for every region required special 
attention in the preparation of the RSDF. 
 
The strategy contains proposals for four key density zones: 
 

·  Concentration zones (high density / transit zones). 
·  Linear Zones i.e. corridors and spines (medium density). 
·  Suburban Densification (low to medium densities). 
·  Low-density areas (little densification) 
 
Densification and infill are sound urban development principles to pursue, 
but caution should be issued that most existing developed areas were not 
planned to accommodate higher densities and that in general the present 
road infrastructure cannot accommodate the additional traffic that 
densification implies. Densification should therefore be approached 
holistically striving to also support a better public transportation system as 
a dual development process. 
 

Densification is necessary for a number of reasons but most importantly it 
should support the provision of all urban services as best as possible. 
 
Looking at the city from a metropolitan perspective ideally, areas with 
higher densities should be in the following localities: 
 

·  As close as possible to the CBD. 
·  Close to metropolitan core areas and services. 
·  In the proximity of areas with job opportunities. 
·  Close to public transportation facilities (major road and railway 

facilities).  
 
At metropolitan level strategic land pockets that satisfy the above criteria 
were identified with the aim to propose the development of high-density 
residential nodes within such areas to make a significant impact on 
compacting the city in a more sustainable and focussed manner. These 
areas are located within different socio-economic characteristics and will 
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therefore have to respond to the economic characteristics within which it is 
located. 
 
In addition to the above it is suggested that densities of 25 units per 
hectare throughout the metropolitan area should be accepted as low 
density.   
 
Lower densities should be accommodated in areas with a special low-
density character, but should be the exception rather than the rule. 
 
2.2.1.2  Spatial perspective on Rural precincts 
 
A spatial perspective has been developed for the six rural precincts of the 
City of Tshwane in line with the principles of “Smart Growth’. This 
perspective identifies three areas in each precinct and identifies guidelines 
for the management and development of these areas. 
 
The three areas identified are Future Urban Development Areas, 
Management Areas and Natural Areas. 
Future Urban Development : Under this classification, reference is made 
to locations suitable for future urban development. This implies that the 
areas are located in close proximity to urban areas of opportunity including 
employment and social amenities, are accessible in terms of the 
movement system (either road based or rail based), and are mostly areas 
that are already cultivated with low or medium ecological sensitivities. 
These areas are considered to be desirable for urban expansion and could 
be considered desirable “infill” areas within the wider metropolitan context. 
The development of these areas with a range of urban activities will 
improve the overall efficiency of the city and allow greater access of 
residents to the benefits and opportunities of urban living. Although not 
currently served by bulk infrastructure in most cases, these are areas 
where such services should be provided in accordance with local Spatial 
Development Frameworks.  
 

Management Area : These areas are not identified for future urban 
development, often characterised by cultivation and very low densities 
(rural living), with environmental sensitivities forming part of larger 
ecological biospheres. No bulk services are available in these areas. To 
allow urban development in the management areas will not contribute to 
the spatial objectives of restructuring the city or support efficiency in terms 
of urban form and processes. 
Natural Area:  This area is characterised by highly sensitive ecological 
areas and is a valuable non-renewable resource in the metropolitan area. 
It is not just isolated sensitive areas, such as ridges or water systems, but 
the potential to support biodiversity at a metropolitan scale. The integrity of 
the natural areas must be maintained, implying that as little as possible 
human interventions should be allowed in these areas.   
 
 2.2.2 METROPOLITAN ACTIVITY AREAS 
 
The MSDF identifies Metropolitan Activity Areas that manifest in nodal and 
linear configurations. The RSDF now also identifies regional and local 
nodes and linear configurations of activity. 
 
A Tshwane Retail Strategy was formulated to guide decision-making on 
the development and management of retail nodes for the city.   
 
2.2.2.1  Tshwane Retail Strategy 
 
Retail development should balance the needs of the retail sector with the 
needs of communities, urban functionality and sustainable development and 
should make a positive contribution to the overall urban environment. The 
local authority will take a more facilitative approach toward retail 
developments, provided that the actual development is in line with and 
support the urban objectives and contribute to a more functional, equitable, 
convenient and attractive metropolitan environment. Retail development 
should therefore be approached holistically, looking at the economic, social 
and environmental aspects. 
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The principles that underlay the approach taken in the Tshwane Retail 
Strategy can be summarised as follows: 
 
·  To allow market forces and the free economy to determine the trend 

and tempo of retail development within the parameters set by the 
spatial retail strategy applicable in that specific location as reflected in 
the Regional Spatial Development Frameworks. 

·  The desirability of a retail facility will be influenced by the broader area 
and the specific site as well as the degree to which the retail 
development contribute to the enhancement of the overall 
environment and the achievement of metropolitan development goals, 
as set out in the MSDF. 

·  Retail developments must be sensitive towards its location and 
surrounding environment, and be designed and sited in such a way 
that it contributes to the overall quality of the environment and not 
detract from it. A number of qualitative aspects will therefore have to 
be considered when evaluating retail applications, such as urban 
design, landscaping, public transport, interfaces etc. 

·  Retail applications and the evaluation thereof have to take 
consideration of the local context, i.e. the same guidelines and criteria 
do not apply uniformly to all parts of the metropolitan area. 

·  The function of a shopping centre is an important consideration in the 
evaluation of a retail development, and may transcend standardised 
size parameters. 

 
Because of the fact that Tshwane comprises a large number of diverse 
areas, each with its own history, level of maturity, growth, population 
characteristics etc., it would be unwise to have a singular approach to 
retail development as a land use. 
 
For this reason, a package of spatial strategies has been developed, that 
aim to address the relationship between specific contextual circumstances 
and future retail potential. These strategies should be interpreted more on 
local level, and are reflected in the Regional Spatial Development 
Frameworks. 

The following provides a brief summary of each of the spatial strategies: 
 
Renewal Strategy : In many instances retail facilities have become 
outdated, the increase in passing traffic has created a problem and in 
many instances parking facilities are inadequate.  The revitalisation, 
upgrade and improvement of these areas should be encouraged. 
   
Once a particular location or structure is no longer viable for retail 
purposes it is recommended that the structure be demolished and 
converted for other uses.  This strategy will be driven by the decrease in 
return on investment in a particular area, large vacancies and the 
reluctance of retailers to move into a particular area.  Urban decay, poor 
locations and unsafe areas will be the main problems to deal with.  This 
should also form part of a broader revitalisation strategy for areas 
experiencing urban decay. 
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Maintenance strategy : In certain cases shopping centres have become 
outdated and routine maintenance no longer effective and the upgrading 
or the redevelopment of the centre imperative.  A maintenance strategy 
will mainly be applicable in already built up areas.   
 
Expansion strategy : The change and growth in consumer demand in a 
particular area as well as new retail offerings will ‘force’ landlords to 
expand their existing retail facilities or to include new retail types.  This is 
especially applicable in the case of regional and super regional centres, 
but can also be relevant for existing business clusters.   
 
Most regional centres continuously expand to make provision for internal 
growth and to accommodate new retail concepts or trends.  Cognisance 
should be taken of this particular need.  This growth will mainly be driven 
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by the already proven success of a particular centre, its location and the 
needs of the market.   
 
Infill strategy : In this instance reference is made to infill in already built up 
residential areas where retail has been lacking or undersupplied.  This 
type of development will then capitalise on an existing market and will 
prevent major outflows from a particular area to other shopping 
destinations.   
 
The most important infill gaps currently exist in the traditionally black urban 
areas, although it is not necessarily restricted to these areas.  There is 
currently major interest in the development of shopping centres in these 
areas, and development in these areas should be encouraged.    The 
developments range from small neighbourhood to regional (large 
community) centres. 
 
It is important to note that once the area is sufficiently serviced, the Infill 
Strategy must be replaced by the Maintenance and Expansion Strategies, 
and where new growth occurs, the Follow-the-roofs strategy. 
 
'Follow-the roofs'/ new growth areas strategy : This strategy focuses on 
new growth areas and the provision of retail facilities once a certain 
threshold level of houses and disposable income is reached.   
 
In the case of a ‘follow the roofs’ strategy, timing is of critical importance.  
Should a centre be built too soon the retail performance will be low and 
casualties, especially amongst the smaller tenants, will be high.  Further 
growth in an area should also be such that the trade area of the proposed 
centre will fill up sooner rather than later. 
 
Nodal strategy : Nodal or urban core strategy is applicable where larger 
retail facilities will create agglomeration advantages for complementary 
retail facilities. Urban and Metropolitan cores are those nodes or urban 
centres that fulfil a city wide function. These nodes are not stagnant and 
will expand over time. It is important that these agglomeration nodal 

developments take place in close proximity of small to super regional 
centres.  Different types of retail facilities are on offer and not all can be 
accommodated in a traditional shopping centre.  The best locational 
advantages of these complementary retail facilities are in close proximity 
to the existing regional centres.  Other types of retail nodes where 
agglomeration benefits could be created could also be established.  
 
The agglomeration effect is created by the catalytic nature of regional 
centres.  The node will grow to include a variety of facilities and to reach a 
stage where the required tenant mix reaches the necessary critical mass.   
 
Modal interchange strateg y: This 
type of facility depends mainly on the 
nature of the commuters, the area as 
well as the different transport modes 
used.  
 
Land uses in these areas should be 
focussed on transport orientated 
developments, with retail focussing on 
convenience and day-to-day goods. 
 

 
2.2.3 THE MOVEMENT 

SYSTEM 
 
Movement of people and goods 
throughout the metropolitan area is of 
city-wide importance. Movement in 
Tshwane can be described by the 
following diagram showing major movement patterns in the area. 
 

·  Many public transport dependant persons moving into the CBD 
from the north, the west and the east characterise every morning 
peak.  
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·  Masses of private vehicles originating in the south and south-
eastern parts move from the city in a southerly direction towards 
Johannesburg. 

·  In the afternoon peak the reverse is true with masses of people 
leaving the CBD towards the north, west and east, with people 
returning to the southern and south-eastern parts from 
Johannesburg. 

 
The rail system together with the first order road system should inform the 
city’s new structure to focus transformation of the urban area.  
 
The metropolitan area is well served by rail infrastructure and although the 
integration of the different rail systems will be a major challenge, it could in 
future form the backbone of a public transportation system for the entire 
region. The new proposed Gautrain rapid rail link should also contribute a 
great deal towards an improved public transport system. 
 
New large-scale development initiatives should be planned around public 
transportation facilities, with a strong pedestrian focus. The dependency 
on private vehicles should be minimised through the development of a first 
class public transportation system. 
 
The existing rail infrastructure of the metropolitan area is well located 
around the core area of the city to serve this function in future.   
 
Other public transport infrastructure should be integrated with the rail 
system to make this ideal possible and to contribute to the sustainability of 
the city. 
Currently some of the railway lines do not carry passengers and service 
levels will have to be upgraded. Furthermore the negative perceptions 
about rail will have to be addressed to make this form of transport more 
acceptable. 
 

2.2.4 ENVIRONMENTAL STRUCTURING CONCEPT -   
 OPEN SPACE AND CONSERVATION  
 
It is very important to create linkages between the city’s built form, it’s 
cultural heritage, symbolic locations and the natural structuring elements. 
The Tshwane Open Space Framework, which was approved during 
November 2005, forms an integral part of this concept. 
 
Open Spaces are broadly defined as spaces that are not predominantly 
build up: 
 
“Areas predominantly free of buildings that provide ecological, socio-
economic and place-making functions at all scales of the metropolitan 
area.”  Open spaces are categorised according to scale (metropolitan, 
regional and local), function (ecological, socio-economic and place-
making), form (nodal and linear), ownership (state, municipal and private), 
character (natural, cultivated and built-up) and location (capital core, other 
cores, rural, management zones, etc.).  At a regional scale the categories 
of importance are scale, form, function and to some extent character and 
locality. 
 
