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BACKGROUND 1
1.1 INTRODUCTION
In January 2020 Cadre Plan Pty (Ltd) was appointed by the Gauteng Department of Agriculture, Land Reform and 
Rural Development (DALRRD) to assist with planning in seven precincts in the Sedibeng District Municipality (DM). 
This document provides a precinct plan for the Henley on Klip precinct in the Midvaal Local Municipality (LM).

Typically, a precinct is a defined geographic area with specific characteristics, competitive advantages, and 
growth potential within the wider spatial context of the municipality. The purpose of a precinct plan is twofold:

• Identify projects – both public and private – to be undertaken in a precinct to achieve certain objectives, e.g. 
kickstart new development, bring about regeneration or manage development pressure; and

• Guide future development through the identification of appropriate land uses and built form, with guidelines 
that could be used in the assessment of land-use applications. 

Henley on Klip

Midvaal

Sedibeng

1.2 PRECINCT CONTEXT
Henley on Klip precinct is located east of the R59 central to the 
Sedibeng and Midvaal municipal areas. The precinct boundary 
does not only include the residential area of Henley on Klip but 
is extended to include the intersection on the R59 as this forms 
an integral part as gateway into the precinct. The Henley on 
Klip Station is located on the western boundary of the precinct. 
The Klip River traverses the precinct from north to south.

St Davids Road links Henley on Klip through Golf Park to the 
Meyerton CBD south of the precinct.

The Glen Douglas Dolomite mine is located north of the 
precinct on the boundary. Bass Lake to the north of the mine is 
a recreational destination with conference facilities, 4X4 trails 
and scuba diving.

With the project emanating from the Sedibeng 
District Rural Development Plan, the main focus 
falls on strengthening the linkages between 
the urban economy and the rural economy. 
This should provide for rural activities within the 
context of a diverse mix of integrated land uses 
and economic activities.

Henley on Klip is located outside the Urban 
Development Boundary (UDB). It has a strong 
heritage element and the character of a 
rural settlement. It does, however, experience 
pressure for residential densification. The 
precinct plan should address this within the 
institutional context of the DM and the LM.

Precinct boundary

Urban Development Boundary

Glen Douglas 
Dolomite mine

Oprah Winfrey 
Leadership 
Academy for 

Girls
Henley on Klip 
landfill site

Bass Lake

The precinct is bordered on the east 
and south by agricultural land. The 
Henley on Klip landfill site is located just 
east of the precinct.

The well-known Oprah Winfrey 
Leadership Academy for Girls is located 
in the precinct. 

The precinct is mainly a residential 
area with large stands and relatively 
large houses, creating a rural feel 
and character. There are several 
(unmapped) valuable cultural-historic 
buildings and sites in the precinct.

The precinct is approximately 1 050 ha 
in size. The whole precinct is situated 
outside the Urban Development 
Boundary as indicated in the Midvaal 
SDF. It is located mainly within Ward 15, 
with the area around the interchange 
being located in Ward 5.

Golf Park
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INSTITUTIONAL CONTEXT 2

2.1 NATIONAL LEGISLATION, POLICIES AND PLANS
MILLENNIUM DEVELOPMENT GOALS

Overarching to all planning is the United Nations Millennium 
Development Goals. These are eight goals that all 191 UN 
member states have agreed to try to achieve by the year 
2015. The United Nations Millennium Declaration, signed in 
September 2000, commits world leaders to combat poverty, 
hunger, disease, illiteracy, environmental degradation, and 
discrimination against women. The MDGs are derived from this 
Declaration, and all have specific targets and indicators.

The MDGs are integrated in all local and district SDFs and IDPs.

SPATIAL PLANNING AND LAND USE MANAGEMENT ACT, 2013

Although SPLUMA does not specify a dedicated component 
for precinct planning or local urban development frameworks it 
does provide for Municipal Spatial Development Frameworks to 
designate where local plans such as precinct plans should be 
developed. As such these precinct plans should be approved 
as part of an MSDF in order to be legally enforceable.

NATIONAL SPATIAL DEVELOPMENT FRAMEWORK (DRAFT 2019)

The National Spatial Development Framework (NSDF) defines a 
vision for “Making our common desired spatial future together 
through better planning, investment, delivery and monitoring.”

Sedibeng District is part of the Gauteng National Urban Region 
which also falls within the National Resource Production 
Heartland. Sedibeng is also located partly within the Central 
Innovation Belt (Emfuleni and Midvaal) and partly within the 
Upper Vaal River Catchment as National Resource Risk Area 
(Midvaal). Sedibeng’s locality within the national urban frame 
presents the following opportunities:

• A Key National Development Corridor is centred around 
the N3. The focus is on logistics hubs, ports (airports and 
harbours) and border posts to enable efficient trade with 
SADC. Of specific spatial relevance to Sedibeng is the need 
to consolidate nodal development along the route.

• An Inter-regional Road Corridor is centred around the N1, 
with the need to consolidate nodal development along the 
route.

• The N17 is a Key National Route connecting Gauteng 
and Richards Bay, supporting the functional regions and 
providing access to adjacent settlements. 

• Two key rail routes run through the district connecting 
Johannesburg to eThekwini and Mangaung. The aim is to 
prioritise rail routes over road transport, having implications 
for development in Sedibeng. With Sedibeng forming part 
of National Resource Production Heartland high value 
agricultural land should be protected and utilised in an 
efficient manner through management of urban-rural 
boundaries.

• A Strategic Economic Zone (SEZ) is indicated in Sedibeng, 
with an aim to boost urban agriculture, food and 
beverages, agri-processing and tourism.

