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MIDVAALDENSTY POLCY

1. INTRODUCTION

The Midvaal Local Municipality appointed Urban Dynamics Gauteng to
prepare a Densty Policy for Midvaal. The primary purpose of the Density
Policy will be to provide a tool to manage spatial density within Midvaal to
ensure that appropriate urban densities are achieved that adhere to sound
planning principlesand sustainable urban development.

Density isa quantitative measure of the intensity with which land isoccupied
by either development or population. The relative distribution of development
and population has major implications for the provison of infrastructure and
amenities, such as public transport, municipal services infrastructure and
social facilities.

Densfication in modern cities across the world is largely pursued to curb
urban sprawl and this is largely done in order to protect environmental
sengtive areas and high-potential agricultural soils, to enable the cost-
effective provison of social amenities and municipal infrastructure, and to
promote the efficient operation public transport systems. As such,
dengfication isoften directed towardsareasthat have sufficient infrastructure
capacity, that have accessto public transport networks, and have intrinsic
characteristics that support higher densties, such as the characteristics that
nodal areashave.

1.1 Aim of the Strategy

The purpose of the Midvaal Density Policy isto provide a strategy and a tool
for urban densdfication in Midvaal, in accordance with the directives of
national and provincial legidation. This policy will make proposals for the
dendfication of gpecific locations within Midvaal that have specific
characteristics and it wil therefore aim to enable officials, planners,
developersand the public to make informed decisons for densification such
areas in the municipal area. In addition, this document will inform and be
incorporated into the Midvaal SDFproposal to ensure alignment between this
policy document and the Midvaal SDF.

As mentioned above, the Midvaal Density Policy will focus on location-
specific dendfication in order to achieve a sustainable and efficient urban
structure. This approach will produce densty targets for individual and
specific locationsand it will sets minimum requirementsfor the densification of
those locations. Thus, the homogenous densification of the municipal areas
will not be encouraged through this process. Rather, the Density Policy will be
applied with discretion and local knowledge at local level to achieve a
diverse range of dendfication outcomes to ensure individual living
environmentsthat caterfora diverse range of people.
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The management of the higher densties proposed by this Density Policy will
be of critical importance. Good management of development densties will
not only create a sustainable and efficient urban environment, but it will also
enhance the living condition and costs of the local population, if dealt with
correctly. It is therefore important that the Density Policy be a co-operative
venture between the public and private sectors in order to encourage
developers and land owners to utilise their properties to its maximum
potential. This co-operation will largely be achieved through the public
participation process that will run concurrently with the compilation of the
Midvaal Density Policy.

1.2 Key Density Issues

Densdfication must be conducted in a manner that takes into account
environmental, infrastructural and a number of otherissuesin order foritto be
implemented properly and appropriately. Key issues that must be taken into
account when preparing a Density Policy are asfollows:

Community resistance to higher density living

Urban sprawl and the unsustainable citiesit creates

Environmental and agricultural resources and the effect of urban
sprawl on these resources

Social amenities need certain population thresholds, which can only
be achieved through densfication

Municipal services provision needs certain density thresholds and
densification must therefore be linked to infrastructure planning
Densfication requires the application of a wide range of housing and
tenure options

The efficient use of transport and specifically public transport requires
support higher-density residential and businessareas

1.3 Contextual Setting

Midvaal (often smply referred to asthe Sudy Area) isa local municipal area
within Gauteng and forms part of the Sedibeng District Municipal Area. As
depicted on FHgure 1, the Sudy Area is stuated directly south of
Johannesburg and southeast of Ekurhuleni. The northern parts of the Sudy
Area are largely centred on the R59 freeway, linking Midvaal to Ekurhuleni
and Johannesburg in the north and Vereeniging in the south. The primary
urban conglomeration iscentred on Meyerton, which abutsthe R59 freeway.
Vaal Marina islargely a vacation settlement situated on the Vaal Dam, which
islocated on the southern boundary of the Sudy Area.



2. NATTONALAND PROVINCIAL LEGISATION

The Densty Policy must be informed by national, provincial and municipal
legidation and policies, such as the Gauteng Satial Development
Famework.

2.1 Development Facilitation Act

The Development Facilitation Act of 1995 statesthat strategic policiesthat are
drafted for municipal areas must promote efficient and integrated
development and that, to thisend, it must discourage urban sprawl in urban
areasand contribute to the development of more compacttownsand cities.

To curb urban sprawl and promote compact urban areasrequiresa number
of actions. These may include promoting smaller stand sizes, encouraging a
range of higher-densty housing typologies, such aswalk-ups, and promoting
urban infill, where urban growth is encouraged to occur within the existing
urban boundary.

2.2 Gauteng Planning and Development Act

The Gauteng Planning and Development Act of 2003 provides a number of
principles to promote spatial development and restructuring. Included in
these is the principle to encourage development that promotes more
compact urban areas, the curbing of urban sprawl and the protection of
high-potential agricultural land. In addition, the Gauteng Planning and
Development Act encourages the development of land in a manner that
optimises the use of existing resources, such as engineering services and
social amenities.

2.3 Gauteng Satial Development Famework

The Gauteng Satial Development Famework identified five critical factors
for sustainable urban development within the province. These are:

Contained urban growth

Resource-based economic development

Re-direction of urban growth to economically viable areas

Protection of rural areasand the enhancement of agricultural activities
Increased accessand mobility.

All of the critical factors mentioned above have to do with urban
densfication in some way or another. For example, redirecting urban growth
to economically viable areas implies inward-directed development and
therefore densgfication.



3. STATUS QUO

Density can be interpreted in a number of ways. It can either be interpreted
aspopulation density, which isgenerally expressed asthe number of people
living on a hectare of land. Or it can be interpreted as resdential density,
which isgenerally expressed asthe number of resdential dwelling unitson a
hectare of land. Orit can be expressed in terms of stand sizes. These density
measures are applied to Midvaal to determine the general density patterns
distinguishing the Sudy Area.

3.1 Population Density

Population density in Midvaal isdepicted on Fgure 2.

Most of Midvaal has a low population densty of less than 1 person per
hectare and thisismostly due to the fact that the Sudy Area islargely ruralin
nature. Most of the Study Area comprises large-cadastral farms housing only
the farmer, farm workers and their families. Even the denser agricultural
holdings found within the Sudy Area do not achieve densties higher than 1
person perhectare.

The areas with population densties higher than 1 person per hectare are
mostly located along the R59 and to a lesser extent along the R82. Areassuch
as Henley-on-Klip, Riversdale and Rothdene achieve densities of between 2
and 5 personsper hectare. Lakesde and partsof Meyerton achieve densities
in excessof 10 personsper hectare.

3.2 Residential Density

Resdential density in Midvaal isdepicted on FHgure 3 and residential density in
Meyerton, asa more detailed example,isdepicted on FHgure 4.

On the municipal scale, the Midvaal Sudy Area mostly comprises low
residential densties associated with the farmsand agricultural holdings found
within the Sudy Area. The highest resdential densties achieved by
agricultural holdingsare 1 dwelling unit per 4000m2.

When consdering the R59 corridor in more detail, specifically the area
surrounding Meyerton, higher residential densties become apparent. In this
region, residential densities of between 1 dwelling unit per 2000m2 and 1
dwelling unit per 4000m2 are achieved. However, thisresidential density islow
when compared with metropolitan areas such as Johannesburg and
Ekurhuleni. The basic assumption can be made that, as Midvaal urbanizes
overtime, urban resdential denstiesin key locationswill have to be increased
in orderto achieve a more sustainable urban development pattern.
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HGURE 2: MIDVAAL POPULATION DENSTY
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HGURE 3: MIDVAAL RESDENTIAL DENSTY
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HGURE 4: MEYERTON RESDENTIAL DENSTY
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3.3 Sand Sze

Sand sizes found within Midvaal is depicted on Hgure 5 and stand sizes in
Meyerton, asmore detailed example, isdepicted on Hgure 6.

Geographically, most of Midvaal comprises farms and agricultural holdings
and standssizesare largely related to these spatial entities. Farmsare typically
50000m2 (5ha) or larger in sze, whereas agricultural holdings are typically
10000m2 (1ha) to 50000m2 (5ha) in size. The agricultural holdings are largely
situated in the north-western partsof the Sudy Area.

Smaller stand sizesoccur in the proclaimed township areas abutting the R59,
such asMeyerton. In these areasstand range between 700m2 and 4000m2 in
size. However, standslocated within areas such as Meyerton and Henley-on-
Klip are quite large when compared to similar areas situated in metropolitan
areas, such and Johannesburg and Ekurhuleni.

