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EXECUTIVE SUMMARY

The Spatial Development Framework for Metsimah olo is reviewed in terms of relevant
laws and the Municipal Performance Regulations.  As required by law the following is
incorporated in the SDF: give effect to the Chapter 1 development principles of the
Development F acilitation Act (Act 67 of 1995); set out objectives that reflect the desired
spatial form of the City ; contain strategies and policies regarding the manner in which to

achieve the objectives ; set out basic guidelines for a land use management system ; set out

a capital Investment Framework fo r the municipalityds deontaneapment
strategic assessment of the environmental impact of the Spatial Development Framework ;

identify programs and projects for the development of land within the municipality ; provide

a visual representation of the desired s patial form of the municipality; and including:
identification of where public and private land development and infrastructure investment

should take place ; delineation of the urban edge if feasible strategic interventions and

priority spen ding areas .

In the review the development direction determined for Metsimaholo involve the
determination of consolidation areas in Sasolburg, Vaal Park, Zamdela, Deneysville,
Refengkgotso, Orangeville and Metsimaholo. Consolidation areas are also identif ied in the
village areas owned by various mine houses and major company compounds.

All areas identified for consolidation requires that high density residential developments are
proposed and these are identified for mix income developments. The income distribution
stipulated in these areas is 20 % affordable housing (RDP), 10% credit linked and 20 %
affordable rental options.

The 50% low income housing required in all developments shall be provided as an option in

all developments in the consolidation a reas to government to  consider. If government does
not show in writing any interest in the 50% development opportunity provided the developer

is then within his right to proceed with the development as they determine.

Industrial Development areas are pro  posed in Sasolburg and in the Vaal Park area and a
new industrial development area is proposed in the Deneysville area. All areas such as
Sasolburg, Vaal Park, Zamdela, and Orangeville which are considered as consolidation areas
must be contained and devel = opment promoted in infill areas with much higher densities and

new opportunity areas also promoted with much higher densities. Bulk infrastructure
considerations in these areas must be considered critical and must be incorporated in the

master plans of the municipality for infrastructure.

Sasolburg is currently constrained for future growth development by the undermined areas

and by the new mining prospecting in the areas. This containment is resulting in the
municipality having to explore new growth oppo rtunities in the Deneysville area. In the next
20 to 50 years new growth opportunities must be directed towards Deneysville as this area a
have the land to accommodate such development as opposed to Sasolburg and is
strategically located in relation to the current major node Sasolburg, Gauteng and the other
neighboring provinces.

To capitalize on the development opportunities provided by Deneysville a new growth
development area is proposed to the north of the current town in which a new CBD and
industria | development area should be explored for the municipality. There exist in Deneysville
large portions of land that will need to be secured for future growth opportunities.

This land for future growth opportunities must be set aside by Land Banking. In O rangeville a
development area is also identified on land located south of Lizard Park and on the
entrance of Metsimaholo. This area is identified as an integration area to link Metsimaholo,

Lizard Park, and Orangeville.
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In this integration area of Orange ville a Regional Centre is proposed. This area is identified as
the location in which a casino should be considered . There are land opportunities identified
in Orangeville that should be considered as well for Land Banking.

In summary the development dir  ection determined for Metsimaholo is summarized as follows:

1 Nodal development framework in which all the major centers should first begin by
consolidating all available land parcels to inte  nsify all infill development in the area;

1 Consolidation of major land areas by promoting high density developments in those
areas;

1 Development containment by introducing an urban development edge to ensure
consolidation of development is all major areas and in the villages;

1 The discouragement of development outside t he urban edge by not allowing rezoning in
the municipal open space areas. All developments promoted in these areas must be for
set determined time frame and shall provide for the development of an EIA and a
rehabilitation plan;

In order to ensure that the  future spatial structure is reinforced and economic opportunities

opportunities are promoted in identified area catalytic projects area proposed and a
regeneration program is determined for the municipality.
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Sction 12 INTRODUCTION

111 A Spatial Development
Framework Plan is intended to guide
decisions relating to the location and the
nature of physical development while
ensuring the protection of the natural
environment. This is to determine a
better forward outlook on the physical
future of a municipality.

1.1.2 Spatial Planning is therefore
critical in ensuring that current physical
disparities, as a result of decentralisation
of activities, inadequate settlement
patterns are re -organised to inform the
future in a way that will ensure efficient,
effective and equitable s ettlement
patterns .

1.1.3 Spatial planning is also critical in
ensuring that economic opportunities are
distributed fairly for all citizens in the
municipality to experience.

1.1.4 ltis also critical in ensuring that the
preservation of natural
resources/environme nt resources  for
future generations is protected.

1.1.5 Positivel spatial reorganisation can
only be certain if Spatial Planning carries
development guidelines/strategies that
are clear and direct in their intensions.

1.1.6  This Spatial Framework review for
the 2010-2011 financial years intends to
build on the approved SDF for 2009 -2010.
The intension of the SDF review is to
consider those areas in the current spatial
order that need reconsideration and to
detail those areas that require detailingt o
ensure clarity to communities and
investors.

1.1.7 To achieve the intended direction
this document will provide clear
development guidelines  at the municipal
scale and at local 2 scale and identify
catalytic projects that can be detailed for
implementation.

1 As posed to oOnegative spati al
promotes separation and the exploitation of natural

resources and the environment.

2 Local scale is the suburb and township scale.

reorgan

1.1.8 This review also intends to:

1 Indicate where growth and
development should occur and
where it should be discouraged;

1 Indicate the most desirable urban
form and structure of future growth
and development;

1 Identify where public and private
investments must be encoura ged to
achieve the desired urban form and
structure for the Municipality; and

1 Encourage the implementation of key

catalytic projects that will seek to

regenerate depressed areas in the

Municipality.

1.1.9 In order for the correct and proper
physical developme nt future to be
determined it is critical that all planning
be based in reality while at the same time
being inspirational.

1.1.10 For this SDF to be based in reality
aspects impacting on the population,
economy and infrastructure will be
explored under section 2 to give an
understanding of what should be
provided to ensure proper development

in the Municipality.

1.1.11 It must be indicated here that
changes that will happen in the early
years of the plan (first five to ten years)
can be planned for with some certai nly,
but beyond this period changes should

be considered as part of future planning.

1.1.12 Considering that there are limits to
achieving change, there are however

many choices from which the desired

physical direction can be chosen from. In

determining the growth direction of the
Municipality the choice shall be informed

by the current and future vision of the
Municipality.

1.1.13 This choice will be informed by the
spatial informants that will be presented
under section 3 of the document. It is
critical to expl ore the nature of the
development we would like to pro mote
at a municipal and local level.

1.1.14 The mstrumvevqts that we will

at
explore heré is whether we are looking at
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a nodal 3 or corridor 4 development
approach at the municipal level and at
local level how th e chosen approach is
integrated to the movement,
entertainment, leisure, education and
sport facilities in hierarchical form.

1.1.15 As indicated previously the vision
of the municipality will be critical in
determining the development direction
that will be ch osen. Currently the vision of

t he municipality i s
leading municipality  in delivering
effective, affordable and sustainable
guality services to
1.1.16 In realising this vision the
municipality intends to:
1 Create a vibrant Municipa lity in which
people are drawn to live, work,

entertain and educate themselves.

1 Retain the distinct character of the
municipality by protecting its
environmental resources.

1 Provide a range of housing types and
opportunities for accommodation in
proximit y to working opportunities.

1 Protect the unique attractive setting
of the municipality which is framed by
the blue backdrop of the Vaal River
and Dam.

1 Protect the distant views to the
natural landscape and the adjoining
areas of extensive agricultural lan  ds.

1 Improve Town Centre functionality in
the various areas of the municipality.

1.1.17 It is important to note that the SDF
review is part of legal compliance

requirements and therefore shall be
informed by the different laws of the land

that dictate physical  development. Under
section 2 these laws are presented in
summary and their impact is explored in
section 3 as they affect each area

assessed.

1.2 Legal and Implications:

121 The Spatial Development
Framework Planning Review process is
undertaken as a result of a legally
prescribed process and as a necessity to

3 Nodal Development is the concentrati on/agglomeration
of commercial and other activities.
4 Corridor development pattern
along activity corridors .

is development focused

0st

obtain an efficient spatial form for

municipal physical development.

1.2.2 The Municipal Systems Act, (Act
32, 2000) obligates all municipalities to
prepare an Integrated Development Plan
(IDP) as the primary a nd overriding
management tool and as part of the IDP
the SDF have to be prepared and
approved by the municipality.

1.2.3\/ iAQ fn intEg?aI colf’nsonen"f1 of the
IDP, the SDF must also adhere to the
requirements | of Local Government:

commu ni{:idale ?’Ignning and Performance

Management Regulations, 2001
(Government Notice 22605, 24 August
2001). In summary, the SDF must:

1 ogive effect to the Chapter 1
development  principles of the
Development Facilitation Act (Act 67
of 1995)

1 set out objectives that reflect the
desired spatial f orm of the City

1 contain strategies and policies
regarding the manner in which to
achieve the objectives

9 set out basic guidelines for a land use
management system

T set out a capital
Framewor k
development programs

I contain a s trategic assessment of the
environmental impact of the Spatial
Development Framework

1 identify programs and projects for the
development of land within the
municipality

9 provide a visual representation of the
desired spatial form of the
municipality, includi ng:

- identification of where public
and private land development
and infrastructure investment
should take place

- delineation of the urban edge
if feasible strategic
interventions

- priority spending areas

Investment
for t he

1.2.4 The legal context within which the
SDF is developed is the following:
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1 Constitution Act 108 of 1996 : As per
the Constitution specifically under
Chapter 2: Bill of Rights all planning is
impacted directly by some other
provision in the bill.

1 the bill of Rights require that people
have reasonable access to water,
sanitation and housing.

1 physical Planning deals with
properties that are held in public and
private title, for those rights held in
private hands the Consitution allows
planning to set restricitive conditions
on wuse and development bulk
(volume) .

1.2.5 Our consitution also determine the
need for environmental rights to protect
the health of others and prevent
environmental degradation in order to
protect our environment for future
generations 5.

126 The right to housing is also a
constitutional  provisio n that requires
Municipalities to plan for the provision 6.

1.2.7 Section 152 of the Constitution

determine the objects of Municipalities as

being the following:

9 provide accountable government for
communities;

I providse services in a sustainable
manner;

1 promote social and economic
development;

1 promote a safe and healthy
environment

1.2.8 Aiming to make reality the
consitutional provisions there are a
number of laws realted to housing, basic
services and transportation that have
been institutted by government these
inform the provision of these servfices and
must be taken into consideration.