At a functional level the TOSF divides open spaces into the following 
categories: 

 
·  Ecological:  Green nodes (protected areas, conservation areas, 

irreplaceable sites, etc.) and Green ways (the ridges system);                                 
 
·  Blue nodes (dams and wetlands) and Blue ways (water courses 

inclusive the 1:50 year flood line). 
 
·  Socio-economic:  Brown nodes (Capital, urban and metropolitan 

cores, multipurpose sport complexes, recreational parks, resorts, 
etc.) and Brown ways (activity streets, linkages, etc.) 
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·  Grey nodes (landfill sites, cemeteries, quarries, etc.) and Grey 
ways (infrastructure servitudes, railway lines). 

 
·  Place-making:  Red nodes (gateways, landmarks, squares, etc.) 

and red ways (ceremonial streets and boulevards). 
 
All the above elements constitute the metropolitan open space system.  
Each element is an essential building block for a sustainable open space 
network, where all the human needs and ecological functions of a city are 
totally integrated. 

 
For practical reasons the RSDF does however show only two open space 
categories, namely ‘Open Space’ and ‘Environmental Areas’.  These are 
further explained in the section describing the Spatial Development 
Framework elements. 
 
From a city-planning perspective open spaces have various important 
functions: 
 
City structuring :  Historically Tshwane’s numerous mountain ranges and 
ridges, rivers and water courses, and nature reserves and conservation 
areas have had a lasting impact on the city form and development pattern.  
Today this impact is still felt, as the Magaliesberg with only a few crossings 
still forms a barrier between the more prosperous southern suburbs of 
Tshwane and the less well developed northern suburbs.  The scenically 
beautiful conservancy areas in the south-western part of the city form 
natural buffers for urban expansion in that direction. 

 
On the other hand these structuring elements do present an opportunity to 
connect and integrate the various parts of the city, e.g. the Apies River 
which crosses almost the entire municipal area from south to north.    
 
City image and identity :  The mountain ranges and ridges, and large 
conservancy and protected areas in particular, and rivers and water 
courses to a lesser degree, are responsible for Tshwane’s unique African 
character and identity, which is being best described as ‘nature within a 

city’ and ‘a city within nature’.  There is the positive contrast between the 
built-up and natural environments everywhere, but nowhere more 
expressive than at the southern approach to the inner city.  This 
uniqueness must be protected, enhanced and celebrated at all costs in the 
future. 
 
Urban expansion :  The large open spaces (ridges, conservancies, 
protected areas, etc.) contain urban expansion and prevent the city from 
developing into a monotonous build-up urban ‘desert’.  Because of the 
limitations on land availability this will eventually lead to a more compact 
city with higher densities, guarantying a more sustainable and efficient 
urban structure for the future. 
 
Land Uses :  Land-use planning must be done in relation to the open 
space network where possible, which creates the opportunity to place 
various urban land uses or developments inside or adjacent to the 
network.  The full potential of the open space network can therefore be 
exploited for unique projects which otherwise would not be feasible. 
 
Capital city vision :  Tshwane’s unique open space potential must be 
harnessed to support the capital city vision.  A high quality public 
environment can be created which is essential to boost the capital city 
image.  It will also boost the city’s attractiveness for foreign and local 
business activities. 
 
No city can exist and be managed sustainability without a well defined and 
well managed open space network.  Tshwane is very fortunate in having 
such unique open spaces within its borders and every effort must be made 
by the authorities to preserve and even expand the open space network.  
The inevitable population increase of Tshwane will in future put even more 
usage pressure on the existing open spaces and their value as an asset 
for the city will increase.  All open spaces must therefore be considered as 
a land-use of equal importance to all other land-uses, as they form an 
integral part of the urban fabric.  The policy statements in the TOSF 
regarding open spaces are therefore totally supported by the RSDF. 
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PART THREE:  REGIONAL ANALYSIS 
_________________________________________________________________________________________ 
 
3.1 LOCALITY  
 
The Southern Region is situated in the south-western portion of the 
Metropolitan area, forming part of the southern boundary of Tshwane. The 
Southern Region lies to the south-west of the CBD, to the south of the 
Central Western Region and to the west of the Eastern Region. The region 
borders on the area of jurisdiction of the City of Johannesburg 
Metropolitan Municipality, the Kungwini Local Municipal Area, Ekhuruleni 
Local Municipal Area as well as Mogale City outside the region to the 
west. 
 
It is accessible via: 
 
·  The N1 Highway which runs partly through the region and links 

the City of Tshwane with the Limpopo Province in the north and 
Johannesburg, Bloemfontein and Cape Town towards the south. 

·  The R21 Highway which runs along the eastern boundary of the 
region and connects the City of Tshwane with the Ekhuruleni 
Municipality and the Oliver Tambo International Airport. 

·  The R28 (N14) which connects the region with Mogale City 
(Krugerdorp) and the North-West Province. 

 
3.2 REGIONAL CHARACTERISTICS 
 
The main characteristics of the Southern Region are: 
·  The Region covers approximately 20% of the total metropolitan 

area of which the urban area as well as the rural area is currently 
under pressure for development. 

·  The core area of the Southern Region is located between two 
major highways, the Ben Schoeman Highway (N14) and the 
N1(M1). 

·  The N1 corridor represents one of the most sought after 
development strips in South Africa. This corridor manifests 

primary within the Midrand and Centurion areas and it is known 
as one of the high technology belt within the South African 
economy. 

·  The region falls within the Economic Core identified for Gauteng 
Province with the legs of the triangular core the N1 highway on 
the western side and the R21 with its linkage to the Oliver 
Tambo International airport on the eastern side. This economic 
core is the primary growth focus for Gauteng Province. 

·  The region is strongly interrelated with the adjoining metropolitan 
municipalities. 

·  The Southern Region is located at the southern gateway of the 
City of Tshwane and is easily accessible from the Johannesburg 
financial and corporate district and the Oliver Tambo 
International Airport.  

·  The region includes and shares with other Regions a number of 
conservancies within reach of Johannesburg and the greater 
Tshwane area. 

·  The Hennops River basin is situated within this region. The 
Crocodile River basin in the Central Western Region also 
contributes water to this region. These are important natural 
resources which provide opportunities for tourism and 
recreational activities. 

·  The underlying dolomite in the region, the sensitive 
environmental areas and ridges tend to direct and inform urban 
development. 

·  Suburban areas are mostly low density in nature. 
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The Multi-Nodal linear development 
corridor between the Region and 
Johannesburg/Midrand 
 
 
 
 
 
 

3.3 STRUCTURING ELEMENTS 
 

The main structuring elements of the region include: 
 

·  The R28, N1 (M1) and R21 Highways forming the structural 
framework of the region. 

·  Planned Gautrans routes and interchanges enhancing the 
structural framework further. 

·  The proposed PWV9 bisecting the region into an undeveloped 
western section and a built-up eastern section. 

·  A railway line running north-south parallel to the R21 highway. 
·  The proposed alignment of the Gautrain railway line following the 

N1 and linking the Centurion CBD with Johannesburg, the 
Tshwane CBD and Hatfield. 

·  The two military airports representing extensive land uses close 
to the core built-up area and restricting surrounding 
development. 

·  The metropolitan boundary.  
·  Natural areas (Conservation and conservancy areas) in the 

undeveloped western part of the region restricting development. 
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3.4.   ECONOMIC BASE 

 
The following diagram indicates that the Region’s local economy is based 
on the following dominant economic sectors: 
 
·  Finance and Business Service Sector (26.7%) 
·  General Government Services (22.7%) 
·  Manufacturing Sector (18.1%) 
·  Trade Sector (14%) 
 
These sectors represent the pillars of the local economy.   

The economic sectors increasing their share within the local economy, 
1998 to 2004 include 
 
·  Finance and Business Services (24.0% to 26.7%) includes banking 

and real estate 
·  Transport and communication (5.1% to 7.6%) includes 

warehousing and distribution  
·  Trade sector (12.6% to 14.0%) 
·  Construction sector (2.4% to 2.8%) 
 
Those economic sectors that have experienced a decline in its contribution 
to economic activity between 1998 and 2004 include: 
 
·  General Government Services (27.8% to 22.7%) 
·  Electricity and Water (2.2% to 1.9%) 
·  Manufacturing Sector (19.4% to 18.1%) 
·  Mining and Quarrying Sector (0.9% to 0.7%) 
 
It is evident that two of the economic pillars have experienced a decline in 
economic production (manufacturing and government services), whereas 
the other two (trade and business services) have increased its overall 
contribution to economic activity in the Region.  
 
The Southern Region forms part of an area of economic expansion to the 
north of Johannesburg. This sub-node is dominated by Smart Industries 
and Business Tourism. (Centurion and Midrand). There is a prospect for 
future expansion of a Smart Industry sub-node that could be use in 
strengthening the Gauteng Province’s comparative advantage as a “Smart 
Province”. 
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Source: Urban-Econ Research 2006 

 
3.5 PHYSICAL ENVIRONMENT 
 
 3.5.1 NATURAL STRUCTURING ELEMENTS  
 
The environmental features of the Southern Region and Central Western 
Region are major form giving elements that determine and influence the 
surrounding urban structure. 

 
The Southern Region is characterised and influence by the following 
natural structuring elements: 
·  Significant sensitive open space resources, especially so in the 

western parts of the region, which forms one entity with the open 

space resources of the south-western part of the Central 
Western Region; 

·  Significant ridge systems such as Klapperkop, Shurveberg, 
Langeberg, Kwaggasrand, Groenkloof Ridge; 

·  Significant watercourse systems throughout, i.e. Hennops River, 
Apies River; Riet Spruit , Swartbooi Spruit, Sesmyl Spruit; 
Crocodile River, Jukskei River. 

·  Several dams, quarries and wetlands, i.e. Rosema Quarry, 
N1/R21 Quarry, PPC Quarry, Gommes Quarry, Rossway 
Quarry, Ecopark Wetland, Centurion lake; 

·  Significant Protected Areas, notably 3 Conservancies, a World 
Heritage Site and 4 Nature Reserves; 

·  Ecologically sensitive areas associated with ridge and 
watercourse systems; 

·  The absence of any significant regional recreational open space 
facility in the urban area of the region; 

·  Potential Place making opportunities around the N1, R21, 
provincial roads and Centurion Metropolitan Core; 

·  Several culture historical sites at Cornwall Hill, 
Irene,Rooihuiskraal, Koppie Alleen, Hospital Cave, etc. 

 
 3.5.2 STRATEGIC LAND USES 
 
The region includes a few prominent land uses of strategic significance to 
the local as well as the broader urban environment of Tshwane. These 
include: 
 
·  Zwartkop and Waterkloof Military Airports. 
·  Thaba Tshwane/Voortrekker hoogte Military Base. 
·  Centurion CBD. 
·  Highveld Technopark. 
·  Sunderland Ridge Industrial Area. 
·  N 1 Corridor – commercial development. 
·  Samrand 
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3.5.3 NODES  
 
The region accommodates the higher income community of the City of 
Tshwane with the result that many offices and retail functions have 
relocated to the region during the past few years. 
 
The Centurion CBD (Metropolitan Core) is the strongest node of the 
region, situated along the Centurion Lake. Numerous smaller nodes are 
located throughout the region accommodating retail, office and industrial 
functions. 
 