4. THEORENCAL PARAMETERS

The densfication of the Midvaal municipal area is bound by a number of
parameters. These parameters guide and influence urban development in
general and the densfication of the municipal area in particular.

4.1 Sustainable Neighbourhoods

SQustainable urban development needs to be a primary goal when
developing urban areas. The Municipality and the community at large need
to share a common goal to create more sustainable urban areas within
Midvaal, which:

Prioritise walking and public transport and minimises the need to use
private vehicles

Deliver a quality of life and provide accessto economic opportunities
Provide a range of social amenitiesthat are easily accessble

Present an attractive and quality public realm that iseasly maintained
Promote the efficient use of land and energy

Provide a mix of land usesto minimise transport and travel distances
Promote social integration and provide accommodation for a diverse
range of household types

Enhance and protect the natural environment and biodiversty

Underlying the principles of sustainable development set out above has, in
some way or another, to do with densty and the densfication of urban areas.
In other words, urban densty needs to be applied in a manner that will
enable the creation of sustainable urban environments.
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To date, a largely low-density environment has been developed within
Midvaal. Such an environment encourages urban sprawl over large areas,
which forces the households living within such an environment to own a
private vehicle to access community facilities, shopping destinations and
employment opportunities. Consequently, the low-density areas are not
suited for pedestriansand the operation of public transportation.

There isgeneral agreement in literature what constitutes a sustainable urban
environment or neighbourhood that effectively applies densty to achieve
sustainability. Such a neighbourhood is limited in area and is structured
around a defined centre or node. The node isthe higher-densty part of the
neighbourhood and it is the focus of the neighbourhood’s public buildings,
such asa post office, a community hall and a library, shopsand workplaces.
The density of the neighbourhood decrease with increasing distance from the
nodal core of the neighbourhood. The outeredge of the neighbourhood may
be assigned to very low-density residential use, such asgolf estates, it can be
designated for rural purposes, such as agricultural holdings, or it can be set
aside for the conservation of ecological senstive areas. A 20 minute walk or
2km drive delineatesthe outerring of the neighbourhood.

vehicle orientated

DIAGRAM 1: NEGHBOURHOOD CONHGURATION

4.2 Land Use and Transportation Integration

Land use and transportation integration forms the backbone of an efficient
urban structure. It not only ensures the cost-effective operation of a city’s
public transportation system, but it also tends to limit urban sprawl by

12



concentrating urban development at higher densties close to major
transportation routes.

The key to successful land use and transportation integration is obtaining
higher land use densties at major intersections and public transit stations,
such as bus stations, taxi ranks and commuter railway station. These are the
pointswhere accessisobtained to the public transport systemsand attempts
should thusbe made to optimally use these strategic locations.

The integration of higher-density housing development and public
trangportation is of critical importance. On the one hand, higher-density
housing units provide the necessary commuter thresholds to support public
transport and, on the other hand, households that live in higher densties are
typically more reliant upon affordable and efficient public transport to access
employment opportunities.

Housing densties exceeding 20 units per hectare should be encouraged at
major transport intersections, with higher denstiesencouraged close to transit
stations, such asbusstations, taxi ranksand commuter railway station. This will
necesstate developing housng typologies that defer from conventional
single dwelling units, towards higher-density housing typologies.

4.3 Urban Development Boundary

The Urban Development Boundaries (UDB) isa mechanism to contain urban
sprawl and to define a line beyond which only limited municipal services are
provided. An UDB also plays an important role in the protection of
environmental areas and high-potential agricultural soils. Thus, an Urban
Development Boundary to asdsist in controlling unsustainable urban growth
and settlement development. In general, an Urban Development Boundary?:

Limits an urban area’s footprint and urban sprawl to prevent the
excessve consumption of land

Focuses on in-fill development and the redevelopment of brownfield
areas

Qupportscost efficient infrastructure provision

Encourages an urban form that supports the efficient use of public
transport

Protectsenvironmentally sengtive areas

Provides strategic direction in terms of capital investment, specifically
investment in municipal infrastructure

An Urban Development Boundary needsto be used with other development
strategies to ensure the densfication in specific urban locations. Srategies
might include promoting mixed-use developmentsto ensure better land use
concentration, the improvement of infrastructure provison and the provision
of public transport.

! Setplan, 2008. Residential Densfication Srategy. Ekurhuleni Metropolitan
Municipality.
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An Urban Development Boundary doesnot necessarily prohibit development
outsde the demarcated boundary, but it does prohibit intensive, high-density
development, which is more suited for urban environments, outside the
boundary. As such, the demarcation of an Urban Development Boundary
must be done with urban density in mind. The Urban Development Boundary
must enable the dendfication of strategic areas, such as areas that are
located in close proximity to bulk infrastructure and social amenities. In turn,
these higher densities will reduce the pressure for development on areas
located beyond the Urban Development Boundary.

4.4 Infrastructure Services

Infrastructure availability or potential availability is a pre-requisite for
densification. However, existing infrastructure alone should not dictate future
areasfor densification. The location criteria for densification, such as proximity
to nodal areas, should also be used to determine appropriate locations for
future densification and infrastructure provision. If a criteria-based approach is
taken, infrastructure provison should follow densfication and strategic
investment in infrastructure should occuraccordingly.

It isimperative that bulk services contributions be maintained at a level that
effectively contributes to the upgrading of bulk infrastructure in order to
increase densitiesin strategic locations. This may result in higher bulk services
contributions to fund infrastructure provision in certain localities that support
urban densgfication.

4.5 Protection of Agricultural Land

Large partsof Midvaal comprise high-potential agricultural land, implying that
many parts of Midvaal are not suitable for urban development from an
agricultural point of view. In selected cases, the development of moderate-
potential agriculture areascould be consdered for urban development. This
is especially relevant in areas where higher urban densities are required. For
example, areas abutting public transportation spines or stations are often
more suitable for higher-densty development than for agricultural
development. Developing such areasat higher denstieswill limit urban sprawl
and lessen the pressure for urban development on peripheral, high-potential
agricultural areas.

5. HOUSING AND DENSTY

A critical factorin developing citiesinto sustainable urban environmentsisthe
use of higher urban densties than in the past. Higher housng densities in
particular can contribute to more sustainable urban environments. Higher
denstiesare important for several reasons:
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Higher denstieslead to a significant saving in land cost per unit, asless
land isneeded and land isused more efficiently.

One of the main arguments for encouraging higher densities is the
efficient provison of infrastructure. Low urban densities trandate into
long infrastructure runs and therefore higher cost per consumer for the
installation, operation and maintenance of infrastructure.

Efficient public transport requires medium to high denstiesto be able
to provide frequent and efficient public transport services. Low
densities with long walking distances cannot support efficient public
transport services.

Community facilities, such asschools and health clinics, are difficult to
reach formany people at lower densities.

Housing typologies are a critical factor influencing urban densty, smply
because certain housing typologies accommodate more units per hectare
than other typologies. Housing typescan be categorised according to level
of attachment, which is closely related to the housing densty that can be
achieved. Level of attachment refers to the vertical and horizontal
attachment of buildings. There is a tendency, when addressng housing
demand, to provide freestanding units with little on no level of attachment.
There is little exploration of the densfication benefits of attached housing
typologies, such walk-ups, row housng and semi-detached units.

TABLE 1: HOUSNG TYPOLOGIESAND DENSTES

Nett Densit Building Height

Cluster housing 25u/ha 1 storey Full title or
sectional title

Duplex housing 60 u/ha 1-2 storey Full title or
sectional title

Walk-ups 80 u/ha 3 storey Rental or sectional

title
Source: Uban Dynamics Gauteng, 2011

The following discussion on typologiesis not exhaustive, but rather focuseson
housing typesthat achieve higher urban densities. The Table above provides
an easy-reference summary of the attributes of the different housing
typologies and how it compares with the attributes of other housng
typologies.

a. Cluster housing
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Cluster housing developments are characterized by housng units
located within a housing complex, which shares communal facilities
and a perimeter security wall. These housng units can either be
detached orattached to one another, thussharing at least one wall of
the unit. Thishousing type doesnot exclude a second and third storey.
Ground access, a private garden and on-site parking is possible with
the housing typology.

Custer houses are usually located on stands of a relatively small size.
These smaller stand sizes are often achieved through the use of shared
walls. Cluster housing yieldsa nett density of approximately 25u/ha. The
smaller stand sizes trandate to substantial infrastructure cost savings,
making cluster housng more cost-effective than detached housng
units. Shared walls also reduce the construction costs of the buildings,
compared to detached housing units.