1.2.9 The SDF as indicated above is a
legal document and is enforced through

the land use management policies of the
municipality and can restrict
development of properties either pri  vate
or public owned.

5 Jeannie van Wyk: Planning Law (pg)
6 Jeannie van Wyk: Planning Law (pg)

1.2.10 The guidelines and development
directions determined in this document as
required by law are enforced through the
same laws and shall be adhered to by all
developers in the municipality and by
government.
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Sction 2: Population, Economic and Infrastructure Context

2.1 POPULATION

Fezile Dabi

Lejweleputswa

Motheo

Xhariep

Mofutsanyane

NOT TO SCALE

FIGURE 1DISTRICT MUNICIPALITIES IN PROVINCIAL CONTEXT

2.1.1 Metsimaholo is situated within the
Free State Province and is located within
the Fezile Dabi District Municipality (see
Figure 1).

2.1.2 The Free State Province covers an
area of 129821 7 square kilometres and
consists of 2,957,0778 million people . The
total population of the Free State
Province makes up 6.2 % of the total
population of the Republic of South
Africa.

2.1.3 The population of Fezile Dabi
make up 16% (474 ,089) of the total
population of the Province while the
population  of  Metsimaholo  Local
Municipality make up 33% of the total
population in  the Fezile Dabi District
Municipality (2007 STATSSA).

7 Municipal demarcation Board 2009
8 Municipa | demarcation Board 2009

2.1.4 The demographic profile of the
population by group in the rural are a of
the municipality is similar to that in the
province (see Table 1). As per STATSSA,
there is currently a majority African
population ( 77%) followed by a White
population (21 %) living in the Municipality.

2.1.5 Migration into the municipality is
focused tow ards Sasolburg, Deneysville
and Oranjeville areas due the existing
mining activities and the proximity of
these

areas to retail, factory, and industrial work
opportunities better than those in the rural
areas.

2.1.6 This in migration is largely from the
unemp loyed seeking work opportunities
and secures tenure in the municipality
and is from rural areas in the municipality
and neighbouring municipalities. People
are also moving from smaller towns in the
district into Sasolburg.
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Population Urban Rural
Group
Number Share % ‘ Number ‘ Share %
African 137,676 77 11,067 85
Colored 3,576 2 643 5
White 37,548 21 1,287 10
Sub-Total: 100 12997 100
TOTAL: 191,797

Table 1: Population Grouped - Urban and Rural
Source: E. Jacobs, C punt and S Phaladi (2009): Provide Project

2.1.7 The migrati on of families into the
largely African urban settlement areas is
as a result of people looking forwork and
the seasonal nature of employment in
rural areas, the opportunity to gain
property ownership in these areas as a
result of the current housing policy and
the slow pace in whic h the land restitution
process is also resulting in the migration.

21.8 The population profile of
Metsimaholo has changed significantly
since 1996. In 2011 the profile of the
population consists of a much younger
generation (see Figure 4), low skilled and
a majority of Blac k population, from a
dominant male society to a majority
female society. The current male to
female percentage i n the municipality
has changed from a male (47%) to
female (53 %) dominated society.

Residential Area Population

Zamdela (Township) 97,097
Sasolburg (suburb) 47,280
Sub total 144,377
Oranjeville (suburb) 2857
Metsimaholo( Township) 8,836
Sub total 11,693
Deneysville (suburb) 2,410
Refengkgotso (Township) 22,800
Sub total 22,730

Rural Population 12089
TOTAL 191,797

Table 2: Population by Residential Area
Source: 2009 SDF Metsimaholo extrapolated with 1 % growth for
2011

2.1.9 The spatial distribution of the
po pulation indicates that there are more
people staying in urban areas tha n rural
areas and the majority is located in urban
townships 2 and suburbs 19(see Table 2).

2.1.10 On a town based distribution the
majority of people in the municipality are
staying in Sasol burg (including Vaal Park
and Zamdela), followed by those staying
in Deneysville (including Refengkgotso)
and Oranjeville (including Metsimaholo).

2.1.11 The population projections
indicate that the population in the
municipality is growing by 1% annually 11,
Considering the current population in the
Municipality (see Table 1 and 2) it is
estimat ed that by 2021 there will be
195,552 people living in the municipality.

2.1.12 Skill levels in the municipality
display a population with very low skKill
levels among the majo rity (Black) and a
relatively high skilled minority (White). The
current stats indicate that there are very
limited numbers of people entering the
12t grate and tertiary education among
the majority.

2.1.13 In terms of the income distribution
per household abo ut 68% of the
households in the municipality have a
combined household income less than
1600 and a further 27% have a com bined
income greater than 3200 and less than
6000. This is a clear indication that the
majority of people in the municipality are
poor.

2.1.14 According to STATSSA the
municipality has a dependency ration of

3 to 1, meaning that 3 people rely on 1
person to service their basic needs.  If this
ratio is considered in relation to the age
figures indicated in figure 3 it can be
concluded that the b ulk of the
dependants are young school going or
young unemployed adults, who depend

on households with a very limited
disposable income.

9 Townships
10

11 STATSSA 2001 and Community Survey 2007

Page 10 of 65



\edtalen
'

Vioradhross
,

Hebron

Roo Northern Free State

b -
Narrdg
Odendadlang
Rubteckstad
.Mwn
Vigna
Legend:

|:| Metsimaholo Local Municipality

[]

|:| Fezile Dabi District Municipality
|:| Fezie Dabi District Municipality

Although the municipality has a much
lower unemployment rate (33%) as per
the off icial definition and the highest
employment rate in the province 77%. A
large number of people are paid very low
wages as indicated in figure 4 or rely on
grants and a larger group of people are
not seeking any work and therefore as
per the unofficial stat s there is a larger
group of people work having any income

in the municipality.

2.1.15 National government through its
grant system currently caters for 53% of
the Free States population (592 443). A
large number of people in the
municipality rely on grants as a form of
income. These grants consist of child
care, care dependency, disability, foster
and old age grants.

Number
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FIGURE 3 AGE DISTRIBUTION
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2.1.16 Due to the legacy of the
apartheid spatial distribution of people in
the municipality the predominant pattern
of distribution dictates that black people
are  predominantly located in the
townships and white people in the
suburbs.

2.1.17 It should however be indicated
here that since 1989 there has been a
considerable  number of people that
have moved into the suburbs and that
currently migration between the areas is
determined by affordability rather than
race, this will be indicated in the housing
section.

2.2 ECONOMY:

2.2.1 Fezile Dabi is the second largest
contributor to the Provincial GGP (31%)
and Mo theo District the largest (35%) 12
contributor. The economy of Fezile Dabi
(4%) has been the largest growing
economy in the province followed by
Motheo District Municipality (3%).

2.2.2 The economy of the Free State
Province has been restructuring from a
primary sector economy to a tertiary
economy. This shift has been happening
also on the economy of Metsimaholo. The
shift of the economy from a primary to a
tertiary economy is resulting in a large
number of jobs losses and the mining
sector is identified as suff ering the largest
loses.

2.2.3 Although the municipality has a
much lower unemployment rate (33%) as
per the official definition, there is a large
number of people not looking for work
and rely on those who are working. This is
reflected in the dependency r  ation (3
people relying on 1) of the municipality.

2.2.4 Migration as indicated in the
District is focused towards Sasolburg,
Deneysville and Oranjeville areas. This is
due to the existing job opportunities
provided in these areas and their
proximity to other economic opportunity
areas such as Vereeniging and
Vanderbijlpark and Johannesburg.

12 Global Insight 2009

Metsimaholo Household Income
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6325 c14g
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1600 3200

FIGURE 4HOUSEHOLD INCOME

2.2.5 Metsimaholo has been earmarked
as a developmental nodal point for the
coming 20 years. This status is important
as it mark the development Vvision
det ermined by the provincial
administration for the next 20 years and
allows the municipality to assemble
resources to achieve its developmental
vision with the assistance of the national
and provincial governments.

2.2.6  The sectors that are growing in the
muni cipality are located within the
wealthier areas of the municipality such
as Sasolburg, Vaal Park and in the
Deneysville and Oranjeville town centres.

2.2.7 These sectors are identified as
manufacturing, retail and community
services. Others that present oppor tunities
for growth are residential real estate and
tourism, these opportunities are also

Employment - Metsimaholo Region

76283 92661

100000

41525

33208 31611
19525

10000
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M Urban
100
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10

18-65 Employed Unemployed Not Youth Number of
economically Residents dependants
active

FIGURE 5SEMPLOYMENT AND UNEMPLOYMENT
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2.2.8 The sectors that are growing in the
municipality unlike those in decline
(mining and agriculture) require high
levels of skilled employment. This growth
may lead to a structural difficulty as many
of the unemployed in the municipality are
very low skilled individuals and may have
to re-skilled to ensure their employment
that will allow for future growth in these
growing sectors.

229 A spatial assessment of the
location of most economic activity in the
municipality indicate that all major
concentrations of opportunities are
located within the suburbs and very
limited opportunities are wit hin the
townships( see Figures 8 Map ).

2.2.10 Sasolburg (includes Vaal Park)
enjoys the majority of the opportunities
followed by Deneysville and then
Orangeville. The bulk of manufacturing is
located in Sasolburg, Vaal Park and in
Zamdela. The Sasolburg industrial campus
is located between S asolburg and
Zamdela along Eric Louw road. Other
industries are located between Sasolburg

and Vaal Par k, Il nanda

2.2.11 This distribution of economic
activity represent a spatial order that
makes Zamdela the most strategic
located of Refengkgotso and
Metsimaholo as it is located closer to
Sasolburg the major node 3 in the
municipality and the rest of the
opportunity areas that are situated in the
Gauteng Province.

District Economic Perfomances

W19%6 - 2007
W2008-2012

Figure 6: District Economic Performance

3Nodes are defined as

2.2.12 Mining in  the Municipality
although in decline is showing prospects
of growing as there are new prospecting
opportunities that are being considered
by mining houses (see Figure 8) . Future
employment opportunities in this sector
may not be as significant as it was in the
past due to mechanisation and new
improved techniqu es of managing shifts.

2.2.13 Tourism in the Municipality has
greater potential and this is enhanced by
the presence of the Vaal River, the
undeveloped potential land parcels
within the vicinity of the water bodies
found in the area and the green
environment th at is vast within the
Municipality.

