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3.HUMANSETTLEMENASIDGROWTHIANAGEMENT

Housing is the basic building block of a sustainable human settleniér
sustainable human settlements concept is akin to the concept of nodal
development. Both aim tgrovide a range of services, amenities and
residential options in an integrated approach, givimgsidentsthe choice

to work, live and play in communitiewith a reduced need for travel (and
travel cost) with lowdensity sprawl (thus responding positively to
climate change by reducing the carbon footprint) and consolidating the
area in which services and infrastructure are provided.

The sustainable human settlement concept also requires densification,
compaction and infill to serve as a foundation for the mixed income, mixed
land-use, mixed housing option, also known as traosiented
development (TOD). Housing is the origin of miops that originate within
Tshwaneand often determines the destination points of each trip.
Furthermore, as the City of Tshwane is committed to transitioning to a
lower-carbon economy, densification provides a concrete opportunity for
the City to loweits infrastructure development costs, energy and resource
consumption.

The housing processwhich up until now led infrastructure development
that, in turn, is dictated through provincial government arrangements and
the availability of cheap land has continued to drive urban sprawl.
Waiting for these settlements to become better located until mass public
transit lines reach the periphery of the city is not the answer. Infrastructure
investment decisions can no longer be led by atmst housing ownefsp
model that destroys economic mobility and places further pressure on new
bulk infrastructure development. Mobility, integration and access are
important drivers to effect change.

The most significant challenges that government housing provision faces
are finances for infrastructure and (expensive) strategically, often
privately, owned land. Another escalating challenge is the rate at which
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informal settlements are mushrooming aroufidhwanein urban areas.

D2AYy3 FT2N¥I NRXZ {KS hdli inakedand Fadkidzgahdy 3 A Yy A
the retention of state land for human settlement development a key focus

AY 2NRSNJ G2 aOI LJidzNB¢ adNXiS3aaxd tFyR

This will need to be coupled with meaningful engaments with and
incentivising the privatesector to support public strategic goal$ral
objectives.

Intergovernmental relations and state funding mechanisms will also have
to be strengthened and better aligned in order to ensure that the various
actions of the state support and compound the intexdstrategic human
settlements objectives rather than undermine them.

Transformation of spatial settlements to integrated, connected and
serviced settlements are direct responses to requirements for spatial
justice, sustainability and resilience.

3.1 TRENSIN THEHOUSINGSECTOR

I OO2NRAY3 G2 {dFrdAradraoda {2dzikK ! FNROI
between 2002 and 2017, the percentage of households that lived in formal
dwellings and whose dwellings were fully owned showed a similar
percentage, while the peentage of partially ownedwellings declined
FNRBY mMpIZo: (2 yIyzd 1 062dzi Mo Z M3
tenure arrangements in 2017.

2T K

Slightly over eightenths (80,1%) of South African households lived in
formal dwellings in 2017, followed by 1%6in informal dwellings, and
5,5% in traditional dwellings. The highest percentages of households that
lived in formal dwellings were observed in Limpopo (91,7%), Mpumalanga
(86,9%) and the Northern Cape (86,0%). Approximately-fifthe of
households livedn informal dwellings in the North West (19,9%) and
Gauteng (19,8%).
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At the time of the survey, 13,6% of South African households lixéng in
Reconstruction and Development Programme (RDP) or -stateidised
dwellings.(Statistics South Africa, 2017)

As the economic powerhouse of Gauteng, the resident population of the
province has grown significantly over the past two decades, as is to be
expected. Many that reside in Gauteng are economic migrants. As a
developing nation, it is not surprising then thmany end up in informal
and lowincome environments when they first arrive, as they seek out
means to find gainful employment. As a result, informal settlements and
backyard dwellings are also on the increase.

The Gauteng CitRegion Observatory (GCRQOH chn assessment of
housing trends from 2001 to 2016. The OctoBed8 GCRO Map of the
Month shows that residential buildings in Gauteng increased from just over
2 million in 2001 to just under 3 /iillion in 2016 (a 60% increase). On the
other side of thespectrum, informal housing increased significantly as well,
with informal housing structures increasing from 384 structures to
598406 (an increase of 51%@nd backyard units increased from 2889
structures to 813224 (anincrease of 205%) durinhe same time period.
(Hamann, Mkhize and Goétz, 2018b)

The only other residential types that exceeded that of backyard growth in
Gauteng areestates and security villagesvhich increased from 2673 to
92696 (an increase of 249%).
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Table 31: Change in residential buildings in Gauteng, 2@4612016 (GCRO)

CHANGE IN THE NUMBER OF RESIDENTIAL BUILDINGS BY TYPE

Free hold formal houses 1190167 1647 686 384

Informal housing structures 395449 598 406 513

Backyard structures 266629 813224 204,7

Difficult to classify as formal or informal 161963 148 753 -8,2

Estate and security village housing 26573 92696 2488

Flats, hostels, townhouses, semi-detached 19848 27245 373

Smallholdings / agriculture 42872 47223 10,1

Rural workers housing 13920 16 945

Total

Source: Hamann, 2018

217721 3392178 60,2

The growth rates ofnformal and backyard structuresn Tshwane have
closely mirrored those in the province. In 2001, Tshwane ha8386
informal structures, which increased to 2225 (an increase of 290%) by
2018. And backyard structures increased from828 to 16815 (an
increase of 76,6%) during the same time period.

The following heatmaps are not an indication of density of structures, but

rather illustrate the areas where the percentage changes (increase) of units
between 2001 and 2012, then between 2012 and 2018, respectively, were
the greatest. The darker the (blue or pink) shading, the greater the

percentage change (increase) of units witthose areas.

The majority ofbackyard unitsare to be found within urban cores,
whereas, informal settlements are largely in areas peripheral to urban
cores. Backyard structures are found on formalised and sendtaatis

and may be built using formal enformal materials, but are considered
GAYFT2NXYIEE Ay yIFEddza2NE +ta (GKSe& I NB
control or land use application processes of the City. This means that
additional pressure is being placed on the infrastructure of the cityouith

V2
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additional input into the fiscus to fund necessary upgrades or maintenance of the outbuilding as residential accommodation, but further requires that
of existing infrastructure. the outbuilding is up to a maximum of 20%tbé& gross floor area of the

main building and may not be leased or rented to tenants or occupants.
On the other hand, there is a clear gap in the market that these backyard

structures cater to. In this instance, individuals or households have énoug Considering that lower income stands may have smaller main buildings, the
income to pay for a small backyard structure behind a formalised unit that 20% limit may not be practical. Letting of the outbiuilgl can perhaps be
has access to services infrastructure, but not enotmpay for the same allowed with the permission of the municipality, which can be applied for
in a standalone unit option. They can afford more than the informal as part of the building application. The implications of such a shift, though,
settlement dweller, but not as muchs those who have their own homes. would need to be carefully considered because there may be unintended
It may also be that they qualify for subsidised housing, but the scale of need consequenceshiat cause challenges additional to what the City is already
far supersedes the rate at which the government is able to provide such facing.

housing.

There are clearly also homeowners who are willing to acconateod
tenants for the purposes of generating additional income from their
properties for lower fees than might be expected within the more formal
rental market.

{22 oKAETS o0FOl&@FINR aidaNUzOGdzZNBa GSYyR (2 06S Y2NB aF2NNIf¢ GKIEY AYyF2NYI§
structures in informal seiments, if theQty is not responsive, it runs the

risk of seeing backyard structures contribute significantly to the housing

burden in the future. There may be some room for innovation and review

of housing and land use management policy in this regard.

Fom a land use management perspective, the City might consider a

simpler application process for this category of buildihgt is cheaper

than the standard application and with less stringent requirements as is

what is currently required to comply with ¢tdefinition of artt 2 dzii 6 dzA f RA y 3 ¢
in terms of the Tshwane Towplanning Scheme, 2008 (Revised 2014).

In terms of the Tshwane Towslanning Schemd y G 2dziodzA f RAy 3¢ YSI ya
a building(s) which has its own door and no interleading door to the main

building, butwhich is attached to or free standing from the main building

on the same property. The definition of an outbuilding allows for the use
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Total of Informal Structures per Ward for 2001, 2012 and 2018
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Total of Backyard Structures per Ward for 2001, 2012 and 2018
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3.2 INFORMAL SETTLEMENTS moving away from the dependency syndrome that largely afflicts our

_ _ nation at present.
An informal settlement, also known as a squatter camp, is a slum

settlement (usually illegal or unauthorised) of impoverished people who Since 1994, the South African gowment has been chasing an
live in improvised dwellings that are often made from scrnagerials. In evergrowing housing backlog through various public housing initiatives.
South Africa, informal settlements are primarily the product of biased Because itis unlikely that the supply will ever meet the demand, alternative
spatial planning, which fuelled unequal distribution of wealth and interventions are required. These include informal settlement upgsade
opportunity. Informal settlements develop when the influx and growth of  and therelocation and formalisation of existing informal settlements.

a population of jobseekers outiips the correspondingavailablework

opportunities. After food, shelter is one of the most basic human needs. Rental housing and the #itu upgrading of informal settlements should
Without the finances to provide for a formal housing structure, an  Progressively be developed in order to diversify the public housing supply

individual will likely set up an informal shelter as close as possible to and, therefore, integrate the poorest into éh conventional market )
targeted work and/or social opportunities. SO2y2Ye o0ée YZ2ZO0AtAaAy3a UKSANI aazOAlt C

While informal settliements used to be found on the periphery of towns When planning for the upgrading or relocation of informal settlements, the
and cities, they are now to be found within urban areas themselves key considerations should tze

because urban areas are where most economic opportunities exist.
Because informl settlements are not guided by spatial planning and

related processes, they often do not have proper sanitation, electricity or 1 €conomic opportunity; and
water services. T access tsocial services.

1 growth management;

A strategy around means of absorbing the homeless before they resort to Many of those who reside in informal settlements are the economically
establishing informal settlements willeed to be investigated. This will ~ disenfranchised and previously disadvantaged. One of the requirements of
need to be a cooperative intervention between the housing and social SPatial justice is to focus on the prioritisation of impoverished
servicesdepartmentsof the Gty. This strategy will need to incorporate a ~ communities such as these.

campaign around educating current or potential informal dwellers about
the possible dangers of establishing informal settlements in certain areas 3-2.1 LOCATION OF INFORMAL SETTLEMENTS IN TSHWANE
that are at risk for certain disasters, such as flooding. This particular
intervention will require the support of the community safety teamshef
Cityin monitoring land invasions.

During 208, the National Department of Humadettlementshroughthe
National Upgrading Support Programme (NUSRbarked ona study on
the identification, locatiorverification and categorisationof informal
settlementsg A G KAy G KS / (TshwatedinfoBrddeRlemBitsO i A 2 v

Canmunities will also be encouraged to build or make a contribution _
UpgradingStrategy, 2021)

towards building their own houses where means to do so are available,
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In line with the NationalHousing Code, the Department of Human Table 32: Informal structures in Tshwane, 281
Settlements defines informal settlements based on the following

characteristics: Region No. of informal | Counted structures
. , . settlements

71 lllegality and informality Region 1 61 40 058

{ Inappropriate locations Region 2 30 49 169

9 Restricted public sector investment Region 3 29 34 586

1 Poverty and vulnerability Region 4 7 24 888

1 Social stress Region 5 16 19 511

Although it is recognised that the definition of informal settlements is Egg:gzs i; 255335

idel h . I finitioni
widely contested, the project team employed tladove definitionin an Total 185 220 177

effort to standardise and align the approach taken in this project with
national directives.

The following factors indicated in below were considered as part of the

Following from the definition, the final list of informal settlememss
assessment process:

determined as follows

1 Settlemens comprising informal structuresyhere there is no general
plan or where settlement has not taken place according to the
approved layout, were included.

1 Backyard shacks and occupied or hijacked buildings were explicitly
excluded (even where shacks had been built inside of structures).

1 Areas with an approved general plan and formal houses, but lacking
services, were excluded.

1 Settlements with fewer than four shacks were excluded.

In other words, the basis for inclusion was a combination of housing
typology, settlement size (minimum) andykd status of the land.

Using the above criteria, the following informal settlement humbers and
locations were found in Tshwane at the time:

TSHWANE METROPOLITAN SPATIAL DEVELOPMENT FRAMEWORK, 2030
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¢ Full upgrade in terms of services, top structures and

Phvsicaliand Category A tenure is appropriate, affordable, and viable.
E peee °"* I Land and Legal Social Infrastructure ( Full upgrade) Informal settlement which upgrading can take place
pYTonISnid in the short term (within the next two years) )
e e - Y
RS Land Ounership Educational Facilities Road & Stormwater Category B1 *These settlements are those which are viable for full
— e ——— ¢ 3 (Interim Basic Services) upgrading in longer term but where it is not imminent
. Areas | - /
e Health Care Facilities Electricity
Heritage 5 H
v (e :
P ————— . teaory B rae *This refers to settlements where long term upgrading
Al Al i S e A is not appropriate or viable but relocation is not

urgent or possible
Tenure

N

Rivers and wetlands I ~)
Recreation
Agricultural Potential
¢ Informal settlements which face significant risks in
Density Retol Solld Waste Category C their current location. Relocations may also be
Fauna and Flora | (Relocation) proposed where current and planned projects take
prefence Y,
The outcome of the assessment based on factors indicatexve above
informed the categorisation process as debed inbelow: The study furtheconfirmed that d the 185 informal settlements accessed,
only 145were located on areas that are developable though some are

partially developable.

The remaining forty (40) categorized as C require relocations due to their
locations informed by mainly pBical and environmental factors. These
affects approximately 9368 households. Regions 1 and 6 are mostly
affected Alternative land parcelsare currently beingidentified in
partnership with the Group Property Department and Gauteng Human
Settlements Bpartment to accomodate the Category C informal
settlements.
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3.3 HOUSIN®PTIONS

Housing needs of the communities differ as per different income groups,
hence the need to provide a variety of housing options to respond to the
demand. The following hougin options informed by the National
Departmentof Human Settlementprogrammes are implementely the
Cityand some are currently in the pipeline:

3.4.1. Integrated residentialevelopment

3.4.2. Insitu upgrading
3.43. Transitional settlements
3.44. Sale of serviced stands

3.45 Affordable housing

They will be detailed in the subsequent ssictionsbelow.

33 1INTECRATED RESIDENTIAL DEVELOPMENTS Figure 34: Integrated Residential Developments

Integrated residential developments as stipulated in the Integrated SourceTshwaneDepartment of Human Settlements, 2021

Residential Development Programni®aft 3 of theNational Housing Code,

2009)are settlements aimed at integratingousing, socisand economic

needs of different income groups. This type of the housing options also 3 3 5 |NFORMAL SETTLEMENPGRADING

provides for the substantial economies of scale to be realiBggure3.5

indicates projects planned and currently implemented by the Department Alsoknown as irsitu upgrading, the basic intent of this intervention is to

of Human Settlements. The delivery of this housing typrursently slow improve the quality of the living environment for informal settlement
due to the unavailability of bulk infrastructure in parts of the city.  dwellers without relocating them. If possible, relocation is avoided in order
Partnerships with private sector shouloe exploredto increasethe to avoid disrupting established commity life and moving people far away
provision of these housing type reduce téeisting housing backlog. from where they may have already managed to find work.

Informal settlement upgrading process is undertaken through the
Upgrading of Informal Settlement ProgrammbI$P) aspart of the
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National Housing Code, 200%ie ley objective of this programme is to
facilitate the structuredin situ upgrading of informal settlements as
opposed to relocation to achieve the following compld interrelated
policy objectives:

INFORMAL SETTLEMENTS
INFORMAL SETTLEMENTS TO BE UPGRADED

w ¢Sy dzNBE tof éhléxdedlJhé &cdhcept otitizenship,
incorporating both rightsand obligations, by recognising and
formalising the tenure rights of residentsvithin informal
settlements;

w | SIf K ltopiemdie$h® diedeFopimnt of healthy and
secure living environments by facilitating he provision of
affordable and sustainable basicmunicipal engineering
infrastructure to the residents of informal settlementBhis must
allow for scaling up in the future; and

w 9 YLR g StoM8rgss docial and economic exclusion by
focusing oncommunty empowerment and the promotion of Figure 35 In-situ Upgrading Projects
social and economic integratiomuilding social capital through
participative processes and addressing tieader social needs of
communities.

SourceTshwaneDepartment of Human Settlements, 2021

Through the NUSP, the Department of Human Settlements aims to, among
The insitu upgrading process is undertaken in phases phases 1 ta other things, promote incremental upgrading and strengthen capacity of

where phases 1 to 3 focusses on community partiticipation, town planning 9°vernment and professional practitioners to implement community
processes, supply of basic services and security for all residents and phaseP@s€d upgradindGov.Za, 2019)
4 consitutes the housing consolidation stage where the relevant housing

programme will be provided In order to ensurespatial justice, informal settlements should only be

upgraded to permanent establishments where there are plans for the
settlements to be integrated into the greater social and economic fabric of
the city. The provision of public transport within these aseas especially
critical in order to link to wider economic opportunities within the city.
Wherever possible and feasiblnd in the interests of spatial sustainability
and growth management, multicluster facilities should be used in order to

Funding for the insitu upgrading is facilitatethrough the newly approved
grant called the Upgrading of Informal Settlement Programme Grant
(VISP Figure indicates the existing informal settlements located within
the city as per the NUSP assessment togetiéh in-situ upgrading
projects currently being implemented.
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maximise tle reach of social facilities and amenities. The overall aesthetic
and liveability of the environment should also be considered.

Formalising an informal settlement is ideal when the informal settlement
is appropriately located in terms afound spatial planing principles
(access to public transport, work opportunities, infill and compaction
compliant, etc) and is, thus, capable of becoming viable human
settlement.

The formalisation process is as follows:

Registration of the township and its inhabitants @township register
Townplanning processes, which include environmental and
geotechnical surveyandtownship establishment (design, layout plan,
demarcation of stands, allocation of stand numbers and street names,
registration of the township in the @els Office, proclamation of the
townshipandallocation of title deeds to residents)

)l
)l

Once a township iapproved services can be provideUpon completion
2F ASNWBAOSa G2 GKS aldAaaFlrOlrazy
departments, the township cathen be proclaimed.

3.3.3RELOCATION OF INFORMAL SETTLEMENT DWELLERS

In some instances, an informal settlement may be located on dolomitic
land that may collapse into sinkholes, on toxic mining dumps, alongside
much polluted watercourses, or below thiedd line in locations prone to
flash floods(i.e. category C as per the NUSP assessmienthese cases,
relocation is unavoidable. In other instances, asitn upgrade of densely
packed settlements may require more appropriate demarcation of plots
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and, therefore, dedensification. This may mean that only a portion of the
residents currently living there can continue to be accommodated when
the settlement is formalise{City of Johannesburg, 2006)

Informal settlements should only be relocated for pemeat residence
where the safety of the land has been assessed, ownersag been
established and where there is opportunity for social and economic
integration with the rest of the urban fabric.

3.3.4MUNICIPAL TRANSITIONAL SETTLEMENTS@RBMENTAL
UPGRADING

An incremental approach to public housing delivery allows enough time for

the identification of appropriate sites for upgrading and/or relocation,

focussing on the welbeing of beneficiaries. This would eliminate or

mitigate the posmility of locating or upgrading in areas that are vulnerable

(socially, economically and/or environmentally). This approach also
StAYAYyLFGSa GKS Oflraairodo aS@AOGAZ2YS R
normally used for slum upgrading.

To this end, the Cityhas identified sites for municipal fransitional
settldments fh Termd of dlatidddcondedt Gstldipplitabidid @i EZMdze
(which ensures that nothing in the Tshwane Temlanning Scheme
prevents the erection, use or maintenance of any building, worksra |
by the City on its own property) of the Tshwane Teplanning Scheme.

a SNIA

In terms of the Tshwane Towplanning Scheme, municipal transitional
A8G0t8YSyGd YShya aflyR YR odAtRAY3 d
temporary dwellingunits and the provien of ancillary structures and

services while permanent dwellingnits are being constructed in terms of

the relevant legislatiosn

A municipal transitional settlement shall be an area of land acquired to
provide temporary (and sometimes permanent) hogsifor persons,
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134

identified by the City, who are in need of housing. Furthermore, the City
will identify which area of land shall be proclaimed in terms of the relevant
legislation. It shall consist mainly of housing and streets, but may also
contain ancillay structures and services which, in the opinion of the City,
are necessary for the provision of a safe, orderly and healthy living
environment.