The smaller stand sizes and higher densities achieved by this housing
typology, compared to that of detached housing units, make it more
suitable as a public transport related development. Although it does
not create the desred densities that would significantly boost public
transport patronage, it is a better option than detached units. In a
sense, this housing typology creates a balance between creating a
detached housing unit layout and achieving higher densities that are
more transport related. This housing typology is best located along
public transport routes.

b. Duplex housing

Duplex housng comprises more than 2 housing units linked to one
another,asopposed to cluster housing that can eitherbe detached or
semi-detached housing units. Duplex housing units can be attached
horizontally and vertically and the number of unitsto be attached is
not limited to a specific number. Usually, 4 attached units create a
well-scaled building. Such a building configuration, combined with
shared walls, reducesthe construction costsof these units. It also allows
relatively small stand sizesand this makes substantial infrastructure cost
savingspossble. Ground level unitscan have a private garden. On-site
parking ispossble.

Duplex housing can either be full title (individually registered stands) or
sectional title. Duplex housing can only be sectional title if there is a
vertical separation of units. The small stand sizes of duplex housing yield
a nett dendty of up to 60u/ha. This densty is the minimum density
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required to ensure the optimal operation of public transportation
systems. Developing such housing types within walking distance of
public transport stations would thus better serve public transport than
lower densty housing options, in particular commuter rail.

c. Walk-ups

Walk-ups provide a low-rise, higher-density housing option. It isonly this
level of density that really becomesbeneficial for public transportation
and the cost-effective operation of public transport. With nett densities
of approximately 80u/ha, this housng typology places enough
commuterswithin walking distance of a public transportation station to
ensure the viable operation of a public transportation system. Also,
resdents living in walk-up apartments are usually of a household
income bracket that uses public transport astheir means of transport,
which implies a mutually beneficial relationship between walk-up
housing typologiesand public transport.

This housing type involves individual housing units stacked on top of
each otherup to 3 storeyshigh. Thishousing configuration islocated on
a single stand, thusonly making full title ownership isnot possible. Walk-
up units are either sold off as sectional title units or applied as rental
units. What distinguisheswalk-up from flatsisthe fact that walk-up units
are accessed via a staircase, whereas lifts are mandatory in flats. The
gardenssurrounding the building are in communal ownership and use.
On-site parking ispossble in the form of a parking lot and garages.

Usually, this housing typology ischeaper to build than flats, because it
doesnot require costly liftsand construction methods. In addition, the
higher densties obtained makes substantial savings in infrastructure
costs possble. This cost saving not only applies to municipal
infrastructure (water, sanitation and electricity), but also to the
provison of roadsinfrastructure.

6. DIRECTIVES

Urban densty is a quantitative measure of the intensity with which land is
occupied by either development or population. Control of densty is a
fundamental component of effective land use planning, because the
distribution of development and population has major implications for the
provison of public infrastructure, such as transport, municipal services and
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social amenities. The lack of densty in out cities has lead to certain
implicationsfor the way in which our citiesfunction. These consequencescan
are asfollows:

Settlement patterns are distorted with residents often having to travel
the long distancesto accesseconomic and social opportunities

Our cities are costly, because the long travel distances result in high
costsin termsof time, energy and pollution spent

Provison of efficient and viable public transportation is almost
impossible due to low resdential densties and the dispersed location
of economic activities

Installation and maintenance of municipal services infrastructure is
costly, which impactson the affordability of the servicesprovided
Large tracts of land with agricultural potential is being destroyed due
to urban sprawl, which isa result the low urban densities

Based on the aforementioned as a point of departure, the following issues
need to be addressed in the density policy:

To ensure quality living environmentsfor all resdents

To ensure an appropriate balance between the residential density of
an area and the capacity of the municipal services infrastructure to
service thisresidential population

To align densfication to areas where adequate social infrastructure is
available

To maintain an efficient intensity of land use on a limited supply of
developable land

To provide a variety in urban form and urban design and to satisfy the
demandsof different resdential and busnessmarket sectors

To ensure development is of an appropriate scale that relates to its
landscape setting

To create clear guidelinesfor higher density resdential developments
To introduce suitable housing options and typologies that support
higher densties

To reduce pressure on conservation-worthy environmental areas

To place residential densfication in close proximity to economic and
employment opportunities

To ensure effective and appropriate decison making in terms of
density proposals

6.1 Densification Objectives

Promoting higher urban densties primarily aims to restructure the urban
environment in such a way that it becomes more efficient, more equitable
and more convenient for its residents to live in. This in not to say it aims to
create uniform, high-densty areas. Most cities are not uniform areas, but
rather consist of areasof concentration and areasof dispersement. However,
cities often tend to favour dispersed development, and it is therefore
necessary to enhance the areas of concentration in order to correct the
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densty imbalance within cities. Based on the aforementioned, the objectives
of urban densfication in Midvaal should bez:

a. Minimise the footprint of the urban area

Urban development often transforms greenfield areas into built-up
areas, thus destroying the natural environment. This in itself warrants a
concerted effort to limit the impact of urban development on such
areasby limiting urban sprawl through urban densdfication. In essence,
land should be seen asa scarce and limited resource (evenin an area
such as Midvaal, which haslarge land parcels) and should be used in
a mannerwhich reflectsthe scarcity of land asa resource.

b. Prevent the destruction of agricultural land

Urban sprawl often destroys high-potential agricultural land located in
close proximity to urban markets. In many developing countries this
also dgnificantly impacts on agricultural employment and food
security. This high-potential agricultural resource has to be protected
from urban sprawl through urban densification.

c.Ilmprove the use of public transport

One of the primary ways of improving the use of public transport isby
increasing reddential densties in nodal areas and along public
transport corridors. Inevitably, this has major implications for the way in
which urban areasare developed.

d.Improve the efficiency of urban areas

A more compact urban area generally increases accessbility for local
residents and reduces infrastructure development and maintenance
costsforlocal government.

e. Reducing Inequality

Greater densty in urban areas ensures greater accessto employment
opportunitiesand social amenities, especially for lower-income groups.
A fragmented and low-densty urban environment usually does not
achieve this.

f. Create structural identity
Densfication should take place in a focussed manner, which can assist

in transforming monotonous urban area into areas with an identifiable
spatial logic and identity.

2 University of Pretoria, 2005. City of Tshwane: Compaction and Densfication Srategy.
City of Tshwane.
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g. Ensure choice in housing options

A balanced and diverse range of housing options, densties and
typologies usually serves the needs and income abilities of all the
resdentsof an urban area.

h. Accommodate diversity

Planning the densfication of an urban area needs to recognise a
multiplicity of users. A standardised, one-size fitsall approach to
dendfication in different parts of an urban area usually does not
accommodate diversity in an urban area.

i. Ensure high quality environments

Densfication should bring about a postive change in the liveability of
urban environments. Compact, well-planned cities tend to be more
liveable than Ilow-densty sprawling cities. Aspects such as
overcrowding, which can be the result of densfication, can and
should be prevented.

j- Provide social amenities

It isimperative that, through the processof densfication, the need and
provison of social amenities be addressed. Higher quality living
environments cannot be achieved if higher densties are encouraged
without adequately providing forbasic social needs.

k. Protect environmentally senstive areas

Environmentally sensitive areasneed to be protected by limiting urban
encroachment through densdfication. Environmentally senstive areas
should be treated asa resource which cannot easly be rehabilitated
once it hasbeen damaged. Srategic densfication can effectively be
used as a method of releasing pressure on environmentally senstive
areas.

I. Promote public transportation

An urban form that is desgned around private vehicle usage, with
limited public transport opportunities, needs to be remedied using
dendfication. Public transport investment can only occur once
commuter thresholdsare achieved through densfication. Densfication
should ideally occur around public transport stations and transport
interchanges.

m. Protect low densty areas
Not all areas are conducive to higher urban density due to the

character and nature certain neighbourhoods, environmental
consderations, geotechnical considerations and infrastructure issues.
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In addition, certain areas should be preserved and protected for
varying life styles. For example, lower density residential areas with
larger stands are usually the choice location for families with young
children. Such issues should also be consdered when densfying an
urban area.

n. Promote sustainability

In general, dendfication needs to be planned and implemented in
such a manner that ensures that higher densty developments are
sustainable, that the natural environment is sustainable, that projects
are financial sustainable, and that social amenities and municipal
service infrastructure can be maintained and used sustainably.