2.2.14 These very asserts for tourism are
critical in the real estate market as they
provide an opportunity for a variety of
choices for prospective investors from
areas like Gauteng.

2.2.15 Transportation are experiencing
an increase in their comparative
advantage in the Province. Agriculture in

a n dthed AlnieipalityC is tc¥ndtrained by the

demand for mining land and as a result
only 3% (2 814 ha) of land currently
available in the Sasolburg area can be
used for agriculture.

2.2.16 At a dis trict context the Provincial
reality is reflected especially in the mining
sector, however in the municipal context
the restructuring to a tertiary sector
economy is driven largely by the growth
that is experienced in manufacturing,
trade and financial ser vices sectors.

2.2.17 Metsimaholo currently is the
largest manufacturing area in the Free

State Province. Within the Fezile Dabi
District Municipality context it is a major
water and electricity provider for the

area.

2.2.18 Spatial assessments of where
these  opport unities are  currently
concentrated indicate that Sasolburg
which is in proximity to Gauteng along
the  Vaal River  provides  great
opportunities for tourism and real estate
development.
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2.2.19 Deneysville and Oranjeville
provide better opportunities for tourism
and real estate due to the large water

bodi es® i deal for water

sports, located in these areas and the
relative cheaper available well located
land in relation to the river.

2.2.20 Retail opportunities are also
concentrated in Sasolburg proper and i n
the Vaal Park area with very limited retail
concentrated elsewhere.

2.2.21 In Deneysvile and Oranjeville
there is very little manufacturing
happening and the economies of these
area are mainly focused on retail which

is directed at the local community and
tourists.

2.2.22 Zamdela has recently being
growing in retail developments especially
related to the building industry and retail.
On the periphery of Zamdela there is
manufacturing activity related to mining
or the petrochemical industry of
Sasolburg.

2.2.23 The bulk of economic activity
within the townships is un -regulated
informal retail activity related to grocery,

liguor and other subsistence based
activities related to recycling and

construction.

2.2.24 Metsimaholo and Refengkgotso
present a similar economic activity base
to Zamdela, except that the retall
activity in Metsimaholo and
Refengkgotso is dominated by little
neighborhood shops and informal retalil
activity.

2.2.25 In all these areas commercial and
manufacturing activity are located in line
with the layout planning ideologies on
which they are developed along major
routes.

2.2.26 Sasolburg which is developed on
a neighborhood areas model with
Garden City characteristics has all major
retail  activity located at major
intersection of different neighborhood

cells (typical of a neighborhood model)
and has manufacturing developed on its

periphery (typical of a garden City

concept). Vaal Park on the other hand
has all of its retail activity focus within the
cellular  environmental areas. This
expiing ¢ha t dispersed aratall tradi ng
activity in the suburb.

2.2.24 Deneysville and Oranjeville have
the bulk of their retail and service industry
opportunities located along higher order
roads, typical to the grid open road
concept model of layout development.

2.2.25 Zamdela, Refengkgotso and
Metsim aholo have most of its retail land
located along major roads and
developed on some of these parcels. This
is representative of the Facility and
Amenity  Provision concept of the
apartheid and apartheid township
planning.

2.2.26 However unlike Sasolburg and
Vaal Park there is very limited
development of some of the retail land
parcels provided in the townships and as

a result many of the people from these
areas (to a limited extent from Zamdela
due to current developments) do most of
their shopping in Sasolburg an d other
retail areas located in suburbs.

2.2.27 The resulting spatial order at a
municipal level is one that separates all
economic and work opportunities from
the poor including major government
services as these services are
concentrated currently in Sasolbu rg,
Vaal Park, Deneysville and Orangeville.

2.2.28 Unlike in many major South
African cities the distance of the
townships from the suburbs is not
significant (2 km on average). Therefore
integrating these areas can be achieved
successfully with relative ease.

2.2.29 As indicated before there are no
significant retail developments in the
townships despite the large number of
people staying there. This is largely due
to old apartheid policies and a result of
the limited presence of significant
purchasing thresholds in these areas due
to low and non -existence of incomes in
these areas.
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Drawing: scale:
MUNICIPAL major settlements Not to scale
2.2.30 Key Issues Identified: Population 1'[ There is a |arge grant reliant po pu|ation

and Economy: in the m unicior school going and

1 There is a large number of poor people unemployed youth people.
Iiving in the townships. The_ commgnity ! The economy of the municipality is
profile among the majori ty is low restructuring from a primary to a
skilled, young and unemployed youth. tertiary economy.

T The majority of the municipal f This restructuring is resulting in a
population are staying in townships structural problem that will make it
with lower skill levels. The minority on difficult for the economy to absorb

the other hand stay in the suburbs with
much higher education and skill levels.
Migration in  the muni cipality is
happening from rural areas and
smaller towns in the district to
Sasolburg.

Household incomes in the municipality
are below the poverty line 4 and
households have to take care of 3
people who are not unemployed.

the large unemployed youth who do
not have the necessary skills to take
up the new job opportunities.

The location of economic
opportunities in the municipality is
located in the suburbs while only small
consumption related activities are in
th e townships.

14 The poverty line as determined by the Republic of South
Africa is a combined income for a household bellow R 1800 a
month or less than R 86,400 annual income.
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2.3 INFRUSTRUCTURE

2.3.1 Roads:

2.3.1.1 Metsimaholo is linked to the north
and south by the N1, N3, N5, R28, R42, R59,
R82, R87, R551, R553, R549 and the R 716.
Sasolburg is directly linked in the north by
the N1, N3 and R 59.

e

2
Figure 8: Population Distribution with Major Work Opportunit

2.3.1.5 At a local level the municipality is
connected by a series of tertiary and
secondary roads.

LEGEND

Predominantly White 44 280
Mining

Predominantly black 78 720
Major industrial work opportunity

. Major Commercial work opportunities

0

Project:

Drawing:

scale: Not to scale

METSIMAHOLO LOCAL MUNICIPALITY SPATIAL DEVELOPMENT FRAMEWORK PLAN @ date;
February 2011

MUNICIPAL COMMUNITY AND ECONOMY OPPORTUNITY DISTRIBUTION

2.3.1.2 From the N1 Sasolburg c an be
accessed from the north by connecting to

the R551, R553 or R 28. From the N3
connection is gained from the R550, R42,
R549 and R 54 in the south east.

2.3.1.3 From the N3 Sasolburg is
connected through the R550, R42, R551
and R557 and also through the R549

2.3.1.4 Deneysville and Oranjeville are
connected to the rest of the municipality
through the R549 and the R716.

2.3.1.6 Sasolburg is designed on the

Garden City conce pt fused with the

neighbourhood concept. The intension

was to fuse good city attributes with those

of the country side as indicated in many

documents. Sasolburg however resembles

a neighbourhood unit concept in the

following way:

1 Open road geometry linkin g clearly
identified, independent social units,

1 Large expenses of open space, and
localised public facilities,

1 The size of the neighbourhood unit was
determined on the bases of supporting
the public facilities and schools,
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1 The schools where placed within t he
neighbourhoods to avoid conflict
between school children and through
traffic,

1 The neighbourhood unit has a fairly
open road network, characterised by
curvilinear street pattern, and
enclosing arterial routes,

1 The road layout is designed to protect
publi ¢ facilities from heavy traffic, by
confirming through traffic to the
arterial routes on the periphery of the
unit,

1 The geometry of the arterial roads are
designed to carry and discourage
through traffic from entering the unit
and by smaller internal roads with
curvilinear alignments,

91 Public facilities are located within the
unit grouped around a central a
central open space,

1 Commercial activity is located at
traffic intersection adjacent to other
units to be supported by residents from
more than one unit.

23.1.7 The road network servicing
Sasolburg resembles that of a
neighbourhood unit concept in that JG
Strydom, DF Malan, and Christian de Wet,
Eric Louw, Klasie Haveng, Pres Brand, Jan
Hook, Pichler and Carl Bosch roads service
the function of arterial roads de  scribed in
the model.

2.3.1.8 Vaal Park a recently developed
suburb of Sasolburg is developed on the

environmental areas concept. The
concept is designed on a traffic
management model that intends to

manage traffic from

order to avoid increas ed congestion and

increase pedestrian safety by arranging

road networks. The following are the
characteristics of the concept:

1 The various neighbourhoods of the
town are divided into cellular
environmental areas,

1 Traffic is managed first within
individual cellular cells and
through the larger area,

1 The cells are made for people to live,
work and shop in avoiding the hazards
of vehicular traffic, and

1 A complementary grid of interlocking
highways enabled the rapid
distribution of traffic betweenth e cells.

the
then

t

he

2.3.1.9 The road network servicing Vaal
Park resembles that of an environmental
areas concept in that the R59 and N1 act
as primary distributors in and out of the
area, while Minnar, Paardeweg,
Opperman Street and Oliviershoet and

Bloukrans avenue act as district
distributors. The local distributors are
Keeromberg,Komiesberg  street, Karas

avenue, Hottentos Holland street, Limbo
avenue, Pres Brand and Simonsberg street
and Metroosberg, Gamsberg,Koeberg

and Nuwekloof street.

2.3.1.10 Zamdela, Refengkgotso
and Mets imaholo are developed on the
facilities and amenity provision concept of
layout planning.

23.1.11 This layout planning
concept has central to the design the
idea of finding developing spatially
defined communities (originated from the
neighbourhood unit concept). In line with
policies of developing separated areas for
racial groups this concept provided a way

in to justify past separated amenities
policies.

o
=]

6i nsi de out
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23.1.12 The following are key

characteristics of the concept:

1 Public amenities are located for
convenient access by local
households,

1 Residential access roads serve as open
spaces,

1 Public facilities are located centrally in
cellular residential areas, through
traffic is limited on residential access
roads,

1 Schools and Community halls are
locate d in centre of neighbourhoods
or along district and local collector
roads,

1 Major commercial and traffic
generating activities are located along
primary collectors (tertiary roads) or
other higher order roads and at
entrances to community areas,

1 Linear dev elopments along major
roads are discouraged and focal point
developments at major intersection
are encouraged.

2.3.1.13 Characteristics of the layout

concepts on which townships are

developed on are evident in the following:

1 The primary distrib utor connecting
Zamdela to the rest of the municipality
is Eric Louw Street. The only district
distributor is Bell Street. The primary
distributors and local distributors are
distributed all over the neighbourhood.

1 The primary distributor connecting
Refen gkgotso is the R716 and Orange
Vill Street.

2.3.1.14 The road geometry in
Deneysville and Oranjeville represent the
grid open road layout concept. This layout

is normally necessitated by the ease with
which land can be divided or surveyed
into many portions for s ale.