NATIONAL DEVELOPMENT PLAN 2030 (2012)

The National Development Plan (NDP) is an integrated strategy 
for accelerating growth, eliminating poverty, and reducing 
inequality over the following 20 years. The plan addresses six 
focused, interlinked priorities. Of specific relevance are the 
following two priorities:

• An integrated and inclusive rural economy with a specific 
emphasis on (1) agricultural development through a land-
reform and job creation/livelihood strategy that ensures 
rural communities have jobs; and (2) quality access to basic 
services, healthcare, education and food security.

• Transforming human settlement and the national space 
economy with a specific emphasis on (1) the unique needs 
and potential of different rural and urban areas in the 
context of emerging development corridors; and (2) active 
citizenship in the field of spatial development supported 
and incentivised through e.g. properly funded, citizen-led 
neighbourhood visioning and planning processes and social 
compacts.

Various well-meant (and appropriate) principles are often 
defined in high-level policy documents and plans. However, 
when development takes place on the ground, it is often 
“business as usual”. The challenge for this project will be to 
ensure that spatial interventions support abstract principles.

See Annexure A for a detail analysis of the Institutional context.
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2.2 PROVINCIAL POLICIES AND PLANS

GAUTENG VISION 2055 (2012)

The Gauteng Vision 2055 defines the province’s long-term 
strategy to enable “managed, concentrated change” over the 
next three decades. The aim is to accelerate the movement 
towards a Gauteng City Region (GCR). The strategy promotes 
four “key ideals” which should strengthen the developmental 
state and promote an active citizenry.

Of specific relevance is the theme “Sustainable development 
and infrastructure” with concerns relating to the following: 
Sustainable development in the context of immediate priorities; 
Addressing the GCR’s spatial and infrastructure form, and the 
role of innovation; and Sustainable, liveable settlements for all.

GAUTENG SPATIAL DEVELOPMENT FRAMEWORK 2030 (2017)

The Gauteng Spatial Development Framework (GSDF) of 
2011 was the first attempt at an integrated, coherent vision of 
settlement form, transportation and economic development for 
the province. However, it was not implemented as intended, 
resulting in a slow pace of spatial, economic and social 
transformation in the province. This resulted in the GSDF 2030. 
The GSDF 2030 promotes a balanced, polycentric spatial 
structure with a focus on a hierarchy of nodes towards a 
sustainable, resilient and just spatial form for the region. It further 
introduces the concept of spatial targeting with five “focus 
areas” to direct, guide, align, coordinate and harmonise all 
public social and infrastructure investment and development 
spending in the province.

The focus area for spatial targeting relevant to Henley on Klip in 
the Sedibeng District include the following:

• Focus Area 3 - Focus on Economic Consolidation: Focus 
mainly on Vereeniging and Vanderbijlpark, but also to a 
smaller degree around Meyerton.

• Focus Area 4 - Focus on Social and Local Economic Support: 
Focus on Vereening, Vanderbijlpark, Meyerton and Devon.

• Focus Area 5 - Rural Enterprise Support: Focus on large parts 
of the Sedibeng District.

GAUTENG CONSERVATION PLAN C-PLAN (2011)

The Gauteng Conservation Plan (C_PLAN 3.3) of 2011 is a spatial 
biodiversity plan which highlights Critical Biodiversity areas 
(CBAs) and Ecological Support Areas (ESAs) in the Gauteng 
Province.

CBAs are the parts of the landscape that should be kept 
natural, and are required for meeting biodiversity targets. It is 
divided in 3 categories of biodiversity priority areas, namely 
Important, Irreplaceable and Protected areas.

ESAs support the ecological functioning of CBAs and/or provide 
certain ecosystem services. The natural function of ESAs should 
be maintained to enhance the integrity of the CBAs, but need 
not be maintained in a natural state.

GAUTENG ENVIRONMENTAL MANAGEMENT FRAMEWORK (2018)

The Gauteng Environmental Management Framework (GEMF) 
divides the province into 5 environmental zones based on 
the desired prominent land use activity per zone. Related 
environmental guidelines are also provided. The 5 zones include 
the following: 

• Zone 1: Urban Development Zone;
• Zone 2: High Control Zone (within the Urban Development 

Zone);
• Zone 3: High Control Zone (outside the Urban Development 

Zone);
• Zone 4: Normal Control Zone; and
• Zone 5: Industrial and Large Commercial Focus Zone.

Henley on Klip is located in Zone 1.

GAUTENG RURAL DEVELOPMENT PLAN (2014)

The Gauteng Rural Development Plan (GRDP) is an integrated, 
strategic plan for the rural areas of the province. It further 
does not look at rural areas as “places of farming, isolation, 
marginalisation, poverty and/or despair”, but as zones of huge 
opportunity for economic activity, job creation, a quality life 
and a decent chance at life for all those that live in them. The 
plan provides the rural area of Gauteng (surrounding the urban 
core in 9 functional areas.

Sedibeng District falls in Regions 4, 5, 6 and 7. The bulk of 
the district is characterised and earmarked for large-scale 

agriculture. A few rural nodes with rural economic activity are 
spread out though the district. Small-scale agriculture is located 
closer to these nodes. A natural system-based tourist economy 
is supported by a few isolated features.