In terms of the provisions of Clau$é of the Tshwane Towplanning
Scheme, municipal transitional settlememisn be instituted as a means to
bring a level of security to residents within informal settlements or
townships other than the formal township establishment processes, which
are long and tedious.

The latter is reiterated by Schedulleof the Tshwane Towplanning

{ OKSYSI ¢ KA d&munidigalilyShall férrialisé thevarea of land
designated as a municipal transitional settlement at its earliest
convenience within a reasonable time in pursuance of its responsibilities
FYyR £S3rf 20tA3FGA2Y &L D

A listof properties that have been tentatively identified for the purposes
of municipal transitional zones (during 2020) are listed below.
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Table 33: Tentative municipal transition zones

Num

Property description

Size
(Ha)

Ownership

Zaning

-

Mabopane 702 JR Part of
Remainder

70

City of Teshwane

Undetermined

Klipfontein 268-JR
Remainder Portion 184

4.5

City of Tehwane

Undetermined

Mooitgedacht 258 JR
Remainder Ptn 12

City of Tshwane

Undetermined

Part of Remainder
Mabopane 702 JR

25

City of Tshwane

Undetermined

Wentzelrust 223 JR
Remainder

25

City of Tshwane

Undetermined

Mabopane-A Stand 5141

53

City of Tshwane

Undetermined

Ristgat 6§11 JR
Remainder

14

City of Teshwane

Undetermined

Ristgat 6§11 JR
Remainder

8,2

City of Tshwane

Undetermined

W) o) =J|m| | | | R

Soshanguve South
Extension 14 Part of
Stand 20871, 20864,
20865, 20866, 20867,
20862, 20869 And 20870

6.2

City of Tshwane

Undetermined

Soshanguve 35X 5
Stands 1870, 1871, 1887
to 1888 & 2540

City of Teshwane

Undetermined

Strydfontein 306 JR Pins
RiT, RI38, 37, R/308, RG1,
52, Ri80, 61, 62, 64, 65,
89, 1168 and Strydfontein
307 JR Pins 6, 8. 10, 11,
13, 14, and 15

200

City of Teshwane

Undetermined

12

Hammanskraal 112 JR
Ptns 8 & 10

70

City of Tashwane

Undetermined

13

Hammanskraal 112 JR
Part Rem Ptn 88

City of Tashwane

Undetermined

Leeuwkraal 82 JR Rem
Ptm 1

City of Teshwane

Undetermined

15

Soshanguve MM stand
1382

21

City of Teshwane

Undetermined

16

Zandkloof 230 JR
Remainder

52

City of Tshwane

Undetermined

17

Zandfontein 317 JR Ptn
63,67 Ri82

50

City of Tshwane

Undetermined

18

Atteridgeville Ext 17
Stands 12 537 o 12 544,
12 546 to 12 6843, 12005
to 13 030, 1303210 13
037, 13030t 12082, 13
084 to 13 003,

NA

City of Tashwane

Undetermined

10 Zandionteln 317 JR Pin City of Tshwane | Undetermined | v w
E7, FYBE, 59, F/E0, 35, 52
RS, RA01,102, 164,155

20 [ Varous enven Clarsmont 31 | City of Tshwane [ Undetermined [+

21 ARerionaville 607 JR Pan 75 | Ctyof Tehwane | Undstarmined |
FRamainader "

27 Boekenhoulkloo! 315 R 15 |Ctyof Tshwane | Ungstermined | v
Fam B 72 :

23 La=zonia Agricuiiural City of Tehwane | Undetermined |+
Haldings Pins 158 and 55
153

74 % Wagendrit 417JR Pm 3¢ | ity of Tshwane | Unostarmined |
7

aE Pires 178, 179, 1011, City of Tshwane | Undetermined | 4 v
1012, 1013, 1014, 1015,
1016 Kamesiarft 236 JR

76 m}an 269 JR PN ag | Clty of Tshwane | Undetermined |+

d

a7 IE IR - Clty of Tshwane | Ungdetermined | 7
Ramainder

28 Fleraarspoon 359 JR 14 City of Tshwane | Undetermined | v
Pirs 255 35

28 Franspoort 332 JR Portlon 951 City of Tshwane | Undetermined | ¥
185

ET] Various slands Mamelod A, City of Tshwane | Undetermined | v
Ext 11

3 Franspoort 332 JR Pins City of Tshwane | Undetermined | ¥ v
RUTD, RI2, R, RiZ2,
R/23, A73d, R31, 33 & 73
Pleraarspaon 233 JR Pin
52

32 Fortion FUad of te Farm & City of Tehwane | Undetermined | o
Moolplaats 357 JR

RE] Fortion aﬁagarp-fﬁmm 1 City of Tehwane | Undetermined | |

d

34 Portion 215 of ihe Fam 7z | Oty of Tehwane | Ungetermined | 3
Mooiplasts 357 JR

kL] Propose Planaanspoor Ma City of Tshwane | Undetarmined | v
EXT 15

38 Eﬁeﬂ Fleraarspoort Ma | Cfty of Tshwane | Undstermingd |+

37 Errmmjﬂ Fleraarspoor Ma | City of Tehwane | Unoetermined | 7

ET: City of Tshwane | Undatermined |
Proposed Plenaarspoort A Ty
EXT 23

T PTIN 12 OF City of Tshwane | Undetarmined | o
NOOITGEDACHT 255-0R | B&T
[Satsete)

40 ERF 5141 - MABOPANE City of Tshwane | Resldential 1
AT =3

FT] REMAINDER OF City of Tehwane | MuRipie
MASORANE TI2-JR 6.64
(M7 TOE-JR)

47 PTN RS OF SIAMBOK, City of Tshwane | Unoetarmined | -
71 CUDE KRAML 353- | 7332
JF: (Beverey Hils)

43 EFF 1427 - GA- 353 | Oty of Tshwane | Undstermined | -]
FANKLIVIA, X325

44 ERF 1719 - @A cps | Oty of Tshwane | Undetermined | -]
RANKLIWA X23

135
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REMAINDER OF
RIETGAT 51 1-JR [ Mdiol

10,10

Clty of Tshwane

Agricuttural

136

ERF 1536 -
SOSHANGUNE-PP X02
[Hdogl)

Clty of Tshwane

Public Cpen
Space

46

REMAINDER OF
RIETEAT 511-J7 (Block
KK Informal

Marambaneng)

10,91

Clty of Tehwane

Agricultural

47

EFF 443 -
SOSHANGLVE-HK
(Ol

253

City of Tehwane

Insthutional

£

ERF 1339 -
SOSHANGUNE-R

T.06

Clty of Tshwans

Business 2

49

ERF 383 -
SIOSHANGUNE-R
[Hondeletan [Biock 1)

1.82

Clty of TEhwane

Pubilic Cpen
Space

0.2

Clty of Tshwane

Speclal

ougine)

424

City of Tehwane

Business 2

ERF 428 -
SOSHANGUINE-R
Kondaiaian| [Sock 1)

City of Tehwane

Public Gpen
Space

56

ERF 4880 -
SOSHANGUNE SOUTH
X4 (Ward 37 - New 2}

261

City of Tehwane

Insthutional

50

ERF 182 -
SIOSHANGUVE-X (Mma
Bana)

1.99

Clty of Tshwane

Public Zpen
Space

57

FIN 1R TF
LEEUWEIRAAL 92-JR
[Sakampaneng V
Extension)

City of Tehwane

Ungstarmined

51

ERF 71 -
SOSHANGUNE-R
Mchucheko)

099

Clty of Tshwane

Insthutional

58

PTN A1 OF
LEEUWKRASAL 32-JR
[Sekampanent A -
Themioa View Extension

Clty of Tshwane

Undetarmined

ERF 2237 -
SOSHANGINE-R
ichucheto)

2E7

City of Tehwane

Fubilic Cpen
Space

52

ERF 773 -
SOSHANGUNE-X
Mkuna)

219

City of Tshwan=

Insthutional

5@

21

PTH Ri1 OF
LEEUWKRAAL 32-JR
[Sekampaneng B/
Kudube Unit )

19600

City of Tehwane

Ungstarmined

53

EFRF 1655 -
SOSHANGUVE-X. (Ward
27 - New 2)

1.35

Clty of Tshwane

Public: Cpen
Space

60

PTN RiBS OF
HAMANZKRAAL 112-JR
[Hammanshaal West X 4
Infiormialy

126.30

ity of T5hwane

Undetarmingd

273

City of Tshwane

Insthutional

City of Tehwane

Public Open
Space

55

o72

City of Tehwane

Special

g1

ERF 3505 -
HAMMANIKRAAL WEST
X2 {Hammanskraal West
X 2 Sland 3505

358

City of Tehwane

Industrial 1

PTH RS OF
HAMANSKRAAL 112-JR
[Hammanshkaal West X 2
Stand 3505)

.91

Clty of Tshwane

Undetarmined

g2

ERF 10442 - KUIDUSE
UNIT 10 {(Kanana Ext 10)

16.58

City of Tehwane

Ungstarmined

060

Clty of Tehwane

Speclal

070

Clty of Tshwane

Speclal

a3

PTN R/6 OF KLIPDRIFT
50-JR (Shewe Blko Ed 1-
11

PTN Ri53 OF KLIPDRIFT
B0-JR {Shewe Blko Ed 1-
11

PTN R/ OF KLIPDRIFT
S0-JR {Stewe Blko Ext 1-
11}

28065

Clty of Tshwane

Undatarmingd

Clty of Tehwane

Undatarmined

City of Tehwane

Ungstarmined

G4

PTH A9 OF
LEEUWKRASL 32-JR
[Kudube Link &)

19000

City of Tshwanz

Undetarmined

025

City of Tehwane

Special

a5

PTH RS OF
LEELWWKIRAAL 32-J7
Wiew)

i L]

2210

Clty of TEhwane

Undatarmined

PTH Ri1 OF
LEEUWKRAAL 32-JR

{Stelienbosch)

City of Tehwane

Ungstarmined
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Ta

PTN A3 OF
SELIRWEPLAAS 355-JR
[Concam)

3740

City of Tshwane

Undatarmined

80

REMAINDER OF
ATTERIDGEVILLE 607-
JR

Clty of Tshwane

Ungetarmined

)
REMAINDER OF
PRETORIA TOWM AND
TOWNLANDS 351-JR
Mabiejoane)

2835

Clty of Tshwane

Ungatarmined

a1

ERF 4256 - SAULSVILLE
[Diark City)

pe
n

Clty of Tshwane

Resldential 5

a2

ERF 30442 - MAMELODI
%10 {Mounain Wiew New)

=

o

Clty of Tshwane

Public Open
Space

ERF 30443 - MAMELODI
210 {Mouriain View New)

135

City of Tshwane

Public Cpen
Space

ERF 28653 - MAMELODI
X0 {Mouriain View Mew)

ity of Tshwane

Educational

PTH RE3 OF
FRANSPOORT 332-JR

[Mouriain View New)

Clty of Tshwane

Ungatarmined

ERF 33033 - MAMELODI
AT (Mouniain View New)

City of Tshwane

Municipal

[E]

ERVEN 13236 TO 13389
- ATTERIDGEVILLE X16
Al
ERVEN 13997 TO 14031
- ATTERIDGEVILLE X16
Al Il
EFRVEN 14034 TO 14051
- ATTERIDGEVILLE X156
Azl
ERVEN 14075 TO 14380
- ATTERIDGEVILLE X16
Al
ERVEN 14330 TO 14411
- ATTERIDGEVILLE Xi6
Asl| Ikl
ERVEN 14427 TO 14478
- ATTERIDGEVILLE X156
AE| K
ERVEN 14513 TO 14536
- ATTERIDGEVILLE X16
[As)

PTH R OF
ELANDSFOMNTEIM 352-

JR jAsik])

FTHR33 OF
ELANDEFONTEIN 352
JR (AENIK])

PTNRZOF
ELANDSFONTEIM 352-

R (ASTIKT

Clty of Tshwane

MuHips

Clty of Tshwane

City of Tshwane

ity of Tshwane

City of Tshwane

City of Tehwane

City of Tshwane

Clty of Tshwane

City of Tshwane

City of Tshwane

87 | ERr 1531 - RUDUBE X5 City of Tshwane | Public Cpen | o
[Kudube Linit 5 - Hans 15200 Space
Kekana View)
BE ERF 3742 - KUDUBE jaog | ©ity of Tshwane | Ungetarmined (o
UNIT 3 STAMD
B0 | EFF 2006 - MAMELOD 145 | Sty of Tshwane | Resigential s | ]
[HEandia) i
70 PTH 124 OF Gauteng Industrial 1 Y W
ZANDFONTEIN 317-IR Prowincial
[Gomoea) Gowemment
PTH 150 OF Gauteng Industrial 1
ZANDFONTEIN 317-JR Prowincial
[Gomon) Gowernment
PTH Riz1 OF Gauteng Industrial 1
ZANDFONTEIN 317-JR a145 | Provincial
[Gomo) Sowernment
PTH 227 OF Gauteng Induestrial 1 L) W
ZANDFONTEIN 317-IR Prowinclal
[Gomiora]) GowEmment
PTH Ri33 OF Gauteng Industrial 1
ZANDFONTEIN 37-IR Prowincial
[Gomon) Gowernment
PTH R38 OF Gauteng Industrial 1
ZANDFONTEIN 317-JR Prowincial
[omaea) Gowemment
PTH Ri37 OF Gauteng Indiestrial 1 Y Y
ZANDFONTEIN 317-IR Prowinclal
[Gomora) Fowernment
71 PTH 8T OF Clty of Tshwane | Resldential 1
ZANDFONTEIN 317-JR o801
[MalusEz)
PTH Rig8 OF City of Tshwane | Resldential 1
ZANDFONTEIN 317-IR 375
[Malust)
72 PN U4 OF Cilty of Tshwane | Undetermined |
SELIRWEPLAAS 353-JR E.45
[P Road Riesenve)
73 |PIHRSOF City of Tshwane | Ungetermingd |+
SCHURVEBERG 46540
| Evarzais) B21
PTH R25 OF City of Tshwane | Undstermined |+
SCHURNVEBERG 46540
[Brazzadia)
74 FTN Fid OF City of Tshwane | Undetermined |+
SELIRWEPLAAS 355-JR
| (vergenoeg) Te7
PTH Ri3 OF City of Tshwane | Undstermined | o W
SELIRWEPLAAS 353-IR
[Warganoeg)
75 REMAIMDER OF Clty of Tshwane | Undstermined | o
ATTERIDGENILLE &607- 20,10
JR {Teunami’ Ext 17}
76 PTN A3 OF City of Tshwane | Undstermined |
SELIRWEPLAAS 353-IR 91.35
[Fhomaoiong)
T PTH RS OF Clty of Tshwane | Un@stermingd | v
SELURWEPLAAS 355-JR 2835
[=Tailia)
TE REMAINDER OF City of Tshwane | Undstermined | v W
ATTERIDGENILLE 607- 4.83
JR (AD Sechon)

g4

ERF RiT030 -
SALILSVILLE (Sauswvile
Hostel

ERF 4285 - SAULSVILLE
Saulswilie Hoslel)

ERF 2301 - SAULSVILLE
Eaulsuilie Hostel)

{Saulsville Hostel)

DLE7

City of Tshwane

Resldential 5

Clty of Tshwane

Resldential 5

Clty of Tshwane

Resldantial 5

Clty of Tshwane

Resldential 5
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ERF 30442 - MAMELODI
X10 (Fhase 2}

Clty of Tshwane

Ungatarmined

ERF 30444 - MAMELQDI
%10 {Phase 2)

29

Clty of Tshwane

Ungatarmined

o6

FTNREIOF
FRAMSPOORT 332-JR

Phase 3)

1142

City of Tehwane

Undatarmined

ERF 20645 - MAMELODI
%10 {Prase 3)

Clty of Tshwane

Educational

ERF 30445 - MAMELODI
X10 (Phase 3}

41

City of Tshwane

Pubilie Cpen
Space

ERF 25604 - MAMELODI
X10 (Phase 3

03

City of Tshwane

Municipal

ERF 28610 - MAMELODI
X10 (Phase 3)

03

Clty of Tshwane

Municipal

~WARIELO
%10 {Prase 3)

City of Tshwane

Business 2

a7

PTH Ri338 OF THE
WILLOWS 350-JR:
[Arcand Nelimapius X4)

Clty of Tshwane

Undstermined

88

PTN R OF
HATHERLEY 331-J7
[ATOUNG Nelimapils X21)

City of Tshwane

Ungatzrmined

PTH 32 OF FATHERLET
331-JR [Around
Halmapius X21)

City of Tenwane

Unzatarmined

o2

ERF 34047 - Mamelod
X6 {Phomoiong Stand

City of Tehwane

Undatarmined

100

PTNRZ1 OF
FRANSPOORT 332-JR
Transnat)
PTHR/Z2 OF
FRANSPOORT 332-JR
Transnat)
PTN R/Z3 OF
FRANSPOORT 332-JR
Transnat)
PTH R OF
FRANSPOORT 332-JR
Transnat)
PTH R OF
FRANSPOORT 332-JR
Transnat)
PTNRE3 OF
FRANSPOORT 332-JR
Transnat)

101

124.51

ity of Tshwane

Ungetarmined

Clty of Tshwane

City of Tshwane

Clty of Tshwane

Clty of Tshwane

Clty of Tshwane

Clty of Tshwane

City of Tshwane

Clty of Tshwane

ERF 4245 - NELLMARIUS
X0 (Maviesn)

102

3528

Clty of Tshwane

Speclal

PTHN 148 OF THE
WILLOWS 380-J7
[Malemawile | Piot 51)

35 | ERF 501 (Reflwe S 5) 27 | Cly of Tshwane | Educational [
City of Tshwane | Publlc Cpen | o
ERF 5440 {Reflwe Exi 5 £ Space
ERF 5375 {Reflwe Exi 5 25 | iy of Tshwane | Educational |+
ERF 5374 (Fiefiwe Ex2 5) ns | Gy ofTshwane [ Publc Gpen [
Space

ERF 3761 (Rewe=xts) | pg | O o Tshwane g:g'r"g Dpen |
ERF 3797 (ReimeExi5) | 47 | City of Tshwane | Municipal
FTH 10 OF City of Tshwane | Agricuttural
LOUWSEBAKEN £76-JR 274
[Fiefilwe Ext 5

8 |emFstes-meruwEas | 7 | MY oTTshwane fubcoeen |
ERFS0S6-REFILWEXS | 05 | O Of Tehwane E:g',i;""""

g

87 |emrapie-mEFLwExz | pg | O OTTshwane ::::ZC'PE"

38 |FTHTSCFOE Ciy of Tshwane | Ungdetermined | 7
WAGENDRIFT 417-JR 2140
(D Wagensdntt)

aa ERF 36397 - MAMELODI s7og | ity of Tshwane | Undetermined (o
N2 [Alackal) o

o0 ERF 20065 - MAMELODT City of Tshwane | Municipal
%15 (Mamaod] X15 563
Transt Camp 1)
EFF 20713 - MAMELDO Ty of Tehwane | Special
15 (Mamsiod] X15 122
Transt Camp 1}
ERVEN 200450 TO 40085 City of Tshwane | MuRiple
- MAMELODI %15 "
[Mameiodl K18 Transit

11

ERWVEN 20720 T0 40133 City of Tshwane | MuFipia
- MAMELODI X158 HA
[Mamaionl X158 Transt
camp 1}

a1 ERF 40119 - MAMELODI City of Tshwane | Speclal
%1% (Mamatod) ¥15 1152
Transt Camp 2}
ERF 2018 - MAMELODI City of Tshwane | Municipal
K18 (Mameod) X158 53
Transt Camp 20

02 |PINISOF City of Tshwane | Ungetermined |
FRANSPOORT 332-JR 2a78
[Aroana SSofel Parnk :
hahubse Valley %15

03 |PINRISIOF City of Tehwane | Undetermined | o]
FRANSPOORT 332-JR 2573
[Pnase 1)

B4 | REMAINDER OF Ty of Tehwane | Undetermined | o]
MAMELCOI 603-J7 A
[Pnase 1)

OF |ERF2503-MAMELDDI | o ., | Oty of Tshwane | Ungetermined | 7
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Implementation guidelines will be drafted to clearly elaborate more on the
process to formalise these transitional settlements especially on the town
planning methods to be utilised.