2.3.1.15 The characteristics of these

layouts are the following:

1 Open road network,

1 A clear defined hierarchy of through
routes,
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1 The layout is designed to maximise
ease of traffic and pedestrian
movement,

1 The roads are long with various
intersections at in tensive movement
points,

1 Public facilities are located along
intensive  movement routes and
correspond with vehicular and public
transportation routes,

1 Commercial and retail opportunities
and industrial activity are located
along intensive routes,

1 Commerc ial and public activity is
mainly focussed as linear activities
along major and intensive routes.

23.1.16 Deneysville and Oranjeville
display these characteristics as can be
seem in the diagrams presented bellow.
Most important is that all major economic
activit y in Oranjeville is located along Scot
Street which at as the primary  distributor
and in Dene ysville all major economic

activity is located along Main Street and
Voortr ekker Street.
2.3.1.17 Integral to road

development matters in the municipality is
storm water management. Stormwater
management of roads is linked to the
surfacing of roads.

2.3.1.18 In  Metsimaholo there is
currently 216 km of surfaced roads and
300 km of dirt roads.

2.3.1.19 Storm water in all the
formally developed areas is channelled on
the sides of the roads and disposed
through channels into retention ponds or
rivers and dams.

2.3.1.20 On all surfaced roads the
municipality require that stormwater
channels be constructed which are  linked
to the required system in order to alleviate
the increase damages coursed by storm
water runoff. Dirt roads and poorly
maintained and developed surfaced
roads are a serious course for increase
stormwater runoff and course road and
property damages in the municipality.

2.3.2 Water:

2.3.2.1 The Province is ranked the third
highest in relation to making sure that
people have access to piped water.

2.3.2.2 About 96% of the people in the
Province have access to piped water
compared to the 85% nationally. The
majority of people in the Province in the
Province have water in their yards in
proximity to their household activities.
2323 The Vaal Dam i s
largest dam by area and carries the third
largest volume of water in the country. The
dam is fed fresh water from the Lesotho
High Lands to supply the Gauteng and
surrounding areas with fresh water.

2.3.2.4 In Metsimaholo  currently there
exists a water backlog (bulk) of 35 ml a
day . In term of the millennium goals the
municipality will have to provide access to
needy families of about 5000 connections
annually toreachto the 2015 goal.

2.3.2.5 Water is currently p rovided in the

municipality as piped water, borehole

water . The following are the bulk provisions
in the municipality:

I Sasolburg which has a current
capacity of 40 ml a  day, services the
rest of Zamdela and Vaal Park.

1 Ornajeville which has current  capac ity
of 1 ml a day, services Metsimaholo as
well, and

1 Deneysville which has a bulk capacity
of 2.6 ml a day services Refengkgotso
as well. A new reservoir with a
capacity of 5.2 ml a day is planned for

Deneysville and this is to
accommodate the new
develop ments within the town and in
Mooiplass.

1 Mooidraai has a dedicated reservoir
that has capacity of 5 ml a day.

2.3.25 Any new developments and
density increases must consider the
impact such proposals will have on the
current bulk capacities in the municipality

and appropriate upgrades must be done
accordingly.

2.3.2.6 Detail for required new capacity
for new developments is to be detailed in
the water services plan. In this report under
the housing section we will indicate the
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need for new public housing and the
comin g development is market related
housing to provide bases on which future
demand will be determined.

2.3.2.7 All industrial and mining areas in
the municipality are supplied water
directly by Randwater and maintain their

own infrastructure.

2.3.3 Sanitation:

2.3.3.1 The Province has the second well
serviced record for sanitation systems either
than the bucket system. About 70% of the
households in the province are serviced
with sanitation systems better than the
backed system which is still used by 21% of
the households. Fort y three percent (43%)
of the households use flash toilets while only
10% of the population have to access to
proper sanitation systems at all.

2.3.3.2 In  Metsimaholo currently the
predominant sanitation systems used is
water bone, septic tanks in temporary
estab lishments and long drops.

2.3.3.3 In Sasolburg the predominant sewer
technology used is water bone sewag e
and limited long drops in the informal areas
and septic tanks in the small holdings and
farms.

2.3.3.4 In Deneysville and Oranjeville in the
old town areas septic tanks are used due
to the hard underlying rock structure in
these areas. On site infrastructure is
provided by individual property owners
and the Municipality is responsible for
emptying the septic tanks.

2.3.3.5 The new developments within
Deney sville such as new areas of the
suburb and the township are all supplied
with waterborne sewage.

2.3.3.6 In the informal areas temporary
long drops or septic tanks are provided to
families to use as a community.

2.3.3.7 To accommodate new
developments such as Mooiplaas in
Deneysville a new sewer plant with a
capacity of 5.2 ml a day is planned to
service the area. The village area s in the
municipality are serviced privately.

2.3.4 Energy:

2.3.4.1 The energy sources used by people

in the province are electricity (47%), Coal
(5%), paraffin (3%), w ood (8%), gas (3%) ,
animal dung (2%), SOLAR (3%), candles
(0%), and other sources of heating, cooking
and lighting.

2.3.4.2 It is clear from that more people in
the province use paraffin and coal as
sources of heating, cooking and lighting
and electricity. The i ncrease in the use of
electricity is a clear indication that many
households in the province enjoy the
benefits of electrification.

2.3.4.3 In Metsimaholo the same  energy
sources are used and electricity is provided
by Eskom and the Municipality .

2.3.44 Al new devel opments in the
municipality are provided with  electricity
and people are encouraged to save
electricity by using alternative means.

2.3.4.5 Like in the rest of the country there is
need to save electricity as bulk provision id
diminishing due to limited supply. A new
power station to provide industries and
domestic consumption with power is under
consideration.

2.3.5 Waste disposal

2.3.5.1 There are three categories of waste

services currently used. These can be

summarised as follows:

9 Refuse Removal: Residential, Commercial
Industrial, Garden, Building rubble, and
Medical waste;

9 Street and ablution cleaning ;

9 Landfill sites, transfer stations and bulk
containers.

2.3.5.2 Metsimaholo  currently  services
40 000 households and 800 businesses. All
waste service in the Municipality is
coordinated from Sasolburg . Regular waste
collections on weekly bases are
undertaken in the residential and
commercial properties by the municipality .

2.3.5.3 Industrial waste is collected by
private service providers and disposed by
these service providers.
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2.3.5.4 There are no regular waste
collations from farms and small holdings.
These residences are required to dispose
and collect their own  waste .

2.3.5.5 Water disposal in the municipality is
done at all municipal waste disposal sites
and toxic waste collected by the
municipality and the private service
providers is disposed in the class H landfill 15
site in Gauteng.

2.3.5.6 Business waste disposal is done on
the following frequencies

Sasolburg 6 days a week
Deneysville 2 days a week
Townships 1 dayaweek

2.3.5.7 The cleaning of streets is done in
Sasolburg 5 days a week and 2 days a

week in Vaal Park. There is no street
clearing in the townships and in the other

areas.

2.3.5.8 There are a number of new

developments coming up in  the
municipality for whic h removal and
disposal services will have to be provided.

2.3.59 There are 3 land fill sites in
Metsimaholo; these are Sasolburg,
Deneysville, and Oranjeville  landfill. These
sites are all managed by the municipality.

2.3.5.10 The Sasolburg landfill site
does not hav e a proper permit and should
be regularised in terms of Section 20 (1) of
the Environmental Amendments Act 50 of
2003. The sites are 5 hectors in size.

23.5.11 The expected life span of
the site if 3 years. The re should be operated
for closure and a new permit for a new site
be sourced from the department of
environmental affairs.

2.3.5.12 The Oranjeville site is also
ilegal and is 1.5 hectors in size. The
expected life span of the site is 10 years.
The regularisation of the permit for the site

15H Class landfill site is a site that is allowed to dispose toxic
waste in terms of the law and is built to the requirements as
determined by the departments of water and environment
for toxic waste disposal.

should be obtained and proper
management introduced on the site.

2.3.5.13 The Deneysville site is also
not legal an d is 1.5 hectors in size and has
an expected lifespan of 5 years. Proper
management should be introduced on the

site and the site should be regularised as
per the law.

2.3.5.14 There is one transfer station
in the municipality an it is located in Vaal
Park and is for the disposal of garden
waste.

2.3.5.15 Key Issues

i There no plans to reduce waste
production in the municipality through
recycling.
TAIl  new developments must be
considered i n waste plans and budgets;
TAIl land fill sites should be regularised to
comply with the law,

1A new landfill site should be
Sasolburg,

1 Toxic waste management strategy should
be prepared to comply with SANS 0228,

identified for

2.3.6 Housing

2.3.6.1 The Free State like many South
African Provinces has various dwelling
types through which it s residence provide
for their accommodation, these are
classified as formal 16, informal 17 and
traditional 18 housing.

2.3.6.2 In comparison with national figures:
Free State Province recorded 63%  formal
dwellings as opposed to the 64% recorded
nationally, 26% informal dwellings as
opposed to the 17% recorded nationally,
5% traditional dwellings as opposed to the
4% recorded nationally.

2.3.6.3 The provision of housing in the
municipality is done by the  private sector
through the market 1° and by the public

16 Formal ho using is housing constructed in line with the
requirements of the national building regulations and is
condoned by the SABS.

17 Informal housing this is housing not in line with the National
Building Regulations and to SABS standards.

18 Traditional housin g this is housing contracted in
accordance with old practises in the area and is made up
most commonly of mad and sticks housing. This housing is not
in line with national regulations or SABS standards.

19 Market related housing is housing provided through bank
loans and is in line with SABS standards.
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sector through the national housing
scheme.
2.3.6.4 The national housing scheme

cotters for those households who do not
have any income a nd those who have a
combined household income of up to R
3500 per month .

2.3.6.5 South Africans National Housing

Policy is being undertaken in terms of

seven key strategies, namely:

1 stabilizing the housing environment by
ensuring good quality houses or in
assisting  households that have
defaulted on their loans, to resume
payment, rightsizing programs where
properties have been repossessed, etc
(Servcon Housing Solutions);

1 mobilizing housing credit, bridging
finance (Nurcha offers guarantees);

1 providing subsidy assistance, such as
project linked subsidies, consolidation
subsidies, re-location assistance
subsidy and rural subsidies, discount
benefit schemes, public sector hostel
re-development programs, etc;

i supporting the peoples housing
process of home building by
individuals, families and communities;

9 facilitating speedy release an
servicing of land; and

1 co-ordinating government investment
in development

2.3.6.6 Slow and complex land

identification, allocation and
development  processes resulted in
insufficient land for housing development
purposes.