Henley-on Klip falls in Region 7. The precinct  is identified as 
urban area with rural economic activities. The developed 
area is surrounded by small-scale agriculture, as opposed to 
large-scale agriculture covering large areas of the Sedibeng 
District. This region is seen as an area that will in the longer term 
transition into ‘urban’ living, potentially limiting prospects for 
‘rural investment’.
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2.3 DISTRICT MUNICIPALITY POLICIES AND PLANS

SEDIBENG DISTRICT AGRI-PARKS MASTER BUSINESS PLAN (2016)

The document defines a business plan for implementation of 
the DRDLR Agri-Parks programme in Sedibeng. The plan does 
not have a direct impact on planning of the precinct.

SOUTHERN CORRIDOR REGIONAL IMPLEMENTATION PLAN (2019)

The Southern Corridor Plan is a plan aimed at consolidating 
plans, studies, research papers, and master plans and concepts 
across the corridor area. Development within the corridor is 
aimed at shifting the focus of the economy of the region away 
from manufacturing to tourism, entertainment, agri-processing, 
and logistics. The purpose of the document is to devise an 
implementation plan for each of the 14 projects located within 
the Southern Development Corridor. Two of these projects are 
of relevance to Sicelo.

One of these projects is of relevance to Henley on Klip.

• R59 Corridor: The corridor is the area extending from 
Waterval (north) to Risiville (south) with a 1km radius on 
either side of the R59 highway. The R59 Freeway is a regional 
route that connects metropolitan and local municipalities 
in Gauteng. The aim with  the corridor is to create a 
conurbation of development supporting the Gauteng City 
Region objective of creating a single “City”. Henley on Klip is 
identified as one of 5 nodes on the corridor.

SEDIBENG SPATIAL DEVELOPMENT FRAMEWORK 2030 (2019)

The Sedibeng SDF is a framework to guide the future spatial 
development of the district municipality. The SDF is rooted in the 
five SPLUMA principles and the district’s IDP vision, which states; 
“Building towards a Developmental Metropolitan River City of 
Choice”.

The SDF states the following on Henley on Klip:

• The R557 tourism route runs to the north of the precinct 
and connects the tourism attractions of Walkerville and 
Heidelberg. Tourism should be diversified to include agri-
tourism, eco and educational tourism, cultural-historic 
tourism, and adventure tourism (Bass Lake).

• Open space systems Iincluding the Klip River) should be 
developed to ensure user safety.

• Henley on Klip is not designated as a node according to the 
Sedibeng District Priority Nodal Hierarchy, but it does serve 
as part of the functional area of the wider Meyerton area 
(primary node). 

• The railway station close to the precinct has the potential for 
a Transit Oriented Development node. 

SEDIBENG DISTRICT RURAL DEVELOPMENT PLAN (2018)

The Sedibeng District Rural Development Plan (SDRDP) is the 
first integrated, strategic plan prepared for the rural areas of 
the district in alignment with the GRDP. The SDRDP builds on 
the concept of the “Functional Rural Regions” as defined and 
identified in the GRDP.

Henley on Klip falls within Rural Zone 7. This zone is identified 
for short to medium-term rural living and agriculture, but that 
will over the longer term transit to ‘urban’ living. This places the 
area in a management vacuum and limits prospects for ‘rural 
investment’. This could result in the area becoming neither a 
“good urban” nor a “good rural” area.

Henley on Klip is classified 
as a residential estate and 
settlement. The precinct is 
surrounded by several area 
classifications such as rural 
economic activity, small-scale 
agriculture and agri-villages, 
and natural system-based tourist 
economy. 

SEDIBENG GROWTH AND DEVELOPMENT STRATEGY 3 (DRAFT 
2018)

The Sedibeng Growth and Development Strategy (SGDS) is a 
strategy that describes a long term vision for Sedibeng District 
Municipality (SDM) up to 2038. It articulates, in broad terms, the 
need to remedy past injustices, maximise current opportunities 
and celebrate future successes. The document has a strong 
statistical basis, profiling the socio-economic situation in the 
district. The data has (mainly) been used to compile this report’s 
socio-economic section on Sedibeng. 

Ten flagship projects are listed in the GDS 3. Although some of 
them impact indirectly on the precinct, it is not mentioned as a 
direct beneficiary of any of these projects.

7
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MIDVAAL DENSITY POLICY (2011)

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 densities are provided on merit, such as the 
proximity of a site’s location to community facilities, public open 

Permissible densities outside the UDB refers specifically to Henley on Klip as follows:

• Single residential: 5 units/ha (1 unit/2 000m2)
• Sectional title: 10 units/ha (1 unit/1 000m2)

space or public transport stations. To an extent, this approach 
would allow densities to vary in different parts of the municipal 
area, thus encouraging a varied urban form.

Densities can be increased based on certain criteria as defined 
below.

2.4 LOCAL MUNICIPALITY POLICIES AND PLANS



6

2.5 PRECINCT INFORMATION

STRATEGIC DEVELOPMENT PLAN FOR THE R59 CORRIDOR (2010)

The R59 is an important structuring element of Midvaal. The 
concept for the development corridor follows a ‘beads on a 
string’ approach with 5 nodes identified  along the route. These 
include North (Waterval), Central (Daleside and Highbury), and 
South (Meyerton and Sicelo). A critical objective is to increase 
the mobility on the route, and to improve access to and from 
the freeway through a number of east/west movement routes. 
As part of this initiative, density and intensity of developments 
should be increased along the route with the aim to improve 
public transport usage.

The plan proposes that the area around Henley on Klip as part 
of the central node be developed with  residential uses, and 
hospitality uses in support of the tourism industry.

GREEN BOOK VULNERABILITY

The Green Book focuses on the following 10 ‘story maps’, each 
investigating the change and impacts that climate change 
may have on an area: Floods; Wildfires; Drought; Settlement 
vulnerability; Urban growth; Climate change; Economy; 
Agriculture; Forestry and fisheries; and Surface water and 
ground water.

