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MIDVAAL DENSITY POLICY 
 

1. INTRODUCTION 
 
The Midvaa l Loc a l Munic ipa lity appointed  Urban Dynamic s Gauteng to 
p repare a  Density Polic y for Midvaa l. The p rimary purpose of the Density 
Polic y will be to p rovide a  tool to manage spa tia l density within Midvaa l to 
ensure tha t approp ria te urban densities a re ac hieved  tha t adhere to sound 
p lanning p rinc ip les and  susta inab le urban development. 
 
Density is a  quantita tive measure of the intensity with whic h land  is oc c up ied 
by either development or popula tion. The rela tive d istribution of development 
and  popula tion has ma jor imp lic a tions for the p rovision of infrastruc ture and 
amenities, suc h as pub lic  transport, munic ipa l servic es infrastruc ture and 
soc ia l fac ilities. 
 
Densific a tion in modern c ities ac ross the world  is la rgely pursued  to c urb  
urban sprawl and  this is la rgely done in order to protec t environmenta l 
sensitive a reas and  high-potentia l agric ultura l soils, to enab le the c ost-
effec tive provision of soc ia l amenities and  munic ipa l infrastruc ture, and  to 
p romote the effic ient opera tion pub lic  transport systems. As suc h, 
densific a tion is often d irec ted  towards a reas tha t have suffic ient infrastruc ture 
c apac ity, tha t have ac c ess to pub lic  transport networks, and  have intrinsic  
c harac teristic s tha t support higher densities, suc h as the c harac teristic s tha t 
noda l a reas have. 
 

1.1 Aim of the Strategy 
 
The purpose of the Midvaa l Density Polic y is to p rovide a  stra tegy and  a  tool 
for urban densific a tion in Midvaa l, in ac c ordanc e with the d irec tives of 
na tiona l and  provinc ia l leg isla tion. This polic y will make p roposa ls for the 
densific a tion of spec ific  loc a tions within Midvaa l tha t have spec ific  
c harac teristic s and  it will therefore a im to enab le offic ia ls, p lanners, 
developers and  the pub lic  to make informed  dec isions for densific a tion suc h 
a reas in the munic ipa l a rea . In add ition, this doc ument will inform and  be 
inc orpora ted  into the Midvaa l SDF p roposa l to ensure a lignment between this 
polic y doc ument and  the Midvaa l SDF. 
 
As mentioned  above, the Midvaa l Density Polic y will foc us on loc a tion-
spec ific  densific a tion in order to ac hieve a  susta inab le and  effic ient urban 
struc ture. This approac h will p roduc e density ta rgets for ind ividua l and 
spec ific  loc a tions and it will sets minimum requirements for the densific a tion of 
those loc a tions. Thus, the homogenous densific a tion of the munic ipa l a reas 
will not be enc ouraged  through this p roc ess. Ra ther, the Density Polic y will be 
app lied  with d isc retion and  loc a l knowledge a t loc a l level to ac hieve a  
d iverse range of densific a tion outc omes to ensure ind ividua l living 
environments tha t c a ter for a  d iverse range of peop le. 
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FIGURE 1: STUDY AREA LOCALITY 
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The management of the higher densities p roposed by this Density Polic y will 
be of c ritic a l importanc e. Good  management of development densities will 
not only c rea te a  susta inab le and  effic ient urban environment, but it will a lso 
enhanc e the living  c ond ition and  c osts of the loc a l popula tion, if dea lt with 
c orrec tly. It is therefore important tha t the Density Polic y be a  c o-opera tive 
venture between the pub lic  and  p riva te sec tors in order to enc ourage 
developers and  land owners to utilise their p roperties to its maximum 
potentia l. This c o-opera tion will la rgely be ac hieved  through the pub lic  
pa rtic ipa tion proc ess tha t will run c onc urrently with the c omp ila tion of the 
Midvaa l Density Polic y. 
 

1.2 Key Density Issues 
 
Densific a tion must be c onduc ted in a  manner tha t takes into ac c ount 
environmenta l, infrastruc tura l and  a  number of other issues in order for it to be 
imp lemented  p roperly and  approp ria tely. Key issues tha t must be taken into 
ac c ount when preparing  a  Density Polic y are as follows: 
 

·  Community resistanc e to higher density living 
·  Urban sp rawl and  the unsusta inab le c ities it c rea tes 
·  Environmenta l and  agric ultura l resourc es and  the effec t of urban 

sp rawl on these resourc es 
·  Soc ia l amenities need c erta in popula tion thresholds, whic h c an only 

be ac hieved  through densific a tion  
·  Munic ipal servic es provision needs c erta in density thresholds and 

densification must therefore be linked to infrastruc ture planning 
·  Densific a tion requires the app lic a tion of a  wide range of housing  and  

tenure op tions 
·  The effic ient use of transport and  spec ific a lly pub lic  transport requires 

support higher-density residentia l and  business a reas 
 

1.3 Contextual Setting 
 
Midvaa l (often simp ly referred  to as the Study Area ) is a  loc a l munic ipa l a rea 
within Gauteng and  forms part of the Sed ibeng Distric t Munic ipa l Area . As 
dep ic ted  on Figure 1, the Study Area  is situa ted  d irec tly south of 
Johannesburg  and  southeast of Ekurhuleni. The northern pa rts of the Study 
Area  a re la rgely c entred  on the R59 freeway, linking  Midvaa l to Ekurhuleni 
and  Johannesburg  in the north and  Vereenig ing  in the south. The p rimary 
urban c ong lomera tion is c entred  on Meyerton, whic h abuts the R59 freeway. 
Vaa l Marina  is la rgely a  vac a tion settlement situa ted  on the Vaa l Dam, whic h 
is loc a ted  on the southern boundary of the Study Area . 
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2. NATIONAL AND PROVINCIAL LEGISLATION 
 
The Density Polic y must be informed  by nationa l, p rovinc ia l and munic ipa l 
leg isla tion and  polic ies, suc h as the Gauteng Spa tia l Development 
Framework. 
 

2.1 Development Fac ilita tion Ac t 
 
The Development Fac ilita tion Ac t of 1995 sta tes tha t stra teg ic  polic ies tha t a re 
d ra fted  for munic ipa l a reas must p romote effic ient and integra ted 
development and  tha t, to this end , it must d isc ourage urban sprawl in urban 
a reas and  c ontribute to the development of more c ompac t towns and  c ities. 
 
To c urb  urban sp rawl and  p romote c ompac t urban areas requires a  number 
of ac tions. These may inc lude promoting  sma ller stand  sizes, enc ouraging a  
range of higher-density housing  typologies, suc h as wa lk-ups, and  p romoting  
urban infill, where urban growth is enc ouraged  to oc c ur within the existing 
urban boundary. 
 

2.2 Gauteng Planning and Development Ac t 
 
The Gauteng Planning and  Development Ac t of 2003 p rovides a  number of 
p rinc ip les to promote spa tia l development and  restruc turing . Inc luded  in 
these is the p rinc ip le to enc ourage development tha t p romotes more 
c ompac t urban areas, the c urb ing  of urban sp rawl and  the p rotec tion of 
high-potentia l agric ultura l land . In addition, the Gauteng Planning and 
Development Ac t enc ourages the development of land in a manner that 
optimises the use of existing resourc es, suc h as engineering servic es and 
soc ia l amenities. 
 

2.3 Gauteng Spatia l Development Framework 
 
The Gauteng Spa tia l Development Framework identified  five c ritic a l fac tors 
for susta inab le urban development within the p rovinc e. These are: 
 

·  Conta ined  urban growth 
·  Resourc e-based  ec onomic  development 
·  Re-d irec tion of urban growth to ec onomic a lly viab le areas 
·  Protec tion of rura l a reas and  the enhanc ement of agric ultura l ac tivities 
·  Inc reased  ac c ess and  mob ility. 

 
All of the c ritic a l fac tors mentioned  above have to do with urban 
densific a tion in some way or another. For example, red irec ting  urban growth 
to ec onomic a lly viab le a reas imp lies inward-d irec ted  development and 
therefore densific a tion. 
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3. STATUS QUO 
 
Density c an be interpreted  in a  number of ways. It c an either be interp reted 
as popula tion density, whic h is genera lly expressed as the number of peop le 
living  on a  hec ta re of land . Or it c an be interpreted  as residentia l density, 
whic h is genera lly expressed  as the number of residentia l dwelling  units on a  
hec ta re of land . Or it c an be exp ressed  in terms of stand  sizes. These density 
measures a re app lied  to Midvaa l to determine the genera l density pa tterns 
d istinguishing  the Study Area . 
 

3.1 Population Density 
 
Popula tion density in Midvaa l is dep ic ted  on Figure 2. 
 
Most of Midvaa l has a  low popula tion density of less than 1 person per 
hec ta re and  this is mostly due to the fac t tha t the Study Area  is la rgely rura l in 
na ture. Most of the Study Area  c omprises la rge-c adastra l fa rms housing  only 
the fa rmer, fa rm workers and  their families. Even the denser agric ultura l 
hold ings found  within the Study Area  do not ac hieve densities higher than 1 
person per hec ta re. 
 
The areas with popula tion densities higher than 1 person per hec tare a re 
mostly loc a ted  a long the R59 and  to a  lesser extent a long the R82. Areas suc h 
as Henley-on-Klip , Riversda le and  Rothdene ac hieve densities of between 2 
and  5 persons per hec ta re. Lakeside and  pa rts of Meyerton ac hieve densities 
in exc ess of 10 persons per hec tare. 
 

3.2 Residentia l Density 
 
Residentia l density in Midvaa l is dep ic ted  on Figure 3 and  residentia l density in 
Meyerton, as a  more deta iled  examp le, is dep ic ted  on Figure 4. 
 
On the munic ipa l sc a le, the Midvaa l Study Area  mostly c omprises low 
residentia l densities assoc ia ted  with the fa rms and  agric ultura l hold ings found  
within the Study Area . The highest residentia l densities ac hieved  by 
agric ultura l hold ings a re 1 dwelling  unit per 4000m2. 
 
When c onsidering  the R59 c orridor in more deta il, spec ific a lly the area  
surround ing Meyerton, higher residentia l densities bec ome apparent. In this 
region, residentia l densities of between 1 dwelling  unit per 2000m2 and  1 
dwelling  unit per 4000m2 a re ac hieved . However, this residentia l density is low 
when c ompared  with metropolitan a reas suc h as Johannesburg  and 
Ekurhuleni. The basic  assumption c an be made tha t, as Midvaa l urbanizes 
over time, urban residentia l densities in key loc a tions will have to be inc reased 
in order to ac hieve a  more susta inab le urban development pa ttern. 
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FIGURE 2: MIDVAAL POPULATION DENSITY 
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FIGURE 3: MIDVAAL RESIDENTIAL DENSITY 
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FIGURE 4: MEYERTON RESIDENTIAL DENSITY 
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FIGURE 5: MIDVAAL STAND SIZES 
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FIGURE 6: MEYERTON STAND SIZES 
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3.3 Stand Size 
 
Stand  sizes found  within Midvaa l is dep ic ted  on Figure 5 and  stand  sizes in 
Meyerton, as more deta iled  example, is dep ic ted  on Figure 6. 
 
Geographic a lly, most of Midvaa l c omprises fa rms and  agric ultura l hold ings 
and  stands sizes are la rgely rela ted  to these spa tia l entities. Fa rms a re typ ic a lly 
50000m2 (5ha) or la rger in size, whereas agric ultura l hold ings a re typ ic a lly 
10000m2 (1ha) to 50000m2 (5ha) in size. The agric ultura l hold ings a re la rgely 
situa ted  in the north-western parts of the Study Area . 
 
Sma ller stand sizes oc c ur in the proc la imed  township  areas abutting  the R59, 
suc h as Meyerton. In these a reas stand  range between 700m2 and 4000m2 in 
size. However, stands loc a ted  within a reas suc h as Meyerton and  Henley-on-
Klip  a re quite la rge when c ompared  to simila r a reas situa ted  in metropolitan 
a reas, suc h and  Johannesburg  and  Ekurhuleni. 
 

4. THEORETICAL PARAMETERS 
 
The densific a tion of the Midvaa l munic ipa l a rea  is bound by a  number of 
pa rameters. These parameters guide and  influenc e urban development in 
genera l and  the densific a tion of the munic ipa l a rea  in pa rtic ula r. 
 

4.1 Susta inable Neighbourhoods 
 
Susta inab le urban development needs to be a  p rimary goa l when 
develop ing urban a reas. The Munic ipa lity and  the c ommunity a t la rge need 
to sha re a  c ommon goa l to c rea te more susta inab le urban a reas within 
Midvaa l, whic h: 
 

·  Prioritise wa lking  and  pub lic  transport and  minimises the need  to use 
p riva te vehic les 

·  Deliver a  qua lity of life and  p rovide ac c ess to ec onomic  opportunities 
·  Provide a  range of soc ia l amenities tha t a re easily ac c essib le 
·  Present an a ttrac tive and  qua lity pub lic  rea lm tha t is easily ma inta ined  
·  Promote the effic ient use of land  and  energy 
·  Provide a  mix of land  uses to minimise transport and  travel d istanc es 
·  Promote soc ia l integra tion and  p rovide ac c ommoda tion for a  d iverse 

range of household  types 
·  Enhanc e and  p rotec t the na tura l environment and  b iod iversity 

 
Underlying  the p rinc ip les of susta inab le development set out above has, in 
some way or another, to do with density and  the densific a tion of urban areas. 
In other words, urban density needs to be app lied  in a  manner tha t will 
enab le the c rea tion of susta inab le urban environments.  
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To da te, a  la rgely low-density environment has been developed  within 
Midvaa l. Suc h an environment enc ourages urban sprawl over la rge a reas, 
whic h forc es the households living  within suc h an environment to own a  
p riva te vehic le to ac c ess c ommunity fac ilities, shopp ing destina tions and 
employment opportunities. Consequently, the low-density a reas a re not 
suited  for pedestrians and  the opera tion of pub lic  transporta tion. 
 