Where transitional housing is to be permaneiitjs important that the
settlement is aligned with transport planning and work opportunities,
wherever possible, as addressed in Sec8¢hof this chapter.

3.3.5SHORTENED AND INCREMENTAL LAND USE

Section®21(k) and (I)(i) of the Spatial Planning andd_blse Management
Act, 2013 (Acl6 of 2013) (SPLUMA) allow for the identification of

designated areas where incremental upgrading and shortened land use
development procedures may be applicable and land use schemes may be

so amended. In view of the expensand timeous processes often
associated with land development, informal settlement areas that have
been identified for upgrading, or sites that are to receive the residents of
a relocated informal settlement, will beligible for shortened land use
develgpment proceduressubject to meeting the requirements of the City

of Tshwane. The detailed policy framework and/or processes for the

shortened application process(es)in line with the requirements of the
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Land Use Management Schemevill need to be develped and formally
adopted by the City, following the approval of the MSDF.

3.3.6 SALBF SERVICED STANDS

The National Housing Code clearly indicates that potential beneficiaries

should be afforded a choice in satisfying their housing neddsprovide

for all households (only South African citizens) who reside within City of
CaKglySQa 2d2NARARAOGAZ2Y gAGK2dzi Ay OdzN.
consideration has been given to the option of allowing beneficiary
households who do not qualify for a hongisubsidy or who only qualify

FT2NJ I LI NUOAFEE &adzoaARe (2 LINDKIFaS
cost of development. The cost to sell such a residential stand will take into
consideration the following costs already incurred by the City:

The lan
Town planning
Engineering designs

Installation of services

= =4 =4 =4 =4

Conveyancing fees

Depending on the target market identified for benefiting on the serviced
stand, the following options could be considered for allocation from both
the housing needs register drinformal settlements:

a) Prioritize areas where land has beieentified.

b) Identify applicants from the National Needs Housing Register
asfollows tocommunicate with the target community:
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1 who have been on the needs register for a long time
e.g.,more than 10 years and confirm whether they
would be interested in an allocation of serviced sites
and recapture as such

Earning between R3 5@1R22 000

Persons between ages of 850 who are deered to
be economicallyactive.

c) Identify people from the municipality migration/relocation
plans.

3.4 AFFORDABLE HOUSING

Traditionally affordable housing refers to housing with prices or values
below the overall open market value, which targets belaverag
incomes. In this MSDF affordable housing includes social, gap and
inclusionary housing.

3.4.1 SOCIAL HOUSING

A key model for the delivery of affordable housing is social housing, which
provides mediundensity, affordable, rental housing to levand midde-
income households. Social housing contributes to transforming urban
spatial patterns because it promotes integration and densification in close
proximity to economic and social amenities.

{20A1t K2dzaAy3a Aa -6pSratikeyhQuBing lofian far !
lowincome persons at a level of scale and built form which requires
institutionalisedmanagementand which is provided by accredited social
housing institutions or in accredited social housing projects in designated
restructuring zonesSocial Hasing Act 16 of 2008
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Social housing can be used as a key instrument in this regard, and can
contribute strongly toward the achievement of urban restructuring and
urban renewal through urban integration and impacting positively on
urban economiegNatioral Housing Code, 2009)

These social housing developments can only be developed within
Restructuring zonesThe Social Housing A@ct 16 of 2008 definesthe
Restructuring zones @s D S 2 3 NdedsIHic® has been (a) identified by
the municipality with concurrence of the provincigbbvernment for
purposes of social housing (b) designated by the Minister in tlreial

for projects. Restructuring zones contributes to three types of
restructurng:

1 Spatial restructuring by bringing lower income people into areas
where there are major economic opportunities (both in jobs and
consumption) and from which they would otherwise be excluded
because of the dynamics of the land market on the one harl an
the effects of laneuse planninginstruments such as larget
zoning (minimum erf sizes) on the other

Social restructuring by promoting a mix of races and classes

Economic restructuring by promoting spatial access to economic
opportunity and promoing job creation through the multiplier
effect associated with building mediudensity housing stock

In 2020, City of Tshwane expanded its 2008 restructuring Zarasler to

N?%ﬁ lJ‘thnE wn% rﬁd&/ gjaénmg directives and regulatory frameworkse
ecisionto expandu

/I AGeQa wSaldNHzOGdzNRYy3I T2y
planning regulatory frameworks, directives and strategies that aims to
align public investments with the urban network hierarchy.
¢CKS /AGeQa Lwte¢b bSig2N] YI udiéd LINE G

transport network which aims to link underserved townships with urban
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cores ¢ a strategy that aligns with the Urban Network Structure. This
concept of linkage is expanded by the City by encouraging development
along the IRPTN Network by means of dficetion and compaction. In
essence this approach aims to:

Enable fruitful spending;

Discouraging sprawl,

Secure land value;

Optimising urban infrastructure usage;

Stimulate economic activity in areas with economic potential; and

= =4 =4 =4 4 =4

Conserve valuablagricultural land

Social Housing Programme is largely funded through thestructuring
capital grantwhich is transferred from the Housing Development Finance
Programme to be administered by the Social Housing Regulatory Authority
(SHRA).

This type of housingrovision is a good restructuring tool to revitalise inner
cities. Partnering with private dewsers and Socidflousing Institutions
(SHIs) will significantly reduce the existing housing backlog as not all
beneficiariesqualify for fully subdised housewhen human settlement
projects are implemented

PElya | NS OdzZNNBy (f & wheflahdfparaelS avail@ole Y |
through partnership with the private sector to increase the delivery of the
dzyAGia OdZNNByGfé LINROARSR o8
which was established to facilitate the development of social housing units
withiy” (i K Sjuri€iictip Q &

| 2 dza A Y Jrshivéhe redtriCting fore& Wekeldentifiedwlthin a Soh Fa8i2 8f
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3.4.1.1RESTRUCTURING ZONES

¢KS | 2dzaAAy3 / 2RS o6unndpv RSTFAYySa
areas identified by local authorities and supported by provincial
I2PSNYYSyd F2N GFrNBHSGIGSRY F20dzaaSR
restructuring zones is to contribute to the economic, social and spatial
restructuring of South African cities in order to correct the dysfunctional

ties currently experienced by bringing lowiecome people into areas

where there are major economic oppartities and from which they would
otherwise be excluded. This is achieved by promoting a mix of races and
classes, promoting spatial access to economic opportunity and promoting

job creation.

Restructuring via social housing seeks to achibedollowingthree main
dimensions of restructuring:

1 Spatial restructuring by bringing lowercome people into areas
where there are major economic opportunities (with respect to jobs
and consumption) and from which they would otherwise be excluded
because of the dymaics of the land market, on the one hand, and the
effects of land use planning instruments such as minimum erf sizes, on
the other hand. What needs to be emphasised here is the primary
meaning of spatial restructuring as it is used in social housing policy
Indirectly, social housing, as understood here, contributes to spatial
restructuring by increasing densities and compacting grottiéreby,
ensuring that the poor are not pushed out to marginal locations at the
edge of the city.
1 Social restructuring byromoting a mix of different racial groups.
1 _Economic restructuring by promoting spatial access to economic
1 Sopporiusitiesdhdi groétingZjob creation via the multiplier effect
associated with building mediwalensity housing stock. Thus, all
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the inner city, which has been identified #% area of most work
opportunities.

It should be stressed that the primary dimension and meanifg
restructuring, in this contextis economic opportunity ad access In
2008, the City of Tshwane identified eight provisional restructuring zones.
Tshwane has changed significantly since, as have regulatory frameworks,
directives and strategies. As such, the initial restructuring zones have been
reviewed, updated Yy R SELJ yRSR G2 fA3y 6AGK GKS /AGéQa Lwte¢bd ¢KS Lwtceh
makes provision for the rethut of a public transport network which aims

to link underserved townships with nodal areas strategy that aligns with

the UNS. This concept of linkage is expanded ugyathe City encouraging
development along the IRPTN by means of densification and compaction.
In essence, this approach aimscto

enable fruitful spending;

discourage sprawl;

secure land value

optimise urban infrastructure usage;

stimulate economic actity in areas with economic potential; and
conserve valuable agricultural land.

=A =4 =4 =4 =8 =9

The UNS interprets the concept of activity around the linkages between

places of residence to economic nodes by defining the said area as

integration zone. Development along the integration zone is ideal from

0KS / AdeQa LISNBRALSOGAODS o0dzi +faz2z K2f Ra @I NA2dza | yR RAGSNAS | RglIydl 3Sa 7F:
residentsand users of Tshwane. The restructuring zones are, thus, aligned

with the integration zones, which are in turrigiied with the IRPTN s

rapid transit BR) (see Chapte? on integrated public transpoxt
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Restructuring Zones
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Figure 36: Restructuring zones
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3.4.2. OTHER AFFORDABLE HOUSING OPTIONS 3.4.3GAP HOUSING

h ( K S NJaffortlale@ental options includehostels andselfsufficient | 2dzaAy3a GKS LIR2N g1a |y ihyeapBRASY Il
elderly units.There are currentif A @S op 0 K2adSf a f 2 CespprB& to dhe VKiAR930 strit&yydO )\auDaI Qa K2dzaAy3aé Aa |
jurisdiction. Due to their demitory type designs in the past, they are describes the shortfall or gap in the market between residential units

currently undergoing upgrading processes as mechanisnmaprove the supplied by the state and houses delivered by the private sector.

living conditions. Urban Development Frameworks have already been

developed and approved for the Mamelodi, Saulsville and Refilwe hostels Gap housing is a policy that addresses tousing aspirations of people

to develop them intointegrated residential developments that can such as nurses, firefighters, teachers and members of the armed forces,

accommodate different types of incangroups in different housing who earn between R800 and R2000 per month (). Their income is
options. The developments will also accommodate benefeciaries in the regarded as low for mortgage finance, but too high to qualify for the
neighbouring townships around these hostels. 32 @S NY ¥edyf (a AYOF (N uliysubgidisedjubsidyscheme.

Another type of affordable rental provided by the city is the seifficent Nationally, the houses are financially assisted by the National Housing

elderly unitsThe provision of hasing to self sufficient elderly do not need ~ Finance Corporation (NHEGn entity of the National Department of
any care or assistance. The tenants are responsible for their own well being Human Settlementshrough an interventiofprogramme called Fhance

and thecity do not provide any medical or social assistaribeere are Linked Individual Subsidy Programme (FL@&Rgh gives all qualifying
currenty seven (7) city owned properties dedicated for thigetpf rental. beneficiaries the certainty of being granted loans, bonds or mortgages by
The monthly rental for the selbufficient elderly units ranges from R3500  banks and other financial institutionQualifying applicants may use FLISP
to R15 000.00. to do one of thefollowing: -

L a) Buy an existing, new ald, residential property.
b) Buy a vacant serviced residential stand,linked to an NHBRC
registered homebuildercontract; and
c) Build a residentiaproperty on a selbwned serviced residential
HOSTELS ( stand, or tribal stand (PTO) through aNHBRC registered

MAMELODI -
HOSTELS It i homebuilder.

osteLs
\ | The delivery of these type of housing in the city is very low to respond
to current housing demands however plans are currently in place to
Y18 GKS OAGeQa 26ySR fFyR LI NDSt &
the private setor to increase the delivery of the units.

SOCIAL HOJS_ING PROJECTS

SAULSVILLE
HOSTELS

N

Figure 3.7: Social housing and hostels upgrading projects
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34.4INCLUSIONARY HOUSING ¢KS ONHzZE 2F AyOfdAA2Yy Il NBE K2dzZAAy3d LRt}
or mandated hrough policy, of affordable housing with mark@tientated

One of the requirements of SPLUMA is that the MSDF identifies the ynits as part of privatesector housing developments. Affordable units in

designated areas where a national or provincial inclusionary housing policy inclusionary projects are conveyed to lémcome households, with the

may be applicable. At the time of the praqation of this MSDF, there was  definition and income thresholds varying based oa tbcational context
neither an approved national nor provincial inclusionary housing policy. of implementation.

The draft Gauteng Inclusionary Housing Bill of 2012 has been noted.
Inclusionary housing initiatives are perceived to be a-effgictive way to
The City of Tshwane has yet to develop an inclusionary housing policy. Thejncrease the supply of affordable housing while diversifying the housing
development of this policy would require careful consideration and a stock. The concept of inclusionary housing is applied in vaticisslictions
separate process from the MSDF. This section, therefore, is not intended around the world, with differing objectives and motives forging unique
to provide an inclusionary housing policy for the City, but to highlight some  approaches to the inclusionary concept. These differences can range from
considerations for the policy thahe Citymay develop in future, based on  the implementation of inclusionary housing through governmeffered
work that has already been done elsewhere. incentives, which may includax rebates as applied in Ireland and density
bonuses as applied in Brazil. Furthermore, the mandatory approach

In 2018, the South African Property Owners Association (SAPOA) through inclusionary zoning as implemented in Australia and California is

porrrmssmne?} resgarch t(l)' look a_lthsom;m(;f the kﬁy ISSUES assomateddWlth another option, or the government could build affordable housing
Inclusionary housing policy, W't a caos on t € Cape Town an . components within privatesector inclusionary housing projects as in
Johannesburg contexts. This brief overview comprises extracts from this Mississippi
comprehensive research. '

o _ Although considered an important instrument in overcoming the
The Gauteng provincial governmenthas developed the third draft AS3INBIFGSR yFOdNB 2F {2dz2ik | FNROI Qa

Inclusionary Housing Bill as a means of facilitatmgusionary housing

" : implementation of inclusionary housing in this arb context is the
development within the province.

inherent cost associated with delivering affordable housing units in place

Since then, policy on inclusionary housing has led to much debate gfvoj ":n ar?tdlt?;: 0 matrker:elaﬁdl lélmtsdtljrili arl\llate;(iatctlorxhot:z:?gr N

concerning key definitions, outcomes and mechanisms requiiad cvelopments. 1hese costs may Incude additional capital expenditure o
the part of private deglopers, while limiting their return on investment

implemenftion. For instance, the public sector, the initiators of due t ) q tal tricti Additionally. th Tunit i
inclusionary housing policy, is motivated by the need to take on the due 1o price and renta’ restrictions. Addifionally, the opportunity cos
inherent in providing affordable housing in lieu of market units may

housing challenge and ensure that access to housing is available to all . f h fitabilit t devel s, C f .
income groups. The private sector, on the other hand, is concerned about Influence the  profitability of developments.  Consequently, - atev

the fiscal risks associated with inclusionapusing. The contrasting views developers d rtnay p:lac? trl]ncreaske dt exgert])dlt.ure at _thehdoor of p(étentltall
and objectives of inclusionary housing policy have brougihdut an OWNEIS and tenants of the market units by increasing housing and renta

industry debate on the intricacies of inclusionary housing policy. rates. In this regard, the public sector may seek to avail-ehicing
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incentives to private developers to g#t profitability concerns and negate by providirg lowincome, affordably priced housing units with market
the cost of inclusionary housing being placed on housing consumers. orientated housing. There is an opportunity cost inherent to inclusionary
housing: There will be a proportionate revenue loss for private developers

However, offering incentives is not without cost to the public sector and its substituting some middko highincome units wih low-income housing.
urban planning and development entitieshich plages pressure on the

public purseand iscontrary to the initial objectives of inclusionary housing.  Although the draft Gauteng Inclusionary Housing Bill (2012) is mandatory
in its approach, there are many lessons to be learnt from other countries

Some incentives that have been employed by other cities in the past that have incorporated a voluntary approach to a lesser or greater extent

include the following: in the execuibn of inclusionantype housing. The SAPOA research report
outlines a few such examples.

9 Facilitation of prioritised and fadtacked land use applications

I Reduced bulk serviand/or open space contributions At the time of the development of this MSOtRe Citywas yet to develop

1 Engagement of financial institutions to allow for more favourable an inclusionary housing policy. The approach tiat Citywill take with
lending rates for reduced debt repayments regard to inclusioary housing will only be clear once the policy is finalised.

1 Release of publicly owned labg private developers who put forward
the best inclusionary housing proposals foatlsite The spatial directives of Chapterhave been clear in thaaffordable

1 Delineation of additional urban development zones, specifically for the housing should be channelled into activity nodes and corridors.
incorporation of inclusionary housing Inclusionary housing should be responsit@this, and as soh should be

1 A relaxation of parking requirements channelled towards the nodes identified within the MSDF

T Density bonuses Inclusionary housing shall be provided for in terms of the provisions of

Inherent to inclusionary housing is the added cost of developing and SPLUMA, the spatial directives of the Tshwane MSDF and the Tshwane

managing lowincome units in addition to marketelated units. A central Inclusionary Housing Policy, once approvedbyncil.
theme in the investigation of inclusionary housing implementaticend
an important factor influencing its feasibiligyis determining who will carry
this extra development cost.

3.5 TOWNSHIPS AND MARGINALISED AREAS

Within this context, townships refer to residential suburbs that were
established during theapartheid era. These were located beyond the

urban periphery, specifically created to accommodate diite people.

Apartheid legislation enabled the government to forcibly locate mdrite

people in townships. These particular townships are also referred to as
GdzZNB Iy O2NBaé¢ 6AGKAY GKAA R20dzySyido ¢
legal term of township, which refet® a measure of land that has been

formalised through town planning and legal processes, including the

While the envisioad approach from the City of Johannesburg and the City
of Cape Town is of a voluntary, negotiatibased nature, the successful
implementation of inclusionary housing, either mandatory or voluntary, is
fundamentally influenced by the financial feasibilifyprivate developers
providing affordable housing units in lieu of certain markeentated
housing. An important consideration in the implementation of inclusionary
housing is the feasibility of private developers foregoing potential returns
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approval of a general plan which is approved by the Surveyor General and As discussed in Chapt2rthe Urban Network StrategfUNS) is a spatial
the recording of land title at the Deeds Registiy¢ 2 6 Yy & KA LJ& ¢  MNiI§ekirg)Ndol being implemented in order to integrate urban cores with
& dzNJb2 NSSwifiiré the context of this MSDF and the nodal hierarchy of  opportunities in the wider city. The marginalised areas (urban cores) are
Tshwane connected to opportunity areas via dntegration zone(transit spine or

activity corridors). Within the UNS framework, each urban core is anchored

These areas correlate with thé R S LINJA @ S R I3 2 NJ Yas NH I\M bnf. uﬁbén&haia fbcbl‘ﬁrbaafor h|gh |ntens|ty’ mixese deve|opment
identified in the Tshwane Built Environment Performance RBEPP) within the urban corg

(2019). The City of Tshwane has developed pridation index that
measures the extent to whiclishwaneresidents are deprived of basic

services and generally impoverished. Smaller Nodes | o,

........ ; |ntegraiion Zone Central Business District
The deprivation index serves to elevate projects which impact ¢ | ¢ Urban Hubs
underserviced areaghat is, the most deprived areas as identifiday Actity Coridor____ 4 :'.'., Smaller Nodes

spatial data analysig.hisindex serves as an important input towards the

NN .. i > Activity Corridors
prioritisation of resources for marginalised areas.

", Urban Hubs : O Secondary Transport Linkages
The Neighbourhood Development Partnership Grant (NDPG) Programme - Integration Zones

aims tocreate a qualitybuilt environment within urban core, while the b i e

Dzvv!ooedmea

/ Aue_Q_a QO?YQYA.O 5S@St2LIYSYyili 5AJA aﬁguré%drb%nNéthéﬂk‘gtrgféb)y:' wr nnzuea aAyAUAFUAODSA
order toignite township economies.