6.2 Densification Principles

There are a number of general densfication principles which need to be
consdered when planning for land use, public transport or municipal services
infrastructure. Development densties can effectively be used to achieve an
efficient urban environment that provides the necessary population
thresholdsto support social amenities, public transport and municipal services
infrastructure, while meeting environmental objectives, such a limiting urban
sprawl. The general densification principlesare:

There should be a hierarchy of resdential densties to meet the need
fora diversity of housing typologies

Densties should be in line with what the exising and planned
municipal servicesinfrastructure capacitiescan cope with

Investment in infrastructure, open spaces and social facilities should
ideally precede higherdensity developments

Higher densty developments should be located near rail stations and
major public transport interchanges, socialamenitiesand nodal areas
There should be a decreasing gradation of development denstiesfrom
densty focal points, to enable densty interface with lower density
areas

Careful condderation should be given to environmental planning to
make sure environmental objectivesare met when densfying an urban
area

Retain open space and critical environmental areas near higher-
densty areas

To avoid monotonous urban form and to achieve a more interesting
urban environment, developments at different densties should be
consdered

A low residential density in close proximity to environmentally sensitive
areas would be more compatible and will help avoid human
disturbance impact on these areasasfaraspossble

Densfication must contribute to the overall structure and functionality
of an urban area in that it takes place in a focussed and structured
manner
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Densfication should concentrated around specific areas, such as
nodal areasand transt stations

Densities should be linked to the characteristics of a particular par or
neighbourhood within an urban area

Densfication must be applied in such a way that the unigue spatial
characteristicsof an urban area ismaintained

Areasin need of restructuring can be identified asdensfication areas
Areas earmarked for densfication must posses existing and future
growth potential

Development should be promoted within the existing built-up area or
Urban Development Boundary in order to limit urban sprawl into
Greenfield areas

Densfication should take into account its impact on surrounding
environments

An indiscriminate application of densfication should be avoided in
orderto retain quality urban environments

High-density developments should promote safety and security by
creating defensble spaces

Promote walking asa primary form of movement in densification areas
Densfication areas should be well served by public transport or have
the possbility to be well served by public transport in future

/. UNDERSTANDING DEN3TY

Before proceeding with proposals for the implementation of densties within
Midvaal, it isnecessary to briefly consder density and what it doesand does
not imply practically.

7.1 Density Misconceptions

As was mentioned, a critical element in developing more sustainable urban
areasisapplying higher development densitiesthan in the past. Thishasbeen
necesstated by the past inefficiency and high costs of existing spatial
patterns. However, densty is often a controversial topic and is often
misunderstood, which often hamper to application of higher densties. Some
misconceptionsregarding denstiesare:

Frstly, it is often taken that low densties create high quality
environments and high densties create low quality environments.
However, high quality environmentscan be created at both low and
high densties and depend more on design consderations than
density. Instead, poor living conditions are more a cause of other
factors, such aspoor architectural design, a lack of infrastructure and
public services, scarcity of open space, poor environmental conditions
and poverty.

Secondly, there isa misconception that only one housng type can be
created at a certain densty. In fact, a wide range of housng types
can be provided at most densities, except at the lowest end of the
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densty scale. For example, studies have shown that similar densities
can be achieved by four storey buildings than can be achieved by
high rise buildings for various technical reasons. Thus, a high-density
environment doesnot necessarily mean a high rise environment.
Thirdly, the misconception exists that high densitiesare appropriate for
low-income groups and low densities are only appropriate for high-
income groups, because of the cost implications. Internationally,
numerous examples exist where varying densities have been applied
successfully to allincome groups.

Fourthly, the misconception may exist that higher densities are
inappropriate in a rural environments, such as Midvaal. On the
contrary, higher dengties are just asappropriate in rural areas asthey
area in urban area. Allowing excessively low densties in rural areas
often allow relatively low resdential population numbersto sprawl over
large commercial agricultural areas, as is also often the case in the
peripheral areas of larger urban areas. Also, low densties incur high
municipal infrastructure costs, whetherin urban orrural areas.

7.2 Density Terminology

In general, the methods for controling densty fall into two principal
categories: Hoor Area Ratio (FAR) and dwellingsper hectare (u/ha). Densities
are expressed in terms of Hoor Area Ratio, height and coverage for the
business and mixed-use areas and dwelling units per hectare for residential
areas. The zoning terminology used in thisregard is defined below. However,
the definitions below only for explanatory reason in this policy document and
do not replace or substitute the definitions presented in the application Town
Planning Scheme.

a. Building Height

The height of a building can either be measured asthe height of the
roof of the building or asthe number of storeys of the building. In this
document, the number of storeys is used as the measurement of
building height. A storey isthat part of a building between the surface
of one floor and the ceiling immediately above.

b. Coverage

Coverage meansthe area of a property which may be covered by a
building, as seen vertically from the air, excluding roof overhangs. It is
expressed asa percentage of the area of the property.

c. Hoor Area

The floor area of a building isthe sum of the area of each floor of the

building, excluding fire escapes, parking space, access passages, lift
housing, and balconies.
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d. Hoor Area Ratio (FAR)

FAR is a densty measure that is applied to mixed-use buildings that
contain both resdential and other uses. The floor area ratio (FAR) isthe
ratio of total building floor area to the area of the property. FAR is
calculated by dividing the floor area of the building by the total area
of the property.

e. Resdential Density

Density refersto the intengty of development within a zoning district. In
residential areas, densty is generally measured by the maximum
number of dwelling units permitted per hectare of land (e.g. 20
units’ha). Residential density can be expressed asnett or gross density.
Nett resdential density (see Diagram below) refersto the densty on a
specific site, excluding public roads, social facilities and public open
space, thusincluding only the area allocated for resdential use. Gross
resdential densty refers to the densty of a specific ste including the
land occupied by infrastructure, social and economic facilities, such as
schools, shops, open space and roads.

-
PARK "

Gl

Nett density Grossdensity

DIAGRAM 2: DENSTY MEASURES

It is important to note that net densty is always higher than gross
densty. Whereas net density can be increased by decreasing the size
of units and stands and increasing the height and coverage of
buildings, the increase in gross density is limited by facility and space
standards. By increasng the number of people in an area, more
facilities such as schools, streets and open space are needed, thus
taking up more space and lowering the gross densty. Gross density
can be increased by lowering open space standards and by sharing
community facilities, such assportsfields.

A nett density is the most commonly used approach in housing
development and is appropriate for development on sites where the
boundaries of the site are clearly defined and where only resdential
uses are proposed. It is also appropriate for phased developments
where individual housng areas within the development have been
identified. Nett density isthe density measure used for residential areas
in the Midvaal Density Policy.
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8. IMPLEMENTATION

Density guidelines enable the establishment of a coherent framework for the
application of density standards within a municipal area. Densty guidelines
are used to direct planning at all levels, from strategic planning to
development control and they are applicable to all types of land
development. However, densty guidelines should be used flexibly to take
account of varying local circumstances.

A primary purpose of densty guidelinesisto ensure that adequate municipal
servicesinfrastructure and social amenitiesare planned to serve the needs of
the existing and future population and to indicate areaswhere densties may
need to be restricted to achieve this.

8.1 Density Options

There are many benefits to higher densty development, because higher-
density development allows a higher concentration of people, which in turn
deliver the population thresholdsrequired to support community facilitiesand
municipal services. In addition, higher density development can support
existing or future public transport sysstems by providing enough commuters
within walking distance of such systems. Building at higher residential densties
also meansthatlessland isneeded forany given number of dwelling units.

Despite the above, higher densties are not appropriate in all locations and
could, if inappropriately applied; result in an urban form that damages the
characterof an urban area. Forexample, large dwellingson generousstands
that provide a rural lifestyle environment would not be possble if high
denstieswere a requirement for every location within a municipal area. Thus,
residential density isclosely linked to itslocation and the quality of the building
design. As a rule of thumb, the aim should be to make the most efficient use
of a dte in terms of density without compromisng the quality of the
surrounding built-up environment. Based on the above, there are three
possible densty optionsthat can be consdered.

Option 1: A set density range that can be applied acrossthe Municipal
Area

One option could be to set an overall density range that would be
suitable to be applied acrossthe entire municipal area, with criteria as
to when higher density development would be acceptable and when
lower density would be acceptable. Higher densties would be
provided on merit, such asthe site’s proximity to social facilities, public
open space or public transport stations. To an extent, this approach
would allow densties to vary in different parts of the municipal area,
thus encouraging a varied urban form. However, thisapproach tends
to focuson set standardsthat are applied to individual sites, and isit is
therefore not a tool that can bring about large-scale changes in
density.
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Option 2: Different average densities for different areas based on an
assessment of surrounding characterand appearance

Another option could be to divide the municipal area into different
areas based on similar characteristics and appearance; for example,
identify areas with smilar types of buildings and densities. An average
density could be applied to these areas to reflect the location. For
example, thisapproach could identify areas with high levels of public
transport and then attribute development higher densties to these
areas.