�  Route 21  - Industrial/office park  
�  Sunderland Ridge - Industrial 
�  Highveld Technopark – Industrial and Office development (part of 

N1 development corridor) 
�  Hennopspark Industrial Area – part of the N1 development 

corridor) 
�  Louwlardia – Commercial/Industrial 
�  Samrand 
 
Retail nodes 
 
The region accommodates a number of retail nodes. These nodes include: 
 
·  Centurion Mall       120 000 m² 
·  Mall @ Reds               30 000 m²  
·  Doringkloof                20 000 m² 
·  Irene Mall     30 000 m²  
·  Southdowns     12 000 m² 
 
Proposed retail nodes: 
 
·  Heuweloord Crossing       40 000 m² 
·  Monavoni X 20    20 000 m² 
 

Integrated (Mixed) land use nodes: 
 
The trend for new development is integrated development nodes which 
includes various land uses and emphasize the need to incorporate job 
opportunities close to residential development. The following integrated 
nodes have been established and/or are in process within the region: 
 

·  Eco-Park – including different housing typologies, commercial, 
retail, office development  

·  Pick & Pay Life Style development – including retail and 
commercial – 70 000 m² 

·  Route 21 development corridor 
·  The proposed PWV 9 development corridor 

 
 3.5.4 LINEAR ACTIVITY AREAS 
 
The structure of this region is defined by two spatial linear elements – that 
of roads and that of open space.  Within a framework of waterways, 
greenways, parkways and brownways as part of the open space system 
and relevant streets, roads and related linkages and nodes, the elements 
are combined into a network to form a grid overlay over the urban 
structure that integrates roads and natural resources.  This is enhanced 
with a system of legibility and identity.  Together these elements and the 
system of legibility and identity provide the necessary quality of the urban 
environment as specified in the Chapter 1 principles of the DFA. 
 
The urban development framework for the region is based on an 
integrated urban lattice on which densification and intensification of 
development can take place in an integrated manner.  A set of linear 
systems form the framework of the urban development lattice and relays 
urban energy from the traversing highways to lower order roads where it 
can be converted into physical development and economic growth.  
Existing and future mass transport routes are and should be integrated 
into the urban system. 
�
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A system of activity nodes is placed onto the development lattice to 
provide thrust to development occurring in a linear fashion along highways 
or other linear activity systems. 
 
 

 
 
The lattice development concept consists of an interconnected system of 
development corridors along highways, mobility spines, mobility roads, 
activity spines and activity streets as well as strategically placed nodes 

serving as pull factors in the network. (Refer to 4.5 Functional road 
classification and activity matrix).  The development that is placed 
alongside these roads is enhanced by the activity nodes that are placed on 
the lattice where there is the most access – at the convergence of 
transport modes.  There is a hierarchy of nodes consisting of a changing 
mix of activities.  It is believed that the lattice concept is the most 
appropriate since it integrates interactive development with available 
transport capacity the most effectively��
�

The following areas are deemed existing or potential development 
corridors : 
 

·  The R21 highway to the Oliver Tambo International Airport and the 
East Rand. 

 
·  The existing Pretoria/Germiston/ Johannesburg railway line 

considered with the Botha Avenue/K105 road to Kempton Park 
and the R21 highway to the East Rand, with a portion of 
Olievenhoutbosch Road 

 
·  N1 route considered with Olievenhoutbosch Road, known as the 

Centurion N1 area. 
 

·  The existing R55 road linking Pretoria West with/ Sandton and                           
the future PWV-9 road. 

 
 
The following development spines along mobility/activity routes creating 
east-west integrated links are recognised: 
·  The Northern Development Spine following the K103 as an extension 

of Hans Strijdom/ Trichardt Road/ Wierda Road 
·  The Central Development Spine does not fall on a single road and the 

alignment thereof is based on the east-west extension of Hendrik 
Verwoerd - and Lenchen Avenues through the Urban Core.  
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·  The Southern Development Spine is located between the N1 and the 
proposed Olievenhoutbosch/Nelmapius Road and the K54. 

 
3.5.5 RESIDENTIAL 
 
In terms of a city wide perspective the region has the following residential 
characteristics. (Source: Tshwane Metropolitan Profile and 2001 Census 
data). 
·  The region has a relatively low density with 9% of the population of 

Tshwane occupying approximately 20 % of the municipal area. 
·  The residential stock of the Southern Region is as follows: 
 

TYPE NUMBER % 
Single Res 35 037 50% 
Grouphousing/ 
Flats 25134 37% 

Informal Structures 9041 13% 
Total 69 212 100% 

  
(Source: Census 2001) 
·  Although beyond the municipal area, it is of importance to note that in 

addition to the above number of structures, Diepsloot(Johannesburg 
Metro) accommodates 6020 formal structures and 17 000 informal 
structures just south of the region. 

·  The average household size according to the Centurion Development 
Atlas, 1999 is 3, 65 persons per single residential structure and 2, 32 
persons per flat or group housing structure. 

·  Vacant areas within the suburban environment have recently 
developed extensively with densities varying from 60 units per hectare 
to lifestyle and gentleman’s estates. Rural densities is very low and 
only densities of 1dwelling per 2ha (management area) and 1 dwelling 
per 5ha (rural area) are proposed. 

 
 

 3.5.6 MOVEMENT AND TRANSPORT SYSTEM  
 
3.5.6.1   Road network and private transport 

 
The primary road network through this region is of a strategic nature and 
also has national and regional significance, connecting Johannesburg with 
the City of Tshwane. 

 
The primary network consists of the following routes: 

·  N1 Highway 
·  Ben Schoeman Highway 
·  R21 Highway 
·  N14 (R28) 
·  R 101 (Old Johannesburg Rd.) 
·  R 55 (Voortrekker Road) 
·  K103 (Trichardt/Wierda Road) 
·  K 52 
·  R511/M26 

 
The supporting arterial network within the urbanised area is under 
pressure during peak hours due to continued development.  Some of 
these routes are currently operating at capacity. 

 
3.5.6.2   Public transport 

 
Rail  
 
The Johannesburg – Pretoria commuter railway line passes through the 
Southern Region. Due to the location of the railway line and the extent of 
the Southern Region the rail system practically serves only a small portion 
of the population. 

 
Development trends and pressure for development are to the south and to 
the west of the region.  The west is not served by the current rail system. 
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The planned Gautrain runs through the area along the N1 from Midrand, 
crossing the N1 Highway and John Vorster Drive along West Street 
crossing the Ben Schoeman Highway close to Jean Avenue,running west 
and adjacent to the Ben Schoeman Highway up to Pretoria Station. The 
Centurion Station Precinct is situated north of West Street opposite the 
Centurion Lake and forms part of the Urban Core. 
 
Road based 
 
Taxi transport is the predominant mode and has a larger market share 
than bus although there are private bus services operating in the Southern 
Region.   
 
Air Transport 
 
The two military airports in the region mainly affect land uses and land use 
planning within close proximity to these airports.  The most important 
aspects in this regard are safety and noise control. 
 
Safety relates to the flight paths leading to the runways.  Restrictions on 
the height of structures within the identified obstruction free areas have 
been identified and should be included in decision making when changes 
in land use are considered.  Limited noise contours have also been 
determined to minimize problems regarding the effects of increasing noise 
levels. 
 
The Waterkloof Air force base and the Swartkops Air force base also 
create economic opportunity. The long term objective of the Aerosud 
development adjacent to the south-eastern boundary of the Waterkloof 
Airforce is to create an Aero-Mechanical Manufacturing Cluster of 
International importance. 
 
The Lanzeria Airport is situated just south-west of this region creating 
opportunity for economic and residential development within the Southern 
Region 

3.6. KEY ISSUES AND S.W.O.T. ANALYSIS 
 
In order to determine the key issues and development opportunities for the 
area a S.W.O.T. analysis was done.  
 
 3.6.1 STRENGTHS 
 
·  The region enjoys excellent regional accessibility via the N1, R28 

and R21 linking it to the economic areas in the south. 
·  This region connects the City of Tshwane with Johannesburg 

and the Oliver Tambo International Airport 
·  The Region forms the southern gateway of the City. 
·  The region is interrelated with major adjoining Metropolitan 

Municipalities within Gauteng and North-West Province 
·  The Regio has significant natural resources. 
·  The N1 development corridor/high technology belt is a major 

development strip in South Africa. 
·  The Region  is part of the Economic Core of Gauteng Province. 
·  There is a railway line passing through the eastern portion of the 

region. 
·  The Waterkloof Airport is a gateway for VIP travel. 
·  The region accommodates well-developed, high quality 

residential areas. 
·  The region has access to private sector investment. 
·  The Gautrain plus Centurion Gautrain Station Precinct will unlock 

economic opportunities. 
·  The Region is in close proximity to airports and coastel transport 

routes. 
·  The region enjoys high levels of visibility. 
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3.6.2 WEAKNESSES 
 
·  The current structure is based on private vehicle transport, with a 

very poorly developed public transport system. 
·  The current railway infrastructure only serves the eastern part of 

the region although development is taking place towards the 
south and the west. 

·  The western part of the region is not sufficiently served by bulk 
infrastructure although this is the general direction of 
development. 

·  Underlying dolomite dictates the intensity of development as well 
as typologies. 

 
 3.6.3 OPPORTUNITIES 
 
·  The proposed development of a Gautrain station in the core area 

will improve public transport opportunities in the region and will 
unlock development opportunities. 

·  Potential corridor development along the R21 will create new 
opportunities. 

·  The development of the PWV 9 will complete the ring road 
system around the metro and greatly improve accessibility at a 
regional level. 

·  High-tech industrial along the N1 development corridor will 
stimulate more high-tech economic opportunities 

·  Residential expansion in a westerly direction. 
·  TICEC – Tshwane International Convention and Entertainment 

Centre 
 

3.6.4 THREATS 
 
·  Rapid population growth with the provision of bulk services 

lacking behind. 
·  Uncontrolled and uncoordinated development outside the 

boundaries of the municipality, placing pressure on the internal 
movement system and engineering services of the region. 

·  Western growth could threaten ecologically sensitive 
environments. 

·  Underlying dolomite will inform development intensity towards 
lower density development or alternative land uses. 

·  Upgrading of Provincial Roads lagging behind development 
growth.  

·  Upgrading of Local Roads needed to facilitate economic growth. 
 
 3.7. ROLE AND FUNCTION 
 
The metropolitan role and function of the region is: 
 
·  To provide residential opportunities for all income groups and to 

accommodate new residential development in a sustainable 
form. 

·  To provide secondary and tertiary sector job opportunities in 
well-developed nodes and along development corridors. 

·  To provide open space within the metropolitan boundaries.
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PART FOUR:  REGIONAL SPATIAL DEVELOPMENT FRAMEWORK 
 
_________________________________________________________________________________________ 
 
4.1 INTRODUCTION 
 
The main development objectives for the region to fulfil its metropolitan 
role and function have been identified and are represented in the following 
development concept: 
 
The Southern Region comprises of two major environments namely the 
Urban Area and the Rural Area. Two main Metropolitan Strategies informs 
these environments namely: 
 

·  Urban Area – Tshwane Compaction and Densification 
Strategy 

·  Rural Area (forms an integrated part with the Central Western 
Region) – Rural Development Strategy 

 
These environments and its relevance to the Southern Region are 
explained in more detail below: 
 
4.1.1 URBAN AREA 
 

·  Urban Core 
 

The urban environment in the Southern Region includes the urban core as 
illustrated and previously known as Centurion City and surrounding areas.  
Urban cores are high order activity nodes with a high concentration of mix 
of business, residential, social, cultural and other general activities that will 
ensure vibrant, 24-hour environments.  The proposed location of the 
Gautrain station as well as the Tshwane International Convention and 

Entertainment Centre within the urban core will further enhance the 
strategic function of the area. 
 
This core area is located between John Vorster Drive to the south and 
south-west, the Ben Schoeman (R28) to the south, the midblock between 
Jean – and Glover Avenue to the north and the mid-block between Leonie 
- and South Street to the east. 
 

Residential densification is proposed for the areas within and surrounding 
the Urban Core. High density residential development (10 storeys and 
higher) which will be seen as Legibility and Landmark Anchors, should be 
accommodated on locations in line with the Centurion Central Spine 
Report. Medium and high density housing should be developed within 
walking distance from the Gautrain station (Transit promotion zone) 

·  Road System and Nodes 
 
The road network and road interchanges within the Region must support 
planning and is an important mechanism to unlock development potential. 
 
The urban lattice (development corridors along highways, mobility spines, 
mobility roads, activity spines and activity streets) offer alternative 
locations for amongst other retail and/or office uses. The road network 
should facilitate linkages between the eastern and western areas within 
the Region to support the development lattice. 
 