There is genera l agreement in litera ture wha t c onstitutes a  susta inab le urban 
environment or neighbourhood  tha t effec tively app lies density to ac hieve 
susta inab ility. Suc h a  neighbourhood  is limited  in a rea  and  is struc tured  
a round a  defined  c entre or node. The node is the higher-density pa rt of the 
neighbourhood  and  it is the foc us of the neighbourhood ’s pub lic  build ings, 
suc h as a  post offic e, a  c ommunity ha ll and a  lib rary, shops and  workp lac es. 
The density of the neighbourhood dec rease with inc reasing  d istanc e from the 
noda l c ore of the neighbourhood . The outer edge of the neighbourhood  may 
be assigned to very low-density residentia l use, suc h as golf esta tes, it c an be 
designa ted  for rura l purposes, suc h as agric ultura l hold ings, or it c an be set 
aside for the c onservation of ec ologic a l sensitive a reas. A 20 minute wa lk or 
2km d rive delinea tes the outer ring  of the neighbourhood . 
 

 
 

DIAGRAM 1: NEIGHBOURHOOD CONFIGURATION 
 

4.2 Land Use and Transportation Integration 
 
Land  use and  transporta tion integra tion forms the bac kbone of an effic ient 
urban struc ture. It not only ensures the c ost-effec tive opera tion of a  c ity’ s 
pub lic  transporta tion system, but it a lso tends to limit urban sprawl by 

vehic le orienta ted  

pedestrian orienta ted  

 

Nodal Area 
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c onc entra ting  urban development a t higher densities c lose to ma jor 
transporta tion routes. 
 
The key to suc c essful land  use and  transporta tion integra tion is ob ta ining 
higher land  use densities a t ma jor intersec tions and pub lic  transit sta tions, 
suc h as bus sta tions, taxi ranks and  c ommuter ra ilway sta tion. These are the 
points where ac c ess is ob ta ined  to the pub lic  transport systems and  a ttempts 
should  thus be made to op tima lly use these stra tegic  loc a tions. 
 
The integra tion of higher-density housing  development and  pub lic  
transporta tion is of c ritic a l importanc e. On the one hand , higher-density 
housing  units p rovide the nec essary c ommuter thresholds to support pub lic  
transport and , on the other hand , households tha t live in higher densities are 
typ ic a lly more reliant upon a ffordab le and effic ient pub lic  transport to ac c ess 
employment opportunities. 
 
Housing  densities exc eed ing 20 units per hec tare should  be enc ouraged  a t 
ma jor transport intersec tions, with higher densities enc ouraged  c lose to transit 
sta tions, suc h as bus sta tions, taxi ranks and  c ommuter ra ilway sta tion. This will 
nec essita te develop ing  housing  typologies tha t defer from c onventiona l 
single dwelling  units, towards higher-density housing  typologies. 
 

4.3 Urban Development Boundary 
 
The Urban Development Boundaries (UDB) is a  mec hanism to c onta in urban 
sp rawl and  to define a  line beyond  whic h only limited  munic ipa l servic es a re 
p rovided . An UDB a lso p lays an important role in the p rotec tion of 
environmenta l a reas and  high-potentia l agric ultura l soils. Thus, an Urban 
Development Boundary to assist in c ontrolling  unsusta inab le urban growth 
and  settlement development. In genera l, an Urban Development Boundary1: 
 

·  Limits an urban a rea ’s footp rint and  urban sp rawl to prevent the 
exc essive c onsumption of land  

·  Foc uses on in-fill development and  the redevelopment of b rownfield  
a reas 

·  Supports c ost effic ient infrastruc ture p rovision 
·  Enc ourages an urban form tha t supports the effic ient use of pub lic  

transport 
·  Protec ts environmenta lly sensitive a reas 
·  Provides stra teg ic  d irec tion in terms of c ap ita l investment, spec ific a lly 

investment in munic ipa l infrastruc ture 
 
An Urban Development Boundary needs to be used  with other development 
stra teg ies to ensure the densific a tion in spec ific  urban loc a tions. Stra teg ies 
might inc lude p romoting  mixed-use developments to ensure better land  use 
c onc entra tion, the improvement of infrastruc ture provision and  the p rovision 
of pub lic  transport. 

                                                
1 Setp lan, 2008. Residentia l Densific a tion Stra tegy. Ekurhuleni Metropolitan 
Munic ipa lity. 
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An Urban Development Boundary does not nec essarily p rohib it development 
outside the demarc a ted  boundary, but it does prohib it intensive, high-density 
development, whic h is more suited  for urban environments, outside the 
boundary. As suc h, the demarc a tion of an Urban Development Boundary 
must be done with urban density in mind . The Urban Development Boundary 
must enab le the densific a tion of stra tegic  a reas, suc h as areas tha t a re 
loc a ted  in c lose p roximity to bulk infrastruc ture and  soc ia l amenities. In turn, 
these higher densities will reduc e the p ressure for development on a reas 
loc a ted  beyond  the Urban Development Boundary. 
 

4.4 Infrastruc ture Servic es 
 
Infrastruc ture availab ility or potentia l availab ility is a pre-requisite for 
densification. However, existing infrastruc ture a lone should not d ic tate future 
areas for densification. The loc ation c riteria  for densific ation, suc h as proximity 
to nodal areas, should a lso be used to determine appropriate loc ations for 
future densific ation and infrastruc ture provision. If a  c riteria -based  approac h is 
taken, infrastruc ture p rovision should  follow densific a tion and stra teg ic  
investment in infrastruc ture should  oc c ur ac c ord ing ly. 
 
It is impera tive tha t bulk servic es c ontributions be mainta ined  a t a  level tha t 
effec tively c ontributes to the upgrad ing of bulk infrastruc ture in order to 
inc rease densities in stra tegic  loc a tions. This may result in higher bulk servic es 
c ontributions to fund infrastruc ture p rovision in c erta in loc a lities tha t support 
urban densific a tion. 
 

4.5 Protec tion of Agric ultura l Land 
 
La rge pa rts of Midvaa l c omprise high-potentia l agric ultura l land , imp lying  tha t 
many parts of Midvaa l a re not suitab le for urban development from an 
agric ultura l point of view. In selec ted  c ases, the development of modera te-
potentia l agric ulture areas c ould  be c onsidered  for urban development. This 
is espec ia lly relevant in a reas where higher urban densities a re required . For 
example, a reas abutting  pub lic  transporta tion sp ines or sta tions a re often 
more suitab le for higher-density development than for agric ultura l 
development. Develop ing  suc h a reas a t higher densities will limit urban sp rawl 
and  lessen the p ressure for urban development on periphera l, high-potentia l 
agric ultura l a reas. 
 

5. HOUSING AND DENSITY 
 
A c ritic a l fac tor in develop ing  c ities into susta inab le urban environments is the 
use of higher urban densities than in the past. Higher housing  densities in 
pa rtic ula r c an c ontribute to more susta inab le urban environments. Higher 
densities are important for severa l reasons: 



 15 

 
·  Higher densities lead  to a  signific ant saving  in land  c ost per unit, as less 

land  is needed  and  land  is used  more effic iently. 
·  One of the ma in arguments for enc ourag ing  higher densities is the 

effic ient p rovision of infrastruc ture. Low urban densities transla te into 
long infrastruc ture runs and  therefore higher c ost per c onsumer for the 
insta lla tion, opera tion and  ma intenanc e of infrastruc ture. 

·  Effic ient pub lic  transport requires medium to high densities to be ab le 
to p rovide frequent and effic ient pub lic  transport servic es. Low 
densities with long wa lking  d istanc es c annot support effic ient pub lic  
transport servic es. 

·  Community fac ilities, suc h as sc hools and  hea lth c linic s, a re d iffic ult to  
reac h for many peop le a t lower densities. 

 
Housing  typologies are a  c ritic a l fac tor influenc ing  urban density, simp ly 
bec ause c erta in housing  typologies ac c ommoda te more units per hec ta re 
than other typologies. Housing  types c an be c a tegorised  ac c ord ing  to level 
of a ttac hment, whic h is c losely rela ted  to the housing  density tha t c an be 
ac hieved . Level of a ttac hment refers to the vertic a l and horizonta l 
a ttac hment of build ings. There is a  tendenc y, when addressing  housing 
demand , to p rovide freestand ing units with little on no level of a ttac hment. 
There is little exp lora tion of the densific a tion benefits of a ttac hed  housing 
typologies, suc h wa lk-ups, row housing  and  semi-detac hed  units. 

 
TABLE 1: HOUSING TYPOLOGIES AND DENSITIES 

Housing  Typ ology Nett Density Build ing  Height Tenure Op tions 

Cluster housing  25 u/ ha  1 storey Full title or 
sec tiona l title 

Dup lex housing  
 

60 u/ ha  1-2 storey Full title or 
sec tiona l title 

Wa lk-ups 
 

80 u/ ha  3 storey Renta l or sec tiona l 
title 

Sourc e: Urban Dynamic s Gauteng , 2011 
 
The following d isc ussion on typolog ies is not exhaustive, but ra ther foc uses on 
housing  types tha t ac hieve higher urban densities. The Tab le above p rovides 
an easy-referenc e summary of the a ttributes of the d ifferent housing  
typologies and  how it c ompares with the a ttributes of other housing 
typologies. 
 

a . Cluster housing  
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Cluster housing  developments a re c ha rac terized  by housing  units 
loc a ted within a  housing  c omp lex, whic h sha res c ommuna l fac ilities 
and  a  perimeter sec urity wa ll. These housing  units c an either be 
detac hed  or a ttac hed to one another, thus sha ring  a t least one wa ll of 
the unit. This housing  type does not exc lude a  sec ond  and  third  storey. 
Ground  ac c ess, a  p riva te ga rden and  on-site pa rking  is possib le with 
the housing  typology. 
 
Custer houses are usua lly loc a ted  on stands of a  rela tively small size. 
These smaller stand sizes are often ac hieved through the use of sha red 
wa lls. Cluster housing  yields a  nett density of approxima tely 25u/ ha . The 
sma ller stand  sizes transla te to substantia l infrastruc ture c ost savings, 
making c luster housing  more c ost-effec tive than detac hed housing 
units. Shared  wa lls a lso reduc e the c onstruc tion c osts of the build ings, 
c ompared  to detac hed  housing  units. 
 
The smaller stand  sizes and  higher densities ac hieved  by this housing 
typology, c ompared  to tha t of detac hed  housing  units, make it more 
suitab le as a  pub lic  transport rela ted  development. Although it does 
not c rea te the desired  densities tha t would  signific antly boost pub lic  
transport pa tronage, it is a  better op tion than detac hed  units. In a  
sense, this housing  typology c rea tes a  ba lanc e between c rea ting  a  
detac hed  housing  unit layout and  ac hieving  higher densities tha t a re 
more transport rela ted . This housing  typology is best loc a ted  a long 
pub lic  transport routes. 
 
b . Dup lex housing  
 

  
 
Dup lex housing  c omprises more than 2 housing  units linked  to one 
another, as opposed  to c luster housing  tha t c an either be detac hed  or 
semi-detac hed housing  units. Dup lex housing  units c an be a ttac hed 
horizonta lly and  vertic a lly and  the number of units to be a ttac hed  is 
not limited  to a  spec ific  number. Usua lly, 4 a ttac hed  units c rea te a  
well-sc a led  build ing . Suc h a  build ing  c onfigura tion, c ombined  with 
sha red  wa lls, reduc es the c onstruc tion c osts of these units. It a lso a llows 
rela tively sma ll stand  sizes and  this makes substantia l infrastruc ture c ost 
savings possib le. Ground  level units c an have a  p riva te garden. On-site 
pa rking  is possib le. 
 
Dup lex housing  c an either be full title (ind ividua lly registered  stands) or 
sec tiona l title. Dup lex housing  c an only be sec tiona l title if there is a  
vertic a l separa tion of units. The sma ll stand  sizes of dup lex housing yield  
a  nett density of up  to 60u/ ha . This density is the minimum density 
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required  to ensure the op tima l opera tion of pub lic  transporta tion 
systems. Develop ing  suc h housing  types within wa lking  d istanc e of 
pub lic  transport sta tions would  thus better serve pub lic  transport than 
lower density housing  op tions, in pa rtic ula r c ommuter ra il. 
 
c . Wa lk-ups 
 

   
 
Wa lk-ups provide a  low-rise, higher-density housing  op tion. It is only this 
level of density tha t rea lly bec omes benefic ia l for pub lic  transporta tion 
and  the c ost-effec tive opera tion of pub lic  transport. With nett densities 
of app roxima tely 80u/ ha , this housing  typology p lac es enough 
c ommuters within wa lking  d istanc e of a  pub lic  transporta tion sta tion to 
ensure the viab le opera tion of a  pub lic  transporta tion system. Also, 
residents living  in wa lk-up  apartments a re usua lly of a  household  
inc ome brac ket tha t uses pub lic  transport as their means of transport, 
whic h imp lies a  mutua lly benefic ia l rela tionship  between wa lk-up 
housing  typolog ies and  pub lic  transport. 
 