This approach would allow for the characteristics of an area to be
taken into consderation. However, it is not necessarily the case that
the densty and design of existing developments should dictate that of
a proposed development. A prescriptive policy approach could result
in a replication of existing building typologiesand denstiesand would
not necessarily allow forchange and innovative development.

Option 3: A criteria based policy that enablesthe highest density that is
compatible with the surrounding environment

This option would allow densty to be a product of design and not to
be a general standard that is uniformly applied across a municipal
area. It would allow for individual site requirements to be taken into
consderation and would be applied on a ste-by-ste bassand could
form part of a set of criteria for each individual site. Appropriate
densties would thus vary in different parts of the municipal area,
according to their characteristics. The criteria could include, amongst
others, context, densty and built form, impact on social amenities,
quality of public realm, and parking provison.

Any proposed development would need to prove that good living
conditions could be achieved on ste. Good desgn will prove a
fundamental part of this type of approach. The drawback of this
approach isthat it requiresa great deal of management and control,
which the Municipality may not be able to exert. Without extensve
guidance, thisapproach will not result in good quality development.

Using a blanket approach (Option 2) would not be appropriate in Midvaal,
because it will result in Midvaal urbanising to the extent that it loses its rural
character. The criteria approach (Option 3) would not be suitable either,
because the Midvaal Municipality in all likelihood does not have the capital
and human resources to implement this approach. Option 1 would most
probably be the best option to follow in Midvaal. The reason for this is the fact
that this approach would only seek to densify critical and specific areas
within Midvaal, such as nodes, next to public transportation stations and near
community facilities, thus retaining the overall rural character within Midvaal.
Despite the aforementioned, it also hasto be acknowledged that Midvaal is
gradually urbanisng and that denstiesrelated to a more urban environment
will increasingly become a factor in determining appropriate densities within
Midvaal.
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8.2 Appropriate Locations for Increased Density

Increased urban densties are more suited for particular locations within an
urban area than for other location within the same urban area. It is the
presence of certain factors that make the densfication of certain location
within an urban area suited for dendfication. For example, these factors
include the availability of municipal services infrastructure capacity and the
proximity of community facilities. In fact, certain locationsmay be completely
unsuited for dendfication due to densty-deterring factors, such as poor
geotechnical conditions and environmental consderations. Based on the
presence of densification factors, the following locationsare deemed suitable
for densfication:

a.Nodal areas

The increase of the residential population within or near nodal areas
with itsrange of employment, shopping and entertainment usestends
to curtail travel demand and therefore has the potential to create
sustainable wurban development patterns. Increased resdential
populationswithin or nearnodal areasalso assist in the regeneration of
older nodal areas, makes more intensive use of existing infrastructure
within nodal areas, supports local services and employment, and
sustains alternative walking and public transport as modes of travel.
The development of infill steswithin nodal areasalso contributesto the
improvement of the built form, if it reinforcesthe existing street pattern
and re-develops neglected parts of the nodal areas. It isimportant to
protect the architectural and environmental quality of existing nodal
areas that have an identifiable character. In order to maximise
residential populations within nodal areas, higher residential densties
must be encouraged within nodal areas, subject to the following:

Compliance with the policies and standards of public open
space adopted by the Satial Development Famework
Avoidance of adverse impacts on the amenities of the nodal
area and adjoining neighbourhoods

Conformity with the vison of the nodal area or town centre
expressed in the Satial Development Framework, particularly in
relation to height or massing

Recognition of the desrability of preserving listed or protected
buildingsand their settings

Compliance with stand ratio and site coverage standards
adopted in the Spatial Development Famework

b. Brownfield sites

Brownfield stes can be defined as ‘any land which has been
subjected to land use for which it isno longer suitable’, for example, a
redundant industrial area or unused steswithin residential areas. Where
such ggnificant sites exist and, in particular, where it is located near
existing or future public transport corridors, the opportunity for the re-
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development of such sitesto higher density residential uses should be
encouraged. Brownfield resdential dendfication is of particular
significance in areasthat have spare capacity in existing community
facilities, such aslibrariesand clinics, because the increased resdential
denstieswould maximise the use of these community facilities.

c. Suburban infill

The provison of additional residential dwellings within suburban areas
in close proximity to existing or future public transport corridors hasthe
potential to revitalise suburban areasby better utilisng the capacity of
existing social and municipal services infrastructure within these
suburban areas. Potential stesmay range from small unused resdential
sitesin suburban areas, to larger assembled steswithin suburban areas.
In suburban areasthat have an established architectural character, a
balance hasto be struck between the reasonable protection of the
established character and the need to provide resdential infill and
densfication. Densdfication in suburban areas should be evaluated on
merit, based on the following evaluation criterias:

Proximity to economic centres: The closer residential areas are
to nodal areas, the higher the resdential densitiesthat could be
allowed.

Condgdering surrounding areas, sites and developments: This
relatesto building desgn and the privacy of neighbouring land
owners.

Carrying capacity of the resdential area: The dendfication of
properties should be based on the demand for property and
infrastructure availability within the resdential area.

d. Greenfield development

Greenfield development can be defined asundeveloped land on the
periphery of towns of cities, which will require the provison of new
roads, municipal services infrastructure and community facilities.
Typically, such areasare usually developed at low densities. However,
low development densities should be avoided in areas where higher
residential densties would be more appropriate. Development at
densities less than 20 dwellings units per hectare should generally be
discouraged in the interests of land efficiency on land that is located
near existing or proposed public transport routesand nodal areas. Asa
rule of thumb, infil development within the Urban Development
Boundary should be promoted, rather than opting for greenfield
development on the peripheriesof townsand cities.

3 Setplan, 2008. Resdential Densification Srategy. Ekurhuleni Metropolitan
Municipality.
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e. Ingtitutional properties

Typically, a consderable amount of land in cities, townsand suburban
locations are owned by government institutions. Such properties are
often characterised by large buildingsset on large stands. In the event
that the municipality or other governmental institutions permits the
development of such properties for resdential purposes, it should be
done with cognisance of the existing open space function of these
properties. The objective should thus be to retain some of the open
character of the properties, but this should be done in the context of
the existing open space lattice in the area. The setting out of density
yields should be considered in advance of the development of
propertiesin institutional ownership.

f. Subdivison of properties

Typically, towns and cities contain relatively large stands, whose
subdivison for multiple resdential dwellings without a dramatic
alteration to the character of the surrounding area is achievable. In
such areas, particularly those areas that are potentially served by
public transport, the subdivision of such standsshould be encouraged,
subject to maintaining the general character of the area. The
subdivison of resdential properties is dealt with more extensively in a
following section.

g. Previoudy disadvantaged areas

Condgdering the densfication of previoudy disadvantaged areas is
essentially and issue of placing people closer to employment
opportunities. Such areas largely rely on public transportation to
access employment opportunities and densfication should thus be
encouraged around transportation stations, such asbusand taxi ranks
and commuter railway stations. The areas abutting public transit
stations should be designed to enable the integration of land use and
public transport according to the principles Transt Oriented
Development (TOD). This involves the clustering of activities and the
development of the necessary residential densties within TOD areas
and gradually decreasing densties from the station area to allow an
appropriate interface with neighbouring lower-densty resdential
areas.

h. Transportation corridors

The concentration of transportation infrastructure (asin the case along
the R59) in conjunction with potential development parcels located
along such infrastructure; provides opportunities for land use
intendfication, resulting in coridor development. This provides
opportunities, not only forland use intensification, but also to achieve a
higher level of land use and transportation integration. The presence of
a commuter railway further strengthens, such a transportation corridor,
allowing additional land use intensdfication at its stations.
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8.3 Proposed Density

The approach to be followed in this Densty Policy isto set a base densty that
can be applied across the entire municipal area, with criteria stating when
higher density development would be acceptable. The base density applied
in this Density Policy is 20 units per ha for all single residential areas and 25
units per ha for sectional title developments, for development located within
the Urban Development Boundary presented in the Midvaal SDF 2001. Higher
residential densties are provided on merit, such as the proximity of a site’s
location to community facilities, public open space or public transport
stations. To an extent, thisapproach would allow denstiesto vary in different
partsof the municipal area, thusencouraging a varied urban form.