2.3.6.7 Infrastructure, service and housing
standards were inappropriate to the
needs of the low -income market, resulting
in difficulties in providing affordable
housing products.

2.3.6.8 There are major differences
between the housing needs experienced
by the different provinces, for example
housing back logs in urban areas or rural
areas.

2.3.6.9 The demographic trends in South
Africa clearly demonstrate that woman is
generally poorer with less access to
resources than other groups. Census data
confirmed that 26% of female heads of

d

households earn less than R800 per month,
compared to 13% of male heads of
households and woman need special
attention in terms of housing provision.

2.3.6.10 Because of former legislation
many people have never bought or
rented a house, or know how to get
access to it and fall prey to operat  ors who
steal their money.

2.3.6.11 The Housing Sector has the
potential to increase  employment,
individual wealth, encourage households

to save and encourage home ownership.

2.3.6.12 There exists in the
municipality an informal sector that
provides housing through the ill egal

invasion of private and public property.

2.3.6.13 The private provision of
housing is concentrated in the upper
(Imillion and above), middle (900

thousand to 600 thousand) and lower
middle income household (500 thousand
to 300 thousand) communities in the
mu nicipality.

2.3.6.14 As per the valuation
records of the municipality the following
suburbs: Sasolburg, Vaal Park, Deneysville
and Oranjeville  can be classified as the
areas which have a very high
concentration of housing provided for the
upper, middle and lower middle income
households under paragraph e) above:

2.3.6.15 These houses are provided
through development schemes which
provide fully developed houses or land
options with plans. These houses are
provided in the both the townships and in
the suburbs.

2.3.6.16 The upper and middle
income houses combined with the first
segment (500 to 350 thousand rands) of
the lower middle income housing segment
are provided predominantly in the within
the areas identified in paragraph f).

2.3.6.17 Because this housing is
provided by the privat e sector as part of
the property market 20 demand s

20 The Property Market is defined as the coming together of
to fix a price at which land and a house can be exchanged
(Jack Harvey @ 1992).
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determined by the availability of buyers
(credit or cash).

2.3.6.18 Since  we have  just
experienced a recession (mid 2007 to late
2010) are still feeling the effects it is very
difficult to determine this demand an d its
backlog as there are many developments

that are waiting to realise their
development stock.

2.3.6.19 To date public housing in
the municipality has been provided for

those families who according to the

Housing Code are defined as poor
households 21.

2.3.6.20 The areas in which this
housing is concentrated according to the
municipal valuation role are Zamdela,
Refengkgotso and Metsimaholo (not that
there are areas within these townships that
have some concentration of middle and
lower middle income housing).

2.3.6.21 In line with the Act and the
0Breaking New Ground
provision of housing to these households is
accompanied by the provision of portable

all basic services (as determined by the
constitution) and providing improved
quality of housing and  housing
environments by integrating communities
and settlements(as determined by the
0BNGS6 policy).

2.3.6.22 To date the municipality has
provided 8000 houses by developing new
peripheral  settlements or by infill
developments in existing townships.

2.3.6.23 Despite the efforts of t he
municipality to meet the current backlog

for housing which is estimated at 40 00022
which is also growing by 3000 units
annually (in line with the population
growth presented under section 1.1).

2.3.6.24 The demand for housing in
poor households is increasing a s a result of
large numbers of people migrating from
the 391 farms in the area to the townships

of the suburbs because of the perceived

21 Poor Households as per National Housing Code and Act,
Act 107 of 1997 as

22 The Backlog of 40 000 considered the current
backlog provided by the municipality and the
current backyard dwellers.

o

opportunity for gaining secure tenure in
these areas.

2.3.6.25 In Zamdela which includes
Harry Gwala and Walter Sisulu there i s an
estimated poor household need for

housing of 15 000 units, in Refengkgotso
there is an estimated need of 10 000 units
and in Metsimaholo 5000 units. On the
farms there is an estimated need for
security of tenure and housing of about
1000 units.

2.3.6.26 In response to the housing
provision backlog many people often are
drawn to settle illegally on private or
public property and provide themselves
with inadequate, informal and illegal
housing 23 on informal or illegal settlements.
2.3.6.27 In other cases these people
are provided for during the waiting period
for  government housing by the
municipality on informal or informal
settlements with illegal housing or by family

membeis B Rd ¢ leasipge landlords  in
backyard formal or informal structures.

2.3.6.28 The municipality is
obligate d by legislation to provide housing
for those who cannot afford housing and

to take accommodation responsibility for
those are settling illegally on land or are
being evicted.

2.3.6.29 This legal obligation places
all informally located areas and evicted
families into the responsibility of the
municipality .

2.3.6.30 The increased population
growth and in migration from rural areas
make it difficult for official planning to
predict growth accurately as unplanned
events allow for pick increases that make
planning stay behi nd need.

2.3.6.31 There are some peripheral
settlements in the municipality which
developed in response to servicing labour
accommodation needs for mines and
major infrastructure  providers. These

23 |llegal Housing is housing build not according
to the National Building Act and Regulations
and is not according to the SABS s tandards
approved.
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developments are on informal
settlements 24 provided with formal hous ing
of about 2300.

2.3.6.32 Despite  being  informal
settlements these peripheral settlements
are well serviced with water, sanitation
and electricity and with some public
infrastructure  such as schools and
community halls. These are areas such as
Kragbron, Clydesd ale, Coalbrook,
Viljoensdrift, Betha Village, Wolwehoek,
ESKOM Vaal Village, White City, Hunter
Village, New Vaal Village, Goenpunt
Correctional Services and Richmond.

2.3.6.33 Some of these peripheral
settlements are currently in limbo as they
no longer provide | abour to mines or
companies which establish them due to
relocation or closer of the institutions that
established them.

2.3.6.34 The future of these areas
and the infrastructure currently provided
need to be determined by the
municipality in partnership with the owners
of the properties.

2.3.6.35 There is clear spatial
separation between what is considered to

be areas of high upper and middle
income household housing and those with
poor household housing (see Figure 8). Itis
coincidental that these separations
coincide with the spatial distribution of
population groups in the municipality.

2.3.6.36 In line with pre 1994
government spatial separation of groups 25
the poor households tended to
concentrate in the townships due to
political separation and as a result of
targeted eco nomic and education
disadvantaging, Black African
communities are the majority poor and
emerging very slowly from this
disadvantaging.

2.3.6.37 Residential Land:

a) Land in the municipality is held in either
private or public titles. There is no
communal land in th e municipality.
There has been no successful land
claim in the area indicating that there

24 Informal Settlements are illegal townships/settlements not properly established as
per the Free State Ordinance.
2 The Group Areas Act, Act ?

b)

c)

is no land belonging to a Community
Property  Association (CPA) as
established by the Land Claims
Commission.

There about 1800 farms in the
municipality of which  none is owned
by the public sector. There are about
391 small holdings in the municipality of
which none is owned by the public
sector.

Land ownership in the municipality is
predominantly owned by private
individuals and companies. Of the
population group s about 10% of the
land in the municipality is own ed by
Black African people and 90% is
owned by White people.

d) The land needed to meet the housing

backlog ( 40 000 wunits) for poor
households in the municipality is

estimated to be 1790 hectors 26 (which
include schools, police stations and

other services and roads).

The land currently available for
development and is in pub lic
ownership  constitute about 200
hectors. A further 1590 hectors will be
required to meet the backlog and
growing.

f) To date governm ent has provided 150

)

of its total land available for residential

township  development and has

provided 8000 poor households with
housing. This housing is provided
currently within the existing townships
and in the periphery of these
townships.

Spatially  government is slow on
delivering initiatives in line with the
0 BNGG6 p airhed atyproviding mix
income  housing  opportunities in
proximity or within upper and middle
income household areas. This has
tended to reinforce the spatial
population group separa tion
constructed by the pre 1994
government.

26 The land required is derived by using the 250m 2 as an accepted erf size for poor
housing p rovision then multiplied by the backlog 31 000 units the sum them divided by
10 000 to get the hectors. The total erf demand is then multiplied by 25% for roads and
open spaces which give us a sum converted to hectors 0 1194 hectors adding 46
hectors that  will be required for schools and other social and sport facilities.
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h) The municipality has on its plans the
Welgelegen Deve lopment which is
intended to provide a mix income
housing scheme.

i) Land currently in private ownership
and in the process of providing for
housing is foc used on market driven
housing for the upper and middle
income households due to profits
derived from such schemes.

i) Considering the approved applications
and those currently being processed in
the system there is in dication that a
total stock of 5000 uppe r and middle
income housing will be available for
development.

k) As indicated under paragraph (e)
there are peripheral settlements in the
municipality  which are not fully
occupied but are fully serviced, these
could be used for infill housing.

2331 Commerce and Business Land :

a) There are five major commercial
activity centres in the municipality.
These are the Sasolburg Central
business area , Vaal Park Commercial
Centre, the Dene ysville Central
Business area and the Oranjeville
Central Business areas .

b) The Sasolburg CBD represents the
largest concentration of business and
commercial activity in the
municipality followed by the Vaal Park
Centre. These centres together
reinforce the importance of Sasolburg
as the trading centre of the
municipality .

c) Deneysville and Oranjeville are much
smaller concentrations of commercial
activities and are se rvicing the
mediate communities.

d) There are even smaller centres
located within the various  suburbs and
in the townships, these centres service
the immediate com munities and are
used as obedience centres.

e) Despite the centralised location of
commercial activities, there are some

activities that are concentrated along

major roads these areas provide
opportunities and tend to link up with

other linier developments

f)  Industrial activity in the municipality is
concentrated in the Sasolburg area,
within town and on the  borders of the
Vaal Park area and expanding to the
east of the municipality.

g) Due to the short distances between
the industrial and commercial
ac tivities the concentration of these
activities in Sasolburg reinforces the
provincial significance of this node.

h) The land parcels available for
commercial development in the
townships are not fully developed.
Schemes should be introduced to fully
deve lop these areas.