Henley on Klip is included in Meyerton in the Green Book. Due 
to the size and diversity of this area, nuanced differences 
most probably occur, but the overall scores for Settlement 
Vulnerability of Meyerton are presented in the graphic. 
Growth-pressure vulnerability (5,5/10) is identified as the highest 
vulnerability for Meyerton. 

MIDVAAL SPATIAL DEVELOPMENT FRAMEWORK (2020-2021)

The objective of the Midvaal SDF is to address the spatial, 
environmental and economic issues of the municipality. The 
Framework defines a number of guiding principles and themes 
that will influence the development of precinct plans within the 
municipality’s jurisdiction. Precinct-specific proposals in the SDF 
correlate mostly to proposals in other documents (e.g. Nodal 
Policy, R59 Development Plan, Densification Policy, Economic 
Development Centres report). Detail is discussed under those 
policies/plans.

MIDVAAL INTEGRATED DEVELOPMENT PLAN (2020–2021)

The IDP serves as a tool for the facilitation and management of 
developments within the municipal area of jurisdiction. The IDP 
theme for 2020/2021 is: Growth and Employment, with a specific 
focus on the following key sectors for growth:

• Agriculture;
• Construction;
• Tourism and;
• Commercial (Retail)

Noteworthy is the proposal for more sustainable programmes, 
such as programmes aimed at food security. This should target 
school food gardens, community food gardens and homestead 
food gardens. Such a programme will have a spatial 
implication that should be addressed in the precinct plans.

EVALUATION AND REVIEW OF THE MIDVAAL NODAL POLICY 
(2019)

The Midvaal nodal concept distinguishes between a settlement 
hierarchy (primary urban node, secondary urban node, rural 
node) and a business node hierarchy (CBD, neighbourhood, 
MPCC) within the municipal area.

The settlement hierarchy identifies and categorises all the 
major settlement areas within the municipality around which 
future development should be consolidated. A business node 
refers to a demarcated area within the town/settlement where 
mixed land uses at higher densities are purposely promoted in 
order for the demarcated area to become a multi-functional 
destination.

Henley on Klip node is defined as a neighbourhood node in a 
secondary urban node.

MIDVAAL OTHER POLICIES

The following policies in Midvaal LM are applicable, but are not 
discussed in detail:

• Midvaal Local Municipality Spatial Planning and Land Use 
Management By-Law;

• Midvaal Accommodation Policy (2011);
• Midvaal Division of Agricultural Land Policy (2017); and
• Midvaal Land Use Scheme (2017).

There are no specific plans for Henley on Klip.
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POPULATION

GENDER

South Africa
49% / 51%

Gauteng
48% / 52%

Midvaal
52% / 48%

Sedibeng
49% / 51%

Gauteng: 12 272 263

Sedibeng: 920 000

Midvaal: 95 301

Henley on Klip: 6 800

MEDIAN AGE

27,6: So
uth Afric

a

27: G
auteng, Se

dibeng

31: M
idvaal, H

enley o
n Klip

20 25 30 35 

Demographic & socio-economic profile

HENLEY ON KLIP ANALYSIS 3
3.1 SOCIO-ECONOMIC ANALYSIS

Henley on Klip
48% / 52%

This section, firstly, provides an overview of the demographic and socio-economic profile of Henley on Klip within the context 
of South Africa, Gauteng, Sedibeng DM, and Midvaal LM. Detail economic information on Henley on Klip is not available. The 
economic profile of Sedibeng (also comparing Lesedi LM and Midvaal LM) is provided in Annexure B, illustrating the economic 
context of the precinct. Secondly, crime statistics for Henley on Klip are illustrated through a set of infographics.
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South Africa
66%

Sedibeng
43% 81%

Midvaal

EMPLOYMENT

Gauteng
52%

South Africa
29%

Sedibeng
44%

Gauteng
35%

EDUCATION
COMPLETED MATRIC

32%
Midvaal

UNEMPLOYMENT

INCOME

The map presents the spatial distribution of 
unemployment in Henley on Klip. Green means less 
than 10% of the working population is unemployed, 
whilst red means more than 30% of the people 
is unemployed. The precinct has a very low 
unemployment rate.

The map presents the spatial distribution of income in 
Henley on Klip based on average income per year. 
Green means there are fewer people earning less 
than R 76 800 per year, whilst red means there are 
more people earning less than R 76 800 per year. 
Green thus indicates a higher concentration of higher 
income residents.

61%
Henley on Klip

57%
Henley on Klip
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HOUSEHOLDS

INFORMAL HOUSING

PROPERTY OWNERSHIP

South Africa
14 500 000

Sedibeng
290 000

Gauteng
3 909 022

AVERAGE 
HOUSEHOLD 
SIZE

3,6: So
uth Afric

a
3: G

auteng, M
idvaal

3,2: Se
dibeng, 

Henley on Klip

South Africa: 13,6%

Gauteng: 18,9%

Sedibeng: 14%

Midvaal: 20%

Henley on Klip: 5%

(Source: StatsSA 2011 census)

Gauteng
44,3%

Sedibeng
47% 42,6%

MidvaalSouth Africa
53,1%

29 965
Midvaal

2 100
Henley on Klip

55%
Henley on Klip
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Crime

DRUG-RELATED CRIMES
Possession of and/or 
dealing in drugs; driving 
under the influence of 
drugs and/or alcohol 
(DUI)