8.3.1 Residential Densitiesinside UDB

This section sets out the criteria for resdential densfication within the Urban
Development Boundary (UDB) of Midvaal.

a.Nodes

Nodal areas are the primary structuring element within urban areas
and are usually areas where both private and public sector
development is concentrated. Usually, nodes are associated with a
mix of land uses and higher residential densties. Nodes usually
accommodate a range of urban activities, including economic
activities, services, entertainment and housing on a relatively intense
scale.

The clustering of activities at higher densties within nodal areas
achieve economic and infrastructure efficiency. At the same time,
nodal areasneed to be of a pedestrian scale, which allowswalking as
be to the primary means of moving around within the nodal areas.
Thus, as a rule of thumb, nodes should be small enough to enable a
pedestrian to walk from end to end, but not so small that economies of
scale cannot be achieved. Higher residential densities are a key
means to achieving this balance within and around nodes, as is set out
in the Midvaal Nodal Policy 2011.

A residential density of 15 units per ha can be added to the base
resdential densty of a residential development if the resdential
developmentis:

located within 400m of a nodal area;

the nodal area was identified as the core area of the Central
Business District in the Nodal Policy and/ or SODFH RSDF, and

the nodal area is located within the Urban Development
Boundary.
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A residential density of 10 units per ha can be added to the base
resdential densty of a resdential development if the resdential
development is:

located within 200m of a nodal area;

the nodal area wasidentified asa Neighbourhood Node in the
Nodal Policy and/ or SODF RSDF, and

the nodal area is located within the Urban Development
Boundary.

b. Shopping centres

In modern-day urban areas that are vehicle-oriented, stand-alone
shopping centres often function as nodal areas in themselves. Such
shopping centres usually accommodate a range of business activities
including retail, services and entertainment activities. Despite the fact
that such shopping centres are typically inward-facing and therefore
do not integrate well with neighbouring resdential areas, the existence
of the shopping centres need to be acknowledged. Amongst others,
thisinvolves creating higher residential densties near shopping centres
to place people closer and within walking distances of such shopping
centres.

|

1

1
1

DIAGRAM 3: DENSHCATION AREAS
A resdential density of 5 units per ha can be added to the base

resdential density of a residential development if the resdential
developmentis:
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located within 200 of a shopping centre; and
the shopping centre is located within the Urban Development
Boundary.

c. Trangit stations

Reddential dendfication must be encouraged along public
transportation routes to allow the viable operation of public
trangportation systems. Higher resdential densities should especially be
encouraged within close proximity of public transport stationsto locate
commuters within walking distance of such transport facilities.
Intendgfied development around public transit stations is known and
Transit Oriented Development or TOD. TOD tends to induce higher
pedestrian volumes within walking distance of a transport facility, thus
contributing to the viability of the public transportation network as
whole.

The only fixed-line public transportation system operating within
Midvaal is the commuter rail line running parallel to the R59 freeway.
Thiscommuter rail line hasa number of stationsthat can become the
focal points of Transit Oriented Development. Resdential densification
should be encouraged around railway sations, with the highest
resdential densties concentrated adjacent to a commuter railway
station. Busand taxirankscan also be consdered public transportation
stations around which TOD development and residential densfication
can take place.

A residential density of 10 units per ha can be added to the base
resdential densty of a resdential development if the resdential
developmentis:

located within 400m of commuter railway station, bus rank or
taxi rank, or similar public transportation facility; and

the public transportation station is located within the Urban
Development Boundary.

d. Development corridors

A development corridor refers to high activity areas that are located
along major road transportation routes, such as a distributor roads or
collector roads. Development corridors usually carry relatively high
traffic volumes, which promotesthe development of land use activity
along these corridors. This usually leads to a high demand for
residential, office and retail space along such corridors. Typical housing
typologies that are often found within development corridors are
townhouses, duplexesand walk-ups.

It is important to link development corridors to the road hierarchy.
Typically, asin the case in Midvaal, the road network consists of roads
functioning on 4 levels (see Diagram below). The first level contains
freeways, conssting of national freeways and provincial PWV roads.
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These roads provide regional access, connecting an area to
neighbouring cities and towns. The second level comprises distributor
roads or K-routes, which aim to provide better intra-urban access
between suburbsand activity areas. The third level comprisescollector
roads. These roads connect resdential areas to the mentioned
distributor road network. On the fourth level, internal streets provide
direct accessto land uses and link these land uses to the mentioned
collectorroads.

MOBILITY

FREEWAYS
DISTRBUTOR ROADS
Public Transport network

COLLECTORROADS

INTERNAL ROADS

ACCESSBIUTY

DIAGRAM 5: MOBILITY-ACCESSBILITY RATIO

In essence, freeways and distributor roads are highly mobile and
therefore aim to connect people overlarge distancesto activity areas
and neighbouring settlements. Collector roads and internal streets
provide good accessbility and therefore aim to connect people and
land usesto the more mobile roads. Road-based public transportation
systems (taxis and busses) mostly use distributor roads and collector
roads, as these provide an efficient balance between mobility and
land use accessbility, thus making them good locations for residential
dengfication and corridordevelopment.

A residential density of 15 units per ha can be added to the base
resdential densty of a residential development if the resdential
developmentis:

located adjacent to a distributorroad; and
the distributor road is located within the Uban Development
Boundary.

A residential densty of 5 units per ha can be added to the base
resdential densty of a resdential development if the resdential
development is:

located adjacentto a collectorroad;

the collector road is located within the Uban Development
Boundary.
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It is important to note that the concentration of higher density
development along distributor and collector roads, instead of
scattering this development along a large number of routes, will
increase the feagbility of developing bus routes along these routesin
future, should development within Midvaal reach the necessary
thresholds. To this end, it is necessary that distributor and collector
roads be identified that are suitable to function as public transport
routes in future. These public transport routes must be identified
proactively and strategic plans must be prepared for these public
transport corridorsin advance.

e. Social Amenities

Walking-distance access to community facilities, such as clinics,
schoolsand public parks, isa fundamental requirement of sustainable
urban development. To encourage the above, it isnecessary to allow
residential densfication near community facilities, because this will
increase the number of people living within walking distance of such
facilities.

A residential density of 5 units per ha can be added to the base
resdential densty of a residential development if the resdential
developmentis:

located adjacentto an public open space; or

located within 200m of a community facility, such asa school,
clinic, library or sportsfacility, and

the public open space and community facility islocated within
the Urban Development Boundary.

8.3.2 Residential Densities outside UDB

Thissection setsout the criteria for residential densification located outside the
Urban Development Boundary or UDB of Midvaal.

a. Ypecific areas

Permissble densties for single resdential and sectional title have been
set for 4 existing resdential areaswithin Midvaal. These residential areas
are:

Henley-on-Klip
Highbury Ext 1
Ohenimuri

De Deur

The residential densties applicable to these areas are set out in the
Table 3. Henley-on-Klip and Highbury Ext 1 has a maximum sngle
resdential densty of 5 unitha and a maximum sectional title density
of 10 units’ha. Ohenimuri hasa maximum single resdential densty and

37



a maximum sectional title densty of 20 unitsha. De Deur has a
maximum single resdential densty and a maximum sectional title
density of 1,26 units/ ha.

b. Agricultural holdingsand small holdings

In rural residential areas, such as agricultural holdings and small
holdings, resdential denstiesneed to be much lower than those in the
urban areas, partly because of the limited capacity of rural roadsand
municipal services infrastructure to cater for densdfication. In many
casesthere isalso the need to limit densification in orderto protect the
rural environment from urban encroachment and to provide a rural
lifestyle for those families who wish to adopt such a lifestyle. Typically,
agricultural holdingsand small holdings have resdential densities within
the 1to 0.4 unitsperha range.

The subdivison of an agricultural holding and small holding to a
maximum densty of 1,16 units per ha or 1 unit per 8565m2 will be
permitted, subject to the following conditions:

The ownercan prove to have adequate water supply;

that the subdivision will not pose any pollution problemsrelated
to sanitation,

that the road infrastructure can handle the resulting increased
traffic volumes, and

that the relevant farm portion is not located on high-potential
agricultural soils.

c. Farm portions

The primary aim of farm portions is for intensve and extensve
commercial farming purposes to ensure national food security.
Applying appropriate residential densties is key to maintaining this
overarching function. Conventionally, 20 hectares is considered the
minimum farm portion size that allows commercially viable farming
practices. It istherefore not desrable to subdivide farm portionslarger
than 20 hectaresin size. The subdivision of farm portionssmaller than 20
hectaresisjustified in certain cases.