2.3.4 Community Services :
2341 Health:

23412 The Free State has a very
well developed and serviced health
infrastructure. The province is currently
serviced by 58 ambulance service proving
services (excluding the vehicles), 3 AIDS
information training centre, 3 blood banks,
23 community health centers, 332 fixed
clinics, 9 private clinics, 2 academic
hospital, 27 district hospital 27, 1military
hospital, 12 private hospitals, 5 regional
hospitals, 4 specialised hospitals, 1 TB

hospital, 9 laboratory and 145 mobile
clinics.
23412 Considering the  district

provided health care frailties in total there
are 4 499 non -fixed clinics, 259 fixed -clinics,
11 community health centers and 28
district hospitals located in the province.

23413 The province has the third
largest health care professional to patient
ratio in the country with 2.4 doctors and
32.5 nurses per 10 000 of the population,
compared to the national average of 2.9
and 32.4 respectively.

234.14 In the presence of the
health facilities and health staff the
province performs as follows on critical
health related matters:
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1 Infant Mortality Rate (IMR) in the Free
State is estimated at around 36.8

1 deaths per 1000 infants ranking the
province fourth in South Africa;

1 In terms of tuberculosis (TB) the Free
State is ranked sixth in the country

1 accounting for about 6.2% (i.e. 9 414)
of reported cases;

1 The province had a 30% HIV and AIDS
reported rate;

1 Emergency Medical Services are fully
operational in all district municipalities;

1 Average response times currently
range from 4 5 to 60 minutes in urban
areas and 60 to 90 minutes in rural
areas;

1 Planned Patient Transport for non -
emergency cases is implemented in all
districts with dedicated staff separate
from pre -hospital;

i There are eight hundred personnel
employed in various cat egories;

i Thirteen Advance Life Support
professionals are being trained to
improve the quality of care of pre -
hospital emergency services.

1 The province has only four Advance
Life Support professionals;

1 In partnership with Department of
Local Government an e mergency
services control room has been built in
Bloemfontein for emergency medical
services and disaster management

1 The PMTCT (Prevention of Mother to
Child Transmission of HIV) programme
was launched in 4 research sites in the
Free State; and

1 The implem entation of the ARV portion
of the Comprehensive Care and
Treatment of HIV and AIDS programme
is also active in the province.

23.4.15 In the rural area of
Metsimaholo health facilities are provided
with mobile clinics and for major health
services man people are  required to go to
the clinics that are in Den eysville,
Oranjeville and Sasolburg. There are no
public hospitals in the area, there is only
one major private hospital in the area and

it is in Sasolburg (Vaal Park hospital). As
indicated before there is one public
hospital in the District that is located in
Kroonstad and services the Municipality.

23416 The health facilities in the
province provide varying levels of services,

with some clinics being are served by
nurses only; others have doctors visiting at
speci fied intervals, other services render a
full package of services. District health
plans do not provide for each clinic to

deliver the full package of services as
required by National Standards. The
referral system however ensures that all
patients are trea ted at the appropriate
level of care.

23.4.1.7 As per the District Health
Plan all people in the districts live within a 5
km radius of a clinic. Emergency services
are fully operational in all districts.

2.3.4.1.8 Education: The University of
the Free State is the onl y University in the
province and a nu of other tertiary
facilities. The province has 1760 primary
schools and 392 secondary schools. At a
district level the distribution of schools is
stewed with The Thabo Mofutsanyana
district having an over -supply of
classrooms whilst the challenge of
overcrowding and platooning is
experienced in Fezile Dabi, Motheo and
Lejweleputswa.

23.4.19 Infrastructure  provision in
many of the schools is very limited with
some schools operating in unsafe
structures, others without any wate r,
sanitation and  electricity. In  the
Municipality there are currently 35 schools

with a total number of 29403 | eaner 0 s

2.4 THE ENVIRONMENT:
2.4.1 Natural Environment: Geological

and Soll
2.4.1.1 The Sasolburg area is situated
within the Highv eld and lies about 1400 m
above the sea level. The landscape is
undulated with broken terrain in the higher
lying northern sections.

2.4.1.2 The Municipality lies entirely within
the Vaal River catchment area . The older
rock formations in the area are those of
the Witwatersrand Super Gro up of which
outcrops are found in the Deneysville
area.

2.4.1.3 The rock formations consist mainly
of quartz with grit stone, slate and
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conglomer. There ar e outcrops of
andesitic lava north of the Vaal Dam.

2.4.1.4 The soil conditions to the south of
the Vaal River and the east are sandy soils.
The northern part of the municipality is hilly
and with new agricultural technologies
has been made suitable for agriculture.

2415 The dolomite areas of the
municipality are prone to sinking and may
result in dangerous conditions . Heavy clay
occurrence in other areas of the
municipality makes it very difficult for
urban development.

2.4.1.6 Vegetation: The natural vegetation
consists mainly of pure grassland types.
The unsuitability of some of the grassland
areas for farming have resulted in these
areas been maintained as natural areas.

2.4.1.7 The river bands are covered by a
variety of indigenous vegetation. Exotic
plants which were introduced into the
are as have established themselves.

2.4.1.8 Climate: The prevailing day and
night temperatures are typical of those of
the Highveld which are between 27  °C in
summer and below freezing point in
winter. Frostoccurs generally from May to
September. The area is subject to showers
and thunderstorms , which occur mainly in
October to March which a precipitat ion
rate of about 650 mm occurring in the
same period.

2.4.19 Open Spaces: The open spaces
are classified as inactive and active open
spaces. Inactive open spaces area those
spaces that are used as veld and
conservation land.

2.4.1.10 Active open spaces are
those land parcels that are used for
agriculture, recreation and conservation

spaces of regional significance and
localised spaces such as parks.

24.1.11 Metsimaholo,
Abrahamsrust, Vaal Dam nature reserves
are regional active open spaces.

24.1.12 In all the concepts on
whic h suburbs are designed there are
green spaces on the periphery and within

nei ghbourhoodds <cell s.

intended as active open spaces for
recreation.

24.1.13 In Sasolburg and Vaal Park
the open spaces are framed by
community facilities and schools as per the
design concepts on which they are based.
These spaces are designed as active open
spaces that would be framed by
community facilities.

Page 27 of 65

These



Sction 3: SJatial Srategies and Development G uidelines

3.1 DEVELOPMENT STRATEGIES

‘e 14

3.1.1 Municipal N odal Restructuring :

3.1.1.1 Metsimaholo is structured on a
nodal framework with Sasolburg acting as
the major regional and prov incial node
and Deneysville and Oranj eville acting as
small service centres and the rural towns
acting as rural development centres.

3.1.1.2 In regional strategic urban
development models, the nodes are
referred to as activity nodes 27. Within the
hierarchy of these activity nodes,
Sasolburg is of a higher order f ollowed by
Deneysville and Oranj eville.

3.1.1.2 Linking these nodes is a series of
high mobility roads intended to distribute
traffic at high volumes between the
nodes. There exist in the municipality no
activity corridors 28 at a municipal scale
linking the nodes with active commercial
or residential development

3.1.1.3 The current intensity o f the
development in the smaller nodes is too
limited to provide for such corridor
development links at the municipal scale.

3.1.1.4 It is important to note that in terms
of the Vaal River Complex Guide Plan,
development is intended to be promoted
along major transport routes in corridors to
allow for the intensive use public
transportation in future.

27 Activity Nodes are centres of intense activity (commercial,
residential, service industrial etc).

28 Activity corridors are a metropolitan or urban linear zone of
intense mixed land use development.

In Deneysville this is also achieved at a
local level as is the case in Oranjeville.

3.1.1.6 In order to develop a clear
hierarchy o f nodal distribution s in the
municipality, Sasolburg is here clarified as

a regional node 2° and Deneysville and
Oranjeville are clas sified as municipal
nodes 30 while the rural town centres are
classifies as rural service centres 31,

3.1.1.7 It should be indicated here that
due to development constraints as a result
of land shortages coursed by undermined
land and prospecting mining land,
Sasolburg will in the next 20 years reach
capacity and a new regional node must

be considered in Deneysville. It is for this
reason that Deneysville is proposed as a
new regional node (see Map 1: Municipal
Spatial Development Framework).

3.1.1.8 The different nodes in Metsimaholo
are linked by public transportation which is
entirely road based and is in the form of
mini bus taxis and busses. At the Municipal
scale this transportation is focused along
the R 28, R42, R57 R59, R82, R549, R551
and R 716.

3.1.1.9 The public tr ansportation
frequency operates throughout the day,
however it is most intense during morning
(5 am to 9 am) and afternoon pick hours
(3pmto 7 pm).

3.1.1.10 In restructuring the spatial
order of Metsimaholo, the model
considered here is the secondary city
mode | (Richardson (1981) and Porter

29 Regional Node is a node of high significance in terms of
scale, location, impact, diversity and agglomeration of
functions.

30 Municipal nodes are high significant on a municipal level in
terms of scale, location, impact and diversity in the provision
of municipal related services and work opportunities.

31 Rural service nodes are critical in providing services to rural
communities and economic activity.
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(1985). This model is a nodal model that
promotes secondary notes, each with a
specific function.

3.1.1.11 This model allow for the 3.1.1.14 These opportunities also
development of other major nodes that exist in Rietfontein portions
complement the services provided by the 2,5,78,9,10,11,12,13,14,15 of portion 251
current major  activ ity node. In and on Wonderfontein ~ portions
Metsimaholo Deneysville is promoted as 1,3,45,6,789 and 10 of portion 350
the second regional node to Sasolburg. located on the western side of Vaal Park.
3.1.1.12 Sasol burgds inabi B1.1l t o InfZanw&a opportunities for
further does not mean that there are no new residential  developments are
development opportunities currently identified in  Mooid raai a nd Amelia.

available within the existing area, the
available opportu nities should be
considered for much higher density

development were possible infill

opportunities should be maximised by

considering these higher density models.

3.1.1.13 New development
opportunities in  Sasolburg exist for
residential development in the

Welgele gen, Lauterwater portions 3, 4, 5,
6, 7, 9, 10, 11 of portion 77 and on the
remainder of portion 77; Voerspoed
portions 3, 4, 9,10,11,12 of portion 361 and
the remainder of portion 361.

To Parys

Project:

METSIMAHOLO LOCAL MUNICIPALITY SPATIAL DEVELOPMENT FRAMEWORK PLAN
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MAJOR RESIDENTIAL DEVELOPMENT LAND PARCELS — SASOLBURG

Meyerton

Legend

D Rietfontein properties
D Welgelegen properties
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date:
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scale:
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Figure 10: Sasolburg New Housing Development Land



3.1.1.16

Housing Restructuring:
a) A comparison of the population in

the Sasolburg area (including
Zamdela and Vaal Park) indicate
that the population in the area is
growing. Sasolburg will generate
the larges t increase in population
growth in the municipality hence
the need for housing.

b) From the municipalities population
structure the following are the key

issues critical for spatial

development:

i The population is young and
there is a large group that are
at the age requiring housing to
start families;

1 The number of elderly is

increasing in the municipality.
The number of older people
taking care of families is also
increasing due to HIV and AIDS
and other deaths,

1 The mono income spatial

distribution of the population is

likely to persist as integration is
determined by affordability.