This housing  type involves ind ividua l housing units stac ked  on top  of 
eac h other up  to 3 storeys high. This housing  c onfigura tion is loc a ted  on 
a  single stand , thus only making full title ownership  is not possib le. Wa lk-
up  units a re either sold  off as sec tiona l title units or app lied  as renta l 
units. Wha t d istinguishes wa lk-up  from fla ts is the fac t tha t wa lk-up  units 
a re ac c essed via  a  sta irc ase, whereas lifts a re manda tory in fla ts. The 
ga rdens surround ing the build ing  a re in c ommuna l ownership  and  use. 
On-site pa rking  is possib le in the form of a  parking  lot and  ga rages. 
 
Usua lly, this housing  typology is c heaper to build  than fla ts, bec ause it 
does not require c ostly lifts and  c onstruc tion methods. In add ition, the 
higher densities ob ta ined  makes substantia l savings in infrastruc ture 
c osts possib le. This c ost saving  not only app lies to munic ipa l 
infrastruc ture (wa ter, sanita tion and  elec tric ity), but a lso to the 
p rovision of roads infrastruc ture. 

 

6. DIRECTIVES 
 
Urban density is a  quantita tive measure of the intensity with whic h land is 
oc c up ied  by either development or popula tion. Control of density is a  
fundamenta l c omponent of effec tive land  use p lanning, bec ause the 
d istribution of development and  popula tion has ma jor imp lic a tions for the 
p rovision of pub lic  infrastruc ture, suc h as transport, munic ipa l servic es and 
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soc ia l amenities. The lac k of density in out c ities has lead  to c erta in 
imp lic a tions for the way in whic h our c ities func tion. These c onsequenc es c an 
a re as follows: 
 

·  Settlement pa tterns a re d istorted  with residents often having  to travel 
the long d istanc es to ac c ess ec onomic  and  soc ia l opportunities 

·  Our c ities a re c ostly, bec ause the long travel d istanc es result in high 
c osts in terms of time, energy and  pollution spent 

·  Provision of effic ient and  viab le pub lic  transporta tion is a lmost 
impossib le due to low residentia l densities and  the d ispersed  loc ation 
of ec onomic  ac tivities 

·  Insta lla tion and  maintenanc e of munic ipa l servic es infrastruc ture is 
c ostly, whic h impac ts on the a ffordab ility of the servic es p rovided  

·  La rge trac ts of land  with agric ultura l potentia l is being  destroyed  due 
to urban sp rawl, whic h is a  result the low urban densities 

 
Based  on the a forementioned  as a  point of departure, the following issues 
need  to be addressed  in the density polic y: 
 

·  To ensure qua lity living  environments for a ll residents 
·  To ensure an approp ria te ba lanc e between the residentia l density of 

an a rea  and  the c apac ity of the munic ipa l servic es infrastruc ture to 
servic e this residentia l popula tion 

·  To a lign densific a tion to a reas where adequa te soc ia l infrastruc ture is 
ava ilab le 

·  To ma inta in an effic ient intensity of land  use on a  limited  supp ly of 
developab le land  

·  To p rovide a  va riety in urban form and urban design and  to sa tisfy the 
demands of d ifferent residentia l and  business market sec tors 

·  To ensure development is of an appropria te sc a le tha t rela tes to its 
landsc ape setting  

·  To c rea te c lea r guidelines for higher density residentia l developments 
·  To introduc e suitab le housing  op tions and  typolog ies tha t support 

higher densities 
·  To reduc e p ressure on c onserva tion-worthy environmenta l a reas  
·  To p lac e residentia l densific a tion in c lose proximity to ec onomic  and 

employment opportunities 
·  To ensure effec tive and  appropria te dec ision making in terms of 

density p roposa ls 
 

6.1 Densific ation Objec tives 
 
Promoting  higher urban densities primarily a ims to restruc ture the urban 
environment in suc h a  way tha t it bec omes more effic ient, more equitab le 
and  more c onvenient for its residents to live in. This in not to say it a ims to 
c rea te uniform, high-density a reas. Most c ities are not uniform a reas, but 
ra ther c onsist of a reas of c onc entra tion and  a reas of d ispersement. However, 
c ities often tend  to favour d ispersed  development, and  it is therefore 
nec essary to enhanc e the a reas of c onc entra tion in order to c orrec t the 
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density imba lanc e within c ities. Based  on the a forementioned , the ob jec tives 
of urban densific a tion in Midvaa l should  be2: 

 
a . Minimise the footp rint of the urban area  
 
Urban development often transforms greenfield  a reas into built-up  
a reas, thus destroying  the na tura l environment. This in itself warrants a  
c onc erted  effort to limit the impac t of urban development on suc h 
a reas by limiting  urban sprawl through urban densific a tion. In essenc e, 
land  should  be seen as a  sc a rc e and  limited  resourc e (even in an area 
suc h as Midvaa l, whic h has la rge land  pa rc els) and  should  be used  in 
a  manner whic h reflec ts the sc a rc ity of land  as a  resourc e. 
 
b . Prevent the destruc tion of agric ultura l land 
 
Urban sp rawl often destroys high-potentia l agric ultura l land  loc a ted  in 
c lose p roximity to urban markets. In many develop ing c ountries this 
a lso signific antly impac ts on agric ultura l emp loyment and  food  
sec urity. This high-potentia l agric ultura l resourc e has to be p rotec ted 
from urban sprawl through urban densific a tion. 
 
c . Improve the use of pub lic  transport 
 
One of the primary ways of improving the use of pub lic  transport is by 
inc reasing  residentia l densities in noda l a reas and  a long pub lic  
transport c orridors. Inevitab ly, this has major imp lic a tions for the way in 
whic h urban a reas are developed . 
 
d . Improve the effic ienc y of urban a reas 
 
A more c ompac t urban a rea genera lly inc reases ac c essib ility for loc a l 
residents and  reduc es infrastruc ture development and  maintenanc e 
c osts for loc a l government. 
 
e. Reduc ing  Inequa lity 
 
Grea ter density in urban a reas ensures greater ac c ess to employment 
opportunities and  soc ia l amenities, espec ia lly for lower-inc ome groups. 
A fragmented and low-density urban environment usua lly does not 
ac hieve this. 
 
f. Crea te struc tura l identity 
 
Densific a tion should  take p lac e in a  foc ussed manner, whic h c an assist 
in transforming monotonous urban a rea  into a reas with an identifiab le 
spa tia l log ic  and  identity. 
 
 

                                                
2 University of Pretoria , 2005. City of Tshwane: Compac tion and  Densific a tion Stra tegy. 
City of Tshwane. 
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g. Ensure c hoic e in housing  op tions 
 
A ba lanc ed  and  d iverse range of housing  op tions, densities and  
typologies usua lly serves the needs and  inc ome ab ilities of a ll the 
residents of an urban area . 
 
h. Ac c ommoda te d iversity 
 
Planning the densific a tion of an urban area  needs to rec ognise a  
multip lic ity of users. A standard ised , one-size fits-a ll approac h to 
densific a tion in d ifferent pa rts of an urban a rea  usua lly does not 
ac c ommoda te d iversity in an urban a rea . 
 
i. Ensure high qua lity environments 
 
Densific a tion should  bring  about a  positive c hange in the liveab ility of 
urban environments. Compac t, well-p lanned  c ities tend  to be more 
liveab le than low-density sp rawling c ities. Aspec ts suc h as 
overc rowding, whic h c an be the result of densific a tion, c an and 
should  be prevented . 
 
j. Provide soc ia l amenities 
 
It is impera tive tha t, through the p roc ess of densific a tion, the need  and 
p rovision of soc ia l amenities be addressed . Higher qua lity living 
environments c annot be ac hieved  if higher densities are enc ouraged 
without adequa tely p rovid ing  for basic  soc ia l needs. 
 
k. Protec t environmenta lly sensitive areas 
 
Environmenta lly sensitive a reas need  to be protec ted  by limiting  urban 
enc roac hment through densific a tion. Environmenta lly sensitive a reas 
should  be trea ted  as a  resourc e whic h c annot easily be rehab ilita ted  
onc e it has been damaged . Stra teg ic  densific a tion c an effec tively be 
used as a  method of releasing p ressure on environmenta lly sensitive 
a reas. 
 
l. Promote pub lic  transporta tion 
 
An urban form tha t is designed  a round  p riva te vehic le usage, with 
limited  pub lic  transport opportunities, needs to be remedied using  
densific a tion. Pub lic  transport investment c an only oc c ur onc e 
c ommuter thresholds a re ac hieved  through densific a tion. Densific a tion 
should  idea lly oc c ur a round  pub lic  transport sta tions and  transport 
interc hanges. 
 
m. Protec t low density a reas 
 
Not a ll a reas are c onduc ive to higher urban density due to the 
c harac ter and  na ture c erta in neighbourhoods, environmenta l 
c onsidera tions, geotec hnic a l c onsidera tions and  infrastruc ture issues. 
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In add ition, c erta in a reas should  be p reserved  and  protec ted for 
va rying  life styles. For examp le, lower density residentia l a reas with 
la rger stands are usua lly the c hoic e loc a tion for families with young 
c hild ren. Suc h issues should  a lso be c onsidered  when densifying an 
urban a rea . 
 
n. Promote susta inab ility 
 
In genera l, densific a tion needs to be p lanned  and  imp lemented  in 
suc h a  manner tha t ensures tha t higher density developments a re 
susta inab le, tha t the na tura l environment is susta inab le, tha t p rojec ts 
a re financ ia l susta inab le, and  tha t soc ia l amenities and  munic ipa l 
servic e infrastruc ture c an be mainta ined  and used  susta inab ly. 

 

6.2 Densific ation Princ ip les 
 
There a re a  number of genera l densific a tion p rinc ip les whic h need  to be 
c onsidered when p lanning for land  use, pub lic  transport or munic ipa l servic es 
infrastruc ture. Development densities c an effec tively be used  to ac hieve an 
effic ient urban environment tha t p rovides the nec essary popula tion 
thresholds to support soc ia l amenities, pub lic  transport and  munic ipa l servic es 
infrastruc ture, while meeting  environmenta l ob jec tives, suc h a  limiting  urban 
sp rawl. The genera l densific a tion p rinc ip les are: 
 

·  There should  be a  hiera rc hy of residentia l densities to meet the need  
for a  d iversity of housing  typologies 

·  Densities should  be in line with wha t the existing  and  p lanned  
munic ipa l servic es infrastruc ture c apac ities c an c ope with  

·  Investment in infrastruc ture, open spac es and  soc ia l fac ilities should  
idea lly p rec ede higher density developments 

·  Higher density developments should  be loc a ted  near ra il sta tions and  
ma jor pub lic  transport interc hanges, soc ia l amenities and  noda l a reas 

·  There should  be a  dec reasing  grada tion of development densities from 
density foc a l points, to enab le density interfac e with lower density 
a reas 

·  Careful c onsidera tion should  be g iven to environmenta l p lanning  to 
make sure environmenta l ob jec tives are met when densifying  an urban 
a rea   

·  Reta in open spac e and  c ritic a l environmenta l a reas near higher-
density a reas 

·  To avoid  monotonous urban form and  to ac hieve a  more interesting 
urban environment, developments a t d ifferent densities should  be 
c onsidered  

·  A low residentia l density in c lose p roximity to environmenta lly sensitive 
a reas would  be more c ompatib le and  will help  avoid  human 
d isturbanc e impac t on these a reas as fa r as possib le 

·  Densific a tion must c ontribute to the overa ll struc ture and  func tiona lity 
of an urban area  in tha t it takes p lac e in a  foc ussed  and  struc tured 
manner 



 22 

·  Densific a tion should  c onc entra ted  a round spec ific  a reas, suc h as 
noda l a reas and  transit sta tions 

·  Densities should  be linked  to the c harac teristic s of a  partic ula r part or 
neighbourhood  within an urban a rea  

·  Densific a tion must be app lied  in suc h a  way tha t the unique spa tia l 
c harac teristic s of an urban a rea  is ma inta ined  

·  Areas in need  of restruc turing  c an be identified  as densific a tion a reas 
·  Areas ea rmarked for densific a tion must posses existing  and  future 

growth potentia l 
·  Development should  be p romoted  within the existing built-up  area  or 

Urban Development Boundary in order to limit urban sp rawl into 
Greenfield  a reas 

·  Densific a tion should  take into ac c ount its impac t on surround ing 
environments 

·  An ind isc rimina te app lic a tion of densific a tion should  be avoided  in 
order to reta in qua lity urban environments 

·  High-density developments should  p romote sa fety and  sec urity by 
c rea ting  defensib le spac es 

·  Promote wa lking  as a  p rimary form of movement in densific a tion areas 
·  Densific a tion a reas should  be well served  by pub lic  transport or have 

the possib ility to be well served  by pub lic  transport in future 
 

7. UNDERSTANDING DENSITY 
 
Before proc eed ing with p roposa ls for the imp lementa tion of densities within 
Midvaa l, it is nec essary to briefly c onsider density and  wha t it does and  does 
not imp ly prac tic a lly. 
 

7.1 Density Misc onc eptions 
 
As was mentioned , a  c ritic a l element in develop ing  more susta inab le urban 
a reas is app lying  higher development densities than in the past. This has been 
nec essita ted  by the past ineffic ienc y and high c osts of existing  spa tia l 
pa tterns. However, density is often a  c ontroversia l top ic  and is often 
misunderstood , whic h often hamper to app lic a tion of higher densities. Some 
misc onc ep tions regard ing  densities a re: 
 

·  Firstly, it is often taken tha t low densities c rea te high qua lity 
environments and  high densities c rea te low qua lity environments. 
However, high qua lity environments c an be c rea ted  a t both low and 
high densities and  depend  more on design c onsidera tions than 
density. Instead , poor living  c ond itions a re more a  c ause of other 
fac tors, suc h as poor a rc hitec tura l design, a  lac k of infrastruc ture and 
pub lic  servic es, sc a rc ity of open spac e, poor environmenta l c ond itions 
and  poverty. 