In view of the investment that the City of Tshwane has made in its

3.5.1 INTEGRATION AND CONNECTIVITY Integrated Rapid Public Transport Netw@RPT the IRPTN alignment

Townships and informal settlements in Gauteng are predominantly has been chosen as the transit spine Tshwan€ & A 40 zZBri#.N.t

located on the periphery of the urban cityTheseinclude the GeRankuwa To date, the line connecting Rainbow Junctisdonderboom to the capital
SoshanguwélabopaneWinterveldTemba complex to the northwest, core and to Hatfield are the only sections of the IRPTN that have been
Atteridgeville in the west, Mamelodi in the east ande®énhoutbosch to constructed. As suchTshwan®d OdZNNByd Ay aSaNI GAzy
the southwest. There is also Refilwe, Ekangala and Zithobeni on the eastern primarily along that line, with m extension to G&Rankuwa. Ideally, all

side of Tshwane. urban cores would be encompassed in the integration zone, but cannot be

Responsive transport planning camegrate urban cores with the rest of at this time due to limited resources and the sprawled nature of the city.

the urban fabrc and provideconnectivity through safe, efficient, relisdd
and affordable public transport.

l \ TSHWANE METROPOLITAN SPATIAL DEVELOPMENT FRAMEWORK, 2030



148

Integration Zone
= £ § 2 :
) - = Transit

2228258 !
3 % = 3 |_ Spine

S

o

o % @ o Nodal

1113 @Oe .

3 SIS S
[27; Feeder
25 é Routes
=~ _— 3
§ ‘E g " . -

J € O < Precincts

IEER i 230
=3
Ga —Rankuwa ’
Wonderbose
Hatfield

Northerm Gateway
wert Capital

— 00 Noficral Froewy
e OF Nuicral Rocte

v = Tiunk Route 24
[ Trunk Route S00n Bufter

[Z0) Capel Cora
(50 Matropoiitan MNacks
3 Urton Corms

FALE ¥OT TR SOME Integration Zone - Nodal Anchors
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Figure 39: Schematic representation fathe Source: Tshwane Built Environme@etrformance Plan 2020/21

Tshwane Integration Zone
Source: Tshwane Built Environment

Performance Plan 2020/21
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3.5.2 SHORTENED AND INCREMENTAL LAND USE DEVELOPMENT
PROCEDURES

One of the key objectives of SPLUMAoisedress spatial imbalances due
to development policies of the past. In some instances, this will mean the
relaxation of certain stringent developmeptocesses and requirements in
order to equalise opportunities for disenfranchised, poor and
disadvantaged communities. Townships, therefore, will digible for
shortened land use development proceduresubject to meeting the
requirements of the City offshwane. The detailed policy framework
and/or processes for the shortened application process{esg) line with

the requirements of the Land Use Management Schemall need to be
developed and formally adopted by the City, following the approval of the
MSDF.

Shortened and incremental land use development procedures shall apply

G2 20KSNJ I NBFa dKFG INB RSSYSR avl

as prescribed by SPLUMA, shall include the following:
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Table 34: Designated areas as prescribed by SPLUMA

Township Type Characterisfics ! Criteria

Category A + Chamacterised by wide-spread poverty and economic deprivation.
+  |mpossession of 3 Tille Deed or Deed of Grant.

Proclaimed +  Previously excluded persons live in these areas.

Towmnships

Category B Characterized by wide-spread poverty and economic deprivation.

Mot proclaimed, however, in soms instances General Plans sxist.
Serviced with municipal bulk infrastructure.

Rasidents are unlikely to b2 in possession of a Title Deed but are Beneficia
Chners, in possassion of a Oeed of Grant, or use 3 Permission to Oeoupy
(PTO) usually ssued and signed by either a Ward Councillor or the
Municipality’s Housing Department's officialis) with the municipality's |etter|
head and stamp, to prowve their occupstion of the property.
+  Previously sxcluded persons live in these areas.

LI )

Un-proclaimed
towmships

Category = + Characterised by widespread powerty, economic and infrastructura

deprivation.

Informal +  Serviced with Electricity and Portable water.

Settlements + The land is communally occcupied by the community. Stands are nof
‘professionally surveyed”. nor are they registered fo create Cindividua
stands" for each housshold who hawve occupied the land. Therefore, nof
Zoning Cerificate exists for the “indvidual stands" but only for the mather
property.

+  Pemmission to Occupy (PTO) wsually issued and signed by either a Ward
Counciller or the Municipality's Housing Department's officialis) with the
municipality’s letter head and stamp, to prove their occupation of the
progerty. Their residence is identified using 3 stand or shack numbsar tof
determine their site. % A

+  Previously excluded persons live in these areas. I u S R | NB |

Category D + Characterised by widespread powerty, economic and  infrastructura
deprivation.

Permission to Occupy (PTO) ! Letter from Traditional Authority.

Serviced with Electricity and Portable water.

Mo township layout plan exists.

The land 5 communally occupied by the communifty undsr fradifiona
leadership. The stands within these setilements are not “professionally
surveyed”, nor are they registered to create “individual stands® for each
househald who have permission from the traditional authority to ccoupy the
land. Therafore, no Zoning Cerdificate exists for the “individus] stands” but
only for the mother property which is a big parcel of farmland.

«  Previously excluded persons livel in these areas.

Traditional Authority]

LI )

3.5.3 RETAIL IN URBAN CORES

It is important to look at retail development within urban cores in relation
to other parts ofTshwanein context. The retail developments in urban
cores are not developed to the same level as in other parts of the city due
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to the inequitable development policies of the past. Nonetheless, retail
activity serveas an economic activity within urban cores, albeit not to the
same extent as in the metropolitan cores, which have a long history of
favourable development policies.

Within the current context of theA 1 @ Qa RS @St 2 LIYSy i
opportunity is promoted, it is also important to note that retail
development, as with many other economic activities, is largely a function
of the private sector. The private secisrmarketdriven, which means that

it responds to demand and consumer characteristics. At the same time,
consumes will seek out very specific retail typologies depending on their
specific characteristics as a consumer. This sagdplyand relationship
between developer and consumer will remain a permanent state of affairs.
Previously, due to a lack of private transport and expensive public
transport, lowincome earners were compelled to source their needs from
small, localised township retailers. Lower pdc goods available at
township shopping centres or establishments offered a variety of goods
and provided goods and services at more affordable prices.

But the population profiles throughouffshwaneare changing as it
becomes more integrated spatially, saity and economically. These new
population dynamics require that access is given to the upwardly mobile of
the former township areas so that spending within the retail arena or
urban cores can be directed inward to contribute towards further
developing he urban cores. Those that move up the social and income
ladder that previously preferred to shop outside townships in upmarket
YItfta oly26y la a2dziaK2LILIAYyITE0
their expenditure to township malls if upmarket retaiévelopments are
increasingly brought into the urban cores. The importance of increased,
high-quality retail development within urban cores is, thus, tiatd:

1 Equitable access to retail opportunities
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1 Economic stimulation by redirecting spending that migkiterwise
leave the urban core back towards the core in order to increase
development

While retail development is driven by the private sector, the City has a role

LIgb tplayQdwards fagilKaBingdhe &bedaittf which developers invest in the

urban cores. Thjs especially, relates to service infrastructure and
supporting development policies. The City should equally consider smaller
traders and how a retail development may impact the livelihoods of
existing smaller business owners and entrepreneurs.

Retail deviopment will be further informed by economic policy directives
emanating from the City.

Y I

3.5.4 LIVEABLE NEIGHBOURHOODS AND THE NEIGHBOURHOOD
DEVELOPMENT PARTNERSHIP GRANT

The Division of Revenue Act (DORA) is published annually in order to
document the equiable share and grant allocations to all levels of
government. The DORA publication sets out available grant funding to the
City. Typical funding sources available to local government emanating from
the DORA publication includes, among others, the NDPG.

The NDPG is a nationally funded programme that aims to address the
improved quality of environment in urban cores. The social and economic
redevelopment of South African townships has been identified as a
gagonal;pgloriy. The NRRE4s ag it fy Mstiong! T iRaguny (il o N5 O d
seeks to address development issues within townships. It was announced

in the budget speech (1Bebruary2006)by the then Minister of Finance

as a conditional grant to municipalities through the DORA. Its intentions

are to stimulate and accerate investment in poor, undserved

residential neighbourhoods (townships) by providing technical assistance

and capital grargfor municipal projects.
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The NDPG programme was established with the objective of leveraging 4. The enhancement of the pedestrian environment

private-sector investment, thereby, stimulating social and economic _ _ ) _ _ _
potential within townships. It plays a key role in unlocking resources and 5. The enrichment of the quality of the public environment with public
initiating the property developments requiret transform target areas art and green structures (trees)

into vibrant and economically functional neighbourhoods that are pleasant
to live in and provide residents with access to shops, markets}
recreational and community facilitiess well as public transport. The
overall aim ofthe NDPG is to support municipalities to design and
implement projects within the context of overstretching township
regeneration strategies. Municipalities are urged to submit applications for
technical assistance and capital grafdr projects that meethe setout
criteria stipulated in the programme toolkit.

The implementation of NDRf@lated projects is heavily dependent on the
approval of business plans submitted by the City to the National Treasury.
Since its inception within Tshwane, the NDPG programme has allowed for
the upgrading of numerous spaces and pedestrian pathways within former
townshp areas over the years.

3.5.5 TOWNSHIP ECONOMIES

. , _ . The Gauteng Township Economy Revitalisation Strategy (GTERS) (2014)
In Tshwane, the NDPG funding is focussed on creating vibrant, quality RSTAYSAa (GKS (2syakill §02y2ye & asdyi.
spaces, focussing on nodes of economic potential to act as catalysts for township operated by township entrepreneurs to meet primarily the dee
development. This includes, but is not limited to, deping squares, 2F (28yYAKAL] O2YYdzyA (i Aié Eothd spatiaRadd/ & K A LJ
trading facilities and intermodal transfer facilities in largely dormitory  o.4nomic concept. It is spatial, because it is restricted to specific types of
areas, as well as the clustering of civic and social facilities around areas Oflocales (urban cores) within the city and economic because, as with the so
potential to increase the economic viability of the areas and, therefore, ..o informal economy, much tfe township economy is u’sually linked
attract ard maintain privatesector investment. to the informal economybecause large parts of it are informal in nature
and regulation. As a result, the terr@®wnship economyg and dinformal
economy are sometimes used interchangeably because it is difficult to
divorce the two.

Through the NDPG, the City aims to create places of opportunity through
the clustering and integrated design of public facilities in order to unlock
economic opportunities within the former township areas.

While the majority of township enterprises operate informally (outside
regulatory frameworks), most sell legally manufactured products obtained
from the formal economy. Their informality can either be intended, as a

1. The creation of community activity centres and focal points (including "€Sult of an implicitcostbenefit analysisto avoid the various and

Thefive keypoints of action for which the NDPG funding should be used in
Tshwane arasfollows:

town centres and urban cores) cumbersome requirements for business registration and/or formalisation
or unintended due to the regulations and policies that deliberately prohibit
2. The strengthening of activity linkages (activity spines and sfyeets businesses from operating in certain contexts and localitdonetheless,
these enterprises are an integral part of the coherence of township life
3. The transformation of transport interchanges into civic termini because the goods and services they provide are of economic and social
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importance to the township communities they serve. It is for this reason
that the GTERS believthat these township enterprises have a distinct and
vital role to play in helping to create a vibrant, sustainatdecially
inclusive, labouabsorbing and growing economy.

Moreover, the township economy has potential to draw a great number of
previousy excluded persons into the mainstream economy, not just as
workers but also as business owneasgth the potential to create wealth.

The GTERS argues that even though township enterprises were originally
established to address specific community needsythave the potential

to branch out and successfully deliver their products to wider markets.
What is critical is to ensure that the money and benefits of these economic
activities flow directly back into the townships in order to create a
sustainable ecoomy, which will ultimately contribute to socially inclusive
wealth creation for previously excluded persons.

3.5.5.1 THE SCOPE AND SCALE OF TOWNSHIP ECONOMIES

The township economy was birthed from (i) the necessity (for survival
purposes) and (iippportunity (as a means to meet the needs of their
communities). Township enterprises are typically micro in nature with a
low skill base and have a high rate of informality. However, they comprise
a wide and diverse range of economic activities withifedgnt industry
sectors involved in the production, distribution, exchange and
consumption of goods and services for township communities. Township
enterprises are found to be dispersed throughout the township, with the
majority of them being homévased, perating from outbuildings or part

of the existing house, while others are well located along or around where
public transport runs.

The following table indicates the diverse cluster of enterprises and sectors
that exist within the township economy:

Table3.5: Township and rural enterprise clusters
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Sector

Enterprises

Retail

Spaza shops

General dealers

Butcheries

Fruit and vegetable stalls

Fish and chips

Shisanyamasubs, taverns and shebeens

Service industry|

Hair and beauty salons

Sewing andailoring

Shoemakers or shoe repairs

Key cutting

Dry-cleaners, laundrette, laundrgnd carpet cleaners
Printing works

Electronics repairs and workshops

Mobile toilets, tents, chairs and tables hire
Catering

Confectionery

Burial society and funeral underteis
Security companies

Gyms and fitness clubs

Car wash

Health aSRAOIT OSYyiNBa o6YSRAOI L
consulting rooms)
Pharmacy

Traditional healers
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Construction an

Building warehouses and building yards

real estate Construction business
Brick laying and manufacturing
Property development
Backyard rooms and shacks for rent
Tourism Bed and breakfast

Conferencing

Backpackers

Restaurants

Shisanyamaspubs, taverns and shebeens
Catering, events, concerts and festivals
Tour operators

Heritage tourism

Manufacturing,
industrial and
commercial

Micro and mini distribution centres

Brewing of sorghum beer

al ydzFl QG dzZNAy3 2F aSaaSydat
Manufacturing of household detergents
Furnituremanufacturing and repairing

Carpentry

Steel production welding pipes (security gates) and fitting
Aluminium window production

Clothing and textile

Tombstone manufacturing

Transport

Taxi business
Car and trailer rentals
Auto body repairsmechanicsand tyre trade and fitments

Agriculture and
agroprocessing

{StftAy3 2F tA0S4G201 FyR |

YIEN] SiGé0
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Milling

Finance Stokvels
Burial societies

Mashonisagloan sharks)

Arts and creativ{ Music andvideo production
industry Jewellery design and manufacturing
Art, paintingsand craftmaking and selling

Community and| Early childhood development centres
social services | welfare and feeding schemes

Care for the elderly

Places of public worship

Information and| Internet cafes

communication | Multimedia services (for DSTV installers)
technology (C7)

Greeneconomy | Waste management and recycling

Source: Gauteng Township Economy Revitalisation Strategy, 2014

3.5.5.2 AN APPROPRIATE LEGALREBULATORY FRAMEWORK

The GTERS indicates that one of the major barriers for township
entrepreneurs is the current legal and regulatory framework in which they

must operate. A significant part of the regulatory framework is
inappropriate for townshipentefdA 8 Sa® hyS 2F GKS 32 SN
then, is to create a regulatory framework that is enabling.

In many townships, enterprises such as spazas and taverns are to be found
on residential properties and/or right in the heart of residential
neighbourhood. Street traders also take over pedestrian walkways and
paving where transport hubs exit as these localities provide the customers
for their businesses. In other instances, you would find a tavemxisiing
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with a church right across the street fromhiecause these two land uses
R2 y2i aO02YLISGiSé F2N O0dzali2YSNEOD
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Most security estates in Gauteng are located in the north of Johannesburg,

salnBeast & Tshwikel and west of TERudayleRi, prefomitiaditly York K LJ

economies is unigue and contrary to popular planning theory. As such, a periphery of the existing urban footprinMany of the business and office
parks are found just outside the builp area and are often concentrated
alongside residential security estates. This creates clusters of private gated
communities that are adjacent to major transport routes.

unique approach would need to be considered for townships.
From a land use management ppestive, the GTERS recommermds

1 removing bias against residentiahsed retail business, for instance in
zoning requirements; and

9 allowing for the formalisation process of many township enterprises
through education campaigns about the benefits of formyali

Other considerations may be reconsidering the offgnhibitive costs of
submitting a land use application and the complexity involved in the
process.

At the time of preparing this MSDF, the City was in the process of preparing
a policy document on tomship economies, focussing on matters of land
use management. While the detail of this policy is aahilable to reflect
upon, innovative land use approaches will certainly need to be considered.
Shortened and incremental land use development procedurdse with

the Land Use Management Scheme, will need to be developed and
formally adopted by the City, as indicated eatrlier in this chapter.

3.6 GATED COMMUNITIES

The two broad -categories of gated communities are enclosed
neighbourhoods and security e$¢s. Enclosed neighbourhoods refer to
existing neighbourhoods that are closefl for security purposes. Security
estates are new private developments that range from large estates to
townhouse and apartment complexesand can even include
predominantly nm-residential gated or security parks such as office or
industrial parks.

Gated commuities affect spatial transformation in several ways, such as
the following:

1

1

=

=

They contribute to spatial fragmentation and have implications for
integration and accessibility.

They change the urban fabric by displacing the movement of motorised
and non-motorised (cyclists and pedestrians) traffic. Because large
areas are physically closedf, traffic is forced to use the remaining
open roads (mostly arterials), which, in turn, causes traffic congestion
and displaces traffic to neighbouring areas.

They change the normal dynamic urban process of change.
Densification and redevelopment over time is impossible because
these areas are developed and isolated from surrounding areas.

They compromise the sustainability of public transport because of a
lack ofconnectivity and permeability between the transport route and
the gated community.

All pedestrians are forced to use a single access point, which often
ONBIFiSa t2y3aSNI gl t1Ay3a RAAGIYyOSa
to use public transport. (In opemeighbourhoods, pedestrians
generally have several options when choosing the shortest route
possible to the public transport stop).

The Gauteng Spatial Development Framewaogkotes Landman and
Badenhorst (2012), when they say that the Human Rights Corhrgisg Q a

NB LJ2 NJi

2y SyOf2aSR ySAIKOo2dzZNK22RaE  YI

division, contribute to dysfunctional cities and lead to further polarisation
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rate of emergency servise and service delivery as well as road
YI Ay S yGaytdd@Hadning Division, 2016)

One of the directives of thintegrated Urban Development Framewask
the elimination of gated communities in order to support social cohesion.

At the time of the prepeation of this MSDF, a restriction of access to public
places policy (in terms of the Gauteng Rationalisation of Local Government
Affairs Act, 1998 (Adi0 of 1998)) dealing with gated communitiess
being considered. What is clear from the backgroundkatbat has been
done to prepare this policy, is thgated communities have arisen from a
need for safety and securityOne of the principles, then, of the draft
Restriction of Access to Public Places Policy is that gated communities will
not be granted aa permanentight butwill require renewal after a certain
period. After a certain number of renewals, the area may not apply for any
further neighbourhood closures. This principle is put forward with the
recommendation that, in the interim, the City ddueps a policy or strategy

and implementation plan that will address safety and securitfshwane

in the broadest sensehus, eliminating the need for gated communities
that are set up with the primary need of addressing security.

Should the City be abke deliver on this, the Restriction of Access Policy
will be reviewed accordingly. As such, one of the actions that has, thus,
been recommended at the conclusion of this chapter is thatTthbwane
Metro Police Department, in collaboration with the Southfrican Police
Service, develop and implement a safety and security strategy that will
negate the need for gated communities that are set up with the purpose
of improving security.

At present, until the issues of safety and security on a broader scale are
definitively addressed, gated communities within Tshwane will likely
remain and so our planning will have to be inclusive of this.
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that Tshwan®@ a aeadsSy 27F Y2 Ogyi&yehicdsgnid O2yy S
pedestriang; is not compromised.

o *
D

Figure 311 Importance of movement regarding gated communities
3.7 AGR{VILLAGES

At the time of the development of this MSDF, the Sustainable Human
Settlements PlaiiSHSPyas being reviewed and updated. Further to the
SHSP, a plan that addresses rural housjvgth agrivillages being an
integral component; is being developed. As much as the urban areas of
Tshwane are attracting many people in search of improved rio
opportunities and living conditions, trends have shown that rural and
marginalised settlements have experienced continuous population growth
in areas where access to land is possible and transport services are good.
Population densities in these placa® approaching those of urban areas,
but the economic base and the infrastructure to manage the said areas are
still undesirable. The City is in the process of developing the Rural
Settlement Strategy aimed at retaining existing rural or agriculturalsaarea
Research will also be conducted to investigate the implementation of
different subsidies when settlements located in these areas are
implemented.
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Agrivillage establishment is a relatively new human settlements concept
in the policy environment, whichds a focus orself-sustaining living,
specifically in rural areasThe focus on the establishment of specialised
centres in the form of agtwillages in appropriate locations will specifically
help to facilitateagrarian transformation and land refornas evisioned

by the Comprehensive Rural Development Programme (CRDP).