I The municipality prescribes to
National Governments Housing
policies, the aim of these
policies are:

9 Allocate land for new housing

opportunities for non -affording

families in locations where they
can find work and are closer to
other amenities;

1 Improving the existing housing

stock;

1 Protect and enhance
residential environments
through appropriate

development ¢ ontrols.

c) The scale of future new housing

developments in the munic ipality

must take into consideration the

following assumptions - the increase
in new households, in -migration,

the existing informal housing in the

d)

9)

h)

area. The SDF considers the current
backlog to be 30 000 units.

In order for the municipality to
achieve th e millennium goal for

shelter the municipality should be
able to build 6000 units annually.

The municipality is committed

currently to building the following

affordable units:

1 3300 informal erven at Amelia;

9 500 informal erven at Mooidaai,

1 Building of 70 rental units at

Hostel 2,

200 CRU rental units Hostel 4,

Redevelopment of hostel 3 into

1000 CRU rental stock,

9 3000 units in Zamdela Ext 11 and
15, and

1 2000 units in Amelia.

=a =

Total: 10070 units

In  building these units the
municipality would be cl oser to
alleviating the estimated 15 000
unit  backlog in required in
Zamdela to meet the affordable
housing target.

In order to provide housing for the
poor in strategically located areas.
The municipality would require
imposing a mix income housing
requ irement on the developments

intended for We Igelegen,
Lauterwater , Voerspoed |,
Rietfontein and Wonderfont
portions.

To achieve the mix income
objective the municipality requires
that all developments planned in
Welgelegen, Lauterwater,
Voerspoed and R ietfontein cater
for 20% affordable housing, 10
credit linked and 20% affordable
rental options.

Despite  the  available new
residential development
opportunities in the identified
properties  there  exist  within
Sasolburg, Vaal Park and Zamdela
smaller pa rcels of land in which
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high  density residential infill
opportunities can be achieved. In
all these areas the municipality will
allow for much higher densities.

m) In Dene ysville on a municipal scale
opportunities  exist  for new
developments to provide new
housing including housing for the

i) In Deneysville and Oranjeville the
municipality is committed currently
to building the followi ng affordable

units:
{ 1500 additional housing in poor in strategically located areas.
Refengkgotso The municipality would require
T 3000 informal areas with housing imposing a mi x income housing
in Mooidraai requirement on all new
Total: 4500 units development the developments
' intended for Welgelegen,
K) In buiding these units the 'F';?‘“ttfe“’tva.ter’ . V\éoe(rjs"‘f’ed’ t
municipality would still have to etiontein an onderton
portions.

provide a further 6500 houses in

Refengkgotso and 5000 units in
Metsimaholo . The plans of the n)
municipality currently in relation to

Refengkgotso are putting the

municipality in line with achieving

its millennium goals.

To achieve the mix income
objective the municipality requires
that all developments planned in
on the Lake Deneys Small Holdings
(on portions of portion 94
Knopiesfontein), portion 1528
Diesfontain, Portion 1245
Esparonza, portion 587 o f Pandam,
portion 763 Annies Rust, portion 3 of
portion 94 Knoppiesfontein, portion
1547 Honningkrans, the remainder
of portion 587 Pandam and the
Vaal Bank Small Holdings. The
applicable conisation should be
20% affordable housing, 10 credit
linked and 20 % affordable rental
options.

[) Deneysville as indicated in the
nodal examination above is
considered as a new regional
node. In or der to reinforce this
status new residential, commercial
and industrial development
opportunities should be made
available in the area.

(= Refengkgotsolsitie...
A »
j: ":” i Knopppiesfontein, Honingkrans and Annies Rust areas
? Lake Deneys Small Holdings and Re Koppieskrans

Criesfontein, Esperanza, Padam and Re Padam

Mooiplaats

‘aalbank 5mall Holdings

Project: date:
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0)

p)

a)

In Ora njeville opportunities exist for
new developments in the west of

the town bellow Lizard Park and
Metsimaholo. This area is proposed
for the development a new

Community Regional Centre with a

focus on leisure tourism and theme
shopping.

Despite  the available new
residential development
opportunities in the identified
properties there exist with in
Deneysville and Oranjeville smaller
parcels of land in which high
density residential infill oppor tunities

can be achieved. In all these areas
the municipality will allow for much
higher densities as per the density
table below .

All density consideration  will be
calculated as per Table the
following table for residential

developments:

DENSITY CALCULATION TABLE
CATEGORY

Nodes and movement systems as defined in terms
of the Nodal and Mobility Policy guidelines:

r) To reinforce the function and the
importance of nodes in the
Municipality key transport corridors
have to be identified and major
public transport infrastructure must
be provided along these routes to
reinforce their role as transport
corrid ors.

s) It is important to note that nodal
development models at a
municipal scale refer to a hierarchy
of primary and secondary nodes in
the  Municipality.  These are
classified here as level 1 (CBD),
level 2 (Community Centres) nodes
and Level 3 nodes.

t) As indicated before due to the
contained nature of Sasolburg,
and the growth opportunities that
exist in Deneysville, Deneysville is
identified as a new Level 1 node.
This node is to be developed along
the R 549 and growth northwards

along the R 716 towards
\/araanininn
CONTROL
1  Density Calculation Table will be used as minimum

guideline
Application of design criteria.

Within the Urban Development Boundary.

Base density will apply.
Application of design criteria.

Areas requiring consolidation.

Standard base density for market driven housing:
Standard base density for affordable housing:

LOCATIONS PARAMETER

Base density will not apply (historical
developments).

Base density to apply to new developments.
Application of design criteria.

GROSS DENSITY: UNITS PER HECTARE

10

= = =a|=a =4 =2

40 (this density if applicable only to free standing and row

housing)
ADDITIONAL UNITS PER HECTARE (Cumulative i add
to the base density)

Within 100m of an office or shopping node 10
Adjacent to a node 20
Within 100m of a primary of high school 5
Adjacent to (fronting on to) an activity street 15
Adjacent to (fronting on to) an mobility road 30
Adjacent to (fronting on to) a mobility spine 50
Adjacent to a park 10
(Public open space system)

Interface 1 directly adjacent to or opposite a non- 5

residential use)

Application merit including:
Historical precedent
1  Density promotion
1 Special merit
1  Critical assessment of adjacent properties
1  Heritage and environmental
considerations

As may be agreed by the applicant, local authority and
the provincial authority in consultation with the
environmental authorities.




X)

low levels of development activity
in the area and the significance of
the of the area in the municipality
and for its surroundi ngs as a centre
for retail and leisure activities.

Critical for connecting the nodes is
the major transport corridors of the

R 28, R57 R59, R 549, R551 and
R716. These roads must be
considered as high public
transportation routes linking the
areas at a regional scale.

y)

municipality are inclusive. It can
also be achieved by developing
and providing reliable and safe
public transportation that will link
areas away from op portunities to
those with opportunity.

The transport corridors should be
the focus areas on which the major
transport infrastructure is
developed.
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It is important to note that the
spatial segregation developed by
apartheid policies and reinforced

by economic conditions  should be
restructured.
This  restructuring cannot  be

undertaken by relocating t he poor
currently housed in the separated
settlements but by ensuring that all
new developments in the

2)

/ \ date:
:' ': February 2011
\ / scale! e

In summary therefore the

framework proposes three tiers of

centres ata municipal scale:

i Sasolburg is identified as a
Level 1 centre, the highest
point in the hierarchy . In this
centre no urban expansion is
envisage, infill development on
vacant land parcels in and
around the town is proposed
with higher densities.
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3.1.1.13
a) At alocal scale (town) it is important to

1 Deneysville is also identified as
a new Level 1 centre. This is
because of the growth
opportunities  that exist in the
area and its proximity to
Sasolburg and Gauteng. This

area can take a new  Sasolburg
role once Sasolburg is fully
developed and can cater for

new mega developments.

1 Oranjeville on the other hand
does not have major
opportunities  and must be
reinforced as a Level 2 centre.

T The major transport corridors
linking Sasolburg, Deneysville
and Oranijeville must  be
considered as major public
transport rout es along which

frequent road based public
transport is promoted with
efficiency .

aa) In line with the centre hierarchy

identified in the scheme the
framework proposes:

i Sasolburg CBD be reinforced

as the major centre in the

municipality;

i That t he Cda&sdvile
be restructured and
concentrated at the
intersection of the R 551 and R
554 and allowed to grow ina
northerly direction.

bl That the Oranjeville current

centre be retained asa  leisure
centre and anew C  ommunity
Regional Centre (Level 2
Node) b e considered as an
integrating areas between
Lizard Park, Metsimaholo and
Oranjeville area along the
R716 a the entrance of
Metsimaholo and Lizard Park
development.

bl That  within  the current
Zamdela development
smaller and well located
neighbourhood centres in the
areas.
Local Nodal Restructuring:

note that there are a number of
centres that are distributed all over the
municipality.

of

b)

d)

e)

f)

9)

In Sasolburg (including Vaal Park and
Zamdela) there about 5 major centres.
In terms of the Sasolburg Town
Planning Scheme, these centres are
classified according to the following

hierarchy:

1 Central Business District:
50 000m2 bulk

1 Community Regional Centre:
20 000m2 bulk

1 Neighbourhood Centre:
7500m2 bulk

1 Local Suburban shop: 1200 m?2
bulk

In terms of the scheme each of these
areas have a minimum number of
people to be served and this is the
following have:

1 Central Business District: 150 000
people

T  Community Regional Centre:
50 000 people

1 Neighbourhood Centre: 15 000

people
1 Local Suburban shop: 2000 people

In applying the hierarchy indicated it
should be note that shopping centres
are also determined by affordability
thresholds. Therefore although the
hierarchy determine minimum number
of people to be serviced by a centre
the equ al size of a developed centre is
determined by the pro fitable margins
achievable in an area.

In applying the hierarchy indicated is
clear that the Sasolburg CBD which
services the entire  municipality
deserves its place within the hierarchy.