·  Sec ond ly, there is a  misc onc ep tion tha t only one housing  type c an be 
c rea ted  a t a  c erta in density. In fac t, a  wide range of housing  types 
c an be provided a t most densities, exc ep t a t the lowest end  of the 
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density sc a le. For examp le, stud ies have shown tha t simila r densities 
c an be ac hieved  by four storey build ings than c an be ac hieved  by 
high rise build ings for va rious tec hnic a l reasons. Thus, a  high-density 
environment does not nec essarily mean a  high rise environment. 

·  Third ly, the misc onc eption exists tha t high densities a re appropria te for 
low-inc ome groups and  low densities a re only approp ria te for high-
inc ome groups, bec ause of the c ost imp lic a tions. Interna tiona lly, 
numerous examp les exist where va rying densities have been app lied  
suc c essfully to a ll inc ome groups. 

·  Fourthly, the misc onc eption may exist that higher densities are 
inappropriate in a rura l environments, suc h as Midvaal. On the 
c ontrary, higher densities a re just as appropria te in rura l a reas as they 
a rea  in urban area . Allowing exc essively low densities in rura l a reas 
often a llow rela tively low residentia l popula tion numbers to sprawl over 
la rge c ommerc ia l agric ultura l a reas, as is a lso often the c ase in the 
periphera l a reas of la rger urban a reas. Also, low densities inc ur high 
munic ipa l infrastruc ture c osts, whether in urban or rura l a reas. 

 

7.2 Density Terminology 
 
In genera l, the methods for c ontrolling  density fa ll into two p rinc ipa l 
c a tegories: Floor Area  Ra tio (FAR) and  dwellings per hec tare (u/ ha ). Densities 
are expressed in terms of Floor Area Ratio, height and coverage for the 
business and mixed-use areas and dwelling units per hec tare for residential 
areas. The zoning terminology used  in this regard  is defined  below. However, 
the definitions below only for explanatory reason in this polic y doc ument and 
do not replac e or substitute the definitions presented in the application Town 
Planning Sc heme. 
 

a . Build ing  Height 
 
The height of a  build ing  c an either be measured  as the height of the 
roof of the build ing or as the number of storeys of the build ing . In this 
doc ument, the number of storeys is used as the measurement of 
build ing height. A storey is tha t pa rt of a  build ing between the surfac e 
of one floor and  the c eiling  immed ia tely above. 
 
b . Coverage 
 
Coverage means the a rea  of a  p roperty whic h may be c overed  by a  
build ing , as seen vertic a lly from the a ir, exc lud ing  roof overhangs. It is 
exp ressed  as a  perc entage of the a rea  of the p roperty. 
 
c . Floor Area  
 
The floor a rea  of a  build ing  is the sum of the a rea  of eac h floor of the 
build ing , exc lud ing  fire esc apes, pa rking spac e, ac c ess passages, lift 
housing , and  ba lc onies. 
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d . Floor Area  Ra tio (FAR) 
 
FAR is a  density measure tha t is app lied  to mixed-use build ings tha t 
c onta in both residentia l and  other uses. The floor a rea  ra tio (FAR) is the 
ra tio of tota l build ing floor a rea  to the area  of the p roperty. FAR is 
c a lc ula ted  by d ivid ing the floor a rea  of the build ing  by the tota l a rea 
of the p roperty. 
 
e. Residentia l Density 
 
Density refers to the intensity of development within a  zoning  d istric t. In 
residentia l a reas, density is genera lly measured  by the maximum 
number of dwelling  units permitted  per hec ta re of land  (e.g . 20 
units/ ha ). Residentia l density c an be exp ressed  as nett or g ross density. 
Nett residentia l density (see Diagram below) refers to the density on a  
spec ific  site, exc lud ing  pub lic  roads, soc ia l fac ilities and pub lic  open 
spac e, thus inc lud ing  only the area a lloc a ted  for residentia l use. Gross 
residentia l density refers to the density of a  spec ific  site inc lud ing  the 
land oc c up ied by infrastruc ture, soc ia l and  ec onomic  fac ilities, suc h as 
sc hools, shops, open spac e and  roads. 
 

DIAGRAM 2: DENSITY MEASURES 
 
It is important to note tha t net density is a lways higher than gross 
density. Whereas net density c an be inc reased  by dec reasing  the size 
of units and  stands and  inc reasing  the height and c overage of 
build ings, the inc rease in gross density is limited  by fac ility and  spac e 
standards. By inc reasing  the number of peop le in an a rea , more 
fac ilities suc h as sc hools, streets and  open spac e a re needed , thus 
taking  up  more spac e and  lowering  the gross density. Gross density 
c an be inc reased  by lowering  open spac e standards and  by sharing 
c ommunity fac ilities, suc h as sports fields. 
 
A nett density is the most c ommonly used  approac h in housing 
development and  is approp ria te for development on sites where the 
boundaries of the site a re c lea rly defined  and  where only residentia l 
uses are p roposed . It is a lso approp ria te for phased  developments 
where ind ividua l housing  areas within the development have been 
identified . Nett density is the density measure used for residentia l areas 
in the Midvaal Density Polic y. 
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8. IMPLEMENTATION 
 
Density guidelines enab le the estab lishment of a  c oherent framework for the 
app lic a tion of density standards within a  munic ipa l a rea . Density guidelines 
a re used  to d irec t p lanning  a t a ll levels, from stra tegic  p lanning to 
development c ontrol and they a re app lic ab le to a ll types of land 
development. However, density guidelines should  be used flexib ly to take 
ac c ount of va rying  loc a l c irc umstanc es. 
 
A p rimary purpose of density guidelines is to ensure tha t adequa te munic ipa l 
servic es infrastruc ture and  soc ia l amenities are p lanned  to serve the needs of 
the existing  and  future popula tion and  to ind ic a te a reas where densities may 
need  to be restric ted  to ac hieve this. 
 

8.1 Density Options 
 
There a re many benefits to higher density development, bec ause higher-
density development a llows a  higher c onc entra tion of peop le, whic h in turn 
deliver the popula tion thresholds required  to support c ommunity fac ilities and 
munic ipa l servic es. In add ition, higher density development c an support 
existing or future pub lic  transport systems by p rovid ing enough c ommuters 
within wa lking d istanc e of suc h systems. Build ing a t higher residentia l densities 
a lso means tha t less land  is needed  for any g iven number of dwelling  units.  
 
Desp ite the above, higher densities are not appropria te in a ll loc a tions and 
c ould , if inappropria tely app lied ; result in an urban form tha t damages the 
c harac ter of an urban a rea . For examp le, la rge dwellings on generous stands 
tha t p rovide a  rura l lifestyle environment would  not be possib le if high 
densities were a  requirement for every loc a tion within a  munic ipa l a rea . Thus, 
residentia l density is c losely linked  to its loc a tion and  the qua lity of the build ing 
design. As a  rule of thumb, the a im should  be to make the most effic ient use 
of a  site in terms of density without c ompromising  the qua lity of the 
surround ing built-up  environment. Based  on the above, there a re three 
possib le density op tions tha t c an be c onsidered . 
 

Op tion 1: A set density range tha t c an be app lied  ac ross the Munic ipa l 
Area  
 
One op tion c ould  be to set an overa ll density range tha t would  be 
suitab le to be app lied  ac ross the entire munic ipa l a rea , with c riteria  as 
to when higher density development would  be ac c ep tab le and  when 
lower density would  be ac c ep tab le. Higher densities would  be 
p rovided  on merit, suc h as the site’ s p roximity to soc ia l fac ilities, pub lic  
open spac e or pub lic  transport sta tions. To an extent, this approac h 
would  a llow densities to vary in d ifferent parts of the munic ipa l a rea , 
thus enc ourag ing  a  va ried  urban form. However, this approac h tends 
to foc us on set standards tha t a re app lied  to ind ividua l sites, and is it is 
therefore not a  tool tha t c an bring  about la rge-sc a le c hanges in 
density. 



 26 

Option 2: Different average densities for d ifferent a reas based  on an 
assessment of surround ing c harac ter and  appearanc e 
 
Another op tion c ould  be to d ivide the munic ipa l a rea  into d ifferent 
a reas based  on simila r c ha rac teristic s and  appearanc e; for examp le, 
identify a reas with simila r types of build ings and  densities. An average 
density c ould  be app lied  to these a reas to reflec t the loc a tion. For 
example, this approac h c ould  identify a reas with high levels of pub lic  
transport and  then a ttribute development higher densities to these 
a reas. 
 
This approac h would  a llow for the c ha rac teristic s of an a rea  to be 
taken into c onsidera tion. However, it is not nec essarily the c ase tha t 
the density and  design of existing  developments should  d ic ta te tha t of 
a  proposed  development. A p resc rip tive polic y approac h c ould  result 
in a  rep lic a tion of existing  build ing  typologies and  densities and would  
not nec essarily a llow for c hange and  innovative development. 
 
Op tion 3: A c riteria  based  polic y tha t enab les the highest density tha t is 
c ompa tib le with the surround ing environment 
 
This op tion would  a llow density to be a  p roduc t of design and  not to 
be a  genera l standard  tha t is uniformly app lied  ac ross a  munic ipa l 
a rea . It would  a llow for ind ividua l site requirements to be taken into 
c onsidera tion and  would  be app lied  on a  site-by-site basis and  c ould  
form part of a  set of c riteria  for eac h ind ividua l site. Approp ria te 
densities would  thus va ry in d ifferent parts of the munic ipa l a rea , 
ac c ord ing  to their c ha rac teristic s. The c riteria  c ould  inc lude, amongst 
others, c ontext, density and  built form, impac t on soc ia l amenities, 
qua lity of pub lic  rea lm, and  pa rking  provision. 
 
Any p roposed  development would  need  to p rove tha t good  living 
c ond itions c ould  be ac hieved  on site. Good  design will p rove a  
fundamenta l pa rt of this type of app roac h. The d rawbac k of this 
approac h is tha t it requires a  grea t dea l of management and  c ontrol, 
whic h the Munic ipa lity may not be ab le to exert. Without extensive 
guidanc e, this approac h will not result in good  qua lity development. 

 
Using a  b lanket approac h (Op tion 2) would  not be approp ria te in Midvaa l, 
bec ause it will result in Midvaa l urbanising  to the extent tha t it loses its rura l 
c harac ter. The c riteria  approac h (Op tion 3) would  not be suitab le either, 
bec ause the Midvaa l Munic ipa lity in a ll likelihood  does not have the c ap ita l 
and  human resourc es to imp lement this approac h. Option 1 would most 
probably be the best option to follow in Midvaal. The reason for this is the fac t 
that this approac h would only seek to densify c ritic a l and spec ific  areas 
within Midvaal, suc h as nodes, next to public  transportation stations and near 
c ommunity fac ilities, thus reta ining the overa ll rura l c harac ter within Midvaal. 
Desp ite the a forementioned , it a lso has to be ac knowledged  tha t Midvaa l is 
g radua lly urbanising  and  tha t densities rela ted  to a  more urban environment 
will inc reasingly bec ome a  fac tor in determining  appropria te densities within 
Midvaa l. 
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8.2 Appropriate Loc ations for Inc reased Density 
 
Inc reased urban densities are more suited  for pa rtic ula r loc a tions within an 
urban a rea  than for other loc a tion within the same urban area. It is the 
p resenc e of c erta in fac tors tha t make the densific a tion of c erta in loc a tion 
within an urban area suited  for densific a tion. For example, these fac tors 
inc lude the ava ilab ility of munic ipa l servic es infrastruc ture c apac ity and  the 
p roximity of c ommunity fac ilities. In fac t, c erta in loc a tions may be c ompletely 
unsuited  for densific a tion due to density-deterring  fac tors, suc h as poor 
geotec hnic a l c ond itions and  environmenta l c onsidera tions. Based  on the 
p resenc e of densific a tion fac tors, the following loc a tions a re deemed suitab le 
for densific a tion: 
 

a . Noda l a reas 
 
The inc rease of the residentia l popula tion within or near noda l a reas 
with its range of employment, shopp ing and  enterta inment uses tends 
to c urta il travel demand  and  therefore has the potentia l to c rea te 
susta inab le urban development pa tterns. Inc reased  residentia l 
popula tions within or near noda l a reas a lso assist in the regenera tion of 
older noda l a reas, makes more intensive use of existing  infrastruc ture 
within noda l a reas, supports loc a l servic es and  emp loyment, and 
susta ins a lterna tive wa lking  and  pub lic  transport as modes of travel. 
The development of infill sites within noda l a reas a lso c ontributes to the 
improvement of the built form, if it reinforc es the existing  street pa ttern 
and  re-develops neg lec ted  pa rts of the noda l a reas. It is important to 
p rotec t the a rc hitec tura l and  environmenta l qua lity of existing  noda l 
a reas tha t have an identifiab le c harac ter. In order to maximise 
residentia l popula tions within noda l a reas, higher residentia l densities 
must be enc ouraged  within noda l a reas, sub jec t to the following: 
 

·  Complianc e with the polic ies and  standards of pub lic  open 
spac e adop ted  by the Spa tia l Development Framework 

·  Avoidanc e of adverse impac ts on the amenities of the noda l 
a rea  and  ad joining  neighbourhoods 

·  Conformity with the vision of the noda l a rea  or town c entre 
exp ressed in the Spa tia l Development Framework, partic ula rly in 
rela tion to height or massing  

·  Rec ognition of the desirab ility of p reserving  listed  or p rotec ted 
build ings and  their settings 

·  Complianc e with stand  ra tio and  site c overage standards 
adop ted  in the Spa tia l Development Framework 

 
b . Brownfield  sites 
 
Brownfield  sites c an be defined  as ‘any land  whic h has been 
sub jec ted  to land  use for whic h it is no longer suitab le’ , for example, a  
redundant industria l a rea  or unused  sites within residentia l a reas. Where 
suc h signific ant sites exist and , in pa rtic ula r, where it is loc a ted near 
existing or future pub lic  transport c orridors, the opportunity for the re-
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development of suc h sites to higher density residentia l uses should  be 
enc ouraged . Brownfield  residentia l densific a tion is of partic ula r 
signific anc e in a reas tha t have spare c apac ity in existing  c ommunity 
fac ilities, suc h as lib raries and  c linic s, bec ause the inc reased residentia l 
densities would  maximise the use of these c ommunity fac ilities. 
 
c . Suburban infill 
 
The provision of add itiona l residentia l dwellings within suburban areas 
in c lose proximity to existing  or future pub lic  transport c orridors has the 
potentia l to revita lise suburban a reas by better utilising  the c apac ity of 
existing  soc ia l and  munic ipa l servic es infrastruc ture within these 
suburban a reas. Potentia l sites may range from sma ll unused  residentia l 
sites in suburban a reas, to la rger assembled  sites within suburban areas. 
In suburban areas tha t have an estab lished  a rc hitec tura l c ha rac ter, a  
ba lanc e has to be struc k between the reasonab le p rotec tion of the 
estab lished  c harac ter and  the need to provide residentia l infill and  
densific a tion. Densific a tion in suburban a reas should  be eva lua ted  on 
merit, based  on the following eva lua tion c riteria 3: 
 

·  Proximity to ec onomic  c entres: The c loser residentia l a reas are 
to noda l a reas, the higher the residentia l densities tha t c ould  be 
a llowed . 