Rural areas constitute spaces where human settlement and infrastructure
occupy only small patches of the landscape. Miagority of rural poor live

in areas that are resourcpoor and highy heterogeneous. At the time that

this MSDF was being prepared, the City of Tshwane did not have a
corporate rural development strategy. Nonetheless, the City of Tshwane
Human Settlements Department was in the process of developing a rural
settlement straegy, which will incorporate the concept of agiilages.

The key to the success of agillage development is rooted in the principle
of focussed and deliberate government investment spending to ensure
that these centres develop in order to provide antemsive range of
communityfacilitiesand become the spatial focal points of agriculturally
driven local economic developmentnterventions and land reform
initiatives. By doing so, an agfillage possesses the inherent potential to
act as a spatial pointithin a larger rural spaceconomy around which the
critical mass required to initiate formal and informal local economic
development can occur over tin(€ity of Tshwane, 2014).

Areas such as De Wagensdi@nverwacht, Sokhulumi, etc with rich rural
characteristics will qualify for these types of developments. The Rural
Development Strategy is currently being developed by the City in order to
guide the development of these areas.

Due to the rich agricultural characteristics of the far eastern regiomiseof
city, the City of Tshwane Human Settlements Department proposes that
the agrivillage concept be explored there to retain the agricultural nature
of these areas.

\ TSHWANE METROPOLITAN SPATIAL DEVELOPMENT FRAMEWORK, 2030
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3.8 HOUSING DEMAND ESTIMATES

At the time of the development of this MSDF, tBeistainableHuman
Settlements Plan§HSPof 2014was being reviewed and updated. As part
of the work, feasibility studiewill be conducted orvariousland parcels to
confirm the development potential. Further to the SHSP, a plan that
addresses rural housing is bgideveloped. As much as the urban areas of
Tshwane are attracting many people in search of improved work
opportunities and living conditions, trends have shown that rural and
marginalised settlements have experienced continuous population growth
in areas where access to land is possible and transport services are good.
Population densities in these places are approaching those of urban areas,
but the economic base and the infrastructure to manage the said areas are
still undesirable. The City is in the pess of developing the Rural
Settlement Strategy aimed at retaining existing rural or agricultural areas.
Research will also be conducted to investigite implementation of
different subsidies when settlements located in these areas are
implemented.

During the compilation of the 2018 Regional Spatial Development
Frameworks (RSBRhrough a trends analysis that looked at a number of
factors, it was determined that there will be a demand of approximately
154000 housing units between 2020 and 2025.

The indcations of the SHSP are that there is enough developable land to
meet this demand.



Table 36: Demand for housing2020to 2025

CHARACTERISTIC REGION1 REGION 2 REGION 3 REGION 4 REGION 5 REGION & REGION 7
Density 10 ppl/ha in Akaskia 10 ppl/ha around Kolonnade | 1du/2ha in rural 7.76ppl/ha Generally low 6.8ppl/ha Low to medium
areas up to 60 density. Precise density. Precise
du/ha in figure not given figure not given.
40 pplfha in Klip- 14,2 ppl/hain developed areas
Kruisfontein Hammanskraal/Temba
60 ppl/ha in Mabopane 5,2ppl fha in remainder
southern part
Informal units Approx. 52 000 (19% of 18000 MNat given Not given MNat given Approx. 40 000 Approx. 7170

total housing in region) [22% of total

housing in
region)

Average population | 2.1% in 2018 and declining | 1,7%in 2013 and declining 2,2%in 2018 and | 4.7%in 2013 and | 2.9%in2015and | 2, 6% in 2016and | 3.1% and

Growth Rate declining declining declining declining declining

Annual houses Approx. 5500 Approx. 1300 Approx. 5000 Approx. 4000 Approx. 9000 Approx. 6000 Approx. 1000

required to meet

the need as at 2018

HOUSING TOTALS 27500 6500 25000 20000 45000 30000 154000

2020-2025

Source: Regional Spatial Development Frameworks, 2018
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3.8.1 DEMAND FOR LAND IN TSHWANE

¢tKS OAGeQa DNRdzLI t NP LISNIi e 5 SLI NI Y Shoirs agpyoBaielg@a land déarfand mSéctarks oSvariolis iseSkiased” S v (i
study of the demand for real estate market demand for land between 2018 on expected demographic and so@oonomic trends per the seven (7)

and 2030 in order to formulate a detailed understanding of, amongst regions of Tshwand& he tablebelow indicates the total gross demandrp

others, the housing deand and social amenities for the city. The data region between 2018 and 2030.

Table 3.7: Total gross demand for land per regian2030 (hectares)as atJune 2018

Residential

(FLISP/GA| 8838 3166 11823 21671 1046 | 17186 1524 66153
Residential

(social 61,7 232 489 122,7 | 121 98,3 11,9 378,8

housing

Residential g9 | 552 30323 | 122366 3438 50280 1901 | 223469
(bonded)

Residential ) oo 5 668 | 13211 33136 3279 26538 3203 | 102286
(subsidy)

social g9 47,0 1226 |356,6 |183 2309 | 16,8 891,3

amenities

Source: City of Tshwark921b
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3.9 HUMAN SETTLEMENTS AND CLIMATE RESPONSIVENESS

In terms of national land use and settlement patterns, climate change begs

serious questions with regard to future human settlemzintthe national
space, such as the following:

1 How will climatic change impacegional development patterns in
terms of temperature, liveability, water, food securitand the
adaptation to viable agricultural practices and commodities?

1 What kind of impacts can be expected in settlemeraad where
should new cities be built and thiwhat populationsize in mind?

1 What are the disasterisk reduction interventions, coping capacity and
national resource implicationsike drought relief, that are required in

areas that are set to experience significant and intolerable changes in

climae: Should highisk settlement developmentfor instance be
curbed? Will the government be able to provide support for the most
vulnerable and, if so, of what kind and at what cost?

1 What kind of activities and settlement patterns should be allowed in
sud areas, and should new settlement development in these areas be
discouraged or concentrated in alternative, carefully selected suitable

locations?

9 Is directing or discouraging urbaprawland settlement in certain
regions constitutional, and, if so, whaind of method or measure
would be used to regulate settlement in such areas?
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envionmental implications of planninfshwan®a RS @St 2 LIYSy i
the city in a socieeconomically costly development path.

The main considerations within the context of spatial transformation are
the following:

1. Land and spaceA combination of densificabn, compaction,
mixed landuse, mixedncome residential areas, chitentred
urban design for maximum safety and visibility, provision for urban
agriculture in smaller spaces in the inner areas increasing to larger
farms on the peripheriesand TOD. TheRPTN should be aligned
with strategic, spatially sound human settlement locations. The
organisation and orientation of buildings can also impact the urban
heat island effect.

2. Building materials and desigiihe introduction of new building
regulations thatlink approval of building plans to a sustainability
audit based on an assessment of the environmental and social
impact of the combination of proposed building materials, and the
spatial and architectural design (taking into account matters such
as northorientation, passive heating and cooling via roof overhang
and window design, insulation and ventilation, inter@xterior
relations, etc). The building and streetscaping materials used can
also impact the urban heat island effect.

(Department of Rural Development and Land Reform, 2019) 3.9.1 LAND ANBPACE

Currently, there is a push for climate responsiveness in order to mitigate

the effects of climate change. This develagmhis important to consider,

especially because it has implications for the Wawan® & RS @St 2 L

will be designedn terms ofinfrastructure design, human settlements and
housing design, transport systedesign, etc. A failure to appreciate the

Urban sprawl is still an urgent problem in Tshwane. The current spatial
structure of Tshwane is such that less affluent areas tend to be found on
ripheral areas of the city. The high capital outlay required to provide
infrastructure in peripheral areafurther compounds the problem. The
result is that certain communities do not enjoy access to a full range of
services, social amenities and facilities. The manner in which people
traverse the city is also important. Those who can afford to do so make use
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of private vehicles. The majority of Tshwane residents have no option other Thus, land and space should be managed in order to

than to rely on inadequate public transport, which is also becoming
increasingly expensive. 1 reduce the costs of infrastructure provision;

1 support a more efficient space economy;
The South African Fjresidential Infrast[ucture Coordinatingv CommisAsion 91 better connect CgmmunitiAes to work anq recrea}iovn opportunitievs; and
(PICC) believektt & G lidzt t AGR&T I FF2NRIOGE S Aqy DidkclrhdibzsboBuitie 3i9.58 SO2y2YAO
productivity, permits economic expansion and allows marginalised
K2dzaSK2f RaA YR O2YYdzyAlASa G2 0 | S92ERDbINGMATERIARTFAND SESIGRILILIZ NI dzy A G A S&a dé ¢ 2
this end, 18 strategic integrated projects (SIPs) have beertifigegihand
adopted for implementation as part of the National Infrastructure Plan. Of ~Often, innovation and implementation in green and sustainable building
relevance to the City of Tshwane is the Integrated Urban Space and Public design comes from the private sector. One of the areas that has not been
Transport Programme that has been developed to focus on the 12 largest thoroughly investigated and translated into policy is the oosthousing
urban centres, includingll of the metrgolitan municipalitiesin the space in Tshwane. One of the stumbling blocks in this area is often said to
country. The SIPs will coordinate the planning and implementation of be the existing legislation that governs housing construction in the country.
infrastructure  namely human settlements, economic and social [N 2015, Mark Jackson of urbanAfrica.Net, with a background in
infrastructure, and public transport. A particular principle is that of creptin ~~ €nvironmental sciences and cignd regional planningcompiled a list of
GadzadrAylFotsS dz2NBFyYy & Séndified Végparss  Sorest Bidlhgregulatpranorms and standards as well as some suggested

corridors.é guidelines for efficient and sustainable housing design by government
bodies. These constraints and opportunities make up a framework for
Compact, mixeeuse, transitserved neighbourhoodshave dramatically thinking about positive and innovative housing solutions that offer a step

lower emissions per persanas much as half or less per capita of sprawled forward in terms of resource use, economic cost, environmental
developments. Due to the high cost of providing bulk infrastructure in low  sustainability, soci@conomic responsibility as well as liveability.

density areas, urban sprawl should be discourag&owth management

is critical.

The City of Tshwane has adopted a nodal approach to spatial
reconfiguration. Nodes are those parts of the city where development
should be focussed. The widest variety of services and opportunities
should be provided at nodal points at degrees relativeéh&r nodal status.

The process of increasing land use densities (the building density) in a
planned and meaningful way within the existing boundaries of a specific
area increases overall efficiency and reduces cost in the use of

infrastructure, servicesral amenities.
: \ TSHWANE METROPOLITAN SPATIAL DEVELOPMENT FRAMEWORK, 2030



Table 38: Building matefals and designs

Constraints

Opportunities

Form

Minimum of a 40m? floor area and two
bedrooms

Materials are very loosely defined

Separate bathroom (toilet, shower and
hand basin)

Form is not defined

Combined living area and kitchen (was
basinand electricity supply)

Construction by certified builders who have
warranties for roof leakage (one year), maj
structural defects (five years) and non
compliance (three months)

Built on favourable soil conditions

Maximum of 10m from a municipal wir
and sewage connection

Safe foundation for load and damp
resistance

Water- and weatherresistant facade

Minimum window footage and
controllable ventilation at 5% of the floc
area

One at least every 0/?

Minimum wall height of 2,4n and a
minimum ceiling height of 2,

Energy

Efficiency and safety is the aim

Installation of 110 W to 15W per day of solg
in much of South Africa at FD0 to R4000

Free basic provision to applicable hous
on the grid or off (5&Wh per month)

Combined board and meter as electricity
control unit

230V preferable within 207 V to 253

flexible range at the point of supply

Efficient lighting, heating and cooking desig
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Single or three-phase system

Bulk supply ofiquefied natural gascheaper
and safer than most sources

Grid extension cost at RZWO to R5%00
per kilometre

Renewable source (wind, solar and biofuel

50% of water heating should be suppli¢
by means other than electrical resistan

Solar water heating (40% of avesag
household energy consumption), subsidise
with four- to five-year payback time

Water Single standpipe per stand Rainwater collection with filters
Minimum of 25K  LJSNJ R & ¢ |Wind water pumps optimal balance betwee|
80K G2 wmnp KO costand maintenance
Contamination protection
Aesthetic water acceptability (ClaBgo 1]
Water at 20kPa or greater, and more
than 43°C
Drainage Minimise downstream impact, do not | Promote permeability, maintaisegetation
damage natural flows
Runoff conveyed more than 1,8 from | Store and control rusoff
the structure
Prevent pollution
Sanitation Human right Nonconveyance toilet options (ventilated

Should be reliable, acceptable,
appropriate, affordable and sustainable
the eyes of the user

double toilet, vault toilet or urine diversion
toilet)

Toilet facility for each household

Lowflow conveyance toilets

Lowtech and lowmaintenance solutions wit
future upgradability
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Minimal environmental impact

Possibilities for greywater ponding,
permeability, soakaways and gardening (fo
produce not eaten raw)

Adequate disposal of waste water

Shared sewage connections

A 4 to 18year emptying and maintenani
cycle

Separategreywater conveyance
Generated at 2K to 60K per day

Sustainability

Appropriate orientation
Long axis east or west

Encourage longerm investment in houses
with improved efficiency

Better material usage reduces economic lo
on inhabitants

Energy efficiency through windows,
skylights and lowvattage lightbulbs

Environmental quality and sustainability

Thermal efficiency: Appropriate
overhangs (northern side), fenestration
(R2,2 or masonry at R0,35 more than
140mm thick, roofing morghan R3,7,
and floors more than R1,0 at 30Gm
thick)

Improves health and safety of the building

Passive housing design

Safety

Protection and evacuation of occupants
case of fire

Limit the spread

Building materials that are more resistant t
fire and, therefore, protect neighbouring
properties

Safe air quality through ventilation
For damp and smoke

Health improvement and disease reduction
through improved air flow

Humidity compensation

Visibility and connectivity
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Street lighting ocommunal highmast
lighting

Funding

Multiple funding options with constraint

Multiple subsidy options available around
community and seltonstruction as well as
social housing buin

Family earning less than B80 per
month can qualify for gubsidy of up to
R160573

In-situ options available for informal areas

Subsidies linked with down payments
(FLISP) can amount to between
and R87000

Source: Jackson, 2015
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At the time of the preparation of this MSDF, the City was reviewing its
Green Buildings Baw. Green building(also known as green construction
or sustainable building) refers to a built structure and process that is
environmentally responsible and resaerefficient throughout a building's

life cycle:Fom siting to design, construction, operation, maintenance,
renovation and demolition. This practice expands and complements the
classical building design concerns of economy, utility, durability and
comfort.

Although new technologies are constantly being developed to complement
current practices in creating greener structures, the common objective is
that green buildings are designed to reduce the overall impact of the built
environment on human health arttie natural environment by,

efficiently using energy, water and other resources;

incorporating natural or green elements where feasible;
incorporating permeable surfaces;

protecting occupant health and improving employee productivity; and
reducing wastepollution and environmental degradation.

=A =4 =4 =4 =4

Tshwane is one of five South African cities in the C40 Cities netnark
network of cities across the globe committed to addressing climate change.
In terms of the provisions of the Net Zero Carbon Buildings Exida, the

City has committed itself to ensuring that all new buildings in Tshwane are
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Further to the above considerations, th€ouncil for Scientific and
Industrial ResearcfCSIRGreen Book indicates a number of adaptation
actions to be considered when planning for or developing human
settlemens. These relateto the protection and maintenance of
engineering andreen infrastructureto ¢

protect communities from events such as flooding
take preventative measures for natural or mamade disasters such as
fires;
1 ensue suitable locations for various activities and land uses;
make use of and enforcing planning measures such as buffer zomks
flood lines; and
1 use simple design measures such as the shading of public spaces, the
use of permeable paving andery importantly, the rehabilitation,
reuse and/or recycling of spaces and/or resources where possible.

il
1

These adaptation actions cacross all sectors and require actions to be
taken by the private and public sector.

With regard to housing, in particular, the matters around location,
specifically regarding matters like flood lines and buffer zones, is key. These
are matters that are adressed per land use application once received by
the City for processing. Design measures that will improve upon the
adaptation of housing developments to climate change need to be

net zero carbon buildings by 2030 and all buildings are net zero carbon by addressed through the Urban Design Framework (citywide and/or for a

2050. The MSDF gives effect to the development principles of SPLUMA, asparticdzf  NJ LINS OA y O 0

contained in Chapte2, and recogisesall sectoral policies affecting the
spatial vision of the City. Where any mandated decision is taken with
regard to the implementation of the MSDF or any component thereof, the
principles that are outlinedii KS / A (& Qa
regulatory instruments or frameworks related thereto should be taken into
account to achieve its longgéerm spatial vision ando ensurethat the
principle of sustainability is embraced.

'y R (H&WS Thé @ity d0@si

not, at present, have a corporate urban design framework. It is a key
recommendation of this MSDF that one is developed. At the time of
LINBLI NAYy 3 (GKAa

incorporated as far as possible.

DNEB S

a{5CzI -akvs beihgirévieel DNEB S\
| dryd BolByor D NBn8 Vit is daipécted that these adaptation considerations will be
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¢tKS /Al&Qa
sensitivity and adaptive capacity of Tshwane regions and sectors to the
potential impactsf climate change, focussing on extreme events.

Many of the adaptation actions addressed here correspond with those
addressed in th€SIRGreen Book.

3.9.3 THE URBAN HEAT ISLAND EFFECT

¢CKS tINR& ! ANBSYSy i Qa hagbpaliréspohse toA Y
the threat of climate change by keepitige global temperature rise this
century well below2 °C above préndustrial levelsand to pursue efforts

to limit the temperature increase even further g5 °C.

In order to sufficiently idetify the spatial implications of climate change
for South Africa, several firgcaled climate change projections were
undertaken and incorporated into the draft National Spatial Development
Framework (NSDF) of 2018.

The resulting projections generally jgiiet severe temperature increases
for southern Africa. It is especially the northern and western parts of South
Africa that can expect significantly hotter average temperatures and more
very hot days per year by 2050. By the end of the century, temperature
increases of betweed °C andr°C can be expected over the interior of the
country.

In more developed areas, temperatures can generally be expected to be
higher than the average should the current development trends continue.

This will largely be due ta phenomenon known as the urban heat island
effect.

National Geographic provides a very comprehensive explanation of what
an urban heat island is and how it affects our daily livesuvan heat
islandis a metropolitan area with higher temperatures thanrrounding

\ TSHWANE METROPOLITAN SPATIAL DEVELOPMENT FRAMEWORK, 2030
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+dzf YSNI 0Af A G &he expoduted & Y Pafiiirbar?of rural aream Hedt & &raded 8/%&nergy from all the people,

cars, buses and trains in large cities. Thasgean heat islanglare created
mostly in areas that have a high number of people and activity.

Densification of strategicades is one of the approaches being employed
by this MSDF for the purposes of spatial transformation. Densification
inevitably leads to an increase in land use and/or population in a given
space and, if not done correctly, may aggravatdan heat islangwithin

Tshwane, < 4 A A n
Aa U2 AaQuUNBYy3IUuKSYy U

During 2020, a urban heat islanastudy for Tshwane will be completed.
The study has been divided into various phases, with Phaslecady
having revealed some preliminary findings. Looking at the diagFigure
3.9)andthe mapon the kft below (Figure 3.10pne will see that the areas
depicted in a darker maroon colour are the areas that are experiencing
urban heat islandeffects. The map on the righFigure 3.10)depicts
current population densities, having used residential unitsgaéburb as a
proxy. The blue areas depict informal settlements, while the yellow, orange
and red depict formal developmentvith yellow being the lower densities
and red being the highest.