SERIOUS CRIMES
Murder, attempted 
murder, common 
robbery, robbery 
with aggravating 
circumstances, assault 
GBH (excl. gender-
based violence)

SEXUAL CRIMES

OTHER CRIMES
Common assault, 
malicious damage to 
property and burglary

South Africa
6%

Gauteng
8%

Meyerton SAPS
21%

TOTAL 
REPORTED 
CRIMES
2018/2019:

South Africa
9%

Meyerton SAPS
14%

Gauteng
11%

South Africa
1%

Meyerton SAPS
3%

Gauteng
1%

South Africa
16%

Meyerton SAPS
52%

Gauteng
15%

of which

Gauteng

1 073 030

South Africa

3 801 103

Meyerton SAPS

1 874

Reported cases grew by 
30%+ from 2017

Of which 54% (208 
cases) is DUI, the 
highest since 2006

(Source: SAPS Annual Statistics for 2018/19; Crimestatssa.com; iss.org/crimehub)

Sicelo & Henley on Klip
fall under the Meyerton 
police station
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3.2 BIOPHYSICAL ANALYSIS

Geology & soil

The entire Henley on Klip is underlain by 
dolomite.

The South African National Standard 
(SANS) 1936-1:2012 “Development of 
dolomite land Part 1: General principles 
and requirements” published by the 
SABS provides a list of permissible land 
uses (with certain specifications e.g. 
height) that could be developed on 
dolomitic land. This should be taken 
into account in the proposals for the 
development of the precinct.

Standards as defined in SANS 1936-
3:2012 “Development of dolomite 
land Part 3: Design and construction of 
buildings, structures and infrastructure” 
should be integrated in the design 
and construction of developments on 
dolomitic land.

The Klip River is the most prominent 
natural feature traversing the precinct 
from north to south, flowing into the 
Vaal River further south. Water in the 
river is polluted by various sources and is 
mainly used for crop irrigation. The river 
is overgrown with vegetation in most 
sections. It is joined by a small stream 
near the municipal dumping site. The 
1:100-year floodline is demarcated and 
should be adhered to.

Klip River

1:100 year floodline

Hydrology

Example: Dolomite study for 
land-use application
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Protected and sensitive biodiversity areas

In terms of the Gauteng Conservation 
Plan (C-Plan 3.3) Henley on Klip has 
an Irreplaceable area east of the 
river approximately in the middle of 
the precinct. It further has Important 
areas focused along the river and also 
scattered from the oval towards the 
northern and western boundary of the 
precinct. All these should be protected 
as natural areas. An Ecological Support 
area is demarcated along the river. 
Development of this area should be 
managed to protect its natural function.

Henley on Klip is demarcated as a 
Protected area in the Midvaal SDF.

According to the Midvaal EMP (2008) 
the Henley on Klip Conservancy falls 
within the High Control Zone (Zone 1).
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3.3 BUILT ENVIRONMENT ANALYSIS

Spatial structure

Henley on Klip has good accessibility with an interchange on 
the R59 highway. The limited access points into the precinct 
support the preservation of a unique character. 

There are 3 zones with distinct characteristics in the precinct. 
These include the following (described on the following pages):

Henley on Klip main village east of The Avenue;

Henley on Klip west of The Avenue; and

Neighbourhood gateway at the R59 interchange.3

2

1

3

2

1
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3

3
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2
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1

3
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1

3

2

1

3

2

1

BUILDING FOOTPRINT

The zone has a fine grain with free standing single residential 
buildings evenly spread out over the area. A few properties 
have higher density townhouses with a denser footprint on 
the stand. The grid street pattern is accentuated by the way 
buildings are placed on the stands. 

The zone also has single residential buildings, but due to the 
number of vacant stands, a more scattered image is created. 

This zone has a coarse footprint due to the larger non-residential 
buildings in this area.

BUILDING HEIGHT

 Almost all buildings are single-storey residential houses.

Almost all buildings are single-storey residential houses.

All built structures are single-storey.

STREET LAYOUT

Henley on Klip has a grid layout with large street blocks of 
approximately 250 m X 350 m. Two circle roads (Oval at The 
Oval and Wargrave Road at the Oprah Winfrey LAG) break 
the grid at two points. Stands are very big with sizes between 
3 500 m2 and 4 000 m2.

The zone west of The Avenue also has a grid layout with similar 
block and stand sizes as the area to the east. 

The zone at the entrance to the suburb on Henley Drive from 
the R59 also has a grid layout. Properties south of the main road 
are of varying size and shape.
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Identity & character

Henley on Klip is an area with a long 
history and well-established identity, 
however, this is being impacted upon 
by development pressure particularly in 
the western areas. 

The linkages to Henley on Thames in 
England, together with the usage of 
unique “Victorian-feel” signage within 
the area create a unique identify.  

PLACEMAKING ELEMENTS

There is no major landmark in the precinct that can be seen 
from a distance. Key local features are The Oval and the Oprah 
Winfrey LAG. The Oval is a focal point in the western area of the 
precinct, spatially balancing the open space along the river 
with a manmade feature.

ENVIRONMENTAL PERCEPTION

Henley on Klip is a residential neighbourhood with a rural 
character, similar to a village in the city. One of the biggest plus 
points of the precinct is the many large trees in the area. This 
refers to both street trees and trees on properties. Trees become 
denser closer to the river.

The zone west of The Avenue has a different feeling due to its 
lack of trees. Coupled with the number of vacant stands, this 
area does not portray the same uniqueness as the rest.

A strong sense of community and pride is visible in the 
neighbourhood. This is supported by the well-maintained 
properties and general care of public spaces. It is also evident 
in the community forums active in the area. The built quality of 
the precinct is overall high.