·  Considering  surround ing a reas, sites and  developments: This 
rela tes to build ing  design and  the p rivac y of neighbouring  land 
owners. 

·  Carrying  c apac ity of the residentia l a rea : The densific a tion of 
p roperties should  be based  on the demand  for p roperty and 
infrastruc ture ava ilab ility within the residentia l a rea . 

 
d . Greenfield  development 
 
Greenfield  development c an be defined  as undeveloped  land  on the 
periphery of towns of c ities, whic h will require the p rovision of new 
roads, munic ipa l servic es infrastruc ture and  c ommunity fac ilities. 
Typ ic a lly, suc h areas are usua lly developed  a t low densities. However, 
low development densities should  be avoided  in a reas where higher 
residentia l densities would  be more approp ria te. Development a t 
densities less than 20 dwellings units per hec ta re should  genera lly be 
d isc ouraged  in the interests of land  effic ienc y on land tha t is loc a ted  
near existing  or p roposed  pub lic  transport routes and  noda l a reas. As a  
rule of thumb, infill development within the Urban Development 
Boundary should  be p romoted , ra ther than op ting for greenfield  
development on the peripheries of towns and  c ities. 
 
 
 
 

                                                
3 Setp lan, 2008. Residentia l Densific a tion Stra tegy. Ekurhuleni Metropolitan 
Munic ipa lity. 
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e. Institutiona l p roperties 
 
Typ ic a lly, a  c onsiderab le amount of land  in c ities, towns and  suburban 
loc a tions a re owned  by government institutions. Suc h p roperties a re 
often c harac terised  by la rge build ings set on la rge stands. In the event 
tha t the munic ipa lity or other governmenta l institutions permits the 
development of suc h p roperties for residentia l purposes, it should  be 
done with c ognisanc e of the existing  open spac e func tion of these 
p roperties. The ob jec tive should  thus be to reta in some of the open 
c harac ter of the p roperties, but this should  be done in the c ontext of 
the existing open spac e la ttic e in the a rea . The setting  out of density 
yields should  be c onsidered  in advanc e of the development of 
p roperties in institutiona l ownership . 
 
f. Subd ivision of p roperties 
 
Typ ic a lly, towns and c ities c onta in rela tively la rge stands, whose 
subd ivision for multip le residentia l dwellings without a  d ramatic  
a ltera tion to the c harac ter of the surround ing a rea  is ac hievab le. In 
suc h a reas, pa rtic ula rly those a reas tha t a re potentia lly served  by 
pub lic  transport, the subd ivision of suc h stands should  be enc ouraged , 
sub jec t to ma inta ining  the genera l c harac ter of the a rea . The 
subd ivision of residentia l p roperties is dea lt with more extensively in a  
following sec tion. 
 
g . Previously d isadvantaged  areas 
 
Considering  the densific a tion of p reviously d isadvantaged a reas is 
essentia lly and  issue of p lac ing  peop le c loser to employment 
opportunities. Suc h areas la rgely rely on pub lic  transporta tion to 
ac c ess employment opportunities and  densific a tion should  thus be 
enc ouraged  around  transporta tion sta tions, suc h as bus and  taxi ranks 
and  c ommuter ra ilway sta tions. The a reas abutting  pub lic  transit 
sta tions should  be designed  to enab le the integra tion of land use and 
pub lic  transport ac c ord ing to the p rinc ip les Transit Oriented  
Development (TOD). This involves the c lustering of ac tivities and  the 
development of the nec essary residentia l densities within TOD areas 
and  gradua lly dec reasing  densities from the sta tion area  to a llow an 
appropria te interfac e with neighbouring lower-density residentia l 
a reas. 
 
h. Transporta tion c orridors 
 
The c onc entra tion of transporta tion infrastruc ture (as in the c ase a long 
the R59) in c onjunc tion with potentia l development parc els loc a ted  
a long suc h infrastruc ture; p rovides opportunities for land  use 
intensific a tion, resulting  in c orridor development. This p rovides 
opportunities, not only for land use intensific a tion, but a lso to ac hieve a  
higher level of land use and  transporta tion integra tion. The p resenc e of 
a  c ommuter ra ilway further strengthens, suc h a  transporta tion c orridor, 
a llowing add itiona l land  use intensific a tion a t its sta tions. 
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8.3 Proposed Density 
 
The approac h to be followed  in this Density Polic y is to set a  base density tha t 
c an be app lied  ac ross the entire munic ipa l a rea , with c riteria  sta ting  when 
higher density development would  be ac c ep tab le. The base density applied 
in this Density Polic y is 20 units per ha for a ll sing le residentia l areas and 25 
units per ha for sec tional title developments, for development located within 
the Urban Development Boundary presented in the Midvaal SDF 2001. Higher 
residentia l densities are p rovided  on merit, suc h as the proximity of a  site’s 
loc a tion to c ommunity fac ilities, pub lic  open spac e or pub lic  transport 
sta tions. To an extent, this approac h would  a llow densities to va ry in d ifferent 
pa rts of the munic ipa l a rea , thus enc ourag ing  a  va ried  urban form. 
 

8.3.1 Residentia l Densities inside UDB 
 
This sec tion sets out the c riteria  for residentia l densific a tion within the Urban 
Development Boundary (UDB) of Midvaa l. 

 
a . Nodes 
 
Noda l a reas are the p rimary struc turing  element within urban a reas 
and  a re usua lly a reas where both p riva te and  pub lic  sec tor 
development is c onc entra ted . Usua lly, nodes a re assoc ia ted  with a  
mix of land  uses and  higher residentia l densities. Nodes usua lly 
ac c ommoda te a  range of urban ac tivities, inc lud ing  ec onomic  
ac tivities, servic es, enterta inment and housing  on a  rela tively intense 
sc a le. 
 
The c lustering  of ac tivities a t higher densities within noda l a reas 
ac hieve ec onomic  and  infrastruc ture effic ienc y. At the same time, 
noda l a reas need to be of a  pedestrian sc a le, whic h a llows wa lking  as 
be to the p rimary means of moving around  within the noda l a reas. 
Thus, as a  rule of thumb, nodes should  be sma ll enough to enab le a  
pedestrian to wa lk from end  to end , but not so small tha t ec onomies of 
sc a le c annot be ac hieved . Higher residentia l densities are a key 
means to ac hieving this balanc e within and around nodes, as is set out 
in the Midvaal Nodal Polic y 2011. 
 
A residentia l density of 15 units per ha  c an be added  to the base 
residentia l density of a  residentia l development if the residentia l 
development is: 

 
·  loc a ted  within 400m of a  noda l a rea ; 
·  the noda l a rea  was identified  as the c ore a rea  of the Centra l 

Business Distric t in the Noda l Polic y and /  or SDF/  RSDF; and  
·  the noda l a rea  is loc a ted  within the Urban Development 

Boundary. 
 



 
31

 

TA
BL

E 
2:

 P
ER

M
IS

SI
BL

E 
R

ES
ID

EN
TI

A
L 

D
EN

SI
TI

ES
 W

IT
H

IN
 U

D
B 

C
a

te
g

o
ry

 
C

a
te

g
o

rie
s 

u
se

d
 a

s 
c

rit
e

ria
 f

o
r i

n
c

re
a

se
d

 d
e

n
si

ty
 

M
a

xi
m

u
m

 
d

is
ta

n
c

e
 f

ro
m

 
fa

c
ili

ty
 

N
u

m
b

e
r o

f 
u

n
its

 
p

e
r h

a
 t

o
 b

e
 

a
d

d
e

d
 t

o
 b

a
se

 
d

e
n

si
ty

 

Ba
se

 d
e

n
si

ty
 is

 2
0 

u
n

its
 p

e
r 

h
a

 a
n

d
 2

5 
u

n
its

 p
e

r 
h

a
 fo

r 
se

c
tio

n
a

l t
itl

e
 d

e
ve

lo
p

m
e

n
ts

 

N
o

d
e

 id
e

n
tif

ie
d

 a
s 

th
e

 c
o

re
 a

re
a

 o
f 

th
e

 C
e

n
tr

a
l B

u
si

n
e

ss
 D

is
tr

ic
t 

in
 t

h
e

 N
o

d
a

l P
o

lic
y 

a
n

d
/o

r S
D

F/
R

SD
F 

W
ith

in
 4

00
m

 
+

15
 

N
o

d
e

 a
s 

id
e

n
tif

ie
d

 a
s 

N
e

ig
h

b
o

u
rh

o
o

d
 N

o
d

e
 in

 N
o

d
a

l P
o

lic
y 

a
n

d
/o

r S
D

F/
R

SD
F 

W
ith

in
 2

00
m

 
+

10
 

1 

Sh
o

p
p

in
g

 fa
c

ili
ty

 t
h

a
t 

is 
n

o
t 

p
a

rt
 o

f 
a

 n
o

d
e

 
W

ith
in

 2
00

m
 

+
5 

Tr
a

n
si

t 
st

a
tio

n
s 

(e
.g

. t
a

xi
 ra

n
k,

 ra
ilw

a
y 

st
a

tio
n

, e
tc

.)
 (

TO
D

 d
e

ve
lo

p
m

e
n

t)
 

W
ith

in
 4

00
m

 
+

15
 

D
is

tr
ib

u
to

r r
o

a
d

 (
C

la
ss

 3
 ro

a
d

) 
A

d
ja

c
e

n
t 

to
 

+
15

 

2 

C
o

lle
c

to
r r

o
a

d
 

A
d

ja
c

e
n

t 
to

 
+

5 

3 
P

u
b

lic
 o

p
e

n
 s

p
a

c
e

 
A

d
ja

c
e

n
t 

to
 

+
5 

4 
So

c
ia

l f
a

c
ili

ty
 (

sc
h

o
o

l, 
c

lin
ic

, l
ib

ra
ry

, s
p

o
rt

s 
fa

c
ili

ty
 e

tc
) 

W
ith

in
 2

00
m

 
+

5 

 
Sp

e
c

ia
l t

o
w

n
 p

la
n

n
in

g
 m

e
rit

s 
(e

.g
. T

ra
n

si
tio

n
 Z

o
n

e
) 

A
s 

c
o

n
si

d
e

re
d

 
b

y 
P

P
M

 
+

5 

So
u

rc
e

: U
rb

a
n

 D
yn

a
m

ic
s 

G
a

u
te

n
g

, 2
01

1 
 N

o
te

s:
 

 · 
Ea

c
h

 a
p

p
lic

a
tio

n
 m

a
y 

u
se

 a
 s

p
e

c
ifi

c
 c

a
te

g
o

ry
 o

n
ly

 o
n

c
e

. 
Th

e
 b

a
se

 d
e

n
si

ty
 is

 n
o

t 
a

 p
rim

a
ry

 r
ig

h
t 

a
n

d
 h

a
s 

to
 b

e
 a

p
p

lie
d

 f
o

r 
in

 a
c

c
o

rd
a

n
c

e
 

w
ith

 t
h

e
 s

ta
n

d
a

rd
 p

ro
c

e
d

u
re

s 
a

s 
a

p
p

ro
ve

d
 b

y 
th

e
 M

id
va

a
l L

o
c

a
l M

u
n

ic
ip

a
lit

y 
fr

o
m

 t
im

e
 t

o
 t

im
e

. 
· 

In
 t

h
e

 e
xi

st
e

n
c

e
 o

f 
a

 P
re

c
in

c
t 

P
la

n
, s

u
c

h
 d

e
n

si
tie

s 
a

s 
st

ip
u

la
te

d
 in

 t
h

e
 P

re
c

in
c

t 
P

la
n

 s
h

a
ll 

b
e

 a
p

p
lic

a
b

le
 a

n
d

 s
h

a
ll 

p
re

va
il 

fo
r 

th
e

 f
o

r 
th

o
se

 a
re

a
s 

to
 w

h
ic

h
 t

h
e

 r
e

le
va

n
t 

P
re

c
in

c
t 

P
la

n
 a

p
p

lie
s 

· 
P

P
M

: P
la

n
n

e
rs

 P
e

rm
is

si
o

n
 M

e
e

tin
g

 
  