High intensity activity areas are located along major routes. Mixed use 
developments are encouraged which are in line with the character of the 
specific area. 
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The activity nodes are areas of highest accessibility where both public and 
private investment tends to concentrate. The activity nodes offer the 
opportunity to locate a range of activities. 
 
A pattern of nodes forms the corner stone of the urban structure and 
movement patterns.  The nodes of regional and/or metropolitan 
importance should be located on the urban lattice where various transport 
elements converge.  Nodes should be distributed throughout the 
community and scaled in differing sizes.  The concept of nodes is also 
directly linked to the importance of legibility and identity within the region.  
 
Residential densification along the development corridors along highways, 
mobility spines, mobility roads, activity spines and activity streets are 
proposed at medium or high densities. Buffer uses along the roads and 
medium density residential to the rear is supported especially along the 
highways due to the noise impact. 
 

·  Suburban Residential Areas 
 
The larger area of the region consists of suburban residential areas. 
Residential neighbourhoods are set aside primarily for lower density 
residential development (Suburban densification zones) and should be 
attractive, quiet and safe environments for people to live in. The Suburban 
Residential Areas comprise a number of individual, usually introverted, 
residential neighbourhoods interspersed with neighbourhood related non-
residential developments along identified activity streets. 
 
The potential for moderate densification with due consideration of possible 
local constraints(e.g. geological conditions), is in line with the Compaction 
and Densification Strategy. 

�
4.1.2 RURAL AREA 
 
The western area of the Southern Region as well as the western and 
south-western parts of the Central Western Region (west of the proposed 

PWV 9) is under pressure for development. The natural direction of growth 
can be attributed to the following: 
 

·  Spontaneous growth of the Southern Region westwards 
·  The rural development axis between Johannesburg and the 

Hartebeespoort Dam (road P103-2). 
·  Lanseria Airport with economic activities 
·  Diepsloot and 
·  Olievenhoutbos 

 
Large portions of this area consist of elements of environmental 
importance. These environmentally sensitive areas need to be protected 
as a major environmental resource of the city. 
 

·  Future Urban Development 
 
The area to the west of the proposed PWV9 is within the long term 
direction of growth as it represents an important area of expansion of the 
region and metropolitan area. The concept therefore recognises this trend 
by including the area to the west of the proposed PWV9 and to the east of 
the R511/M26 as “Future Urban Development”. 
 
The future land uses, densities and intensities between the PWV 9 and the 
R511/M26 is subject to the preparation of a local spatial development 
framework which will take, inter alia, the environmental sensitivities into 
account. The area identified for future residential development is in extent 
of 60 000 ha. The area south of the K31 and north of the N14 could in 
future be considered as part of a corridor and may accommodate job 
opportunities.  
 

·  Management Area and Urban Edge  
 
The immediate area to the west of the R511/M26 and to the north of 
Lanseria is identified as a “Management Area”. Within the “Management 
Area” land uses and densities which do not fit into the denser urban 
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complex should be permitted. This area can accommodate future 
residential as well as rural residential (2 units per hectare) in terms of the 
Rural Development Strategy. 
 
Non-residential uses serving the rural population should be concentrated 
in rural nodes as earmarked in the Southern Region SDF Rural Plan 
(western area).  
 
The “Management Area” replaces the function of the Urban Edge. It 
seems as if the Urban Edge policy was not a workable, implemental and 
practical policy, and is therefore under revision. “The Management Area” 
still adheres to the Urban Edge principles such as combating urban sprawl 
and promoting smart growth. 

 
Although the theory of a “Management Area” instead of a line was 
acceptable the “line or lines” still had to be refined. After the information of 
the C-plan was made available, the specific areas of very sensitive, less 
sensitive and areas for development became clear. 
 
The earmarked areas in the Rural Development Strategy and the areas 
indicated in the Regional Spatial Development Frameworks were informed 
by the C-plan, the structural elements, smart growth principle, compact city 
vs urban sprawl and existing development. 
 

·  Natural Area 
 
By creating an area where there is ample opportunity for development 
(Future Urban Development Area) the Municipality earmarked certain 
areas of the farm portions of Hennopsrivier 489 JQ, Roodekrans 492 JQ, 
Vlakfontein 494 JQ and Rietfontein 532 JQ ext. as ‘Natural Area” as this 
area was informed by the C-plan to be protected from densification higher 
than 1 unit per 5 ha. This area forms an environmental unity as part of the 
Southern Region and the Central Western Region. The limited density of 1 
unit per 5 ha is in line with environmental studies done by GDACE in the 
area (refer to C-Plan).  

 

 
 

GEOLOGY 
 
The geological conditions in the region are predominantly Dolomitic 
limestone formations (Dolomite) with Syenite intrusions and Granite 
areas to the south-western part of the region.  Instability may occur 
natural but is expedited by many other orders of magnitude as a 
result of man’s activities.  The primary triggering mechanisms in such 
instances include the ingress of water from leaking water-bearing 
services, poorly managed surface water drainage and groundwater-
level drawdown.  Instability can occur in the form of sinkholes and 
dolines, and could result in loss of life and limb.   

 
Virtually every land-use application will only be considered once 
suitable engineering-geological investigations have been undertaken 
in order to assess the risk of ground surface and structural damage.  
Depending on the site specific characteristics and depth of the 

"
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dolomite, this can have a decisive influence on the typology and 
intensity of land uses.  Much can be achieved by geotechnical 
engineering solutions, construction reports and proper risk 
management plans. 
 
It must be emphasized that any recommendations on land-uses and 
densities made in the RSF, are subject to the site specific conditions 
revealed after drilling has taken place.  Any recommendations on 
land-uses and densities made in the RSDF, will not overrule any 
other legislation relating to geological conditions.  

 
The following section will explain in detail the different components 
of the Spatial Development Framework as indicated on the map. 

 
 
(Source:  Guideline for engineering-geological characterisation and 
development of dolomitic land, Council for Geoscience/ South African 
Institute of Engineering and Environmental Geologists, 2003). 

4.2 METROPOLITAN NODES  
 
The Metropolitan Spatial Framework (MSDF) proposes a number of 
Metropolitan Cores and Urban Cores. The Tshwane Retail Strategy is also 
applicable to these nodal areas of metropolitan importance. In the 
Southern Region these activity areas are linked to public transport facilities 
and represent the environments where high levels of public sector 
investment are required. The intention is to group economic, social and 
residential opportunities in mixed-use environments within these core 
areas. 
 
The following core area is highlighted in terms of the MSDF: 
 
 4.2.1 CENTURION CBD METROPOLITAN CORE 

 
The Centurion CBD is a prominent focal point and regional node on the N1 
Development Corridor and on local level on the Centurion Central Spine. It 
was planned and developed over time as a diverse precinct consisting of 
different character zones within the core area. It consists of a retail zone, 
entertainment zone, institutional zone, service retail zone, corporate zone, 
office zone, sport and recreational zone as well as a mixed use zone. A 
variety in urban form is created through the reaction of development on 
various form giving elements, creating uniqueness and enhancing the 
identity of Centurion City. 
 
The Centurion CBD will be more identifiable and legible as the major node 
and focus point for development in this region with the accommodation of 
the proposed Tshwane International Convention and Entertainment Centre 
consisting of approximately 250 000m² floor area, as well as future high 
rise residential and mixed use developments. 
 
The scale and intensity of further developments as well as redevelopment 
in this precinct should be managed to enhance the functional and 
sustainable development of the core area. 
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Innovative ways in dealing with the dolomite geological formations in order 
to proceed with the higher intensity developments in this area should be 
investigated and negotiated. 
 
The introduction of high density residential in the form of multi-storey 
blocks should be encouraged. 

 
4.3  REGIONAL NODES 
 
The RSDF indicates a number of nodes which are important on a regional 
and local level.  
 
The framework indicates a number of larger nodes of which some are 
existing and/or emerging. New nodes are proposed on the intersections of 
the main development lattice as formed by the proposed activity spines. 
 
The principle of providing higher density residential development around 
all the nodes should be encouraged to facilitate economies of scale and to 
bring job opportunities closer to residential areas. Nodes should include 
social and community facilities. 
 
The framework does not indicate nodes smaller than 25 000 m². It is 
assumed that a hierarchy of nodes will be located within neighbourhoods 
at the most accessible locations.  
 
Typically community centres and neighbourhood centres should include 
both commercial and social facilities, such as retail facilities, schools, 
professional offices and supporting community facilities. 
 
For these nodes to function properly they should form part of a hierarchy 
of nodes, directly related to the characteristics of the population it serves. 
The hierarchy as proposed in the Tshwane Retail Policy should be applied 
to the region. 
  

The ideal locality of community centres and local nodes will have to be 
determined through retail studies taking into account all factors that could 
have a significant impact on the need and desirability of such a node. 
 
To ensure that prospective applicants who intend developing retail 
facilities sufficiently address all aspects in their applications for retail rights 
and are thoroughly briefed on all the requirements of the Municipality with 
regard to such developments, a pre-application consultation should be 
held, where the following aspects will be addressed: 
 
·  Location Requirements 
·  Urban Design 
·  Parking requirements and layout 
·  Taxi ranks and public transport facilities 
·  Informal Trade   
·  Site development plans 
·  Impact Studies. 
·  Population profile 
 
Feasibility studies will be compulsory for retail developments larger than 5000 
square metres. 
 
The Tshwane Retail Strategy is applicable to these nodal developments. 
The following table provides an overview of the retail developments in the 
Southern Region. 
 

Number of existing 
centres 
 

1 Super Regional center (Metropolitan 
Core) 
30 Community centre/ Small regional 
centre 
Numerous smaller centres 

Total GLA of existing 
shopping centre space 

314 667m², excluding centres smaller 
than ‘Neighborhood centres”. 

Dominant LSM 
classification 

LSM 9, changing due to LSM 10+ moving 
in 
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Major retail classification 

1. Centurion City can be regarded as a 
strong regional centre offering a 
strong tenant mix and a variety of 
facilities.  The entire Centurion CBD 
is a very strong retail destination. 

 
2. Mall @ Reds, Doornkloof Mall 

Centurion Value World/ Makro are 
‘Community centres’.  Similar centres 
(Irene Mall, Heuweloord Crossings, 
Highveld x 62, Monavoni X20 etc) 
are under construction and/or in the 
planning phase.  

 

Centre dominance: 
*  Outflow 
 
 
 
 
 
 
 
 
*  Inflow 

Between 6% and 8% of the disposable 
income in the area flows out to Menlyn 
Park Shopping Centre, Brooklyn Mall as 
well as centres in Johannesburg (due to 
workers commuting on a daily basis).  
This has been reduced mainly because of 
the attractiveness of the Centurion City 
Mall. 
 
Inflow is limited, but was increased by the 
expanded/ renovated Centurion City Mall 
and proposed TICEC 

Proposed strategy 
 

·  Expansion strategy:  Centurion CBD   
 
·  Renewal /upgrade strategy:  in areas such as Lyttelton,  

Centurion Value World 
 

·  Nodal strategy:  Centurion CBD, Hennopspark   
 

·  ‘Follow the roofs’ strategy:  To be managed within Local Spatial 
Development Frameworks (Planning in place, market to 
determine the phasing/ implementation , extent and/or 
type/tenant mix) 

 
·  Maintenance strategy:  To be encouraged 

 
·  Infill strategy:  To be evaluated on merit.  

 
·  Modal interchange strategy:  Limited scale at Gautrain stations, 

Lyttelton along Botha Avenue 
 
 
4.4 JOB OPPORTUNITY AREAS 
 
4.4.1 HIGH TECHNOLOGY / MIXED USE AREAS 
 
Apart from the core CBD area, areas for job opportunities will be focused 
around development corridor areas. These areas usually contain a high 
concentration of population and mixed land uses and consist of the 
following: 
 
Areas around the N1 route considered with Samrand and 
Olievenhoutbosch roads as the activity spines. The corridor manifests 
primarily within the Midrand and Centurion areas and it is known as the 
high technology belt within the South African economy. The region falls 
within the Economic Core identified for Gauteng Province with the legs of 
the triangular core the N1 highway on the western side and the R21 with 
its linkage to the international airport on the eastern side. This economic 
core is the primary growth focus for Gauteng Province. The so-called high 
profile developments, such as office, finance and information technology 
related developments therefore tend to concentrate in the Southern 
Region. 
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4.4.2 INDUSTRIAL /MIXED USE AREAS 
 
·  A mixed use area is to be developed north of Sunderland Ridge and 

the K103 route and east of the proposed PWV 9. 
 