1

The commercial node is small, with no real memorable features, 
though the quality of the environment portrays a sense of pride.

Commercial node of Henley on Klip

Uniquely designed street furniture contributes to 
the identity of the area.

One of the weakest points of the precinct’s 
legibility and identity is the lack of a supporting 
gateway character when turning into the 
precinct from the highway. Small signage boards 
announce the precinct, but a development of 
note is required as gateway feature. Higher density of trees at the river.

The Oval
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VACANT LAND

Many stands in Henley on Klip are 
vacant, almost all of them with a 
Residential 1 zoning. This impacts heavily 
on the character of the zone west of 
The Avenue. In the rest of Henley on Klip 
this is not so noticeable due to the large 
trees catching your attention.

Development patterns, vacant land, zoning & land use

Current densities allowed for densification 
favour townhouse developments located 
behind high walls, with dwellings often 
having no relation to the street. This 
has a negative impact on the spatial 
quality of the area. “Dead” walls also 
impact on safety due to a lack of 
informal surveillance of the street (“eyes 
on the street) by residents living in these 
developments. To mitigate this and ensure 
a quality street interface, there are two 
options. Densification interventions need to 
be directed either towards higher densities, 
or developments need to be directed 
through design guidelines towards different 
building typologies, appropriate building 
placement and detail design alternatives.

DEVELOPMENT PATTERNS

Current densification 
occur through 
subdivisions (full title 
erven) or townhouse 
developments (sectional 
title) up to a maximum 
density of 30 units/ha.

Townhouse development Baliol Road

Townhouse development street interface

Street interface opposite side of the road

Street interface with and without trees

Another concern is the removal of trees 
as part of townhouse developments, or 
the lack of greening a new development 
through the planting of trees. Due to the 
townhouse typology, the largest part 
of the open space on the property is 
needed for vehicular movement. If not 
managed well, Henley on Klip will lose its 
leafy character. 

Erf size: 1,2139 ha 
(125m X 90m)
Dwelling units: 12
Density: 10 units/ha

Erf size: 0,364 ha
Dwelling units: 11
Density: 30 units/
ha

Townhouse 
development 
c/o Iffley and 
Eynsham Road

Townhouse development Baliol Road

Townhouse development illustrating  removal 
of trees

Street interface of townhouse development
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LAND USE

Land uses largely correlate with the 
zoning in the precinct.

Land uses are primarily residential in 
loose standing houses. Due to the size of 
properties, density is 2-3 units/ha.

A few townhouse developments with 
a higher density are also spread out 
through the precinct. Henley on Klip 
is becoming popular for retirement, 
with another retirement village being 
constructed at present.

The precinct has a large number of 
vacant stands that are in many cases 
heavily overgrown.

With regard to land use changes, 
Henley on Klip is a place in a state of 
gradual change. 

Enquiries

ENQUIRIES & APPLICATIONS

The bulk of applications received for 
Henley on Klip are for densification 
purposes (majority for subdivision). 
Enquiries are routinely for the following 
uses: 

• High density residential or retirement 
villages;

• Home offices; and
• Guest houses and tourism related 

activities.

ZONING

The bulk of the precinct is zoned for 
residential. Permissible density for single 
residential is 5 units/ha (outside UDB).

There are a few properties with a 
different zoning scattered through 
the precinct, notably higher density 
residential. Permissible density for 
sectional title is 10 units/ha (outside UDB).

There are also a few Business 1 sites in 
the precinct.

The zoning rationale of the land use 
scheme is to maintain the rural nature 
of Henley on Klip.

A few properties at the interchange 
with the R59 are zoned for Industrial 1.
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Community facilities

There are two private schools in Henley on Klip, namely Henley 
High & Preparatory School, and the well-known Oprah Winfrey 
Leadership Academy for Girls.

There are a few churches in the precinct.

There is also a community hall, a library, and a post office within 
the precinct.

The Oval is the most important park in the area. East of the river 
is Fraser Park.

Informal public activities

No informal activities could be seen in the public space.

The Oval
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Movement & transport

ROAD PLANNING

Currently Henley on Klip is relatively 
isolated with limited through routes. 
The preservation of its character 
is thus relatively easy with limited 
development pressure. Future road 
plans might open up Henley on Klip for 
through traffic, potentially contributing 
to increased development pressure. 
Road improvements mainly include 
upgrading and extensions of Class 3 
roads, with construction of a new 
Class 2 Road east of the precinct. The 
time frame for the upgrading and 
implementation of the proposed roads 
could not yet be determined (see 
detailed map for the precinct, as well 
as the overall map for Midvaal).

Henley on Klip east of the river still has 
many gravel roads.

VEHICLE MOVEMENT

The R59 serves as the main access route into the precinct at the 
Henley Drive offramp. The majority of vehicles travel on Henley Drive 
up to the intersection with Ewelme Road just west of the river. Ewelme 
Road is the only continuous route running north-south through the 
precinct, also providing an important entrance into the precinct 
from the south, connecting with the R551. There is also an entry point 
into the suburb on St Davids Road from the R551 running south of the 
precinct. This is an important road linking Henley on Klip to Meyerton 
through Golf Park. 

Solid waste trucks often travel through the area towards the dumping 
site east of the precinct. These trucks disturb the peaceful character 
of the suburb due to the frequency and times of the day they drive 
through the suburb. Management of the movement of waste trucks 
through this area (e.g. routes, schedules) should be addressed.  