 
32

 

TA
BL

E 
3:

 P
ER

M
IS

SI
BL

E 
R

ES
ID

EN
TI

A
L 

D
EN

SI
TI

ES
 O

U
TS

ID
E 

U
D

B 

A
re

a
 

P
e

rm
is

si
b

le
 d

e
n

si
ty

 f
o

r s
in

g
le

 re
si

d
e

n
tia

l 
P

e
rm

is
si

b
le

 d
e

n
si

ty
 f

o
r s

e
c

tio
n

a
l t

itl
e

 

H
e

n
le

y-
o

n
-K

lip
 

5 
u

n
its

/h
a

 
1 

u
n

it/
 2

00
0m

2  
10

 u
n

its
/h

a
 

1 
u

n
it/

 2
00

0 
m

2  

H
ig

h
b

u
ry

 E
xt

 1
 

5 
u

n
its

/h
a

 
1 

u
n

it/
 2

00
0 

m
2  

10
 u

n
its

/h
a

 
1 

u
n

it/
 2

00
0 

m
2  

O
h

e
n

im
u

ri 
20

 u
n

its
/h

a
 

1 
u

n
it/

 5
00

 m
2  

25
 u

n
its

/h
a

 
1 

u
n

it/
 4

00
 m

2  

Sp
e

c
ifi

c
 A

re
a

s 

D
e

 D
e

u
r 

1,
26

 u
n

its
/h

a
 

1 
u

n
it/

 7
93

7 
m

2  
1,

26
 u

n
its

/h
a

 
1 

u
n

it/
 7

93
7 

m
2  

A
g

ric
u

ltu
ra

l h
o

ld
in

g
s 

a
n

d
 s

m
a

ll 
h

o
ld

in
g

s 
w

ith
 

p
ip

e
d

 w
a

te
r a

s 
su

p
p

lie
d

 b
y 

M
LM

 
1.

16
 u

n
its

/h
a

 
1 

u
n

it/
 8

56
5 

m
2  

1,
16

 u
n

its
/h

a
 

1 
u

n
it/

 8
56

5 
m

2  

Fa
rm

 p
o

rt
io

n
s 

sm
a

lle
r t

h
a

n
 2

0h
a

 w
ith

 p
ip

e
d

 
w

a
te

r a
s 

su
p

p
lie

d
 b

y 
M

LM
 

1 
u

n
it/

h
a

 
1 

u
n

it/
 1

h
a

 
1 

u
n

it/
h

a
 

1 
u

n
it/

 1
h

a
 

Fa
rm

 p
o

rt
io

n
s 

sm
a

lle
r t

h
a

n
 2

0h
a

 w
ith

o
u

t 
p

ip
e

d
 

w
a

te
r a

s 
su

p
p

lie
d

 b
y 

M
LM

 
0,

2 
u

n
its

/h
a

 
1 

u
n

it/
 5

h
a

 
0,

2 
u

n
its

/h
a

 
1 

u
n

it/
 5

h
a

 

So
u

rc
e

: U
rb

a
n

 D
yn

a
m

ic
s 

G
a

u
te

n
g

, 2
01

1 
   



 
33

 

TA
BL

E 
4:

 P
ER

M
IS

SI
BL

E 
D

EN
SI

TI
ES

 F
O

R
 N

O
N

-R
ES

ID
EN

TI
A

L 
A

R
EA

S 

A
re

a
 

M
a

xi
m

u
m

 F
A

R
 

M
a

xi
m

u
m

 C
o

ve
ra

g
e

 
M

a
xi

m
u

m
 H

e
ig

h
t 

N
o

d
a

l a
re

a
s 

 
 

 

C
e

n
tr

a
l B

u
si

n
e

ss
 D

is
tr

ic
t 

1.
8 

60
%

 
3 

st
o

re
ys

 

N
e

ig
h

b
o

u
rh

o
o

d
 n

o
d

e
 

0.
8 

40
%

 
2 

st
o

re
ys

 

R
u

ra
l n

o
d

e
 

0.
4 

40
%

 
2 

st
o

re
ys

 

C
o

m
m

e
rc

ia
l a

re
a

s 
0.

6 
40

%
 

2 
st

o
re

ys
 

In
d

u
st

ria
l a

re
a

s 
0.

6 
40

%
 

2 
st

o
re

ys
 

So
u

rc
e

: U
rb

a
n

 D
yn

a
m

ic
s 

G
a

u
te

n
g

, 2
01

1 
 N

o
te

s:
 

 · 
M

id
va

a
l 

Lo
c

a
l 

M
u

n
ic

ip
a

lit
y 

m
a

y 
a

t 
its

 d
is

c
re

tio
n

 r
e

q
u

ire
 a

n
 a

p
p

lic
a

tio
n

 f
o

r 
in

c
re

a
se

 d
e

n
si

ty
 t

o
 t

a
p

e
r 

d
o

w
n

 t
h

e
 C

o
ve

ra
g

e
 a

n
d

 F
A

R
 o

f 
a

 
p

ro
p

o
se

d
 d

e
ve

lo
p

m
e

n
t 

in
 o

rd
e

r 
to

 a
c

h
ie

ve
 a

 s
u

ita
b

le
 d

e
n

si
ty

 i
n

te
rf

a
c

e
 b

e
tw

e
e

n
 t

h
e

 C
e

n
tr

a
l 

B
u

si
n

e
ss

 D
is

tr
ic

t 
c

o
re

 a
re

a
 a

n
d

 n
e

ig
h

b
o

u
rin

g
 

re
si

d
e

n
tia

l a
re

a
s,

 a
s 

p
ro

p
o

se
d

 in
 t

h
e

 M
id

va
a

l N
o

d
a

l P
o

lic
y 

20
11

. 
  



 34 

A residentia l density of 10 units per ha  c an be added  to the base 
residentia l density of a  residentia l development if the residentia l 
development is: 

 
·  loc a ted  within 200m of a  noda l a rea ; 
·  the noda l a rea  was identified  as a  Neighbourhood Node in the 

Noda l Polic y and /  or SDF/  RSDF; and  
·  the noda l a rea  is loc a ted  within the Urban Development 

Boundary. 
 
b . Shopp ing c entres 
 
In modern-day urban a reas tha t a re vehic le-oriented , stand-a lone 
shopp ing c entres often func tion as noda l a reas in themselves. Suc h 
shopp ing c entres usua lly ac c ommoda te a  range of business ac tivities 
inc lud ing  reta il, servic es and  enterta inment ac tivities. Desp ite the fac t 
tha t suc h shopp ing c entres a re typ ic a lly inward -fac ing  and  therefore 
do not integra te well with neighbouring  residentia l a reas, the existenc e 
of the shopp ing c entres need  to be ac knowledged . Amongst others, 
this involves c rea ting higher residentia l densities near shopp ing c entres 
to p lac e peop le c loser and  within wa lking  d istanc es of suc h shopp ing 
c entres. 
 

 
DIAGRAM 3: DENSIFICATION AREAS 

 
A residentia l density of 5 units per ha  c an be added  to the base 
residentia l density of a  residentia l development if the residentia l 
development is: 
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·  loc a ted  within 200 of a  shopp ing c entre; and 
·  the shopp ing c entre is loc a ted  within the Urban Development 

Boundary. 
 
c . Transit sta tions 
 
Residentia l densific a tion must be enc ouraged  a long pub lic  
transporta tion routes to a llow the viab le opera tion of pub lic  
transporta tion systems. Higher residentia l densities should  espec ia lly be 
enc ouraged  within c lose proximity of pub lic  transport sta tions to loc a te 
c ommuters within wa lking  d istanc e of suc h transport fac ilities. 
Intensified  development a round  pub lic  transit sta tions is known and  
Transit Oriented  Development or TOD. TOD tends to induc e higher 
pedestrian volumes within wa lking  d istanc e of a  transport fac ility, thus 
c ontributing  to the viab ility of the pub lic  transporta tion network as 
whole. 
 
The only fixed -line pub lic  transporta tion system opera ting  within 
Midvaa l is the c ommuter ra il line running para llel to the R59 freeway. 
This c ommuter ra il line has a  number of sta tions tha t c an bec ome the 
foc a l points of Transit Oriented Development. Residentia l densific a tion 
should  be enc ouraged  a round  ra ilway sta tions, with the highest 
residentia l densities c onc entra ted  ad jac ent to a  c ommuter ra ilway 
sta tion. Bus and  taxi ranks c an a lso be c onsidered pub lic  transporta tion 
sta tions around  whic h TOD development and  residentia l densific a tion 
c an take p lac e. 
 
A residentia l density of 10 units per ha  c an be added  to the base 
residentia l density of a  residentia l development if the residentia l 
development is: 

 
·  loc a ted within 400m of c ommuter ra ilway sta tion, bus rank or 

taxi rank, or simila r pub lic  transporta tion fac ility; and  
·  the pub lic  transporta tion sta tion is loc a ted within the Urban 

Development Boundary. 
 
d . Development c orridors 
 
A development c orridor refers to high ac tivity a reas tha t a re loc a ted 
a long major road transporta tion routes, suc h as a  d istributor roads or 
c ollec tor roads. Development c orridors usua lly c a rry rela tively high 
tra ffic  volumes, whic h p romotes the development of land  use ac tivity 
a long these c orridors. This usua lly leads to a  high demand  for 
residentia l, offic e and  reta il spac e a long suc h c orridors. Typ ic a l housing 
typologies tha t a re often found  within development c orridors a re 
townhouses, dup lexes and  wa lk-ups.  
 
It is important to link development c orridors to the road hierarc hy. 
Typ ic a lly, as in the c ase in Midvaa l, the road network c onsists of roads 
func tioning  on 4 levels (see Diagram below). The first level c onta ins 
freeways, c onsisting  of na tiona l freeways and  p rovinc ia l PWV roads. 
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These roads provide reg iona l ac c ess, c onnec ting  an area to 
neighbouring  c ities and  towns. The sec ond  level c omprises d istributor 
roads or K-routes, whic h a im to provide better intra -urban ac c ess 
between suburbs and  ac tivity a reas. The third  level c omprises c ollec tor 
roads. These roads c onnec t residentia l a reas to the mentioned  
d istributor road  network. On the fourth level, interna l streets provide 
d irec t ac c ess to land  uses and link these land  uses to the mentioned 
c ollec tor roads. 
 
 

 
DIAGRAM 5: MOBILITY-ACCESSIBILITY RATIO 

 
In essenc e, freeways and  d istributor roads a re highly mob ile and 
therefore a im to c onnec t peop le over la rge d istanc es to ac tivity a reas 
and  neighbouring settlements. Collec tor roads and  interna l streets 
p rovide good  ac c essib ility and  therefore a im to c onnec t peop le and 
land uses to the more mob ile roads. Road-based pub lic  transporta tion 
systems (taxis and  busses) mostly use d istributor roads and  c ollec tor 
roads, as these p rovide an effic ient ba lanc e between mobility and 
land  use ac c essib ility, thus making them good  loc a tions for residentia l 
densific a tion and  c orridor development. 
 
A residentia l density of 15 units per ha  c an be added  to the base 
residentia l density of a  residentia l development if the residentia l 
development is: 

 
·  loc a ted  ad jac ent to a  d istributor road ; and  
·  the d istributor road  is loc a ted  within the Urban Development 

Boundary. 
 
A residentia l density of 5 units per ha  c an be added  to the base 
residentia l density of a  residentia l development if the residentia l 
development is: 

 
·  loc a ted  ad jac ent to a  c ollec tor road ; 
·  the c ollec tor road  is loc a ted within the Urban Development 

Boundary. 

COLLECTOR ROADS 

DISTRIBUTOR ROADS 

FREEWAYS 

ACCESSIBILITY 

MOBILITY 

INTERNAL ROADS 

Pub lic  Transport network 
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It is important to note tha t the c onc entra tion of higher density 
development a long d istributor and  c ollec tor roads, instead  of 
sc a ttering  this development a long a  la rge number of routes, will 
inc rease the feasib ility of develop ing  bus routes a long these routes in 
future, should  development within Midvaa l reac h the nec essary 
thresholds. To this end , it is nec essary tha t d istributor and c ollec tor 
roads be identified  tha t a re suitab le to func tion as pub lic  transport 
routes in future. These pub lic  transport routes must be identified  
p roac tively and  stra teg ic  p lans must be p repared  for these pub lic  
transport c orridors in advanc e. 
 
e. Soc ia l Amenities 
 
Wa lking-d istanc e ac c ess to c ommunity fac ilities, suc h as c linic s, 
sc hools and  pub lic  parks, is a  fundamenta l requirement of susta inab le 
urban development. To enc ourage the above, it is nec essary to a llow 
residentia l densific a tion near c ommunity fac ilities, bec ause this will 
inc rease the number of peop le living  within wa lking  d istanc e of suc h 
fac ilities. 
 
A residentia l density of 5 units per ha  c an be added  to the base 
residentia l density of a  residentia l development if the residentia l 
development is: 

 
·  loc a ted  ad jac ent to an pub lic  open spac e; or 
·  loc a ted  within 200m of a  c ommunity fac ility, suc h as a  sc hool, 

c linic , lib rary or sports fac ility, and  
·  the pub lic  open spac e and  c ommunity fac ility is loc a ted  within 

the Urban Development Boundary. 
 