·  An existing mixed use area is located east of Botha Avenue and to the 

north of the N1. This is an existing industrial area accommodating light 
industries and commercial uses.  

 
·  East and west of R21/ Nelson Mandela route where an existing 

industrial area (Route 21) consisting of high technology industrial uses 
have already developed. 

 
·  A mixed use area primarily west of the R21 at the intersection with 

Olievenhoutbosch Drive where mixed uses consisting of high 
technology industries and offices have already developed. 

. 
4.5 FUNCTIONAL ROAD CLASSIFICATION AND  ACTIVITY 

MATRIX 
 

The movement system in an urban environment is literally the arteries of 
the city – without these linkages there can be no economy, no inter-
relatedness, and no “life”. Movement systems can be used to create 
access, structure settlements, and promote integration, diversity and 
mixed land use. Movement (flows of people, finance, goods) defines the 
energy networks of settlements. Accordingly, more continuous lines of 
movement represent planes of greater accessibility and, therefore, 
become the more desirable planes of connection for intensive use. 
Significantly, the energy potential contained in lines of movement is 
released through stopping, not through movement. Different movement 
modes have varied patterns of stopping. Accordingly, they establish 
different rhythms of accessibility and the co-ordination of different modes 
enables certain points to be strongly reinforced. 

 

By creating a complex and diverse pattern of accessibility, all activities, 
both large and small, can naturally find a place within the structural 
system, depending on their need for accessibility and their ability to pay 
for it. Movement systems, therefore, provide a powerful planning 
mechanism to bring about mixed, but broadly predictable, patterns of 
activity, provided activities are allowed to respond to them. Existing and 
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future mass transport routes should also be integrated into this urban 
system. 

The movement system is 
an enabling feature of a 
city as it enables the free 
movement of goods and 
services through a region. 
Development trends are 
directly influenced by 
accessibility and therefore 
strategic planning with 
regard to movement is of 
utmost importance in the 
context of a growing 
metropolitan centre.  

 

 4.5.1 Development Corridors 

 
The development opportunities offered by the N1 and R21 corridors are 
exploited by proposing linear development on both sides of the first order 
roads passing through the urban area of the Southern Region. First order 
roads in the development corridor are supported by lower order roads to 
provide access. Mobility and visibility is provided by first order roads and 
accessibility is provided by lower order roads. 
 
·  The N1 development corridor is supported by the K101 to the west 

and Olievenhoutbosch Road to the east. The focus of this 
development corridor is on the provision of job opportunities. 
Residential development could however be accommodated in focus 
areas along the corridor subject the availability of supporting 
community and social facilities as well as the mitigation of noise. 

 

Buffer uses along the roads and medium density residential to the rear 
is supported especially along the highways 

·  The R21 development corridor is supported by Van Ryneveld Avenue 
in the west and Goedehoop Road in the east as well as the proposed 
Olievenhoutbosch Road providing an east-west link. This mixed use 
areas accommodates light industries, high-tech land-uses and offices. 

·  To the north of the intersection of the R21 and the N1 and to the south 
of Hans Strijdom Drive (K69) further opportunity for mixed uses similar 
to the section of the corridor further to the south exists. 

·  The proposed PWV 9 together with the R55 could provide energy in 
the future for the development of a third development corridor.  
The extension of Sunderland Ridge in a northerly direction to 
accommodate light and high-tech industries is proposed for this 
section of the new development corridor. 

The interrelationship between a proposed functional road classification 
and an activity matrix is illustrated by the following table: 
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The interrelationship between a proposed functional road classification and an activity matrix is illustrated by the following table below: 
 
(Please note that a road / route may differ in classification at certain points or segments, the following table does not include site specific classifications, and 
the classification of a road/route therefore needs detail information at a certain location to determine the function) 

 

Functional Road Classification Land Use Function an d Design Roads / Routes 

Highways 
 
 

·  No Direct Access to 
land uses.  

·  Visibility is of 
importance 

·  Accommodate mainly national, 
regional and longer distance 
metropolitan trips. 

·  No traffic lights on these roads 
·  Access is restricted to the 

interchanges only. 

�  N1 
�  R28 
�  N14 
�  R21 
�  Proposed PWV 9 

Mobility Spine 
 
A Mobility Spine is an arterial along which 
through traffic flows with minimum interruption 
(optimal mobility). Much smaller than highways, 
Mobility Spines are usually made of two lanes 
of opposite vehicle flow.  
 
It serves the purpose of inter-regional and 
metropolitan movement.  

·  Nodal Development 
·  Mix of large scale uses 

ranging from 
residential, light 
industrial, and retail.  

·  Little (exception) or no direct access 
to land uses adjoining the spine. 
Access is usually through side roads 
and service roads.  

·  Involves inter-metropolitan and inter-
regional routes 

·  No on street parking permitted 
·  Very few traffic lights 
·  Restricted pedestrian movement 
 

·  K103 – Hans Strydom 
Avenue / Trichardt 
Road/Wierda Avenue (part 
of the Northern 
Development Spine) 

·  K54 – Proposed( part of the 
Southern Development 
Spine) 

·  R101 – Old JHB road 
·  R55 – Voortrekker Road 
·  M34 – Ruimte Road 
·  PWV 6 - Proposed 
·  K52 - Proposed 
·  K46 / K103 / M26 
·  K27 – Hennopsriver Road 
·  K44 - Proposed 
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Mobility Roads 
 
Primarily serves intra-metropolitan traffic. While 
this route is characterised by through traffic, 
trends indicate pockets of mixed use 
developments locate alongside.  
 
It serves as the most important linkages 
between the Metropolitan Activity Areas 
(Capital Core/Metropolitan Cores/Urban 
Cores/Specialised Activity Areas) 

·  Medium to high density 
residential  

·  Nodal development with 
a mixed use character 
(developments 
concentrated at 
intersections) 

·  Limited direct access permitted (not 
frequent) 

·  Services roads to enhance access 
opportunities 

·  On street parking may also be 
permitted close to major intersections 
and in the vicinity of significant nodes 
only 

·  Plays a collector and distributor 
function though trips are of a short 
distance 

·  Pedestrian movement along the route 
in various parts 

·  Public transport very important along 
Mobility Roads 

·  Provide public transport facilities 

·  Goedehoop Avenue 
·  Olievenhoutbosch Drive 

and Nellmapuis Drive 
·  John Vorster Avenue 
·  Rabie Street / 

Cantonments Street 
·  Hendrik Verwoerd 

Drive(part of the Central 
Development Spine) 

·  Lenchen Avenue / River 
Street(part of the Central 
Development Spine) 

·  Rooihuiskraal Road 
·  Botha Avenue(K103) 
·  K73 – Proposed 
·  Knoppieslaagte Road 
·  K103 extension 
·  Mimosa Street– proposed 
·  Mimosa Street 
·  West Road 
·  Tulip Von Melle Road- 

proposed 
 

Activity Spine 
These streets are characterised by slower 
moving traffic due to the nature of activity along 
the street (activity is of paramount importance, 
mobility is compromised to allow the activity). 
The street provide a focus for various non-
residential and medium to higher density 
residential developments that create a vibrancy 
and specific identity. 

·  Mixed uses along the 
spine 

·  Interface with adjoining 
lower intensity 
residential  
developments to be 
treated sensitively 

Urban design guidelines 
important to guide the 
development along the 
spine. 

·  Pedestrian/cyclist oriented 
environment with traffic calming for 
cars where appropriate 

·  High accessibility to land uses 
·  High density development with mixed 

uses must be promoted along this 
route 

·  On-street parking where appropriate. 

·  Van Ryneveld Road 
·  Botha Avenue 
·  Jean Avenue 
·  Cantonments Road 
·  River Street 
·  Clifton Street/Zircon Street 
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Activity Streets 
Local collector road within suburb, 
characterised by small scale (in keeping with 
the existing character of surrounding residential 
developments) local economic activities and 
social amenities 

·  Low-intensity mixed 
land uses with a focus 
on community services 
and economic 
opportunities 

·  Low to medium density 
residential 
developments 

·  Characterised by low speeds (60km/h 
and less) 

·  Must be provision for pavements 
·  Parking on site 
·  These streets serve primarily local 

traffic accessing the served area and 
feeds into arterial roads 

�  Skilpad Street (part of) 
�  Olifant Street (part of) 
�  Makou Street (part of) 
�  Lyttelton Road 
�  Saxby Road(up to Ruimte 

Avenue) 
�  Willem Botha Drive 
�  Escourt Street 
�  Theuns van Niekerk Avenue 
�  Panorama Road 
�  Emerald Street 
�  Cradock Street 
�  Station Street 
�  Korana Street (part of) 
�  Apiesdoring Road (part of) 
�  Baard Road 
�  Tulip Road 
�  Ruimte Road (part of) 
�  Extention of Saxby Road 
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4.6 RESIDENTIAL 

Residential development within the Southern Region should be guided by 
the principles contained in the Tshwane Compaction and Densification 
Strategy. The core principles of this strategy are: 
 
·  Densification must contribute to the overall structure and 

functionality of the metropolitan area in that it takes place in a 
balanced, focussed, structured and meaningful way. 

·  Appropriate higher density housing opportunities at appropriate 
locations must be provided for all income groups to promote the 
aims of social integration. 

·  Specific areas of opportunity or need for restructuring should be 
identified (areas that should not be densified for specific reasons 
should also be identified). 

·  Areas targeted for densification should be treated as whole 
environments, i.e. densification should not happen in isolation but 
as part of a larger program aimed at creating a suitable high 
density environment. 

·  Areas targeted for densification should be well served by public 
transport, or have the potential to be well served by public 
transport in future. 

·  Areas targeted for densification should be well served by social 
facilities such as education, open space, recreation etc. or should 
have the potential to be well served by social facilities. 

·  Preserve and enhance open space, farmland, natural beauty and 
critical environmental areas. 

·  Encourage community and stakeholder collaboration. 
·  Retain, enhance and encourage cultural assets. 
 
Another important underlying principle of the Tshwane Compaction and 
Densification Strategy, is that higher density developments should not 
merely be dictated by density, but that design and typology considerations 
should be of critical importance, as these are the factors that in reality  

 
 
make either a positive or negative contribution to the overall quality of the 
environment in which they are situated.  
 
Densification and compaction is not an end in itself, but a means to 
achieve an overall efficient, integrated and sustainable metropolitan area. 
Densification proposals within the Southern Region should therefore not 
be done for the sake of densification, but to achieve a range of other 
goals, such as:  
 
·  increasing accessibility 

to public transport 
facilities 

·  creating the necessary 
population thresholds for 
economic growth and 
viable business 
development (especially 
small and medium sized 
enterprises) in specific 
areas 

·  minimising distances 
between home and work 
(i.e. integration of higher 
densities with 
employment 
opportunities) 

·  containing outward expansion of the urban footprint. 
 
It must be emphasized that any recommendations on land-uses and 
densities made in the RSDF, are subject to the site- specific conditions 
revealed after drilling has taken place. Any recommendations on land-uses 
and densities made in the RSDF, will not overrule any other legislation 
relating to geological conditions. 
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The strategy proposes four key density zones, namely: 
·  Concentration Zones 
·  Linear Zones 
·  Suburban Densification Zones 
·  Low Density Zones 
 
 
 4.6.1 CONCENTRATION ZONES  
 
The Concentration Zones  are the primary focus areas for high density, 
medium to high-rise residential developments and are centred around 
nodes of metropolitan importance such as Metropolitan and Urban Cores 
(High Density Zones) and Transit Promotion Zones. 
 