PUBLIC TRANSPORT

A commuter train runs west of the 
precinct, with a stop at the Henley 
on Klip Station. Although there are 
taxis serving the area, the numbers 
are limited. There are bus stops, but it 
is uncertain whether there are buses 
serving the area (this needs to be 
confirmed). Private vehicles are the 
primary mode of transport for almost all 
residents of Henley on Klip.

PEDESTRIAN MOVEMENT

There is no large pedestrians movement 
in the precinct. Although there are 
quite a number of vacant stands, 
shortcut routes are not very prevalent 
and mostly visible to the west of the 
precinct. 
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WATER

Rand Water is the main service authority for bulk water supply in 
the Midvaal area.

The reticulation system was originally designed and constructed 
in accordance with the land use characteristics and associated 
water demand in the various parts of the Midvaal area e.g. 
agricultural holdings, residential, industrial etc. As a result, there is 
very limited spare capacity on the system to cater for significant 
land use changes, densification, etc. without large scale 
upgrading of the system.

The groundwater source in the region is mainly used for irrigation 
purposes. Large quantities of groundwater are present in the 
dolomite areas to the north. This source of water is under-utilised, 
but to minimise the possible development of sinkholes, careful 
consideration should be given to any withdrawal from this source 
(Wagner Nel, 1998).

Henley on Klip has an internal water reticulation system. It is 
identified in the Midvaal SDF as one of the most problematic areas 
in terms of current capacity. The network is also old , with specific 
problems east of the river.

SANITATION

There are three wastewater treatment works in Midvaal. The 
Meyerton WWTW is the main regional facility serving the bulk of 
the municipality, including Sicelo. Insufficient capacity at the 
Meyerton Plant needs to be addressed as a matter of urgency to 
make provision for future development.

Henley on Klip east of the river is not serviced with a waterborne 
sewerage system. Properties make use of septic tanks.

ELECTRICITY

Only the urban parts of the Midvaal municipal area are 
provided with electricity by the local municipality, while the 
entire remainder area is served by Eskom. There is a Master Plan 
in place (see above) to ensure that new developments along 
route R59 can be supplied with electricity as and when required. 
A number of new substations have been proposed along route 
R59; and Meyerton substation will be upgraded to provide 
electricity to new developments in the short to medium term.

SOLID WASTE

All urban areas in Midvaal have access to refuse removal 
services, while about 84% of smallholdings and agricultural 
holdings are served. There are three main landfill sites in Midvaal, 
including the one east of Henley on Klip. The municipality is 
currently compiling an Integrated Waste Management Plan.

Bulk infrastructureEngineering infrastructure
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Henley on Klip has a 
proud heritage built 
up since its founding 
in 1904. This heritage 
transcends historical 
buildings and is 
present in bridge 
railings, street signs 
and names (linking 
back to places near 
to Henley on Thames 
in the UK).

Heritage & tourism

Henley on Klip is indicated as a tourism 
node in the Midvaal SDF. Linkages to 
other attractions should be pursued to 
ensure an integrated tourism node.

The town has several guest houses, 
a wellness spa and a caravan park. 
Henley on Klip is also popular with 
weekend tourists. These include 
cyclists riding from surrounding areas 
and drinking something at one of the 
restaurants before returning home. 
Another weekend activity includes 
fishing in the Klip River. 

No identified or declared heritage 
structures could be determined in 
the information, but with such a 
rich history it is inevitable that some 
heritage elements should be present. 
A heritage survey needs to be done.

Apart from the built heritage, the precinct 
also has natural assets contributing to 
tourism. The Klip River provides popular 
hiking routes. Another attraction is Bass Lake 
just north of the village. It is a 10-hectare 
waterbody on a 75- hectare estate. It is 
rated as one of the best scuba training 
centres in the country. It further offers 
various other adventure activities, including 
a mountain bike trail of 9km for both casual 
and experienced riders.



22

3.4 ISSUES MAP

The Issues map serves as a broad summary of issues that 
need to be addressed in proposals for the precinct. Some of 
these can be identified as constraints, whilst others can be 
identified as opportunities. The ideal is to turn constraints into 
opportunities.

One of the biggest concerns for the residents is heavy traffic 
taking shortcuts through the village. This specifically true of the 
waste trucks travelling from the R59 to the Henley on klip landfill 
site. 
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PUBLIC ENGAGEMENT 4

95% of respondents showed a strong feeling for Henley on Klip, 
calling it “the place I call home”. In terms of what makes the 
precinct unique, 84% indicated that Henley on Klip has good 
liveability, whilst more than 70% felt that it has a rich heritage and 
a strong sense of community. Other responses referred to the 
following as positive characteristics: Tranquil, quiet and peaceful; 
and Nature with big trees, animals and bird life. Some respondents 
indicated that they know of unique buildings which could be 
preserved as part of a heritage plan, and some historic notes that 
need to be written up. To obtain detail on these, contact should 
be made with the relevant respondents to follow this up.

8%

92%

Live in Henley on Klip
No Yes

54%

46%

Work in Henley on Klip
No Yes

4% 1%

95%

Feel about Henley on Klip
I do not have any particularly strong feelings for the place.

I feel very connected to it as my place of work.

This is the place I call home.

71%

74%

32%

8%

84%

Strong sense of community (togetherness)

Rich heritage (history, tradition)

Mix of activities (services, businesses, residential)

Attractive for businesses (location)

Good liveability (quality of life)

What makes Henley on Klip unique

The public engagement process started with a first round where ward councillors were engaged 
through an online tool, named Mentimeter. With Mentimeter stakeholders could use their 
computers or smartphones to connect to a presentation where they could answer questions and 
see their responses in realtime.