8.3.2 Residentia l Densities outside UDB 
 
This sec tion sets out the c riteria  for residentia l densific a tion loc a ted  outside the 
Urban Development Boundary or UDB of Midvaa l. 

 
a . Spec ific  a reas 
 
Permissib le densities for sing le residentia l and sec tiona l title have been 
set for 4 existing  residentia l a reas within Midvaa l. These residentia l a reas 
a re: 
 

·  Henley-on-Klip  
·  Highbury Ext 1 
·  Ohenimuri 
·  De Deur 

 
The residentia l densities app lic ab le to these a reas a re set out in the 
Tab le 3. Henley-on-Klip  and  Highbury Ext 1 has a  maximum sing le 
residentia l density of 5 units/ ha  and  a  maximum sec tiona l title density 
of 10 units/ ha . Ohenimuri has a  maximum sing le residentia l density and 
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a  maximum sec tiona l title density of 20 units/ ha . De Deur has a  
maximum sing le residentia l density and  a  maximum sec tiona l title 
density of 1,26 units/ ha . 
 
b . Agric ultura l hold ings and  sma ll hold ings 
 
In rura l residentia l a reas, suc h as agric ultura l hold ings and  sma ll 
hold ings, residentia l densities need  to be muc h lower than those in the 
urban a reas, partly bec ause of the limited  c apac ity of rura l roads and 
munic ipa l servic es infrastruc ture to c a ter for densific a tion. In many 
c ases there is a lso the need  to limit densific a tion in order to p rotec t the 
rura l environment from urban enc roac hment and  to p rovide a  rura l 
lifestyle for those families who wish to adop t suc h a  lifestyle. Typ ic a lly, 
agric ultura l hold ings and  small hold ings have residentia l densities within 
the 1 to 0.4 units per ha  range. 
 
The subd ivision of an agric ultura l hold ing  and  sma ll hold ing to a  
maximum density of 1,16 units per ha  or 1 unit per 8565m2 will be 
permitted , sub jec t to the following c ond itions: 
 

·  The owner c an p rove to have adequa te wa ter supp ly;  
·  tha t the subd ivision will not pose any pollution p rob lems rela ted  

to sanita tion, 
·  tha t the road  infrastruc ture c an hand le the resulting inc reased 

tra ffic  volumes, and  
·  tha t the relevant fa rm portion is not loc a ted  on high-potentia l 

agric ultura l soils. 
 
c . Fa rm portions 
 
The p rimary a im of fa rm portions is for intensive and  extensive 
c ommerc ia l fa rming purposes to ensure na tiona l food  sec urity. 
App lying  appropria te residentia l densities is key to mainta ining this 
overarc hing  func tion. Conventiona lly, 20 hec tares is c onsidered the 
minimum farm portion size tha t a llows c ommerc ia lly viab le fa rming 
p rac tic es. It is therefore not desirab le to subd ivide fa rm portions la rger 
than 20 hec tares in size. The subd ivision of fa rm portions smaller than 20 
hec ta res is justified  in c erta in c ases. 
 
The subd ivision of a  fa rm portion smaller tha t 20 hec ta res to a  fa rm 
portion with maximum densities of 1 unit per hec ta re is sub jec t to the 
following c ond itions: 
 

·  Piped  wa ter is p rovided  by the Midvaa l Loc a l Munic ipa lity; 
·  tha t the subd ivision will not pose any pollution p rob lems rela ted  

to sanita tion, 
·  tha t the road  infrastruc ture c an hand le the resulting inc reased 

tra ffic  volumes, and  
·  tha t the relevant fa rm portion is not loc a ted  on high-potentia l 

agric ultura l soils. 
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The subd ivision of a  fa rm portion smaller than 20 hec tares to a  fa rm 
portion with a  maximum density of 0.2 units per hec ta re or 1 unit per 
5ha  is sub jec t to the following c ond itions: 
 

·  The owner c an prove to have adequa te wa ter supp ly from 
loc a l sourc es, suc h as boreholes;  

·  tha t the subd ivision will not pose any pollution p rob lems rela ted  
to sanita tion, 

·  tha t the road  infrastruc ture c an hand le the resulting inc reased 
tra ffic  volumes; and  

·  tha t the relevant fa rm portion is not loc a ted  on high-potentia l 
agric ultura l soils. 

 

8.3.3 Non-Residentia l Densities 
 
This sec tion sets out the c riteria  for non-residentia l densific a tion loc a ted  within 
the Urban Development Boundary or UDB of Midvaa l. 
 

a . Nodes 
 
Typ ic a lly, nodes a re assoc ia ted  with a  mix of land uses and  developed 
a t rela tively high densities, bec ause spac e is a t a  premium within noda l 
a reas. Nodes usua lly ac c ommoda te a  range of urban ac tivities 
inc lud ing  reta il c entres, offic e build ings and  apartment b loc ks. 
 
The c lustering  of ac tivities a t higher densities within noda l a reas 
ac hieve ec onomic  and  infrastruc ture effic ienc y and should  therefore 
be promoted . Densific a tion is a  key means to ac hieving  this and  it 
log ic a lly requires the sensib le app lic a tion of density within noda l a reas, 
whic h must adhere to the following c riteria : 
 

·  In a  Centra l Business Distric t, a  maximum non-residentia l FAR of 
1.8 a t 60% c overage is a llowed . 

·  In a  Neighbourhood node a  maximum FAR of 0.8 a t 40% 
c overage is a llowed .  

·  In a  Rura l node a  maximum FAR of 0.4 a t 40% c overage is 
a llowed . 

·  The densities are only a lloc a ted  to p roperties loc a ted  within the 
noda l boundaries delinea ted in the Midvaa l Noda l Polic y of 
2011 or the Midvaa l SDF/ RSDFs of 2011. 

 
b . Commerc ia l and  Industria l 
 
Commerc ia l a reas provide spac e for c ommerc ia l and  light industria l 
ac tivities, suc h as d istribution c entres, storage, wholesa le and 
warehousing , and  industria l a reas provide spac e for heavy and  
noxious industria l ac tivities. In Midvaa l: 
 

·  c ommerc ia l a reas are a llowed  a  maximum FAR of 0.6 a t 40% 
c overage; 
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·  industria l a reas a re a llowed  a  maximum FAR of 0.6 a t 40% 
c overage; sub jec t to 

·  the c ommerc ia l and /  or industria l a rea being  loc a ted  within the 
Urban Development Boundary. 

 
In add ition, stringent development c ontrols must be imp lemented 
within c ommerc ia l and  industria l a reas to ensure an ac c ep tab le 
interfac e between these c ommerc ia l and  industria l a reas and  
neighbouring  residentia l a reas. Logic a lly, this requires the sensib le 
app lic a tion of density within c ommerc ia l and  industria l a reas. 

 

8.4 Controls and Safeguards 
 
As was mention previously, densific a tion should  oc c ur in a reas where 
munic ipa l servic es infrastruc ture c apac ity is ava ilab le, densific a tion must 
oc c ur within ac c ep tab le environmenta l limits, and densific a tion must a im to 
inc rease c ommuter intensity near pub lic  transport sta tions. To ac hieve this, 
densific a tion c riteria  have been p roposed in the previous sec tion of this 
report. However, these c riteria  a re la rgely quantita tive and  thus pose the risk 
of not being  ab le to address the qua lita tive aspec ts of densific a tion. To 
address this, the following c ontrols and sa feguards are proposed  to 
supp lements the densific a tion c riteria  p roposed . 
 

8.4.1 General Safeguards 
 
The following genera l sa feguards should  be taken into ac c ount when 
assessing  app lic a tions for higher residentia l and  non-residentia l densities: 
 

·  Higher densities should  be c onsidered for a ll stand  sizes, but is usua lly 
more approp ria te for la rger stands. 

·  Proximity to noda l a reas and  existing  or p lanned  pub lic  transport routes 
a re approp ria te for higher densities. 

·  The qua lity of the a rc hitec tura l design must be paramount when 
a llowing higher densities. 

·  All development p roposa ls on la rge stands should  be enc ouraged  to 
have a  variety of dwelling  types. 

·  Stands earmarked  for higher residentia l densities should  have ac c ess to 
a  range of c ommunity fac ilities, shopp ing fac ilities and  employment 
opportunities. 

·  Deta iled  landsc ape p roposa ls should  be inc luded in a ll app lic a tions for 
higher-density developments. 

·  The p rovision of pedestrian linkages between higher-density 
developments and  to open spac es and  c ommunity fac ilities should  be 
required . 

·  Levels of p rivac y should  be mainta ined and  this has to do with the 
rela tionship  of build ings to one another, potentia l overlooking , and  the 
use of sc reening. 
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·  Proposa ls for tra ffic  c a lming should  form pa rt of a  densific a tion 
app lic a tion to ensure the sa fety of the inc reased  pedestrian numbers 
tha t a re a  result of the densific a tion. 

 

8.4.2 Overlooking and Overshadowing 
 
Overlooking  and  overshadowing is c ritic a l issues rela ted  to higher residentia l 
densities. It is essentia l tha t residentia l dwellings are not sub jec t to undue 
observa tion by neighbouring dwellings and tha t no undue loss of sunlight is 
c aused by overshadowing from ad joining , higher build ings. This app lies to a ll 
dwellings, whether they a re loc a ted  in new or estab lished  residentia l a rea . 
 

·  Overlooking : With the evolution of more innova tive residentia l layouts 
and  the inc orpora tion of a  wider va riety of dwelling  types, standards 
regard ing overlooking may have to be used  flexib ly. Flexib ility must be 
employed  in the assessment of the overlooking  aspec ts in residentia l 
design. However, this flexib ility must not be abused . 

·  Overshadowing: Overshadowing will genera lly only c ause prob lems 
where build ings of signific ant height a re involved  or where new 
build ings are loc a ted  c lose to ad joining  build ings. As a  result, build ings 
tha t a re signific antly higher than neighbouring  developments may be 
inapprop ria te for suc h a  loc a tion and  c an on suc h grounds be refuted . 
Higher build ings may be approp ria te c lose to a  pub lic  open spac e or 
in a  noda l a rea . 

 

8.4.3 Public  Open Spac e 
 
Pub lic  open spac e is a  key element in defining  the qua lity of a  residentia l and 
noda l environment. The ac hievement of higher residentia l and  non-residentia l 
densities must therefore be c oup led  with the p rovision of pub lic  open spac e. 
Emphasis should  be p lac ed  on the qua lity of open spac e to be p rovided . The 
ob jec tive should  be to c rea te well designed  open spac es tha t a re ac c essib le 
higher-density housing  development within residentia l a reas and  non-
residentia l build ings within noda l a reas. 
 

9. CONDITIONS FOR SECOND DWELLING UNIT 
 
This sec tion desc ribes the polic y for ‘ dua l oc c upanc y© or ‘a  sec ond  dwelling 
unit’ , whic h is the use of a  single residentia l stand  for the purpose of two 
dwelling  units. Dua l oc c upanc y essentia lly a llows for the densific a tion of an 
urban a rea , but c an a lso be a llied  to rura l residentia l a reas, suc h as small 
hold ings. 
 
Midvaa l has the potentia l for the inc reased oc c upanc y of residentia l a reas, 
la rgely due to the la rge residentia l stand  sizes tha t exist within Midvaa l. Due to 
these la rge stand  sizes, residents within Midvaa l do not have many 
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opportunities to move into sma ller dwelling  units in the same neighbourhood  if 
the need  arises. Allowing sec ond  dwellings to be estab lished on existing  
p roperties would  be respond ing to the need  to: 
 

·  inc rease the supp ly of renta l ac c ommoda tion within residentia l a reas; 
·  p rovide a  wider housing  c hoic e in terms of type and  loc a tion; 
·  enc ourage the better use of existing  open spac e, servic es and 

munic ipa l servic es; and  
·  p rovide more housing  opportunities for spec ia l housing  groups, suc h as 

the aged . 
 
Normally, addressing  the above would  involve the demolition of existing 
housing  stoc k before new, higher-density housing  stoc k c an be c onstruc ted . 
Dua l oc c upanc y would  a llow for a  more intensive use of build ings and  stands 
without requiring  the demolition of existing  housing  units. Enc ourag ing dua l 
oc c upanc y in the residentia l a reas of Midvaa l will inevitab ly p rovide 
add itiona l housing  units in these residentia l neighbourhoods tha t a re sma ller in 
size, thus a lso d iversifying  the range of housing  sizes provided  within these 
residentia l a reas. 
 
However, densific a tion through dua l oc c upanc y must be sub jec t to the 
ava ilab ility of the nec essary c ommunity fac ilities, munic ipa l servic es and  open 
spac e to serve the inc reased  popula tion numbers. Without the proper 
c ontrol, the impac t of sec ond  dwelling  units on existing  residentia l a reas 
c ould  lead to reduc ed  residentia l amenity. In response to this c onc ern, this 
polic y outlines the c ond itions whic h a re intended  to c ontrol the development 
of sec ond  dwelling  units. 
 
Genera lly, it is intended  tha t any development under this polic y would  
c onform to the sing le family dwelling  house c harac ter of a  residentia l a rea 
and  tha t reasonab le levels of amenity would  be reta ined . It is a lso the 
intention of this polic y tha t a  dua l oc c upanc y development remains on the 
orig ina l stand and tha t suc h a  development is not separa tely titled . This is 
bec ause: 
 

·  Single titles will assist in the ma intenanc e of the c ha rac ter of a  
residentia l a rea  

·  Single titles will enc ourage the provision of renta l ac c ommoda tion 
·  A separa te title would  enc ourage the d ifferent trea tment of the two 

dwellings in design terms 
·  Future redevelopment of the area  may require land  assembly and this 

would  be impeded  by unnec essary stand  fragmenta tion. 
 