The centre s in Vaal Park, also serviced
a significant community. Those in
Deneysville and Oranjeville on the
other hand are reasonably smaller and
can at the moment be classified as
neighbourhood centres.

The shortfall is clearly observed in the
township areas. Fo r example although
Zamdela has population of 78000
people it does not have  a centre that
commands more than 45 000m2 bulk.
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h)

)

k)

In order to provide for this short fall
further smaller retail opportunities  need
to be promoted at strategic areas in

the municipa lity. Some of these
centres need to be centres aimed at
bringing government and other

services closer to the community
These are referred to here as service
centres.

It is proposed therefore that strategic
service centres be promoted at
strategic areas and that major land
parcels identified for other uses be
allowed were possible to be converted
to these centres.

Refengkgotso on the other hand has a
population of 20 000 and currently has
an estimated total retail bulk of less
than 2000m 2. Metsimaholo w hich has a
population of about 4000 has a total |
bulk of less than 2000 m 2.

This assessment indicate that all the
townships are not adequately serviced
in terms of centres and therefore many
of the local people rely on the major
centres to
requirements.

service meet t heir

Figure 13: Deneysville Development Proposals

m)

n)

It should be noted that in order to
service the retaill needs of the
townships adequately, these areas
should be provided with strategically
located neighbourhood centres.

In Zamdela a Community Regi onal
Centre should be considered due to
the number of people and the real
economic thresholds that exist in the
area.

To enhance future affordability levels in
these areas major office and
commercial development
opportunities should be promoted in
these areas that will ensure that there
is constant demand for the services
provided and will allow these services
to develop into much higher order
service centres.
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distinct preci ncts?, the first precinct is
referred to here as the Civic Precinct, the
second the Central Business District
cin 1€ -'- 0 A "-_-;- 'tof

Bird colony
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Figure 14: Zamdela Development Proposals

0) There exist an  opportunity in
Refengkgotso for the development of
new spatial structure due to the
growth opportunities provided along
the R 549 and R 716 route. This
opportunity provides for the
redevelopment of an integrated
neighbourhood centre that is
accessible to all.

p) In Oranjeville it is proposed that all
retail activity be focused in the centre
and that a new centre be developed
linking Metsimaholo, Lizard Park and
Oranjeville. This centre is planned to
accommodate uses such as industrial
and manufacturing which should be
discou raged in the town centre.

3.1.1.14 Inner City Precinct
Structure:
a) Sasolburg CBD:

a.l) The Sasolburg Inner City is located
central to the different cells at the main
point of convenience for the respective
cells. The SBD is divided into four very

date:
February 2011
Scale:

Net to zcale

a.2) The Civic Precinct is referred to as
such because this area of the CBD has a
high concentration of public buildings with
associated soft and hard open spaces
(parking and green spaces). This area is
made up of erven
49,48,47,18,17,16,15,14,13,12,10/Rest,10/1,5
328/1,5329,8/1,9,8/Rest,1,2,3,5 ,6,7 and
5328/Rest.

a.3) The CBD Precinct is the commercial
area within the Inner City and consists of
the following erven 41,42,47, 48, 19, 20, 21,
22, 23, 24, 25, 26, 27, 28, 29,
30,31,32,36,37,38,55,23784,5337,533,8,5339,
5339,5340,5332/Rest,5348 and 5 34.

a.4) Residential precincts are the high
density residential area 1 and the mix
density residential 2. The prestige of the
area is entry under threat due to the urban
decay as a result of lack of building and
landscaping maintenance.

a.5) The Inner City of the municipality is the
commercial engine of the municipality
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and is the image through which investors
view the municipality. The decline in the
centre must be addressed as a critical
special reality as it may discourage
investment in the area. '

e

Figure 15: Oranjeville Dev elopment Proposals
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a.6) In addressing the decline in the centre a.7) Specific generative attention should
a regeneration programme must focus on be given to the Municipal building,
addressing the physical decline of the Theatre, Library and the International
public environment in this area and the Swimming Centre and the environments
lack of current building maintenance. around these facilities.

Figure 16: Sasolburg CBD Precincts

Commerecial

Public Buildings

Residential Df 65
High Density Residential Comme rdal
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a.8) Due to the dev elopment of new infill

developments in the Inner City special

design attention need to be given to
pedestrian circulation in the Inner City and
undesirable and dangerous spaces such
as the delivery zones should be properly
closed off or designed to include other
uses. A brief assessment of the
environment indicates that other areas
that require attention are the following:

91 pedestrian circulation in and around
the area can be facilitated better if
some of the hard boundaries can be
addressed;

1 pedestrians a re required to move
through spaces that have no proper
surveillance and are currently security
risks;

9 there are areas with dark corners which
poses serious security risks and can with
design be improved.

a.9) To address the issues identified, a

detaile d Urban Design Framework is

proposed as part of a regeneration

programme. This framework will seek to

detail the following projects that will need

to be under taken in the precinct:

1 Urban space redesign and
development;

1 The creation of a regional Town Sq uire
in the Civic Precinct area;

1 The connection of the various buildings
in the area at ground level to allow for
ease of pedestrian circulation.

a.10) The Civic Precinct interfaces with
Sasolburg Extension 2 along President
Brand road. A clear divide i s created by
the high mobility roads between these
areas, creating a clear separation
between Extension 2 and the Civic
Precinct, as a result of this separation there
has been no land use changes that are
complementary to the precinct.

a.11) The Civic Precinct is home to office
and commercial uses, these uses are
extended over into the Extension 3 at the
eastern edge of the precinct. Although

this edge has a similar class of road along
Eric Louw Road as President Brand Road,
here commercial and office act ivities are
extending over resulting from an increased
demand for commercial office space
closer to the CBD.

a.12) In the current SDF the CBD is
proposed to extend into Extension 3 from
this area. This proposal is supported in this
SDF. The CBD precinct interfaces with the
residential precincts along Erick Louw road
and along J.B le Roux Street. Due to the
magnitude of the Core Commercial area

its impact on all abutting areas is felt and
as a result many of the properties along
these areas are experienci ng changes in
land use and seeking to conform to the
CBD.

a.14) The Central Business District Precinct
is proposed for extension toward the
northern area into extension 5. This area
will allow for the CBD to be extended
westwards into the residential 1 pr ecinct
area.

a.15) Fichard Street is the main internal
corridor in the CDB and allow for the
development of major commercial
activity along the road. Eric Louw on the
other hand connects and extends
commercial activity out of the CBD and
act as a develop ment corridor in the
Sasolburg area.

a.16) Frichard street represents the central
urban activity street as there is relative
ease of crossing the street from one
business area to another. Commercial and
Business activities along this street are also
gear ed towards serving people of the
street.

a.17) Eric Louw on the other hand is a
much higher order road and caters for

mobility, this make it very difficult for
pedestrians to interface with either sides of
the road easily, but connects the area to

the re st of the town and Municipality with
ease.

a.17) Fichard street design and the
placing of pedestrian infrastructure does
not make engaging with the street at a
street level very successful along the entire
extend of the street. There are barriers
course d by high differences and in some
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cases street furniture such as railings and 1 The western and eastern extension of
bicycle ports. A concerted attempt should the CBD precinct into Extension 5.

be made to consider a more permeable 1 The extension of the CBD into Bl is
fronting area that will allow direct proposed for business and office
interaction  with  the  street from related land uses,

ELEMENTS OF THE CIVIC PRECINCT

no E E
NCE I THE ARER 1S VERY

The gresn and grey speces define she
entire pracinct and connect the arious
puticbuking intheprcnc:.
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commercial areas.

a.18) The scale of commercial activities
along Fichard Street is also very modest for
a central main street in the CBD.
Consideration should be made for much

higher buildings.

a.19) There are a number of possible sites
in Sasolburg that have potential for the
development of specialised retail aimed

at drawing neighbouring buyers and
creating work in the municipality as
required by the LED strategy. The current
proposed site for a regional shopping
centre is encouraged adjacent to Road P
83/1 to Vereeniging, Vaal River, across
Wonder water mine (B3).

a.20) In terms of the proposals made in the
Reviewed SDF in 2009, the following
proposals for commercial development
are endorsed in this review:

/ date:
February 2011

' | o
Not to scle

1 B2 extension is proposed for office and
leisure related land uses.

3.1.1.15 Inner City Precinct Structure:
3.1.1.15.1 Neighbourhood Centres:

a) The Vaal Park area has a number
of neighbourhood centres that are
located in the different cells at strategic
points where they are accessible to other
neighbourhood cells. These facilities
require increased retail and service
activities to ensure that they adeq  uately
cater for the community.

b) These neighbourhood centres are
critical for providing accessible retail
opportunities in residential
neighbourhoods. There exist a new
opportunity to develop another such
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centre to cater for the new approved

development in the Welgelegen area.
The most strategically located site in this
area is at the entrance (Van Riebeeck

Road) to Welgelegen West from
Paardeberg Road (B4).
C) In  Zamdela commercial are

provided at strategic areas along major
routes. As indicated before planning
standards can dictate the provision of
commercial sites but economic viability
determines their actual development.

d) In Zamdela although about 30
m2 of business land is provided only 7000
m2 of this land is developed with actual

retail activi ty and a further 2000 m 2 is

000

occupied illegally by subsistence land
uses.
e) In Refengkgotso about 30 000 m2

land is made available for business use
and only 3000 m2 of it is developed and is
made up largely by illegal land uses and

the formally provided lan  d is lying empty.

f) Metsimaholo has a well located
business centre which provides for only
1000 m2 of retail space. Only 500 m2 of this
space is actually developed for the
intended use and 300 m2 is illegal use of
residential property.

0) Attempts should be promoted in
Zamdela and Refengkgotso for the
development of neighbourhood centres
with smaller suburban shops placed at
strategic places in the townships for
convenience.

h) Opportunities for suburban centres
exist in Zamdela at the Taxi Rank and at
the va rious sites located in the cells. In
Refenkgotoso and Metsimaholo these also
exist and should be promoted through
incentive schemes provided by the
municipality and other government
agencies.

i) The areas of Chris Hani, Harry
Gwala, Amelia and Mooidraai sho  uld also
be considered for neighbourhood centre
and strategically located suburban
centres. These sites  will provide
opportunities for retail development in
proximity to where people are staying.
The areads mo st su

1

developments are the Amel ia and

Mooidraai currently provided.

Figure 18: Commercial Area Proposals
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)] The commercial sites provided in
the townships need to be rationalised by
subdividing them into reasonable sites
possible to be owned by smaller family ru n
retail businesses and also be flexible to
accommodate growing businesses.
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