The subdivison of a farm portion smaller that 20 hectares to a farm
portion with maximum densities of 1 unit per hectare is subject to the
following conditions:

Piped waterisprovided by the Midvaal Local Municipality;

that the subdivision will not pose any pollution problemsrelated
to sanitation,

that the road infrastructure can handle the resulting increased
traffic volumes, and

that the relevant farm portion is not located on high-potential
agricultural soils.
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The subdivison of a farm portion smaller than 20 hectares to a farm
portion with a maximum densty of 0.2 units per hectare or 1 unit per
5ha issubject to the following conditions:

The owner can prove to have adequate water supply from
local sources, such asboreholes,

that the subdivision will not pose any pollution problemsrelated
to sanitation,

that the road infrastructure can handle the resulting increased
traffic volumes; and

that the relevant farm portion is not located on high-potential
agricultural soils.

8.3.3 Non-Residential Densities

This section sets out the criteria for non-resdential densfication located within
the Urban Development Boundary or UDB of Midvaal.

a.Nodes

Typically, nodesare associated with a mix of land usesand developed
at relatively high densties, because space isat a premium within nodal
areas. Nodes usually accommodate a range of urban activities
including retail centres, office buildingsand apartment blocks.

The clustering of activities at higher densties within nodal areas
achieve economic and infrastructure efficiency and should therefore
be promoted. Densdfication is a key means to achieving this and it
logically requiresthe sensble application of densty within nodal areas,
which must adhere to the following criteria:

In a Central Business District, a maximum non-residential FAR of
1.8 at60%coverage isallowed.

In a Neighbourhood node a maximum FAR of 0.8 at 40%
coverage isallowed.

In a Rural node a maximum FAR of 0.4 at 40% coverage is
allowed.

The denstiesare only allocated to propertieslocated within the
nodal boundaries delineated in the Midvaal Nodal Policy of
2011 or the Midvaal SDH RSDFsof 2011.

b.Commercial and Industrial
Commercial areas provide space for commercial and light industrial
activities, such as distribution centres, storage, wholesale and
warehousing, and industrial areas provide space for heavy and
noxiousindustrial activities. In Midvaal:

commercial areas are allowed a maximum FAR of 0.6 at 40%

coverage,;
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industrial areas are allowed a maximum FAR of 0.6 at 40%
coverage; subjectto

the commercial and/ orindustrial area being located within the
Urban Development Boundary.

In addition, stringent development controls must be implemented
within commercial and industrial areas to ensure an acceptable
interface between these commercial and industrial areas and
neighbouring resdential areas. Logically, this requires the sensble
application of densty within commercial and industrial areas.

8.4 Controls and Safeguards

As was mention previoudy, densfication should occur in areas where
municipal services infrastructure capacity is available, densffication must
occur within acceptable environmental limits, and densification must aim to
increase commuter intensity near public transport stations. To achieve this,
dengfication criteria have been proposed in the previous section of this
report. However, these criteria are largely guantitative and thus pose the risk
of not being able to address the qualitative aspects of densfication. To
address this, the following controls and safeguards are proposed to
supplementsthe densdfication criteria proposed.

8.4.1 General Safeguards

The following general safeguards should be taken into account when
assessng applicationsfor higher resdential and non-resdential densities:

Higher densities should be considered for all stand sizes, but is usually
more appropriate forlarger stands.

Proximity to nodal areasand existing or planned public transport routes
are appropriate for higher densities.

The quality of the architectural desgn must be paramount when
allowing higher densities.

All development proposals on large stands should be encouraged to
have a variety of dwelling types.

Sandsearmarked for higher resdential denstiesshould have accessto
a range of community facilities, shopping facilities and employment
opportunities.

Detailed landscape proposalsshould be included in allapplicationsfor
higher-density developments.

The provison of pedestrian linkages between higher-densty
developmentsand to open spacesand community facilitiesshould be
required.

Levels of privacy should be maintained and this has to do with the
relationship of buildingsto one another, potential overlooking, and the
use of screening.
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Proposals for traffic calming should form part of a densfication
application to ensure the safety of the increased pedestrian numbers
that are a result of the densfication.

8.4.2 Overlooking and Overshadowing

Overlooking and overshadowing is critical issues related to higher resdential
densities. It is essential that resdential dwellings are not subject to undue
observation by neighbouring dwellings and that no undue loss of sunlight is
caused by overshadowing from adjoining, higher buildings. Thisappliesto all
dwellings, whetherthey are located in new or established residential area.

Overlooking: With the evolution of more innovative resdential layouts
and the incorporation of a wider variety of dwelling types, standards
regarding overlooking may have to be used flexibly. Hexibility must be
employed in the assessment of the overlooking aspects in resdential
design. However, thisflexibility must not be abused.

Overshadowing: Overshadowing will generally only cause problems
where buildings of sgnificant height are involved or where new
buildings are located close to adjoining buildings. Asa result, buildings
that are significantly higher than neighbouring developments may be
inappropriate forsuch a location and can on such groundsbe refuted.
Higher buildings may be appropriate close to a public open space or
in a nodal area.

8.4.3 Public Open Sace

Public open space isa key element in defining the quality of a resdential and
nodal environment. The achievement of higher resdential and non-resdential
densties must therefore be coupled with the provison of public open space.
Emphasisshould be placed on the quality of open space to be provided. The
objective should be to create welldesigned open spacesthat are accessble
higher-density housng development within resdential areas and non-
residential buildingswithin nodal areas.

9. CONDITTONS FOR SECOND DWHLING UNIT

This section describes the policy for ‘dual occupancy@or ‘a second dwelling
unit’, which is the use of a single resdential stand for the purpose of two
dwelling units. Dual occupancy essentially allows for the densfication of an
urban area, but can also be allied to rural resdential areas, such as small
holdings.

Midvaal has the potential for the increased occupancy of residential areas,

largely due to the large resdential stand sizesthat exist within Midvaal. Due to
these large stand sizes, resdents within Midvaal do not have many
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opportunitiesto move into smaller dwelling unitsin the same neighbourhood if
the need arises. Allowing second dwellings to be established on existing
propertieswould be responding to the need to:

increase the supply of rentalaccommodation within residential areas;
provide a wider housing choice in termsof type and location;
encourage the better use of existing open space, services and
municipal services, and

provide more housing opportunitiesfor special housng groups, such as
the aged.

Normally, addressing the above would involve the demolition of existing
housing stock before new, higher-density housing stock can be constructed.
Dual occupancy would allow for a more intensive use of buildingsand stands
without requiring the demolition of existing housing units. Encouraging dual
occupancy in the resdential areas of Midvaal wil inevitably provide
additional housing unitsin these resdential neighbourhoodsthat are smallerin
size, thus also diversfying the range of housing sizes provided within these
resdential areas.

However, densdfication through dual occupancy must be subject to the
availability of the necessary community facilities, municipal servicesand open
space to serve the increased population numbers. Without the proper
control, the impact of second dwelling units on existing resdential areas
could lead to reduced residential amenity. In response to this concern, this
policy outlinesthe conditionswhich are intended to control the development
of second dwelling units.

Generally, it is intended that any development under this policy would
conform to the single family dwelling house character of a residential area
and that reasonable levels of amenity would be retained. It is also the
intention of this policy that a dual occupancy development remains on the
original stand and that such a development is not separately titled. This is
because:

Sngle titles will assist in the maintenance of the character of a
resdential area

Sngle titleswillencourage the provison of rentalaccommodation

A separate title would encourage the different treatment of the two
dwellingsin design terms

Future redevelopment of the area may require land assembly and this
would be impeded by unnecessary stand fragmentation.

9.1 General Conditions

A second dwelling unit can be defined asfollows:
‘A second dwelling unit is a secondary and separate resdential unit

containing bedrooms, a kitchen, and bathroom facilities, located on a
residentially zoned stand that contains a single-family resdence as a
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primary use. The second dwelling unit can either be attached or
detached from the existing dwelling unit located on the stand’.

The objectivesof thispolicy on dualoccupancy are:

To supplement the existing supply of housing, particularly rental
accommodation

To encourage better use of existing municipal services and facilities in
established resdential areas

To encourage a greatervariety of housing typologies

To enable existing residentsto remain in their current neighbourhood in
housing more suited to theirneedsif theirneedschange

To ensure that conversons to dual occupancy do not produce
undesrable planning, environmental or other consequences in
resdential areas.