9.1 General Conditions 
 
A sec ond  dwelling  unit c an be defined  as follows: 
 

‘A sec ond dwelling unit is a  sec ondary and  separa te residentia l unit 
c onta ining  bedrooms, a  kitc hen, and  ba throom fac ilities, loc a ted  on a  
residentia lly zoned  stand  tha t c onta ins a  sing le-family residenc e as a  
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primary use. The sec ond  dwelling  unit c an either be a ttac hed  or 
detac hed  from the existing  dwelling  unit loc a ted  on the stand ’ . 

 
The ob jec tives of this polic y on dua l oc c upanc y a re: 
 

·  To supp lement the existing  supp ly of housing , pa rtic ula rly renta l 
ac c ommoda tion 

·  To enc ourage better use of existing  munic ipa l servic es and  fac ilities in 
estab lished  residentia l a reas 

·  To enc ourage a  grea ter va riety of housing  typologies 
·  To enab le existing  residents to remain in their c urrent neighbourhood  in 

housing  more suited  to their needs if their needs c hange 
·  To ensure tha t c onversions to dua l oc c upanc y do not p roduc e 

undesirab le p lanning, environmenta l or other c onsequenc es in 
residentia l a reas. 

 
This polic y applies to a ll detac hed housing stands within Midvaal with a 
minimum stand area of 750 m2. However, the size of the stand  is not on its own 
suffic ient reason to approve a  sec ond  dwelling . In some c ases a  stand  may 
not be suitab le to ac c ommoda te an add itiona l dwelling  unit bec ause of its 
unusua l shape, its exposed  boundaries, its topography, geotec hnic a l 
c ond itions, etc . Thus, app lic a tions for dua l oc c upanc y must be assessed  on 
ind ividua l merit to determine whether the polic y should  be app lied . The polic y 
a llows for: 
 

·  The development of an add itiona l dwelling  on a  stand  
·  The c onversion of an existing  dwelling  into two dwellings 
·  The demolition of an existing  dwelling  and  its rep lac ement by two 

dwellings 
 
The add itiona l dwelling  may be either detac hed  from the orig ina l dwelling  or 
a ttac hed  to it. In most c ases, an a ttac hed  add itiona l dwelling  would  p rovide 
a  more a ttrac tive and  effec tive solution for sma ll stands. Where the add itiona l 
dwelling  is detac hed, sensitive integra tion of the two dwellings will be 
required . 
 

9.2 Spec ific  Conditions 
 
In assessing  app lic a tions for the development of a  sec ond  dwelling  on a  
stand , severa l c irc umstanc es in rela tion to eac h ind ividua l c ase and  its merits 
need  to be taken into ac c ount. These must inc lude: 
 

·  Whether the p roposa l would  be c onsistent with the genera l p lanning 
and  development intentions for the area  c onc erned , and spec ific  
polic y p lans and development p lans for a reas where these have been 
p repared  

·  The effec t tha t the p roposed  development may have on the soc ia l 
amenities of the relevant neighbourhood  

·  Whether the proposed development c ould  be ac c ommoda ted  within 
the existing  munic ipa l servic es c apac ity of the neighbourhood  
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·  Whether the tra ffic  likely to be genera ted  by the p roposed  
development c ould  be ac c ommoda ted  adequa tely on the road  
network and  whether adequa te p rovision is made for pa rking  

·  Whether the proposed  development would  adversely a ffec t 
c onserva tion areas or the na tura l environment. 

 
Based  on the above, the following spec ific  c ond ition a re set for the approva l 
of a  sec ond  dwelling  unit: 
 

a . Setbac ks and  interfac e 
 
Minimum setbac ks will be required  and  determined  on the basis of the 
existing  setbac ks for the existing  detac hed house. However, g rea ter 
setbac ks may be required  in some c ases in order to ensure tha t 
neighbouring  interfac ing  dwellings are priva te and  reta in suffic ient 
daylight. 
 
App lic ants for sec ond dwelling  units must be required  to show wha t 
impac t build ing  or demolition p roposa ls will have on ad jac ent 
p roperties. In pa rtic ula r, vehic le ac c ess and  pa rking  a reas will need  to 
be rela ted  to ad jac ent developments. 
 
b . Community involvement 
 
Prior to c onsidera tion of an app lic a tion for dua l oc c upanc y, 
neighbours will need to have been informed  of the proposa l. 
Neighbours for this purpose are c onsidered  having  a  mutua l boundary 
with the sub jec t stand . Where c omments are rec eived  from 
neighbours, these c omments must be used  to determine whether or 
not the c ond itions (set out in this polic y) for the development of a  
sec ond  dwelling  unit a re sa tisfied  and  to estab lish c ond itions of 
approva l so tha t the intentions of the polic y regard ing dua l 
oc c upanc y c an be met. The invitation to comment must apply to the 
design and positioning of build ings and not to the applic ant's 
opportunity to develop an additional dwelling. 
 
c . Arc hitec tura l c harac ter 
 
The c harac ter of a  residentia l neighbourhood  is made up  of the 
a rc hitec tura l design of the houses and  the landsc ape setting . The 
add ition of an extra  dwelling  unit will need to be assessed  in rela tion to 
the neighbourhood c harac ter, in partic ula r the existing  house on the 
stand . Development of a  sec ond  dwelling must be harmonious in 
sc a le, ma teria ls, form and  c harac ter with the existing  detac hed  house 
on the site and  with other dwellings in the neighbourhood , if the other 
dwellings in the neighbourhood  a re of a  pa rtic ula r and  unified  
a rc hitec tura l c harac ter. If a  c ontrasting  arc hitec tura l style is p roposed , 
whic h c ontrasts the style of the orig ina l build ings (e.g . old  versus new), 
this needs to be done by a c ompetent arc hitec t who understands the 
use of c ontrast to enhanc e overa ll build ing design and appearance. 
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d . Build ing  height 
 
The impac t of an add itiona l dwelling  unit may be most apparent in the 
add ition of an extra  storey. It is therefore c onsidered  important to limit 
build ing  height to the c ond itions tha t neighbours c ould  have expec ted 
under the existing  design and positioning  c ond itions of the title deed  of 
the stand  in question. The maximum height, where an additional 
dwelling is to be attached to an existing detac hed house, shall be two 
storeys. Where an add itiona l dwelling  is to be detac hed  from the 
existing  house, single storey development is p referred . 
 
e. Pa rking  
 
Vehic le parking  spac es are required  to be p rovided  a t the ra tes 
dep ic ted  by the Tab le below. The c onstruc tion of a  c arport or garage 
must c omply with the design and  positioning  c ond itions of the title 
deed of the stand in question. Car pa rking spac es a re to be loc ated 
behind  the minimum build ing  line and  a t least two spac es a re to have 
unimpeded  ac c ess. 
 

TABLE 5: PARKING REQUREMENTS OF SECOND DWELLING UNITS 

Comb ined  number of bed rooms On-site pa rking  spac es 

3 or less 2 

4 or 5 3 

6 or more 4 

Sourc e: Urban Dynamic s Gauteng , 2011 
 
Unless parking  is c ontrolled  it will have an adverse impac t on the 
existing residentia l c harac ter of a  residentia l a rea . It will therefore be a  
c ond ition of app rova l tha t the a rea in front of the house is landsc aped 
and  not simp ly c onverted  into a  ‘ c ar park’ . 
 
f. Landsc ap ing 
 
The qua lity of a  residentia l environment is la rgely determined  by the 
street landsc ape (e.g . tree-lined  streets), whic h is reinforc ed  by the 
front ga rdens of residentia l p roperties. It is essentia l tha t in the 
app lic a tion for a  sec ond  dwelling  unit, the area  between the build ing 
and  the front p roperty boundary does not deteriora te. Deteriora tion 
c ould  oc c ur through the introduc tion of an add itiona l vehic ular 
ac c ess, pa rking  in front of the build ing  or through a  lac k of signific ant 
p lanting . 
 
App lic ants for a  sec ond  dwelling  unit should  be enc ouraged  to take 
ac c ess from a  sing le driveway, in the interests of p reserving  the existing 
streetsc ape. Existing  street trees are to be reta ined  where possib le, 
espec ia lly existing  ma ture trees on the stand. In order to ac hieve this, 
the Counc il c an require the submission of an ac c ep tab le landsc ape 
design. Sc reening by using  landsc ap ing may be required  to p revent 
overlooking  of neighbouring  p roperty. 
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g. Garden 
 
Eac h second dwelling unit must have acc ess to at least 50m2 of 
useable garden to provide a private outdoor living area. Useab le 
ga rden spac e must have a  minimum d imension of 3m. Sc reening by 
landsc ap ing or wa lls may be required  to p revent overlooking  and 
ensure p rivac y of eac h dwelling  and  its garden area . In exc ep tiona l 
c irc umstanc es, jo int use of ga rden spac e may be permitted . 
 
h. Munic ipa l servic es 
 
The requirements of Midvaa l for ac c ess to munic ipa l servic es c apac ity 
must app ly. The c ost of any augmenta tion of munic ipa l servic es 
infrastruc ture and  the c ost of servic e c onnec tions will be borne by the 
app lic ant for a  sec ond dwelling  unit. 

 

10. DENSIFICATION MANAGEMENT 
 
The administra tive c ontext for the management of residentia l density in 
Midvaa l must be based  on sta tutory powers, as well as on administra tive 
measures. This polic y p rovides the sta tutory powers, whic h exp lic itly sets 
density c riteria  and  p rovides for its enforc ement. The administra tive measures 
c an inc lude a  range of inc entives and  d isinc entives to enc ourage 
densific a tion in a  spa tia lly desirab le manner. 
 

10.1 Inc entives and Disinc entives 
 
It is impera tive tha t higher densities be sought throughout Midvaa l in stra tegic  
loc a tions to ensure a  more susta inab le urban struc ture, but a lso to ensure tha t 
Midvaa l c an ac c ommoda te future popula tion growth ra tes within the 
munic ipa l a rea . To this end , residents and  developers should  be enc ouraged 
to develop  a t higher densities within Midvaa l. The following inc entivises and 
d isinc entives4 tha t enc ourage higher density development c an be 
c onsidered : 
 

a . Inc entives 
 

·  Bulk servic e c ontribution reduc tions c an be provided  for 
development app lic a tion tha t a ims to densify a  p roperty in a 
suitab le area  and  c omp lies with the densific a tion c riteria . 

·  Spec ia l p rovisions c an be made by Midvaa l for the fast-trac king  of 
land-use app lic a tions tha t a ims to densify a  p roperty in a  suitab le 
a rea  and  c omp lies with the densific a tion c riteria . 

                                                
4 University of Pretoria , 2005. City of Tshwane: Compac tion and  Densific a tion Stra tegy. 
City of Tshwane. 
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·  Spec ia l munic ipa l ra tes or p roperty taxes c an be used  to stimula te 
the development of p roperties in suitab le a reas and  c omply with 
the densific a tion c riteria . 

 
b . Disinc entives 
 

·  Midvaa l c ould  p lac e a  mora torium on the approva l of higher-
density land  use rights in a reas tha t a re unsuitab le for higher urban 
densities. Suc h a  mora torium c ould  be taken up  in the IDP and 
Spa tia l Development Framework and  g iven effec t through the 
Land  Use Management System. 

·  Pa rking  c ontrol c an be used  to enc ourage the use of pub lic  
transport and  the development of higher densities near pub lic  
transporta tion routes. 

·  Suspend ing infrastruc ture p rovision in periphera l a reas c an be used  
as an urban c onta inment measure tha t func tions in a  simila r 
manner than the Urban Development Boundary does, thus forc ing 
developers to invest inward  ra ther than outward . 

 

10.2 Direc t Public  Investment 
 
In order to ac hieve an urban environment tha t is c onduc ive to densific a tion, 
Midvaa l will have to invest in aspec ts suc h as: 
 

·  the p rovision of c ommunity fac ilities and  open spac e in areas 
ea rmarked  for higher densities 

·  the p rovision of an effic ient, high-qua lity pub lic  transport network over 
the long run to c oinc ide with the urbaniza tion of Midvaa l 

·  the p rovision of munic ipa l servic es infrastruc ture to support higher 
densities 

 
Investment by Midvaa l as set out above is essentia l to p rovide the 
appropria te environment for p riva te investment in higher-density 
development. The prac tic a l way of doing  this is through the IDP, whic h  a ligns 
the munic ipa l budget to enc ourage higher density development in 
appropria te a reas of Midvaa l. 
 

10.3 Targets and Timeframes 
 
Densific a tion in Midvaa l is not a  short-term initia tive, but will only be ac hieved 
over the longer term. It is therefore important to struc ture the p roc ess of 
densific a tion in suc h a  way tha t c erta in ta rgets c an be met within c erta in 
shorter-term timeframes, whic h a llows eac h sma ller ta rget ac hieved  to 
c ontribute to the ultima te, long-term goa l of densific a tion. 
 
Short term targets should  foc us on the existing munic ipa l infrastruc ture 
c apac ity, the ava ilab ility of c ommunity fac ilities and open spac e, the existing 
pub lic  transport network (even if only a  taxi and  p rovinc ia l bus system), and  
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budget c onstra ints. These short term ta rgets must endeavour to c rea te some 
densific a tion within the existing c urrent c onstra ints. Longer term ta rgets c an 
be based  on the assumption tha t Midvaa l will eventua lly develop  into a  
la rger urban a rea , whic h is integra ted  with Johannesburg  and  Ekurhuleni, and 
whic h will be ab le to support higher densities and  a  more permanent pub lic  
transport network. 
 
 
 