What one will clearly see is that it is only in some instancesrevhegh
densities correspond with the urban heat islagfiect. In some instances,
even where densities are lowghe urban heat islandffect is still evident.

Therefore, it is important to note that densification in and of itself is not
the culprit, butrather the manner in which development within densified
areas takes place.

For example, when buildings are constructed close together and placed in
such a way that impedes wind flow, this can createuegban heat island.
Building materials are usually yegood at insulating or holding in heat.
This insulation can make the areas around buildings warmer.



Energy emissions from daily modern Jifike from cars and factories, for
example, are always burning off energy. This energy usually escapes in the
form of heat, which also contributes to warmer temperatures.

Hard, impermeable surfaces, such as concrete paving and road surfacing,
tend to absorb heat during the day and trap this heat at lower levels,
realising it during the cooler eveningvhich makesthe temperature
warmer.

All of this, in turn, leads us to make use of cooling mechanisath as air
conditioners.Urban heat islandgontribute to energy demands in the
summer, straining energy resourgeand are often subject to rolling
blackouts(load-sheddingpr power outages. Utility companies start rolling
of I O12dzia ¢6KSy G(G(KSeé R2 y2i KI @S Sy
demands. The energy used in electric fans anetairditioningunits ends

up contributing to an even hotter urban heat island. Therefore,
recommendations around the use of green infrastructure over traditional
engineering infrastructure (as addressed in Chkapt Ecological
infrastructure) and the correct use of building material and design (as
addressed iithis chapte} will minimise the effects dhe urban heat island
effect.

Development layouts that do not impede wind flow are also important.

Ohow the Heat lsiand Phanomenon occurs

AN

Temotesturo
ncrease

Haot fom the
budding surtace

Ve eae \
Moot trom }
Temperatre of
ncreane

yoriCes
Antivo:  Tamporature

pageni Roos down
hoot

wtréiopars B 33 3
L

Heat of
vagoraton
Temronatrn
KOws 00w

?

B

J-
* ,;.’/

Figure 312: The urban heat island effect
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3.10SPATIAL TARGETING FOR HOUSING 1 more jobsshould be createdh or close to dense, urban townships.

¢CKS /AleQa @A aAi2yistdF@oMdekhdzomyfuniieSaf G f SYSy i (National Planning Commission, 2011)
Tshwane with sustainable and affordable human settlement opportunities

and security of tenur@ ¢ K Smidsianiisitceaisure access to adequate

housing by upgrading informal settlements and pramg affordable,

sustainable and integrated human settlements with adequate access to

basic services.

Though the implementation of these sustainable human settlements is a
long process, there are challengssich as land invasions, growth of
informal settlements, unavailability of bulk infrastructure, unavailability of
well-Hlocated land closer to economic  opportunities, poor
intergovernmental relations, etc that delay implementation. Partnerships
between thegovernment and private developers through pubpdvate
partnershisseem to be the best solution to fatitack the delivery of these
sustainable human settlements in order to balance the demand and supply
of these settlements.

As emphasised by the NatianPlanning Commission (2011), settlement
patterns should meet the needs and preferences of citizens, taking into
account broader social, environmental and economic interests. Travel time
or distances need to be shorter and travel itself needs to be more
affordable. This means ensuring that a larger proportion of workers live
closer to their places of work and that public transport is safe, reliable,
affordable and energefficient. It means building denser and more
liveable cities and towns. Wherteavel distances cannot be shortened,
travel and transport efficiencies should be ensured.

The Mtional DevelopmentPlantargets for 2030, that will influence future
city planning, include that

1 more people should be living closer to their places of work
9 better quality public transport should be provided; and

TSHWANE METROPOLITAN SPATIAL DEVELOPMENT FRAMEWORK, 2030



The City of Tshwane Human Settlements Department has identified
strategc locations for further investigation for the purposes of providing
affordable housing that suppatsustainable human settlemest These
areas have been categorised as follows:

Inner city

Tshwane West
Tshwane South
Tshwane North

=A =4 =4 =4
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h) Mixed housing developmenta bld hostelssuch as Saulsville towards
the western sideto accommodate the existing hostel dwellers and the
demand from the neighbouringpwnships.

3.10.2TSHWANE EAST AS PROPOSED BY THE CITY OF TSHWANE
HUMAN SETTLEMENTS DEPARTMENT

The eastern side dlie city comprises Regiols 6, and 7. Regidhistill has
potential for infill developmentsand mega human settlements
developments around the Willows side. The existing townships need to be

3.10.1INNER CITY AND TSHWANE WEST AS PROPOSED BY THE CITYrewtalised to improve or increase the provision of social aiies)such as

TSHWANE HUMAN SETTLEMENTS DEPARTMENT

The inner city is currently characterised by hagnsity residential areas
with few social amenitiegndold, dilapidated buildings, etc. The following
interventions should, therefore, be implemented in order to address the
existing challenges:

a) Inclusionary housing to promote integrated settlements
accommodating different income groups and land uses. Incentives to
private developers will be explored in order tdract more developers
willing to partner with the City

Redevelopment of dilapidated buildings, especially along Johannes
Ramokhoase Stregn order to increase affordable rental housing
Highdensity, affordable housing (gap and rental) alsidg Bosman
Siation, the Salvokop bus stop antle Capital Park bus stop
Densification along major routesuch as WF Nkomo Street towards
the western side of the citygndexisting and future BRT

Student accommodation around Arcadia, Hatfield, Boom StRleed
Street etc

f) Integrated residential developments towards the western side
(Kirkney Andeon, Suiderbetgetc)

Development of multipurpose centres (incorporating social amenities
such as recreational facilities, clinics, schools, etc)

9)
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clinics, recreational facilities, etc. Infill developments should focus on high
density, affordable rental units along major transport routes. Plares
currently in progress to redevelop the existing Mamelodi hostels into a
mixed human setement development accommodating different tenure
options.

The main challenge is the unavailability of land to accommodate current
and future housing demands within the region, especially the households
currently located in informal settlements and backysurThere is currently
sufficient land in the far eastern side of the city (Regidasid 7). However,

the main challenge is the unavailability of bulk infrastructure to supply
future developments. Infrastructure unlocks the development potential of
ruralareas. Appropriate levels, form and location are important, given that
infrastructure investment is less cesffective in lowerdensity areas with
small economies.

Highdensity developments along the Moloend Zambezi routes due to
their advantage to linkages with major transport roads to major economic
areas are crucial. Townships like Refilwe, Cullinan and Zithobeni will
require revitalisation to increase the provision of social amenities in order
for them to fully complywith sustainable human settlement principles.



Due to the rich agricultural characteristics of the far eastern regions, it is
proposed that agrvillage concepts be explored to retain the agricultural
status of these areas. The focus or #stablishment of specialised centres
in the form of agrvillages in appropriate locations will specifically help to
facilitate agrarian transformation and land reform as envisioned by the
CRDPNotably, such villages also aim to promote food security.

The key to the success of agillage development is rooted in the principle
of focussed and deliberate government investment spending to ensure
that these centres develop to provide an extensive range of community
facilities and becone the spatial focapoints of agriculturally drivefocal
economic developmennterventions and land reform initiatives. By doing
S0, an agrvillage possesses the inherent potential to act as a spatial point
within a larger rural spaceconomy around which the critical mass
required to initiate formal and informal local economic development can
occur over time. Areas such as De Wagensdbdiftverwacht, Sokhulumi,
etc with rich rural characteristics will qualify for these types of
developments. The Rural Development Strateigy currently being
developed by the City in order to guide the development of these areas.

: TSHWANE METROPOLITAN SPATIAL DEVELOPMENT FRAMEWORK, 2030
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3.10.3TSHWANE SOUTH AS PROPOSED BY THE CITY OF TSHWANE
HUMAN SETTLEMENTS DEPARTMENT

¢CKS a2dzZiKSNYy LI NI 2F ¢akKglyS Aa
existing economic opportunities and its linkages to the two big
metropolitan areas (the City of Johannesburg and the City of Ekurhuleni).
The Breaking New Ground Strategy emphasises the need to locate
residential areas closer to these economic opportusitidost of the
NBIA2yWwa &a2Af A& | FFSOUGSR o8
available too costly to acquire by the government to develop more social
amenities and residential areas to accommodate existing and future
housing backlogs.

The implememation of publigprivate partnerships for mixed
developments and inclusionary housing will be crucial in order to respond
to existing and future human settlements demand in the region.
Developments along the M26, R55 and N14, including Knopjeslaagte and
Emsmia as future residential expansion areas, are recommended.
However, bulk infrastructure provision in partnership with the City of
Johannesburg will be required to unblock their potential.

Old townships such as Olievenhoutbosch, Laudium, etc require
revitalisation to increase the provision of social amenities and affordable
rental units in infill sites or unused government buildings. The existing BRT
routes should also be expanded to cater for these areas.

2YyS
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3.10.4TSHWANE NORTH AS PROPOSED BY THE CITY OF TSHWANE congested, loweprder and convoluted routes. The same applies to freight
HUMAN SETTLEMENTS DEPARTMENT transport.

The northern part of the city links well with Limpopo and the North West.  In determining where best to invest in developments that are primarily
It is characterised by industrial nodes, semmial areas and old townships focused on loweincome and affordable housing, it is critical to consider
such as Mabopane, GRankuwa and Soshanguve. Hadgnsity the movement and connectivity options of potential residents so that they
developments along major transport routes and tertiary institutions may have equal access to thecgal and economic opportunities of the city.
(student accommodation) will be developed to respond te hemand.
Old townships will be revitalised by developing hagnsity infill At present, in terms of the areas being investigated by the City of
developments and increasing the provision of social amenities. Tshwane Human Settlements Department, some of the public housing
projects do not benefit directly from the IRPTN.he Tshwane human
Particular attention must be paid to rural densification in parts of the settlemens spatial targeting areas benefit from bus services and taxi
previous homelands, where rural settlemesrdare growing rapidly in areas services, though. For the kind of projects that are being proposed for
where access to land is possible and transport services are good. Tshwane East and Tshwane West, it is important that the capacity and
Population densities in these places are approaching those of urban areas, reliability of those bus services to meet the growtlilemand for transport
but the economic basenfrastructure and governance arrangements to  are assessed and improved upon if necessary. Areas such as Refilwe are
manage this chage are lacking (National Development Plan). Thisincludes Y 2 i LINR @A RSR T2 NJ | (integrétdd Pubc TrénSpedr & 2 F

areas such as Hammanskraal in Re@icemd Winterveld in Regiah Network (IPTN and it is important that the key sector departments (Roads

Creating more opportunities in these areas will reduce daily travel times and TransporDepartmentand Human Settlement®epartmen) engage

for these households to and from the inner city and athegions. on how best to ensure that where higlensity developments are to be
implemented by the City, there is an option for connectivity by potential
residents.

3.10.5ALIGNMENT OF HOUSING AND TRANSPORT PLANNING The City has made an investment in wecldss infastructure in order to

realise BRT LineB (Rainbow JunctidWonderboom toPretoriaCBD) and

¢KS FEAIyYSYyd 2F 0GKS /AdG@Qd LI I YRy héadKetoridded tovl@a{ﬁQH% ®RHcA have pebdbiithNadzéed 2 T
yad Aa ONHOATE F& YIy K

¢CN} YALERNI YR tdoftAO 22Nl a O0DFdziNI yavu LX a2 ON 2 2F (KS
future strategic developments depend on provinciabutes for The BRT, a component of the IRPTN, is being implemented in Tshwane in
accessibility. The development of these routes will unlock more order to improve movement and connectivity in the city, giving more
opportunities¢residential and economigthat will generate more revenue segments of the population greater access to economic and social

and work opportunities fol shwane Examples will be the provincial PWV9  gpportunities that may be located some distance from their residence

(also known as the R80 or WesteBgpass) and-foutes planned around TheBRT is also an important spatial restructuring tool aseahanism for

the city. Figure8.16 indicates some of those routes. Currently, many TOD.
households must traverse the length and breadth of Tshwane usinglower
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In view of constrained financial resources and the investment that the City
has already made in the IRPTHgh-density housing and mixed land use
investment in support of TOD should, as far as possible, be channelled
towards already corpleted and existing parts of the IRPTNHNd
functional, efficient corridors of the IPTN, which includes rail and taxis.

The highest densities will be supported along the IRPTN, specifically around
transit stops, with priority being given to sections of #PTN that have
already been constructed. This will be done in order to ensure that there is
a limit of the unintended consequence of traffic pressure due to increased
densities where safe, efficient and affordable public transport options have
not been ofered. Developments within TOD precincts will be allowed the
highest densities.

3.10.6 ALIGNMENT OF HOUSING AND WORK OPPORTUNITIES

As faraswhat is possible, spatial restructuring encouragesplaement
of residential developments near areas of economic activityith
supporting social facilities, and defines spaces through spatial det@n

' VRSNEGFYRAY3 6KAOK 2F GKS 5S002NH

Foa2NDbAYy3IE | AbeidgunéefeReraiing is inpoftait. At
the time of preparing this MSDF, such detailed profiling was unfortunately
not available, but it is recommended that such economic profiling be done
to ensure that affordable housing is directed towards economitesdhat

can absorb some appropriately skilled jobseekers.

As a starting point, the diagram below illustrates areas that, from a spatial
perspective, should be targeted for affordable houssugh asiodal areas

and areas close to work opportunities (sfised and industrial nodes).
¢KS SEIFOG LI NIYSGSNBR 2F OFG§OKYSy
can only be determined once detailed profiling of the economic nodes has
been done.
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Figure 315: Pimary economic network
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3.11 NATIONAL PRIORITY HUMAN SETTLEMENTS AND HOUSING
DEVELOPMENT AREAS

In May2020, the Minister of Human Settlements, Water and Sanitation
declared 136 priority human settlements and housing development areas
(PHSHDAS). According to the Gazette Notice, the PHSDAs are intended to
advance human settlements spatial transformation and consolidation by
ensuringthat the delivery of housing is used to restructure and revitalise
towns and cities, strengthen the livetibd prospects of households and
overcome apartheid spatial patterns by fostering integrated urban forms.

Six of the 139 PHSHDAs have been identified in Tshwane. They are the
following:

Pretoria WestCentral Link

Greater Hammanskraal Node

Greater MamelodNellmapius Integration Node
Olievenhoutbosch

Soshanguve

Ekangala

ouhrwhNpE

Almost the entire geographical areas of these nodes have been delineated.
The identification of particular focus areas for which detailed development
plans will be developed withithese broaler nodes will needto be a
processof refinement, informed by the spatial targeting guidelines as
highlighted in Chapte® of this MSDFand as per the need to align housing
with transport planning and economic opportunities (see Secli@®).

The plans should also take into consideration that there are already
significant service delivery backlogs in these areas and the implementation
plan should, therefore, be aligned to funding and implementing service
delivery needsA phased approactwill be key. It will not be possible to
deliver all housing to all areas at the same time.
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PHSHDA nam€ Pretoria WestCentral Link
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PHSHDA Ekangala
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3.122 GROWTH MANAGEMENT around rail stations will be applicable for the first 5@@tre walking

- distance and up to 120 units per hectare for the area betweenrb8bes
The 2018RSDFs serve as a critical Input Iayer to the MSDF. One of the mOStand 800metres. The guide”nes have been determined by the National

critical layers is the densification strategy. Treasury in terms of their urban hutesign toolkit. Funding of BRT lines

) ) and stations are dependent on these guidelines.
The strategy proposdse followingfour keydensity zones

The concentration zones and linear zones call for a drastic change in the

T Concentration zones built environment in terms of densities, typologies, built form and urban
T Linear zones design, moving away frorsuburban typologies in these areas toward a
1 Suburban densification zones more urban fabricHeights of up to eight storeys will only be supported on
f Lowdensity zones properties adjacent to and fronting the trunk route. Downscaling of height

will be applied relative to the distance away from the trunk
3.12.1 CONCENTRATION ZONES

Densities within concentration zones should not be developed at densities

(Less than a 50fnetre walking distance: Density of up to 200 units per of below 80 units per hectare or less than three storeys.

hectare)

Existing and planned PRASA railway stations outside the metropolitan
nodes and urban cores will be regarded as densificatiareas.
Densification should take place within an 8@@tre walking radius from a
PRASA station. Densities of up to 200 units per hectare around rail stations
will be applicable for the first 50fhetre walking distance and up to
120units per hectare fothe area between 50@netres and 800netres.

Only two to three-storey developments (wallaps) are envisaged for these

Transitpromotion zones refer to those nodes that are centred on &reas around rail stations.
transportation nodes such as stations and large intermodal transfer sites,

and where TOD should take place. TOD is definedussque mix of high

density and intensity land uses located within an-80€tre walking radius

of a railway station or a major public transport node.

The concentration zones are the primary focus areashigh-density
residential developments and are centred around nodes of metropolitan
importance such as metropolitan nodes and urban cores (highsity
zones), transit promotion zones and other strategic locations. Density of
up to 200 units per hectare Wionly be supported on properties adjacent
to the trunk routes.

The areas around the existing Gautraitassenger Rail Agency of South
Africa (PRASA) railway stationsldahe existing and proposed BRT or IRPTN
stations have been earmarked as higliensity transit promotion zones.
Densification should take place within an 8®@tre walking radius of a
BRT or IRPTN station. Densities of up to 200 units per hectare in anodles
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Figure 322: Representation of concentration zones and linear zones

3.12.2 LINEAR ZONES (CORRIDORS AND SPINES)

(Up to more or less a 26Mhetre walking distance from public transport:
Density of up to 80 units per hectare)

For the purpose of densification, linear zones refer specifically to- high
intensity activity areas that are¢ated along major routes. The routes
usually carry high volaes of traffic to areas, such asncentrationzones
and transitpromotion zones and, thus, encourage the feasibility of public
transport on strategic routes. The linear zones also connect tharucore
areas with one another within the city.

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 achiavieigh level of
concentration along each of these routes rather than dispersing
development along too many routes, and then the critical mass for public

184

transport viability is never achieved. In terms of the densification strategy,
linear zones refer spdaally to highactivity areas that are located along
major routes. The main aim of the routes should be to encourage public
transport. The average density supported around linear zones will be in the
order of 80 units per hectare.

3.12.3 SUBURBAN DENSHKTEON ZONES
(Density of 25 units per hectare)

Suburban densification zones are those existing suburban areas where
GKSNB Aa LROISYGALIt FT2NJY2RSNIGS RSyah
location within the city (within a 2&m radius of the CBD)hiE zone makes

for good application in areas that 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.

The maximum density in these areaslw# restricted to 25 dwelling units
per hectare. The exceptions will be the nodal or core areas within the
suburban areas where densities of up to 200 dwelling units per hectare can
be supported, depending on the available public transport and social
amerities. The average density supported around suburban nodes will be
in the order of 80 units per hectare.

Within suburban densification areas, the core principles of densification
are the following:

1 Densification must contribute to the provision of lifegtythoices
within the specific area. As an example, provision must be made to
sustain all the lifestyle phase$rom young working people and
studentsto families with young children and elderly people.
Appropriate highedensity housing opportunities at @popriate
locations must be provided for all income groups to promote the aims
of social integration.
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1 Specific areas of opportunity or need for restructuring should be In essence, within this zone, the urban formmans the same as it
identified. currently is, only with an increase in general densiétyd a change in

1 Areas that should not be densified for specific reasons should also be typology and density around strategic points within these areas.
identified.