Transport Orientated Developments is defined as a unique mix of high 
density land uses located within a 500m walking radius of a major public 
transport node such as railway stations. 
 
The concentration zones and linear zones call for a drastic change in the 
built environment in terms of densities, typologies, built form and urban 
design, moving away from suburban typologies in these areas toward a 
denser urban fabric and typologies. 
 
High Density Zones 
 
Residential densification is proposed for the areas surrounding the 
Metropolitan Core area. This includes the Lyttelton Agricultural Holdings 
area and Zwartkop x 7 area situated within John Vorster Avenue, Ben 
Schoeman Highway, Jean Avenue, Leonie and South Streets.  This  High 
Density Zone is identified as the area which should be developed as a 
medium to high–rise residential area including a whole range of activities 
on an intense scale.  
 
As increased densification is needed to support a meaningful urban 
structure, more residential typologies should be introduced to the area. In 

terms of the Centurion urban core high density residential development in 
apartment buildings higher than 10 storeys which will be seen as Legibility 
and Landmark Anchors, should be accommodated on locations in line with 
the Centurion Central Spine Report. Similar densities can be considered 
on portions of land bordered and linked to the different activity axis and 
promenade (central open space).  Medium to high residential densities on 
the remaining land with densities of 60 units per hectare or higher will 
contribute to reach the critical mass in order to make public transportation 
within this area viable.  
 

 
 
From the metropolitan analysis it followed that a number of strategic areas 
for focused intervention could be identified throughout the metropolitan 
area. 
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Transit Promotion Zones 
 

Transport promotion zones refer to those nodes that are centred on 
transportation nodes such as stations and large intermodal transfer sites. 
The areas around the 5 existing railway stations in the Southern Region 
have been identified as transport promotion zones.  Medium density 
housing (walk-ups and duplex developments) should be developed within 
walking distance (500m – 1km) around these nodes. 
 
 4.6.2 LINEAR ZONES I.E. CORRIDORS AND SPINES 
 
For the purpose of densification, linear zones refer specifically to high 
intensity activity areas that are located along major routes. The routes 
usually carry high volumes of traffic to areas such as Zones of 
Concentration and Transit Promotion Zones and thus encourage the 
feasibility of public transport on strategic routes. The identification of these 
linear zones should follow a focussed, selective and phased approach, 
where only the most important routes are identified in the short term. This 
is necessary in order to achieve a high level of concentration along each of 
these routes rather than dispersing development along too many routes, 
and then the critical mass for public transport viability is never achieved. 
 
An activity (development) corridor is defined as a linear strip or area, 
connecting two large Specialised Activity Areas. It traverses urban or inter 
urban areas surrounding a major transport facility or facilities and provides 
an appropriate regional level of mobility and accessibility to adjacent 
areas. The activity (development) corridor area contains a high 
concentration of population and mixed land uses (job opportunities). 
 
The following areas are deemed existing or potential development 
corridors along the highways within the Southern Region where mixed 
land uses with the focus on job opportunities will be supported:  
 
 

·  The R21 highway to the Oliver Tambo International Airport and the 
East Rand. 

 
·  The existing Pretoria/Germiston/ Johannesburg railway line 

considered with the Botha Avenue/K105 road to Kempton Park 
and the R21 highway to the East Rand, with a portion of 
Olievenhoutbosch Road 

 
·  N1 route considered with Olievenhoutbosch Road, known as the 

Centurion N1 area. 
 

·  The existing R55 road linking Pretoria West with/ Sandton and                           
the future PWV-9 road. 

 
In terms of the densification strategy, linear zones refer specifically to high 
activity areas that are located along major routes. Mixed use development 
should be encouraged along its length as appropriate in the context of the 
precinct.  
 
The following east west  development spines along mobility/activity routes 
can be identified as the main constituents of the Urban Lattice: 
 
·  The Northern Development Spine following the K103 as an extension 

of Hans Strijdom Drive/ Trichardt Road/ Wierda Road 
·  The Central Development Spine does not fall on a single road and the 

alignment thereof is based on the east-west extension of Hendrik 
Verwoerd - and Lenchen Avenues through the Urban Core.  

·  The Southern Development Spine is located between the N1 and the 
proposed Olievenhoutbosch/Nelmapius Road and the K54. The 
proposed Olievenhoutbosch Road providing a east-west link between 
the R21 and the N1 (John Vorster) 

 
.  
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The north-south  development spines can be identified as: 
 

·  R55 
·  Old Johannesburg road 
·  K111 
·  R 21 

 
Densification along the development spines along mobility and activity 
routes and streets are proposed at medium densities. The current practice 
of providing buffer uses along the street interface and medium density 
residential to the rear, is supported. Access should be arranged according 
to an access management system to protect the mobility function of 
activity spines. 
 
It is proposed that more than a single erf depth be used to accommodate 
densification along activity spines to permit space for proper planning of 
such developments. 

 
 4.6.3 SUBURBAN DENSIFICATION ZONES  
 
Whereas the Concentration and Linear Zones proposes a particular urban 
environment, both the Suburban Densification Zone and the Low Density 
Zone are distinctly suburban zones. 

 
Suburban Densification Zones are those existing suburban areas where 
there is potential for moderate densification because of the area’s strategic 
location within the city. These areas are close to places of employment, 
major retail centres and prominent transport routes, but where it is still 
desirable and warranted to maintain a suburban character. In the Southern 
Region a density of 30 units per hectare has been the norm for many 
years and it is not the intention of this framework to lower densities. 
However densification of existing established areas should take place 
subject to local site specific considerations. Most neighbourhoods were not 
originally designed for higher densities and therefore applications for 

densification should be considered on merit, taking into account the 
locality of the existing house as well as other considerations. 
 

Densification typologies includes subdivisions and second dwelling houses 
on stands smaller than which is currently considered to be the appropriate 
minimum erf size in those areas (especially areas where a very low 
density have been maintained up to now), cluster housing developments, 
walk-ups and low rise apartments. The various housing and densification 
typologies must be employed in a structured manner within this Zone, with 
cluster housing and apartments located adjacent to strategic points within 
the neighbourhood such as local nodes, public transport facilities on a 
major public transport route, education facilities and parks. 
In essence, within this zone the urban form remains the same as it 
currently is, only with an increase in general density and a change in 
typology and density around strategic points within these areas. 
 
 4.6.4 LOW-DENSITY AREAS  
 
Low Density Zones are areas where lower densities are more desirable, 
either because of location or bona fide special circumstances.  
 
The majority of these zones are the peripheral areas that are removed 
from opportunities such as economic and employment nodes and mass 
transportation and are characterised by long travelling distances to areas 
of employment. In these areas, higher densities serve no purpose or could 
actually be detrimental to the functionality of the city, and it is preferable 
not to encourage population concentrations in these areas. 
The Low Density Zone however also includes areas that are more 
centrally placed, but which have special characteristics that need to be 
preserved, and hence a low density is considered justifiable. These 
include areas along ridges, where lower densities are more conducive to a 
built form that is sensitive to the ridge quality from a visual point of view, 
including issues such as skyline, further spacing of buildings etc. These 
low density areas will also serve to provide visual relief in between 
adjoining higher density areas. 
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Ideally, a Low Density Zone’s density should not exceed 10 dwelling units 
per hectare. The prevailing density in the area should as far as possible be 
maintained, i.e. no significant further densification should be permitted, 
and densities should be kept as low as possible. Subdivisions and second 
dwelling houses should be discouraged. 
 
Encouraging low densities in these areas are also important to ensure that 
the higher densities are directed and take place where they are desirable 
and required. The areas in the Southern Region that are identified for low 
density areas are the Management Zones as indicated in the Rural 
Development Strategy. Densities should not be higher than 2 dwelling  
units per ha.
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4.7 MOVEMENT SYSTEM 
 
During the development of the RSDF’s the spatial location of proposed 
land uses are considered.  It is essential that the transportation network 
and services can support the land use proposals.  Therefore, a strategic 
assessment of the transportation needs was undertaken to identify 
possible transportation system interventions and refinements.  The 
proposals are intended to serve as a point of departure for further detailed 
feasibility studies. 
 
 4.7.1 PLANNING PROJECTS OF A STRATEGIC   
  NATURE 

 
There are currently several important strategic road links that are needed 
and justified.  Some of these are planned to be implemented using public 
and private funding in partnerships.  
 
·  In the Southern Region such a project has been identified for 

Olievenhoutbosch Road.  
 
A number of provincial road projects of a strategic nature are required in 
Tshwane. The priorities for implementation in the Southern Region are: 
 
·  K54 to the south of the region 
·  PWV9 along the western boundary of the built-up area. 
·  R55- upgrading 
 
In a metropolitan context both of these are significant.  The PWV9 road 
would complete the “ring road” and improve the accessibility of the regions 
to the north of Tshwane from Johannesburg.  It would also open up the 
western areas in the city for further development and opportunities.  
The doubling of Old Johannesburg Road (R101) between Eeufees Road 
and Nelmapius Road has also been identified as a strategic project. 
 
In terms of the Integrated Transport Plan (ITP) the following road network 
projects have been listed: 
 

* Fountains Phase 3 (grade separation) (Central Western Region) 
* Rooihuiskraal Interchange on the N14 
* Olievenhoutbosch Road (Rietvlei Dam Interchange to Brakfontein 

Road). 
 
 4.7.2 PLANNED MAJOR PUBLIC TRANSPORT   
  SYSTEM DEVELOPMENTS  
 
Recognising the need for public transport Gautrans developed a Strategic 
Public Transport Network for the Province.  This network spans municipal 
and geographical boundaries in order to achieve mobility on a provincial 
level. 

 
Planned major public transport system developments for Southern Region 
include: 

 
·  Rail passenger transport 
·  Gautrain 

 
The re-evaluation and restructuring of the passenger rail system in 
Tshwane is a priority.  This relates closely to the introduction of the 
Gautrain and the integration thereof within the COT public transport 
network.  A Gautrain station is proposed in the Centurion CBD and will 
improve public transport to the region. Road related projects are: 
 
4.7.2.1  Mabopane Centurion Development Corridor (M CDC) 
 
The PWV9 forms the backbone of this corridor.  It is considered as an 
important public transport corridor linking low income areas in the north 
with the southern sections of Tshwane and the rest of Gauteng.  In terms 
of the City Strategy this project is seen as the number one priority within 
the City. The development of the Zone of Choice to its full potential will 
also rely heavily on the construction of the PWV 9. 
 
 4.7.3 RSDF MOVEMENT SYSTEM PROPOSALS 
 
Since the RSDF’s are concerned primarily with the physical environment 
and aim to guide development, the transportation aspects in this section 
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focus on physical infrastructure and not public transport services.  Public 
transport servicing and scheduling should be guided by the spatial 
framework and development. It is therefore assumed that the necessary 
public transport operational planning will be undertaken in due course in 
support of the RSDF’s. 
 
Furthermore, the proposals made are largely aligned with existing planning 
and aim to: 
·  Supplement existing transportation planning. 
·  Recommend large scale intervention. 
·  Scrutinise existing transportation planning (infrastructure). 

 
All proposals made in this section are of a principle nature and require to 
be investigated in more detail to establish feasibility.  Therefore the 
proposals are intended to inform the transportation planning process in an 
attempt to ensure integrated land use and transportation planning.  
 
Some of the proposals are of a regional nature but they are dealt with per 
town planning region. 
 
4.7.3.1   Road network 

 
·  City of Tshwane recently embarked upon local road network 

planning in the Southern Region.  The area is developing fast 
and constant updates of network planning are required although 
current planning will guide development.  It is thus essential that 
integrated land use and transportation planning is undertaken in 
this region continuously.   

·  In addition it is essential that continuous co-ordination with road 
planning in Ekurhuleni and Johannesburg is promoted to ensure 
proper planning co-ordination on an intra metropolitan level. 