This policy applies to all detached housing stands within Midvaal with a
minimum stand area of 750 m2. However, the size of the stand isnot on itsown
sufficient reason to approve a second dwelling. In some casesa stand may
not be suitable to accommodate an additional dwelling unit because of its
unusual shape, its exposed boundaries, its topography, geotechnical
conditions, etc. Thus, applications for dual occupancy must be assessed on
individual merit to determine whether the policy should be applied. The policy
allowsfor:

The development of an additional dwelling on a stand

The converson of an existing dwelling into two dwellings

The demolition of an existing dwelling and its replacement by two
dwellings

The additional dwelling may be either detached from the original dwelling or
attached to it. In most cases, an attached additional dwelling would provide
a more attractive and effective solution for small stands. Where the additional
dwelling is detached, senstive integration of the two dwellings will be
required.

9.2 Specific Conditions

In assessing applications for the development of a second dwelling on a
stand, several circumstancesin relation to each individual case and its merits
need to be taken into account. These must include:

Whether the proposal would be consistent with the general planning
and development intentions for the area concerned, and specific
policy plansand development plansforareaswhere these have been
prepared

The effect that the proposed development may have on the social
amenitiesof the relevant neighbourhood

Whether the proposed development could be accommodated within
the existing municipal servicescapacity of the neighbourhood
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Whether the traffic likely to be generated by the proposed
development could be accommodated adequately on the road
network and whetheradequate provisonismade for parking

Whether the proposed development would adversely affect
conservation areasorthe natural environment.

Based on the above, the following specific condition are set forthe approval
of a second dwelling unit:

a. Setbacksand interface

Minimum setbackswill be required and determined on the basis of the
existing setbacks for the existing detached house. However, greater
setbacks may be required in some cases in order to ensure that
neighbouring interfacing dwellings are private and retain sufficient
daylight.

Applicants for second dwelling units must be required to show what
impact building or demolition proposals wil have on adjacent
properties. In particular, vehicle accessand parking areaswill need to
be related to adjacent developments.

b. Community involvement

Prior to consderation of an application for dual occupancy,
neighbours will need to have been informed of the proposal
Neighbours for thispurpose are considered having a mutual boundary
with the subject stand. Where comments are received from
neighbours, these comments must be used to determine whether or
not the conditions (set out in this policy) for the development of a
second dwelling unit are satisfied and to establish conditions of
approval so that the intentions of the policy regarding dual
occupancy can be met. The invitation to comment must apply to the
design and positioning of buildings and not to the applicant's
opportunity to develop an additional dwelling.

c. Architectural character

The character of a resdential neighbourhood is made up of the
architectural design of the houses and the landscape setting. The
addition of an extra dwelling unit willneed to be assessed in relation to
the neighbourhood character, in particular the existing house on the
stand. Development of a second dwelling must be harmonious in
scale, materials, form and character with the existing detached house
on the ste and with other dwellingsin the neighbourhood, if the other
dwellings in the neighbourhood are of a particular and unified
architectural character. If a contrasting architectural style isproposed,
which contrasts the style of the original buildings (e.g. old versus new),
thisneedsto be done by a competent architect who understands the
use of contrast to enhance overall building design and appearance.
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d. Building height

The impact of an additional dwelling unit may be most apparent in the
addition of an extra storey. It istherefore considered important to limit
building height to the conditionsthat neighbourscould have expected
underthe existing design and positioning conditions of the title deed of
the stand in guestion. The maximum height, where an additional
dwelling isto be attached to an existing detached house, shall be two
storeys. Where an additional dwelling is to be detached from the
existing house, single storey development ispreferred.

e. Parking

Vehicle parking spaces are required to be provided at the rates
depicted by the Table below. The construction of a carport or garage
must comply with the design and postioning conditions of the title
deed of the stand in question. Car parking spaces are to be located
behind the minimum building line and at least two spacesare to have
unimpeded access.

TABLE 5: PARKING REQUREMENTSOF SECOND DWELLING UNITS

Combined numberof bedrooms On-site parking spaces

3orless 2
40r5 3
6 ormore 4

Source: Urban Dynamics Gauteng, 2011

Unless parking is controlled it will have an adverse impact on the
existing resdential character of a residential area. It will therefore be a
condition of approval that the area in front of the house islandscaped
and not smply converted into a ‘carpark’.

f.Landscaping

The quality of a residential environment is largely determined by the
street landscape (e.g. tree-lined streets), which is reinforced by the
front gardens of residential properties. It is essential that in the
application for a second dwelling unit, the area between the building
and the front property boundary does not deteriorate. Deterioration
could occur through the introduction of an additional vehicular
access, parking in front of the building or through a lack of significant
planting.

Applicants for a second dwelling unit should be encouraged to take
accessfrom a single driveway, in the interests of preserving the existing
streetscape. Existing street trees are to be retained where possble,
especially existing mature trees on the stand. In order to achieve this,
the Council can require the submission of an acceptable landscape
desgn. Sreening by using landscaping may be required to prevent
overlooking of neighbouring property.

45



g. Garden

Each second dwelling unit must have access to at least 50m2 of
useable garden to provide a private outdoor living area. Useable
garden space must have a minimum dimension of 3m. Screening by
landscaping or walls may be required to prevent overlooking and
ensure privacy of each dwelling and its garden area. In exceptional
circumstances, joint use of garden space may be permitted.

h. Municipal services
The requirements of Midvaal foraccessto municipal servicescapacity
must apply. The cost of any augmentation of municipal services

infrastructure and the cost of service connectionswill be borne by the
applicant fora second dwelling unit.

10. DENSIHCATION MANAGEMENT

The administrative context for the management of residential densty in
Midvaal must be based on statutory powers, as well as on administrative
measures. This policy provides the statutory powers, which explicitly sets
density criteria and provides for its enforcement. The administrative measures
can include a range of incentives and disncentives to encourage
densdfication in a spatially desrable manner.

10.1 Incentives and Disincentives

It isimperative that higher denstiesbe sought throughout Midvaal in strategic
locationsto ensure a more sustainable urban structure, but also to ensure that
Midvaal can accommodate future population growth rates within the
municipal area. To thisend, resdentsand developersshould be encouraged
to develop at higher densties within Midvaal. The following incentivises and
disncentives* that encourage higher densty development can be
consdered:

a. Incentives

Bulk service contribution reductions can be provided for
development application that aims to densify a property in a
suitable area and complieswith the densification criteria.

Fecial provisonscan be made by Midvaal for the fast-tracking of
land-use applicationsthat aimsto densfy a property in a suitable
area and complieswith the densfication criteria.

4 University of Pretoria, 2005. City of Tshwane: Compaction and Densification Srategy.
City of Tshwane.
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Fecial municipal rates or property taxescan be used to stimulate
the development of properties in suitable areas and comply with
the dendfication criteria.

b. Disncentives

Midvaal could place a moratorium on the approval of higher-
densty land use rightsin areasthat are unsuitable for higher urban
densties. Such a moratorium could be taken up in the IDP and
Fatial Development FFamework and given effect through the
Land Use Management System.

Parking control can be used to encourage the use of public
transport and the development of higher densties near public
transportation routes.

uspending infrastructure provision in peripheral areascan be used
as an urban containment measure that functions in a smilar
manner than the Urban Development Boundary does, thus forcing
developersto invest inward ratherthan outward.

10.2 Direct Public Investment

In order to achieve an urban environment that isconducive to densfication,
Midvaal will have to invest in aspectssuch as:

the provison of community facilities and open space in areas
earmarked for higher densities

the provison of an efficient, high-quality public transport network over
the long run to coincide with the urbanization of Midvaal

the provison of municipal services infrastructure to support higher
densties

Investment by Midvaal as set out above is essential to provide the
appropriate environment for private investment in higher-densty
development. The practical way of doing thisisthrough the IDP, which aligns
the municipal budget to encourage higher densty development in
appropriate areasof Midvaal.

10.3 Targets and Timeframes

Densfication in Midvaal isnot a short-term initiative, but will only be achieved
over the longer term. It is therefore important to structure the process of
dengfication in such a way that certain targets can be met within certain
shorter-term timeframes, which allows each smaller target achieved to
contribute to the ultimate, long-term goal of densdification.

Short term targets should focus on the existing municipal infrastructure

capacity, the availability of community faciltiesand open space, the existing
public transport network (even if only a taxi and provincial bus system), and
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budget constraints. These short term targets must endeavour to create some
densfication within the existing current constraints. Longer term targets can
be based on the assumption that Midvaal will eventually develop into a
larger urban area, which isintegrated with Johannesburg and Ekurhuleni, and
which will be able to support higher densitiesand a more permanent public
transport network.
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