1 Areas targeted for densification should be treated as whole
environmentsthat is,densification should not happen in isolation but
as part of a larger programme aimed at creating a suitable-tégtsity
environment

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

1 Pedestrianisation must be included into the densification process and
1,8-metre walkways must be provided on erf boundaries in these areas (Up to ten units per hectare)
by developers.

f Areas targeted for densification should be well served by social Lowdensity zones are so called because those are the areas in the city
facilities sich as education, place of public worshigpen space, where lower densities are actually more desirable, either because of
recreation, etc or should have the potential to be well served by social location orbona fidespecial circumstances.
facilities. Public space and, specifically, munieqwahed property o _
should be kept in reserve as the need for social facilitieseases. The majority of these zones are the peripheral areas that are remiowed
Other related uses such as schools, créches and places of instruction OPPOrtunities such as economic and employment nodes and mass
must be accommodated in these areas as densification takes place. ~ transportation opportunities and are characterised by long travelling

1 Open space, farmland, natural beauty and critical environmental areas distances to areas of employment.. In these areas, hlgher densities _serve no
must be preserved and enhanced purpose or could actually be detrimental tbe functionality of the city,

1 Culturd assets must be retained, enhanced and encouraged. and it is preferable not to encourage population concentrations in these
areas. The lovdensity zone, however, also includes areas that are more
The various housing and densification typologies must be employed in a centrally placed, but which have special characteristics that need to be
structured manner within thigone, with cluster housing and apartments ~ Preseved, and hence a low density is considered justifiable. These include
located adjacent to strategic points within the neighbourhpadch as areas along ridges, where lower densities are more conducive to a built
local nodes, public transport facilities on a major public transport route, form that is sensitive to the ridge quality from a visual point of view,

education facilities and parks. These developments shall be subject to Including issues such as skyline, furtsgacing of buildingetc. These low
urban design principles and site development plans. density areas will also serve to provide visual relief in between adjoining

higherdensity areas.

Greenfield development (farm portions and small holdings) will be handled
on merit and the genergprinciples of density will apply. The maximum
density will be in the order of 80 units per hectare and will be supported
within a 25km radius of the CBD. Previously disadvantaged areas will
mostly have densities of more than 25 units per hectasich would
remain applicable.

3.12.4 LOWDENSITY ZONES
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Ideally, alowR Sy aAide T 2ySQa RSyaide akKzdz R Crgates reshidntabdSdiouieeHivientRigySt € Ay I dzy A G a
per hectare. When encouraging low densitiesthese areas, it is also Encourage quality infrastructure provision that will support liveable
important to ensure that the higher densities are directed and actually take communities
place where they are desirable and required. 1 Give equitable access to work opportunities citywide

1 Provide a wider choice of housing options across income groups within
an area of opportunity through densification, consolidation and
strategic location

3.12.5 RURAL DIVISIONS

The basic principle applicable will be that division of up to one hectare or
larger will be allowed in areas witiCity-approved piped water. Divisions of
5000m? will only be accommodated in certain areas as indicated on the
map and only with the consent of the Water and Sanitafbmpartmentof

the City. Divisions of five hectares andgkr will be considered in areas
without piped water except in cases of high agricultural potential and
environmentally sensitive areas. Divisions must take flood lines and water
courses into account when applied for.

This will allow the highest population concentrations to be closest to
transport systems that allow them ease of access to numerous economic
and social facilities in other partof the city. This concentrated
development (compaction and densification) simultaneously allows for a
more efficient and effective use of green and engineering infrastructure.
The success of the transport network is equally dependent on a high
density ofusers to be financially viable and to allow for frequent services

3.12.6 IRPTN AND TOD along all lines.

¢4 Kol y S OpopuldtiNidNapfoximately 300000. The population ~ ¢ KS Lwt ¢b A& (KS ol Olo2yS 2F GKAa delL
projections for Tshwane that are illustrated in Chapteof this MSDF IRPTN comprises the Bus or Tshwane Rapid Transit (BRT/TRT), branded as
indicate a population growth of roughly 6000 to 1000000 by 2025. the A Re Yeng system. Theiemnetwork of the planned BRT is to be rolled

hiKSNI a2dNDSa KI @S aKkzgy (K& ¢ PrBvenseesdy vearspmeanng that thespatialigggeting fopagowth wil
population as high as 87455 or 8183290 by 2055 in a low and high also be rolled out over several years, with densification happening
population projection, respectively. primarily along and/or close to these lines and within strategides.

Regardless of the exact numbers, the population is expected to grow. As In the short term (three to five years) the highest densities will be

has already been alluded to, the strategy of Tshwane isotecentrate prioritised along or closé (within 800metres) the current existing lines

close to transitstations and systems, supported by the nodal approach. to Hatfield.

This approach will do the following: In the medium érm (five to ten years) the highest densities will be
prioritised to further extensions of the line as they are completed. These

1 Give high impact to broabdased economic growth are Soshanguve to Akasia, Akasia to Wonderboom, Hatfield to Menlyn,

Y Reduce the carbon footprint Lymwood to Denneboom, Denneboom to Mahube Valley and dtiat

CBD to Atteridgeville.
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The longerterm plan (10to 20 years)or densification is that the highest 1 Acquisition and/or retention of strategic land
densities in the city would be directed towards the rest of the BRT line as

it is completed. The City should aggressively continue to identify and acquire land to drive
its transformation agenda, particularly land situatalbng corridors and

The spatial restructuring of our citgquires a focussedrad unwavering nodes for the purpose of mixedse housing development or other

application of sound planning principlesver the mediumto long term. strategic investment initiatives. This will require the City to do the

In addition, other dynamics shaping development include migration, following, among others:
urbanisation, globalisatigrcapital mobility, climate change and balancing

competitiveness with livedlity in light of increasingly scarce resources. f Conduct a detailed vacant land ownership audit
 Identify and protect land SPOA FAOF f f & F2NJ GKS / A&
A number ofenablers will be requiredincluding the following: the Spatial Development Frameowand RSD¥in support of mixed
_ _ _ use development, densification and compaction
T Policy coherence and integration 1 Create a land banking strategy that will respond to spatial

transformation objectives
1 Use Cityowned and stateowned land to support the spatial
transformation outcomes

The City of Tshwane has adopted a nodal approach to spatial
reconfiguration. Nodes are those parts of the oithere development
should be focussed. The widest variety of services and opportunities
should be provided at nodal points, at degrees relative to their nodal
status. The process of increasing land use densities (the building density)
in a planned and meamgful way within the existing boundaries of a

Urban management and safety plan

The IRPTN will address many of the ills currently caused by urban sprawl.

_sr;emﬁc area mcregses 0\(/jerall e]‘_ﬁ_men_(l:_)r/] ag‘?‘ reducdes COdSt ml the ulge_ of It is imperative that infrastructure is provided within strategically targeted
Inirastructure, services and amenities. The City needs to develop policies ;rq5g (nodes) and that once provided, it is used optimally, giving rise to

th at are avimed at Cfeat[“‘% avc?:[yAthat is crlaracterised ighhiensity,: The . TOD, TOD will gptimise the otentlaLandJnfrastructure aatont nodes
GNJ yalRNG a2aGSy Ad by AYLRNIFYG e INEHENE Glle UHics coftaihg an LauSthoubny § 2
further opportunity for densificationspecifically around transit stations movement between and connectivity of focageas of development. There

anddalong the IRPTN. ((Jjand u_sle ;na.r:.agem?nt[, mfrasdtruclture prowls)lon will also be a reduction in the cost of providing public facilities through the
(and maintenance) and social facility policies and plansnust be sharing of resources, equipment and land.

supportive of higkdensity development in areas identified as nodes and
corridors, with a special focus on the IRPTN. Similarly, plans and projects while the investment in the initial infrastructure for the IRPTN may be a

emanating from national and provincial government shouldiaty align good start, the system will ndie used if it is not efficient, attractive and
with the nodal and spatial targeting approach dfie City of Tshwane. safe. This means that issues arourah-motorised transport(pedestrian
Coherent policies will lead to sustainable land use that bakiiheeneeds pathwaysand cycle routes), urban management and operational issues
of promoting equitable economic development and congegthe city. affecting the efficiency of the system are also important. Safedycistical

component of the public transport system, not only while on the public
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transport systembut also in the distance #t must be covered on foot or
by other means to reacthe final destination.Safety,then, becomes a
critical component of the dran management strategy. Chapteprovides
further information pertaining to the importance of safety as a component
of public transport.

The BEPP (2020/21) provides a good illustration of a number of
considerations required for urban management.

188

Premium city Capex
management service

“4 r

Marketing and events

/ Policing and crime-prevention \

Broken windows
Slums and invasions
Safety and compliance
Illegal land uses
Trader and taxi management
All by law-enforcement
Traffic management

Potholes - bins - road markings - signage (too much,
not enough) - street lights - stromwater drains - road
signs - flyposting - graffitti - litter - parkd and treets -
\/ manhole and drain covers etc. \/
Doing basics & getting Opex
them right

Figure3.23: Urban management

Source: Built Environment Performance Plan 2020/21
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3.12.7 URBAN EDGE ANBE25-KM ZONE GKS Yz2af al O0Saanrof S¢ NEBfI GAGS (2

_ _ infrastructure within the city.
The urban edge (boundary) is a growth management tool that contributes

towards the achievement of strategic objectives dpnserving valuable Jericho l
environmental areas, which would otherwise be compromised by MobeTPaNS
developmentand by promotinghe use of existing infastructure through Mboloko | S e

redevelopment, infill development and densificationvithin the edge Letihabile
thus, achieving development that is sustainable. The urban edge also
encourages thagglomeration of economiewithin the edge, encouraging
scattered secondary or emging nodes to develop into consolidated
primary nodes as opposed to leapfrog developmehhe edge also
ensures the protection of land an exhaustible resource by encouraging uit

brownfield developments instead of greenfield developments

Khipgat

Cullinan
Rayton

Bronkhorstspruit
The urban edge ewmcirages the prevention of urban decay by drawing a =
boundary around the existing urban area, ensuring that development is
focussed inward, resulting in all opportunities being explored, especially ; ; .
the regeneration of decaying areas. Midrand r
; ) e
This further supports th promotion of opportunities for redevelopment, P /\ Aa_Ke n,{(m NN
infill development and densification. The conservative approach to “9¢=do® q‘"‘db“"’ (B
expansion also results in opportunities for infill development being Figure 324: 25km radius around the capi core
explored. As wellocated land is often more expensive and vacant land i
the urban area often has high leveai$ constraints, higher densities are
considered because these result in a higher yield.

p.)!n

Using the GeoTerralmage web platform to determine the parameters of
the areas that could be reached within a-80nute drive timewithin
average traffic conditions, a circle was drawn around this area and roughly
provided a 28m radius around the centre of the capital core, taken to be
Church Square within the Pretoria CBD.

This area that is found to be within a-8tinute drive tine then serves as
a further layer of focus for investment and development as these areas are
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Figure 325: Densification strategy
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3.11.8 CROSBORDER CONSIDERATIONS Existing or planned developments within adjoining municipalities and near

_ o _ or on the border of Tshwane sometimes inadvertently lead to speculation
A number of challenges, particularly those pertaining to infrastructure, that nearby areas will possibly be incorporated inte tirban edge in the

may impact negatively onthe A (8 Q& INBSGK Y Y ISH&Y fiturd UnNidh UsS e therchse.YTRdl City is clear on its growth

carefully managed. management strategy and only under extenuating circumstances can
mendm tst th rhan, edge be supported. Leapfrog development

u %hoefj' r!) golslt Spatargeting, as identified within this
document should gwde which areas are encouraged to grow and which
areas must maintaithe status quo at this time.

Some of the key pressures that impact®e i @ Qa | 0 Af A (e
are from external pressures near or @shwan® a 06 2 dzy R NA S &

In other instances, where land parcels within Tshwane areeo\y other
spheres of government or parastatals, poor alignment across these
different spheres and/or sectors of government result in certain
investments being made in parts of the city where, infrastructure, for
example, cannot be provided for. This canly be addressed through
proper intergovernmental planning, implementation and cooperation.

On engaging various sectors inside and outside the city, -basker
planning is still not evidenwithin most plans. Many are heavily burdened
by challenges within city boundaries to seriously consider planning outside
municipal borders. It is very likely that a provind@lel body will need to
assist and drive processes to assist various munitgslwithin (and
outside) Gauteng to incorporate crebsrder planning. Actions and plans

h need to be well considered, widely engaged and sespacific, while also
addressing crossutting issues.

Other challenges include those of traditional authorities within the city.
With no existing process (in Tshwane) to formalise land use processes wit
individual tenants who reside on land parcels that fall under the ownership
of the chief of the community, it is difficult to assist those wanting to
acquire amended or additional land use rights or even to submit building
plans. Some land use developments sometimeketplace in such
situations, outside of the processes of the City, which, again, makes it
difficult to look at solutions for infrastructure provisiomhe Cityis
currently looking at the development of a policy framework that will guide
land use applicabin processes in such instances.

lllegal developments continue to emerge from time to time. These can only
be effectively managed with law enforcement, which, in turn, should be
capacitated with the necessary manpower to carry out tbgponsibilities
associated with development control.
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Figure 326: Crossborder consideratiors

TSHWANE METROPOLITAN SPATIAL DEVELOPMENT FRAMEWORK, 2030



193

3.12.8.1 LANSERIA INTERNATIONAL AIRPORT of access to major roads will play an importarole in the evaluation of

non-residential applications
Due to speculation around developments that may take place near or

around Lanseria International Airport in Johannesburg in the near future, Uses serving the rural population and surrounding urban areas should be
G§KSNB KI @S 0SSy a2vY$8 |jdzSaidArz2ya | NRooegrfated angconimunity setyicegcenies,Las Mdicatedaik the RIDB &
urban edge. The RSDFs, MSDF and BEPP arssatent in that the urban Regiond Rural Component Plan.

edge of Tshwanewill not be amended in the near future. Lanseria

LYGSNyYyFGA2yFE 1T ANLRNI Aa | Rel O0Sy Blarghol Resigeptialy e, gnd gtheysinglar ngvelopmeqis wefer s 2 7
CaKolySQa dNBFy SR3IS FyR I 2y3ai R EPPOYEH3S lownmpach residegtialggatey hat gestiig ie@icenepis efk § 2 v
developments that are éing approved within that vicinity are loimpact developments within management zones.

developments that meet development requirements within the

management zones. 1 Metropolitan Spatial Development Framework

The MSDF remains consistent with planning concepts such ashba
edge, nodal development, compactiondensification, targeted
The RSDFs were approved in 2018. The RdgRBDF identifies the aea infrastructure development and avoiding leapfrog development.
immediately northof Lanseria International Airport as environmentally .

aSyarir0s [ NBla Ay tayS shGk cakspfatd SR NnIRVEL & EVEEERey SER S IF
environmental layer, another layer, regarding what kind of development Thesg have been retained 9 ’
may be considered and under what circumstances, isntamagement :

zone layer.

1 Regional Spatial Development Frameworks

A2Y

The MSDF focusses on the most strategic interventions for the city on a
YSGNRLREAGIY &aO0FfSd LYRAOIFIGAZ2YA | NB
is projected to jump from aroun®,3million in 2017 toapproximately4

million in 2025 This necessitates that we manage our city in a manner that

will optimise service delivery, including housing provision, infrastructure
investment and maintenanceand the protection of limited natural

resources such as water. Within the coriteX spatial planning, growth
management is an effective response for this.

Management zones are areas not considered suitable for urban
development as they are not well located in terms of the larger urban
structure and areas of opportunityand/or are characterised by
environmental sensitivities, as indieal by the GPlan and Open Space
Framework, which are important to protect within the context of the
metropolitan area. Rural development such as {density eco and
equestrian estates will be supportedepending on the services that can

be provided Growth management is a spatial concept that encompasses all aspects that

ensure efficient, optimal and sustainable development of the physical
environment. Growth management guidedevelopment such that
resources and services are provided in such a manner that they meet the

Usessupported, in principle, within the management zone would be
lodges, wedding venues, mini storage, ploé refreshment, children
party venues and similar land uses. The availability of services aedsbe
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demands of the affected population over the long term. Growth
management tools include the following:

M Nodes

1 Compaction

i Densification

9 The urban edge

Thesubject area (Lanseria International Airport) falls outside any identified
nodes and the urban edge. Compaction, densification and/or high intensity
development is, therefore, not supported there at present.

Interesting to note are the trends in informaktdements. Informal
settlements are, by and large, located within the urban edge. This is
because informal settlements locate close to infrastructure and areas of
economic opportunity. There are no informal settlement infringements in
the subject area apresent, which is very telling.

From a strategic investment perspective, and on a metropolitan scale, the
MSDF highlights plannimg Regiondl, 6 and 7 as key areas for immediate
intervention pertaining to infrastructure investment in direct response to
the economic intentions of the City, specifically relating to industrial and
agricultural development. Lanseria International Airport is near the border
of Regiord of Tshwane.

9 Built Environment Performance Plan

The BEPP provides an opportunity to plantfer alignment of the various
built environment grants within the municipal space and to enhance the
planning process to facilitate improved intergovernmental coordination in
the planning and implementation of urban investments in metropolitan
areas. In 204, the BEPP was adapted as an intersectoral plan, processed
to arrive at this plan and reintroduced as a tool for change in order to
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address the weaknesses of the existing planning and budgeting
frameworks in producing tangible developmental outcomes.

In terms of the approved 2020/21 approved BEPP and 2020/21 capital
project demand list, all infrastructure projects fall within the urban edge.
The projects indicated for 2020/21 are still a demaist (wish list) until

the draft budget is approved.

1 Developmant trends, applications and enquiies

The development trends and applications in Tshwane indicate that
between 2012 and 2018, private investment in hignsity development
has been significant, with the highest concentration of these applications
being inand around Pretoria North, Pretoria CBD, Hatfield and Menlyn,
with a few scattered throughout Pretoria East and in parts of the Centurion
area. Centurion falls within Regidn

Only a few applications and queries have been received outside the urban
edgein the recent past. These are mapped in Annextiemnd summarised
as follows:
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Figure 327: Lanserian relation to Tshwane
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3.13SOCIAL FACILITIES

A sustainable human settlement is more than a housing development. A
sustainable human settlement caters for a range of services, amenities and
residential options in an integrated location.

Our communities are categorised by lpwmidde- to upperincome
groups. Due to past policies, these communities have been accommodated
in neighbourhoods based on their income group and/or racial
classification. Socieconomic integration redresses that imbalance by
creating places of residence whegebcommunities are mixed and
integrated through the provision of different housing typologies for various
income groups, with supporting social facilities that are essential for
livelihoods such as government institutions, clinics, libraries, shops,
transport facilities, places of employment and communal spasash as
parks and public squares.

The spatial concentration of communities through densification will allow
for a more efficient use of social facilities and infrastructure. Spatial
targeting and ndal development allow for the clustering of civic and social
facilities around areas of potential to increase the economic viability of
some areas and, so, attract and maintain privagetor investment.

In other areas, where the increase in residentiahsiies due to spatial
policies will result in the reduction of private recreation and entertainment
space, special attention should be given to the creation, design and
management of public spacess well as communal and social facilities.

The basic priciple is that areas targeted for densification should be
treated as whole environments, with investment in infrastructure,
landscaping, open spaces and social facilities ideally preceding -higher
density developments.

196

In 2020, the City, through the CSIRafised an analysis on the distribution

of basic social facilities in relation to population distribution in a study
known asCity of Tshwane Accessibility Analysis and Social Facility Planning
(2021¢2030).This is an update of the same study that was dforethe
periodfrom 2016to 2021. In 2016, the areas that were identified as being
most affected by backlogs were primarily found to be the urban cores,
including the following:

Atteridgeville
Centurion
GaRankuwa
Mabopane
Mamelodi
Soshanguve
Olievenhoutbosch
Bronkhorstspruit
Hammanskraal

= =2 =8 =8 =8 =8 -8 -89

Although there appear to be some improvemeritsthe provision of
facilities in these areas between 2016 and 2020, these areas still remain
the highest in need of social facilities as these remain the arehgbést
densities, when compared to much of the rest of the city.

¢CKS Ftylfteara GKFd ¢l a R2yS gl a ol aSR
Model, which implies some fundamental assumptions which are

inaccurate. These assumptions assume, among otherat #ervice
provision should be based on proximity and not on travel patterns. The
former assumes that the determining factor of facility provision is the place
of residence, whereas the latter assunbsat the determining factor of
facilities is a functiorof convenience and preference. It has been found
that even though various facilities are provided in underserved areas, they
are not being used even though they are closest to the population. This
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typically implies that facilities of preference shouldrat be expanded and standards are taken into accoyiatnd only government school capacity
upgraded rather than more facilities being provided. is used.