·  East-west linkage between Olievenhoutbos and Rooihuiskraal is 
currently non-existent and must be implemented.  The K54 and 
Olievenhoutbosch Road can fulfil this function and link the 
community of Olievenhoutbos to the N1 and Rooihuiskraal. 

·  The construction of Olievenhoutbosch Road is supported, as this 
will improve mobility south of the N1 and parallel to it.  It will also 
serve the fast developing southern area of Centurion. 

 
4.7.3.2 Public transport 
 
Vision and Objectives 
 
Tshwane’s residents depend upon the efficient provision of public 
transport services to fulfil their daily mobility needs. The integration of the 
different rail, bus, minibus 

 
Rail 
·  The Gautrain will serve the Centurion CBD directly. 
·  The planning of the Gautrain rail alignment allows for a station to 

be constructed in the vicinity of the Rooihuiskraal interchange.  
This intermodal facility can serve the rail/BRT from the east of 
Tshwane and can be extended to Olievenhoutbos or beyond, 
thereby contributing significantly to the creation of an integrated 
transport system. 

 
Road based 
·  The K54 has been earmarked as a Strategic Public Transport 

Network (SPTN) route.  This route should be considered in 
conjunction with the BRT/rail concept put forward in this report. 

·  The PWV9 and K101 have also been earmarked as SPTN 
routes.  These are supported seeing that they service areas west 
of the N1 as well as the N1 corridor.  It is important that these be 
integrated with the Gautrain in terms of intermodal facilities and 
services. 

·  A comprehensive public transport infrastructure development 
and operational plan should be developed to support the RSDF.  
Given that this area is currently developing there is still an 
opportunity to intervene.  This should be exploited. 
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4.7.3.3 BUS RAPID TRANSIT (BRT) SYSTEM IN TSHWANE 
 
Background 
 
The City needs a high-quality, customer-orientated public transport 
(transit) system that will deliver fast, comfortable and low-cost urban 
mobility. The City’s Integrated Transport Plan (ITP) and the Strategic 
Public Transport Network (SPTN) approved by Council in January 2007 
clearly identified certain corridors that should be further investigated and 
implemented as mass rapid transport corridors. 
 
Public Transport Framework 
 

·  Vision and Objectives 
 
Tshwane’s residents depend upon the efficient provision of public 
transport services to fulfil their daily mobility needs.  The integration of the 
different rail, bus, minibus, and non-motorised transport options remains a 
major goal in delivering more convenient and cost-effective services. 
 
A proposed Implementation Plan seeks to articulate the vision and steps 
required to implement a public transport system that integrates all modes 
into a seamless and high-quality network.  The development of such a 
network is particularly crucial to meeting the City’s obligations in 
successfully holding the events related to the 2010 FIFA World Cup. 
 
The overall goal of this initiative is to improve the quality of life for the city’s 
residents through the provision of an integrated public transport network 
that is rapid, safe and secure, convenient, clean, affordable, and socially 
equitable. 
 

·  First Phased Implementation 
 

The development of the full integrated network will take place in phases, in 
order to match the available resources for planning, finance, and 
construction.  In addition to the full implementation of the Priority Rail 

Network, some corridors are recommended for development of trunk and 
or other road services in project Phase IA. 
Phase 1A basically consists of the corridor from Mabopane to Pretoria 
CBD, with a further extension to Hatfield, Menlyn and Mamelodi. 
 
No corridors in the Southern Region form part of the first phase. 
 

·  Further Phases 
 
Several other corridors have likewise been identified as later phases. 
These include one corridor that is situated in the Southern Region: 
 

“b)    Link from Pretoria CBD via Potgieter Street, Old Johannesburg 
Road and Hendrik Verwoerd Drive to Centurion CBD (Tshwane 
International Convention Centre and Gautrain Station Precinct)” 

 
Integration  
 
The public transport system does not simply end at the station’s doorway.  
Instead, the plan must includes an extensive effort to integrate the system 
with an array of other services, including feeder vehicles, pedestrian 
corridors, bicycles, metered taxis, pedicabs and private cars.  It is thus of 
great importance to fully integrate all modes, especially integration 
between the road and rail services.  The development of park-and-ride, 
facilities preferably on the outskirts of the city, will allow private vehicle 
users to easily utilize public transport for the bulk of their travelling needs. 
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4.8 FUTURE URBAN DEVELOPMENT AREA 
 
A spatial perspective has been developed for the six Rural Precincts in the 
jurisdiction of the Tshwane Metro, in line with the principles of “Smart 
Growth”. This perspective identifies three areas in each Precinct and 
identifies guidelines for the management and development of these areas. 
The three areas identified are Future Urban Development Areas, 
Management Areas and Natural Areas.  
 
The Crocodile River Precinct has been identified in the Southern Region 
and the southern and western part of the Central Western Region.  
 
 

 

A Future Urban Development Area has been identified within the Crocodile 
River Precinct.  
 
The land to the west of the proposed PWV 9 is under pressure for 
development. This area represents a natural direction of growth of the 
metropolitan area and as such future development should be 
accommodated in this area. 
 
The pressure originates from the following main sources of development: 

·  Western growth of Centurion (Southern Region ) 
·  The rural development axis between Johannesburg and the 

Hartebeespoort Dam (road P103-2). 
·  Lanseria airport. 
·  Diepsloot. (Johannesburg Metro) 
·  Olievenhoutbos. 
·  The regional location in relation to the Johannesburg area. 

 
On the other hand this area includes elements of environmental 
importance. These environmentally sensitive areas need to be protected 
as a major resource of the city. 
 
In view of the above it is therefore suggested that the area between the 
PWV 9 and the R511/M26 be earmarked for future urban development, 
subject to the preparation of a Local Spatial Development Framework and 
taking into account environmental sensitivities, and provision of services. 
 
The area south of the K31 and north of the N14 could in future be 
considered as part of a corridor and may accommodate job opportunities, 
subject to formal development applications. 
 
Proposed Development Guidelines for development in this area can be 
summarized as follows: 
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·  The contribution of the proposed development towards the goals 
of the City strategy and Metropolitan Spatial Development 
Framework. 

·  The availability of bulk engineering services. 
·  The environmental sensitivity of the area. 
·  Proximity of site to public transportation routes/facilities such as 

stations 
·  Proximity to other supporting social facilities, economic 

opportunities, retail, recreation. 
·  Physical features that may define the development – such as 

railway lines/watersheds/ provincial roads/environmental areas 
·  Liveable communities will have to be developed by means of  the 

provision of social services such as schools, medical facilities, 
police stations and other amenities. 

·  Aesthetics and urban design guidelines will have to be provided 
with a diversity of housing typology which breaks from the 
tradition of monotonous housing schemes which have dominated 
the South African landscape for too long.  

·  The provisions of sustainable economic opportunities within 
these areas. 

 
4.9 MANAGEMENT AREA AND NATURAL AREAS 
 
The Crocodile River Precinct also included a Management Area and a 
Natural Area.  
 
These are areas not considered suitable for urban development as they 
are not well located in terms of the larger urban structure and areas of 
opportunity, and/or are characterised by environmental sensitivities as 
indicated by the C-Plan and Open Space Framework, which are important 
to protect from a metropolitan perspective.  
 
The immediate area to the west of the R511/M26 and to the north of 
Lanseria should be treated as a “Management Area”. 

Within the “Management Area” land uses and densities, which do not fit 
into the denser urban complex, should be permitted. Non-residential uses 
serving the rural population should be concentrated in rural nodes as 
depicted on the Southern Region SDF-Rural Plan. 
 
To the far west of the region a “Natural Area” is proposed that should be 
managed through environmental codes, to protect the basic resources. 
 
The following tables provide a summary of the Rural Precinct in the 
Southern Region and the guidelines applicable to the three areas 
identified. The plan indicates the areas spatially.   
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Crocodile River Precinct  - Future Urban Development Area 

Definition 
 

Areas have been identified as suitable for urban development in the medium to long term. 
This area is identified based on need (development pressure, logic of area to expand), availability of services/ 
infrastructure, environmental sensitivities and geological conditions. 

Locality 
 

To the west of the built-up areas of Sunderland Ridge, Raslouw agricultural holdings, Heuweloord, Rua Vista and 
Olievenhoutbos.  The western and northern boundaries are formed by the R511/M26 routes.  To the south the area 
borders the existing Municipal boundary.  The proposed route PWV 9 transfers the area in a north-south direction. 

Spatial Planning 
Local Spatial Development Frameworks (SDFs) must be compiled to guide development, including densities, 
community facilities, employment and business areas, as well as infrastructure provision. 
The TOSF Open Space typologies are also applicable. 

Proposed Land/Open 
Space Typologies 

As defined in terms of the Local SDFs for an urban environment. 
The TOSF Open Space typologies are also applicable. 

Division 

Township establishment with appropriate densities/ land uses in line with the local SDFs. 
Divisions only on special merit; e.g. where a division is motivated because of a road, river or servitude physically 
severing the land.  Piped water must be available for division less than 5 ha. 
Divisions in more than 10 portions will require a township application. 

Density Township establishment:  Density as determined in terms of the local SDF’s.  Densities must be in line with the 
principles of the approved Compaction and Densification Strategy, May 2005. 

Environmental 
considerations 

Environmental Management Framework (EMF) - still to be completed- must be adhered to. 
Environmental sensitivities – refer to the Tshwane Open Space Framework (TOSF) – should inform layout. 
EIA Scoping report required on Important and Irreplacable sites and ridges. 

Procedure 

Township establishment (Town-planning and townships Ordinance, 1986 (Ord 15 of 1986) 
Rezoning (Town-planning and townships Ordinance, 1986 (Ord 15 of 1986), in line with the Council resolution of 30 
May 2002. 
Consent uses as permitted by the relevant Town Planning Schemes.  
Divisions of Land application (Division of Land Ordinance, 1986 (Ord 20 of 1986)) 
Land Development Areas establishment (Development Facilitation Act, 1995 (Act No 67 of 1995) 
Other applicable legislation.  
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Special conditions 

The development should be evaluated within the requirements/guidelines set by the Local SDFs, specifically 
addressing: 

1. The availability of bulk engineering services – water, sewerage, roads, stormwater and electricity. 
2. “Leap-frogging” is strongly discouraged. 
3. The building of sustainable communities by means of sufficient job opportunities, community services such 

as schools, medical and recreational facilities. 
4. The formulation of aesthetics and urban design guidelines, providing for a diversity of housing typologies 

and land-uses. 
5. Environmental considerations. 
6. Provision of sustainable economic opportunities within these areas. 

 
Crocodile River Precinct  - Management Area 

 

Definition 
 

Areas not identified for ‘future urban development’; often characterised by cultivation and very low densities (rural 
living), with environmental sensitivities forming part of larger ecological biospheres. 
Minimum engineering services and infrastructure for the applicable densities and land uses must be available.  
Urban development will not be permitted. 

Locality 
 

Zone A: In the south western corner of the municipal area, on the properties which are the subject of the proposed 
townships Blair Atholl ext 1, ext 2, ext 3, ext 4 and proposed Land Development area, Monaghan. 
Zone B: Laezonia agricultural holdings as well as portions of the farm Doornrandje 386JR. 
Zone C: Gerardsville agricultural holdings as well as portions of the farms Doornrandje 386 JR, Knopjeslaagte 734 
JR and Rickaletta 387JR. 
Zone D: Portions of the farms Vlakpaats 352 JR, Willers Vallei 647 JR, Hoekplaats384-JR and Mooiplaats 355-JR. 

Spatial Planning Local SDFs must be compiled to guide development. The TOSF open Space typologies are also applicable. 

Proposed Land/Open 
Space Typologies 

Range of uses on merit related to agriculture, conservation, tourism, recreation, arts and crafts, home industries, 
estates, multi purpose service centre. 
The TOSF Open Space typologies are also applicable. 

Division 
 ‘Estate’ townships establishment permitted, subject to special conditions and environmental considerations. 
Divisions only on special merit; e.g. where a division is motivated because of a road, river or servitude physically 
severing the land. 