2F a20Alft FILOALAGASE GAGKAY ¢aKsl Y §iRdwerd hdhethSidss edalti@etPhgRinst@Rab af irdepid démhnd bydzR A G

status and use Of Val’iOUS faCl“tleaIready invested in, Understand the government SChOOIS. Using an assumption that private primary SChOOIS
reasons for their abandonment or undese or oversubscription, and can each accommodate 500 learners, the current 143 teipamary
determine a way forward that is informedby this insight. schools could accommodate D00 leaners thus, reducing the 2030

LA P oA . A . acklog of 32% to 16%. It is, however, important to,ngte that private
90Sy uKzdAK UKS FdzyREYSyult b LILINE Ecl%gis aré rﬁostl)/loréa% ift é'ré'az vghg‘ré\Pr&ﬁjentsuaF% ﬁk%ly afford &

inaccurate, the study still édrs a good indication to see if the ratio

) - S private education and not in the kebacklog areas mostly located in
between population and facility provision is acceptable.

the less affluent areas, particularly in the former township areas and

The summary of key findings is as follows: the growing informal settlements.

3.13.1 BASIC EDUCATION f The impact of the availability of private secondary schools was
assessed by applying an assumption that eactschool can
1 Education facilities are well distributed and 90% of therieas in 2030 accommodate 350 learners. Based on this assumption, the current 121
will potentially reside within 5km of a primary school, while 83% of private secondary schools could accommodate7@0 leaners and
secondary school learners will be within reach of the nearest could reduce the 2030 secondary school backlog from 46% to 28%.

secondary school when considering only the travel distance standard.
However, there is a major shortage of schools in many areas across the §  |f all education is required to be provided byvgrnment schools, the

city when the number of learners living within reach of a school is identified backlog of 32% or 14208 leaners for government primary
considered against school capacity, considering only government schoos would require 138 new schools of0DO leaners each. For
schools. secondary schools, 86 new schools, each servi@pleaners, would
be needed to address the id#fied backlog of 46% or 139
1 If not considering private schools, the capacity (at 4érless per class) learners. This number excludes any private schools or adjustment for
of the current government schools witinly accommodate 68% of demand based on the number of learners who exit the education
primary school leaers within the distance standards. The system after the age of 16 or earlier without completing Grade

governmentprovided secondary schools at a capacity of 35 learners

per classroom will only accommodate 54% of secondary school § Finding sufficient lando build the new schools that are required to
learners withinthe travel distance standardgh 2030. This means that address the backlog may present a major challeriggansion at

by 2030, there will be a shortfall of 32% for primary school learners and current schools as well as other options (such @sgsmaller site sizes
46% for secondary school learners when capacity and travel distance for new schools, sharing sport fields between several schools,
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platooning or twosession schooling, imgcampusstyle mega schools 0K OAGeQa LRLz I GA2y 0 ¢ Arddrdshy2 G Sy G A
and advanced use of ICT solutions) may need to be considered to 2030.
increase capacity.
1 The ambulance service backlog was identified mainly in former
3.13.2 EMERGENCY SERVICES DEPARTMENT township areas that comprise a high number of residents who most
likely do not have medical insurance. The key areas of backlog include
3.13.2.1 FIRE RESPONSE Hammanskraal, GRankuwa, Soshanguve, Maiane, further east of

9 The existing fire stations are faidjstributed across the cithowever, Mamelodi, Cullinan, Rietvalleirand and Valhalla.

selected areagemainin the city without sufficient coverage. _ » .
1 In order to address the identified 2030 backlog, 67 additional

1 The analysis, which took into account theverage emergency ambyl_ance vehicles would b_e required to meet_ the packl_og_ at a
responseroadi LISSR | yR ¢aKgl ySQa TFTANBE NA Br?"'s"?”ﬁ%ﬂdaéc_*z"f %?VIS'}\'CB P&y @O, pogujaiior Mig; rptig is
current fire stations cuold reach 58,7% of the 2030 population and lower than the national standards.

15,2% of the land area within the required response time of
14 minutes, leaving 41,3% of the population outside reach of a fire
truck within the acceptable response time.

3.13.2.3 HELICOPTER SERVICE

1 The City of Tshwane requested basic assessment of a helicopter service
emergency response time coverage. Considering only flying time
versus road speed, a helicopter service copddentially provide a
faster response time and wider coverage than vehiEsed
emergency services. It is, however, noted that the areas best served by
the helicopter service, if located at Wonderboom, are already those
well served by ambulance and fireagons as the travel time analysis
indicated.

 To address the backlog in service coveraten fire stations are
proposed. The proposed new locations could potentially increase the
served population from 58,7% to 86,1% in 2030. However, given the
extensive nature of shwanewith its large rural areas, the service area
coverage would only impwre from 15,2% to 24%.

3.13.2.2 AMBULANCE SERVICES

A helicopter could potentially reach all areas of the city in under
25minutes without a water bucket and within 3finutes when
carrying a water bucket. In contrast, the maximum time it would take
an ambulae to reach the furthest point in the city is 8%nutes, and
121 minutes for a fire truck.

1 The spatial coverage of ambulance stations in Tshwane is good and T
most areas are reachable within a response time ofmlfutes.
However, based on the analysis considering the number of available
ambulance, there is a shortage in ambulance vehicle capacity.

1 The existing ambulance stations have ambulance capacity to serve only _ )
49,7% of the 2030 population and, thus)21669 people (50,3% of 11 NO costbenefit analysis was undertaken.
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3.13.3 ENVIRONMENTAL MANAGEMENT SERVICES

3.13.3.1 SWIMMING POOLS

T

The current swimming pools provide sufficiecapacity and their
distribution is reasonable across the city. However, due to the spatial
imbalance of demand versus supply capacity, 46% of the 2030
population will not reach a swimming pool with sufficient capacity
within 20km.

Areas with the highest backlog include Olievenhoutbosch,
Rooihuiskraal, New Eesterus, Mabopane;Raakuwa and far east of
Mamelodi.

Eight optimal intervention sites were identified where up to ten new
facilities are required to address the 46% backlog projected for 2030.

3.13.3.2 PARKS

1

Community parks are not well distributed across the city, based on the
distance standard however, district parks are considered well
distributed.

When considering distance and capacity standards, accessibility to
community and district parks Iew. For the city as a whole, only 18%
of the Tshwane population is projected to reach a community park
with sufficient capacity within the access distance standard okib
while only 43,6% are likely to be able to access a district park with
capacitywithin the 15km distance standard in 2030.

Given the high backlog identified for community and district parks, a
combined analysis considering both types of parks jointly was
undertaken. This analysis focussed on whether or not residents have
access to @y type of park within a distance &km No consideration

\ TSHWANE METROPOLITAN SPATIAL DEVELOPMENT FRAMEWORK, 2030
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was given to the capacity of the combined parks relative to the
population. The results did not provide much improvement regarding
access levels, and analysis showed that for 2020, 23,09% of the
population will live within2 kmof a park (community or district park).
The remaining 76,91% would be out of reach of any park atkm
access distance (district or community park) in 2030. This unserved and
out-of-reach population formed the base for idigfying priority areas,
which should be considered for addressing the backlog of parks (refer
to Section3.5.8 in the Environmental Management Services Report for
key priority areas).

3.13.4 HEALTH

The distanceonly analysis showed a good distribution fimary
healthcare facilities across Tshward®wever, there is a significant
backlog of facilities related to facility capacity.

The analysis indicated a backlog @15 721 visits across the city for
2030. This is an equivalent backlog of seven dstrge, 11 large and

23 small clinic facilities, which will also require staffing. The equivalent
shortfall of professional nurses is 292 nurses or an incremental
requirement of filling 30 (new) nursing posts per year over ten years to
meet the need requirerant in 2030.

Considering the good distribution of facilities, the expansion of existing
facilities including the extension of operational hours, addition of
consulting rooms and additional stafere all options that can
potentially, where feasible, bexplored to expand the capacity and to
avoid new land acquisition fothe development of new primary
healthcare facilities.
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3.13.5 SAFETY AND SECURITY 3.13.6 SPORT, RECREATION, ARTS AND CULTURE

3.13.5.1 SOUTH AFRICAN POLICE SERVICE STATIONS 3.13.6.1 COMMUNITY HALLS

9 There is a good distribution of South African Police Service (SAPS)] The distribution of community halls in Tshwane is good and based on
stations in Tshwane, with over 80% of the total population having the distance standard of Mz 2y f & w: 2F G(GKS OAle&Qa
access to a SAPS station witBikm from their place of residence. out of reach of a facility in 2021 and 2030. The backlog of facilities is

mainly related to hall cap#y.
9 The analysis showed that the majority of the unserpegulation are
at the periphery of the suburban edge where densification is expected 9 When taking into account the distance standard and hall capacity (as
to intensify in the coming years. Only four areas, a relatively small provided by the City), the current 46 community halls will only be
backlog, were identified. sufficient to serve 45,2% and 41,3% of the total population in 2021 and
2030 respectively.
3.13.5.2 TSHWANE METRO POLICE DEPARTMENT
Areas of potential ne# for new halls or expansions of existing hall
capacity include Mabopane, Mamelodi, Soshanguve,
Olievenhoutbosch and Pretoria (inner city) where higipacity
backlogs were identified.

1 The weighted travel distance average to the nearest Tshwane Metro
Police Department (TMPD) office was found toSdem, which is well
within the maximum acceptable travel distance standard ok
which is an indication that the distribution of TMPD litieis across the

city is good. f To reduce the 2030 backlog, 20 sites are identified as optimal sites t

_ _ ] _ either build new halls or expand the capacity at existing halls in close
T Notwithstanding, the analysis showed that in 2030, 26% of the vicinity. These optimal sites, if developed, can potentially reduce the

population will be beyond the 2km distance standardwhich means 2030 backlog by 27,7% and increase the served population from 41,3%
beingout of reach of a TMPD office. Eight key areas are identified for t0 69%.

intervention in orderto address the backlog.

1 Community halls vary in size amglality, and this impacts the
frequency of use of different halls. Some people are prepared to travel
further to access facilities best suited to their needs. The current

i The areas of highest backlog include Eques8ilver Lakes, Tswaing
and Louwlardia. City officials confirmed that the eight areas identified

are crime hotspots that require further policing. Fylfeaira RAR y2d GF18 LS2LX $Qa LINBT
o _ . _ of the halls,nto account. However, it is noted that these factors may,
T Itisimportant to note that this waa distanceonly based analysis and in reality, impacthe use of halls and demand for specific facilities or
no capacity or other needs assessment was conducted. Any new locations.

facilities developed will require a local needs assessment before

intervention to address the backlogs.
: \ TSHWANE METROPOLITAN SPATIAL DEVELOPMENT FRAMEWORK, 2030
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3.13.6.2 LIBRARIES 1 The backlog, in terms of hectares to meet the need, is equivalent to
1013 hectares. Given this extensive land requirement, it was agreed
1 Overall, community libraries across Tshwane are well located as shown to identify the 20 most optimal locations and that the City only

by the distanceonly analysis. This analysis showed that a large  identifies 55Chectares within these precinstto address 50% of the
LINELRZNUAZY 2F 0KS OAUeéQa LJ2Lidz I 0A Batklog. Shaudzithe @di fobatiohsh ¢ Sa&tioud AizeK Aoit tdeingOK 2
library at a distance & kmwithin the suburbarcore and within 1%m 550hectares be developed, this could potentially raise service levels to

in the outlying area 83% in 2030.

1 When library capacity and distance standaveere jointly taken into 7 Itis noted that many people in Tshwane make use of private and school
account, it was found that the unserved population for 2021 will be sport fecilities although this is generally not the case in former
30,5% and if no additional facilities are built, this will increase3t6% township areas. This could, however, reduce the demand for municipal
in 2030. The majority of this backlog was identified in Rexficand 6. sport facilities, especially in more affluent areas. No data was available

on the supply of private and school sport faciliteesd the supply of

1 To address the 2030 backlog of 33,9%, 15 optimal sites were identified, these facilities was not assessed. Access to private sport facilities is
which could potentially increase the level thfe served population most likely to be skewed towards the more affluent and inoity
(within standards) from 66,1% to 8P47in 2030. The proposed 15 sites areas.
include nine proposed sites for new library developments and the
expansion of six existing libraries. The following map and table illustrate the entire facility backlog

requirements for Tshwanfor 2030.
3.13.6.3 SPORT FACILITIES

1 With regard to sport facilities, it was found that the majority of the
people across Tshwanedi within the distance standard 8fkminthe
urban core andlOkm in the outlying areas from a sport facility, and
98% of the total population is projected to be within reach when not
considering capacity.

1 The proportion of the served population droppstynificantly to 44%
and 42% in 2021 and 2030 respectively when travel distance and
capacity standards were considered. This indicates that capacity,
rather than travel distance, is the major contributor towards the high
backlog of sport facilities in theity.
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City of Tshwane Social Facility Allocation Preparedfor:  Prepared by:

Proposed integrated social facility investment plan . m (SiR

Morotele

Thembista

Madibang

Reguonl @ . S

c ﬁ@ @

Emalahlond

Mogake City

City of Johannesburp Exuradent

Victor Khanye

1 centimeter = 4.3 kilometers

Figure 328: Integrated proposed facility intervention points

Source: Tshwane Accessibility Analysis and Social Facility Planning, 2020
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Table 39: Integrated proposed facilityntervention points
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Facility

Regionl

Regiorn2

Regior3

Regio

Regiorb

Regiorb

Region7

Tshwane

Primary schools

Equivalent of 25 n

Equivalent of 4 new

Equivalent of 1 new

Equivalent of 28 new

Equivalent of 11 ne

Equivalent of 60 nev|

Equivalent of 9
new

Equivalent of 13§
new

Secondary schools

Equivalent of 18 n

Equivalent of 6 new

Equivalent of 6 new

Equivalent of 12 new

Equivalent of 5 new

Equivalent of 32 ne

Equivalent of 4
new

Equivalent of 81
new

Ambulance stations

4 nevambulances

4 new ambulances

4 new ambulances

4 new ambulances

4 new ambulances

20 new ambulan

parks combined

each over Mears

each over Mears

each over Mears

each over Mears

each over Mears

each over Mears

Fire stations 3 new 1 new - 2 new - 4 new - 10 new
Swimming pools 4 new 2 new - 3 new - 1 new - 10 new
Primary healthcare clini¢ 3 new 2 new 4 new 5 new 4 new 5 new 1 new 24 new
7 expansions 3 expansions 1 expansion 2 expansions 2 expansions 3 expansions | 18 expansions
SAPS 4 unserved areas | 2 unserved areas | None 4 unserved areas |1 unserved area 3 unserved areas |1 unserved are| 15 unserved arez
¢ communicated
and discussed wi
SAPS
TMPD 1 new 1 new 1 new 1 new 1 new 2 new 1 new 8 new
Community halls 2 new 1 new 2 new 1 new - 4 new - 9 new
4 expansions 2 expansions 1 expansion 3 expansions 1 expansion 11 expansions
Community libraries 6 new - - 1 expansion - 3 new - 10 new
3 expansions 2 expansions 5 expansions
Sports facilities 42 optimal points |5 optimal points 9 optimal points 10 optimal points 6 optimal points 67 optimal points - 139 optimal point
identified at identified athkectares| identified atiectare| identifiedt4 hectares| identifiedt4 hectares | identifiedt4 hectares identifiedt
4hectares each |each each each each each 4hectares each
Community and district | 72parks at Bectarg 48 parks attiectares | 66 parks attectarey 39 parks attectares | 137 parks athectareq 27 parks attectares| 549 peks at 159 parks at

2 hectares each

over 1Qears

2 hectares each
over 1Qears

Source: Tshwane Accessibility Analysis and Social Facility Planning, 2020
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3.14 LAND BANKING

CKS aakKlLSe 2F OAGASAa yR GKSANI
by the nature of ownership and property rights defining land, the
complexity of commaodification on land and the effectiveness of the land
market.(Urban LandMark, 2015)

The prohibtive costs of strategically located landequires that the
government takes a more prudent approach to acquiring (and retaining)

thyR T2NJ KdzYhy aSddtSySydao aasSa q:FbMa:JspéJué? &anr-Trir%thérspe%tEéi, St 5r§perl’§/ K Sranbtdhda®oR @

terms of land and buildings, coupled with undezdsstateowned land and
assets are a practical way of accruing such strategic land.

Land banking, within this context, is the practice of aggregating and/or
setting aside parcels of land for future strategic use. The City is currently
updating its Asset Ryster. As part of the process, @lity-owned land and
buildings that havéehe potential to contribute towards sustainable human
settlements and other strategic objectives of the City should be flagged.

A separate process of engaging provincial and natiogovernment
pertaining to underused land and property owned by each will also need
to be pursued with the possibility of transferring them to the City
allowing the use of those assets for sustainable human settlements can
also be investigated.

Land lanking will be one of the most effective mechanisms for improving
access by the poor to urban land markets.

In 2019, Tshwane updated and approved a new land release strategy,
which is presented in the Couneipproved report o28 March2019 and

titled the Policy Framework: Immovable Property Asset Transfer, Disposal
and the Granting of a Right to Use, Manage or Control a Property Asset
owned by the Municipality(City of Tshwane, 2019a)

3 Faehtarol thetrAnsér Sfmuricthal Brdplr
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The report recognises that on the one hand, there are arguments to the

effect that public land should be preserved for future generations while,

on the ather hand, the jdea that a municipality should recognise the A
S M5 ghfingp ¥ S

land lease rights with a view to infeecnuchneeded revenue and/or

investment in targeted areas, is also gaining traction. It is, therefore,

important that the City finds and manages the delicate balance between

these two competing views and the process to be followed in

implementing either othem.

QX

retained is not so much the issue as much as ensuring that the land is used
or developed optimally to achieve the strategic outcomes of the City.

When consideringnechanisms such as inclusionhpusing theretention

of strategic land by the state is criticalespecially in areas where land
values are higher. This would allow for the (carefully considered) release of
that strategic publicly owned land to privateddopers at an appropriate
time who put forward the best inclusionary housing proposals for that site
or those sites. The successful developer could also, threughrefully
considered agreement, be given the land without charge in order to offset
lossesto be incurred thorough the inclusion of inclusionary housing units
in that development.

It is important to consider thatinvestors and developers require a
sufficient return on investment If the plans of the City do not benefit them
in some way, they araot likely to take up opportunities that are offered
up to them. Therefore, where the private sector is to be involved, this will
often mean that area(s) selected need to have the real potential to attract
large enough development and investment by thévate sector that will
generate sufficient income to service the developer or investor loan
amounts, while at the same time prowd) the Cityand the private sector
investors with acceptable income or return on investmeitategic state

and City-owned land is a financial assehat the City should use.
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Another factor beyond location and cost when it comes to return on
investment is time. Should the agreement between the investor or
developer be a lease agreement, a minimum of 89 40-year lease
agreenents would be required in order for the developer or investor to
make a reasonable return on investment for larger developments. There
are a few such areas rshwanewhich should be identified and flagged.

In terms of the newly approved land release sé@y,the followingthree
types of leaseare available to investors:

1. Shortterm leases not exceeding three years

2. Longterm leases not exceeding nine yeatd months

3. Notarial leases from ten years to a maximum of 99 yeatdchmust
be registered with thdRegistrar of Beds

The notarial lease allows for the leasing of real rights without the City Figure 329: The BRT system
selling the property. The property will then revert to the City after this lease
period.

In specific circumstances, the City may also allow for a Desdlefor Deed
of Donation agreement.

One of the best opportunities for land banking in Tshwane exists along BRT
Line2A (Rainbow Junction t®retoria CBD). Unlike with BRT L&
(PretoriaCBD to Hatfield) where developers have submitted a number of
land wse applications and building plans in line with the spatial plans for
the City, there has not been much take or interest along LingA. There

may be numerous reasons for this. However, one option for catalysing
development along this line would be fdne City to consider the highest
and best use o€ity-owned and surrounding properties, in line with the
TRT Spatial Development Policy: Densification and Intensification
Guidelines (2014).
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