Density Zone A: 0,5 dwelling units per hectare. No second dwellings. 
Zone B, C and D: 2 dwelling units per hectare. No second dwellings. 

Environmental 
considerations 

Environmental Management Framework (EMF) - still to be completed- must be adhered to. 
Environmental sensitivities – refer to the Tshwane Open Space Framework (TOSF) – should inform layout. 
EIA Scoping report required on Important, Irreplaceable sites, ridges and watercourses. 
Only 5% ecological footprint on class 2 ridges and no intervention within class 1 ridges. 
Principle of “cluster and space” – 20% development footprint with 80% conservation footprint. 
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Procedure 

Township establishment (Town-planning and townships Ordinance, 1986 (Ord 15 of 1986) 
Rezonings (Town-planning and townships Ordinance, 1986 (Ord 15 of 1986), in line with the Council resolution of 
30 May 2002. 
Consent uses as permitted by the Peri-Urban Areas Town-Planning Scheme, 1975.  
Divisions of Land application (Division of Land Ordinance, 1986 (Ord 20 of 1986)) 
Land Development Areas establishment (Development Facilitation Act, 1995 (Act No 67 of 1995) 
Other applicable legislation 

Special conditions 

1. ‘Cluster and Space’ principle shall apply in the management areas. 
2. EMF should inform the lay-out. 
3. Conditions under which authorization in terms of the Environmental Conservation Act (Act 73 of 1989) and 

the National Environmental Management Act,107 (act 107 of 1998) must be monitored and strictly adhered 
to. 

4. Conditions to be set for design, character and overall relationship with the environment. 
5. Division of productive agricultural areas with agricultural potential shall only be permitted under special 

circumstances and with well-prepared motivations/ business plans. 
6. The provision of infrastructure/ services shall be to the satisfaction of all regulating authorities, without any 

obligations of these parties to render services in any form whatsoever. 
7. Environmental considerations. 

 
Crocodile River Precinct -  Natural Area 

 

Definition 

A Natural area refers to an area existing in or produced by nature, not artificial or imitated, where vegetation is 
usually dominant, where little human intervention has taken place and which is not intensively utilised by humans.  
The environmental sensitivities of this area as identified in the Tshwane Open Space Framework, 2005, is the 
major determinant in the identification of this area. 

Locality  The area is situated in the outer western area of the Southern Region. 

Proposed Land/Open 
space Typologies 

Range of uses on merit related to agriculture, conservation, tourism, recreation, arts and crafts, estate 
developments.  
The TOSF Open Space typologies are also applicable. 

Division 
Divisions are strongly discouraged. Only divisions on special merit shall be permitted. Where a division is motivated 
because of a road, river or servitude physically severing the land, the reason for the severance should be proved. 
Estate’ townships establishment permitted, subject to special conditions. 

Density Maximum of 1 dwelling unit/5 ha, but always subject to environmental considerations. No second dwellings. 

Environmental 
considerations 

Environmental Management Framework (EMF) - still to be completed- must be adhered to. 
Environmental sensitivities – refer to the Tshwane Open Space Framework (TOSF) – should inform layout. 
EIA Scoping report required on Important, Irreplacable sites, ridges and watercourses. 
Only 5% ecological footprint on class 2 ridges and no intervention with class 1 ridges. 
Principle of “cluster and space” – 5% development footprint with 95% conservation footprint. 
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Procedure 

Township establishment (Town-planning and townships Ordinance, 1986 (Ord 15 of 1986) 
Rezonings (Town-planning and townships Ordinance, 1986 (Ord 15 of 1986), in line with the Council resolution of 
30 May 2002. 
Consent uses as permitted by the Peri-Urban Areas Town-Planning Scheme, 1975.  
Divisions of Land application (Division of Land Ordinance, 1986 (Ord 20 of 1986)) 
Land Development Areas establishment (Development Facilitation Act, 1995 (Act No 67 of 1995) 
Other applicable legislation. 

Special conditions 

1. ‘Cluster and Space’ – principle shall apply. Dwelling units should be grouped together in as few clusters as 
possible. 

2. EMF should inform the lay-out (locality and extent of clusters, the locality of ancillary uses, infrastructure 
etc.) 

3. Conditions under which authorization in terms of the Environmental Conservation Act (Act 73 of 1989) and 
the National Environmental Management act, 107 (Act 107 of 1998) must be monitored and strictly adhered 
to. 

4. Conditions to be set for design, character and overall relationship with the environment. 
5. Division of productive agricultural areas with agricultural potential shall only be permitted under special 

circumstances and with well-prepared motivations/ business plans. 
6. The provision of infrastructure/ services shall be to the satisfaction of all regulating authorities, without any 

obligations of these parties to render services in any form whatsoever. 
7. Environmental considerations. 

 

 
 

�
�
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4.10 OPEN SPACE AND ENVIRONMENTAL AREAS 
 
The Southern Region is characterized by a vast number of ecological 
assets which form the basis for the open space nodes and directs the city 
form. To ensure that ecological assets and especially irreplaceable sites 
remain protected they should form an integrated part of development and 
be in the interest of the public. The aim should be that public open spaces 
should be accessible, effective, sustainable, manageable, safe, well 
maintained and aesthetically pleasing and contribute to a unique city 
image and promote tourism. 
 
The Open Space System in the Southern Region consists of several 
ecological and socio-economic focal points and resources connected 
together by means of natural elements e.g. rivers, streams. The continuity 
of the linkages ensures accessibility for citizens and the permeable open 
space structure further contributes to ecological sustainability on a city 
scale, since species of fauna will be able to move between different 
habitats without restriction. Where natural elements lack in ensuring 
continuity of the linkages, the open space system should be enhanced by 
means of streets, servitudes etc.  
 
The ideal is to have an open space system that is identifiable and legible 
on all scales. A distinction is made between a primary network (of 
relevance on a city scale), a secondary network (of relevance on a district 
scale/neighbourhood scale) and a tertiary network (of relevance on a 
precinct scale). 
 
The primary network forms a deformed super grid over natural features 
and the physical layout of the region. A network of linkages (as linear 
connections) and nodes (cluster spaces) is established. In the western 
part of the region that grid is more intense, with smaller blocks being 
created mostly as waterways and greenways. 
 
The secondary network forms a minor grid dividing the super grid into 
smaller portions. This will include the smaller tributaries of waterways 

(rivers) and natural drainage courses. All other streets, servitudes and 
sidewalks promoted to enhance the linkages are considered part of the 
tertiary network. 
 
The RSDF plan addresses the open space network on a regional scale 
only and does therefore not include all open space elements as defined in 
the Tshwane OSF. The plan addresses the following two categories: 
·  Open Spaces 
·  Socio-economic areas 
·  Environmental Areas 
 
OPEN SPACES 

 
Open space includes all rivers, water courses, mountain ranges and 
ridges, protected areas, conservation areas and conservancies, as well as 
major brown nodes (e.g. sport complexes). 
  
Ecological Focal Points 
 
The following Ecological Focal Points are identified: 
 
·  The Schurveberg and surrounding area to the north-west of the region 

with its unique and valuable ecological assets (dolomite caves) and 
the strong rural ambience to the south west of the region. 

·  The Groenkloof Nature Reserve to the north-east forming the 
Southern Inner City Gateway because of its ecological and historical 
significance. 

·  Rietvlei Dam to the south-east of the region forms part of the Hennops 
River waterway stretching from the Rietvlei Dam to the Hartbeespoort 
Dam north west of the Region. 

 
 
 
 
 



_________________________________________________________________________________________ 
 

TSHWANE REGIONAL SPATIAL DEVELOPMENT FRAMEWORK 
SOUTHERN REGION 

 

58 

Natural Resources 
 
The natural resources form part of the primary open space network of 
ecological focal points and physical resources connected together by 
means of the natural elements. 
 
·  Ridge systems: Schurveberg, Hills on Hoekplaats, Cornwall hill 
·  Watercourse system: Hennops River, Rietspruit, Swartbooispruit, 

Sesmylspruit, . 
·  Dams, quarries and wetlands: Rosema Quarry,  Centurion Lake, 

Rietspruit marshland. 
·  Protected areas: Zwartkop Nature Reserve, Rhenosterspruit Nature 

Reserve 
·  Irene Agricultural Research Institute 
·  Conservancies: Hennopsvallei Conservancy, Rhenosterspruit 

Conservancy. 
       
SOCIO-ECONOMIC AREAS  
 
The socio-economic areas contribute to the ecological focal points which 
form the basis of the primary open space network. These mainly consist of 
sports complexes and related facilities. 
 
·  Centurion Lake, Centurion Cricket Stadium linked together by means 

of the Hennops river embankment. 
·  A number of Golf Courses: Gardener Ross, Dienste Golf Course, 

Monumentpark Golf Course, Irene Golf Course, Zwartkop Golf Course, 
Centurion Estate Golf Course  

·  Other: Zwartkop Race course, Fountains Valley recreational resort. 
 
ENVIRONMENTAL AREAS 
 
Environmental Areas are all irreplaceable, important and high ecological 
sensitivity sites, as identified and defined by GDACE.  
 
Cultural-Historical Areas  
 
·  Schurweberg area 
·  Smutskoppie, Smuts farm house 
·  Cradle of Mankind  
·  Antiquities at Zwartkop Air Base and Waterkloof Air Base 
·  Rooihuiskraal Historical Terrain.   
 
Brown, grey and red nodes and ways are not shown. For complete and 
detailed information regarding the Metropolitan open space network, it is 
essential and of utmost importance that the Tshwane OSF plan is always 
consulted together with the RSDF plan. 
 
Discussions with GDACE and the Municipality’s Environmental Planning 
Section must be held before any development or change of land-use 
application can be submitted, to determine whether the important sites, 
irreplaceable sites and high ecological sensitivity sites are subject to a 
possible E.I.A. survey. 
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PART FIVE:  DETAIL PRECINCT PLANS 
 
5.1 EXISTING PRECINCT PLANS  
 
Previously a number of precinct plans and policies have been developed 
for areas within the region which are in line with the CDS and MSDF. The 
following list of policies and plans with their main proposals are included 
as part of this framework: 
  

�  Centurion Legibility and Identity Framework (Holm Jordaan and 
Associates, 2000) 

�  Centurion Open Space Network (Holm Jordaan and Associates) 
�  N1 Development Corridor Framework and Guidelines (Holm 

Jordaan and Associates) 
�  Central Activity Spine (Holm Jordaan and Associates) 
�  Lyttelton A.H. Strategic Development Framework (Holm Jordaan 

and Associates) 
�  East-West Mass Transport Development Corridor Strategic 

Development Framework (Planpractise, 1998) 
�  Lyttelton Urban Renewal Project: Centurion Cell 4 Revitalisation 

Framework (Holm Jordaan and Associates) 
�  Pierre van Ryneveld Park Strategic Development Framework 

(Planpractice 1998) 
�  Centurion Integrated Development Plan (Revision) June 2000 
�  Crocodile River Representative Council LDO, October 2000 
�  Integrated Development Framework for Strategic Development 

Area 5 and the Olievenhoutbos area (Plan Associates, 1999)  
�  Tshwane 2020 Integrated Development Plan Spatial Development 

Framework, June 2002 
�  Integrated Development Plan for Planning Zone 1, 2000 
�  Integrated Development Plan for Planning Zone 2, 2000 
�  Integrated Development Plan for Planning Zone 3, 2000 
�  Integrated Development Plan for planning zone II (Valhalla) 

5.2. REQUIRED PRECINCT PLANS (NON-PRIORITISED) 
 

The following are precinct plans that are required to guide the 
development of specific precincts within the Region. It includes: 
 

�  Future Urban Development Area: 
�  Sub Regional – Spatial Development Framework 
�  Local Spatial Development Framework (Precinct plans) 

�  Lyttelton Agricultural Holdings – Precinct plan for Periphery of 
CBD 
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