For the second round a project website with storyboards was created with the assistance of the 
marketing team of the LM, also providing a link on the municipal website (https://storymaps.
arcgis.com/stories/dd802befd85b4a23b492da9e68bf86b6).

The project website contains some analysis data for the precinct, as well as a questionnaire 
(direct link for Henley on Klip https://forms.gle/9Qyf28u7ouTHPE7t7) that could be accessed and 
completed by the general public. Stakeholders can use their computers and smartphones to 
connect to the website where they can answer questions and see their responses in real-time. 
The councillors and local municipality through the LM’s website, were requested to distribute 
notifications and encourage stakeholders to complete the questionnaire. Names of specific 
people received during the first round, were also directly emailed and referred to the website 
with the questionnaire.

93 responses on the questionnaire were received. Herewith some of the responses.
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4%

39%

53%

4%

Future development for precinct?

It needs more commercial uses.
It should be enhanced as a tourism destination.
It should be protected to stay as it is.
It should develop with higher density residential.

Just more than half of the respondents (53%) feel the precinct should 
be protected to stay as it is. A relatively large percentage (39%) 
also indicated that is should be enhanced as a tourism destination. 
Responses for a vision is indicated above. In the previous question the 
wish for more shops (e.g. DisChem and Woolworths) was also expressed 
and the potential to make Henley on Klip a gated community was 
mentioned.

How would you describe a vision 
for the future development of the 

precinct?
Common response

More residential units
Keep as it is
Grow economic opportunities
Capitilise on nature aesthetics
Grow tourism industry
Improve public transport
Maintain existing infrastructure and 
keep precinct safe

The most important issues to address are crime (mentioned by 70% of respondents) and illegal land uses (41%). Other issues 
mentioned include the following: Issues with properties and buildings including residential properties that are not fully developed, 
half-built houses not worked on for years, illegal buildings, and the rise of informal backyard dwellings, and; Issues with regard to 
the environment including environmental conservation, overall run-down condition of the area, and unemployed (and illegal) 
immigrants (specifically in Rugby Road).

70%
41%

11%
23%

10%
22%

8%
13%

27%
7%

14%
4%

26%
9%

Crime
Illegal land uses

Approval of incompatible land uses by Council
Approval of unacceptable high density residential

Informal trade not accomodated
Lack of social/community facilities

Poor service delivery and poor infrastructure
Poor quality public spaces

Safe pedestrain connections and walkways
Social issues

Unemployment
Housing

Unique identity
Public transport

Most important issues

24%
19%

11%
5%

6%
45%

19%
16%

22%
25%

School
Clinic

Community hall
Housing

Informal traders facilities
Parks and children's playgrounds

Sports fields
Public transport facilities

Pedestrain facilities
Engineering services

Most critical government-driven projects needed
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13%

44%

9%

13%

22%

30%

36%

43%

57%

74%

Contribute money to a specific project driven by the
community

Assist the community with your skills and time to capacitate
them on specific project

Assist with construction of public facilities (school, creche,
clinic, sports fields)

Assist with maintenance public facilities (school, creche,
clinic, sports fields)

Improve pedestrian walkways (paving, trees)

Initiate a social programme in the area (e.g. training of a skill,
drug abuse)

Improve public spaces (trees, play park, street furniture, public
art, area for agriculture)

Maintain public spaces (cut grass)

Paint your house or other building that you own

Improve your garden

How would you be willing to be involved in community projects?

59%

8%

25%

39%

23%

10%

2%

28%

Trees/grass/play equipment/benches to improve
neglected spaces

Implementation of public art to improve neglected
public spaces

Paving and tree planting to improve pedestrain
sidewalks

Regular clean-up and education drives to stop
dumping/littering in open spaces

Implementation of small-scale urban agriculture in
open spaces

Improve public spaces (trees, play park, street furniture,
public art)

Painting of houses by land owners to create an identity
for the area

Regular or ad hoc public activities and festivals in
public spaces

Most relevant projects to be implemented by community

Public participation will be undertaken by the municipality after the draft final document has been made available. Due to the 
active participation in the completion of questionnaires by the stakeholders in Henley on Klip, follow-up public engagement 
should focus on in-depth discussions and negotiations covering the spatial proposals, development controls, and design 
guidelines for the future development of the precinct.
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5

5.2 GUIDING OBJECTIVES
SUSTAINABILITY AND RESILIENCE

Sustainability refers to the manner in which society uses available resources. This implies that everybody should strive to use 
available resources in such a manner that there are sufficient resources left for the people of tomorrow to make an acceptable 
living. Sustainability is applicable to all spheres of planning, including the natural environment, the built environment, the social 
environment, the economic environment, and the institutional environment. Resilience refers to the ability of an area to prepare for, 
respond to, and recover from significant hazards (natural and manmade) with minimum damage to public safety, health, and the 
economy.

The more sustainable an area is, the less reliant it is on external resources for survival, and the more resilient it will be. The less 
sustainable an area is, the more vulnerable and less resilient it is.

Spatial principles associated with sustainability and resilience include walkability, connectivity, diversity, transformation, and 
integration.

LIVEABILITY

A liveable area supports high quality of life, and social and economic wellbeing for its residents. It provides beautiful, efficient, 
safe, and healthy places and spaces designed for people of all ages and all abilities. Liveability is also applicable to all spheres of 
planning, including the natural environment, the built environment, the social environment, the economic environment, and the 
institutional environment.

Spatial principles associated with liveability include walkability, connectivity, diversity, and integration.

IDENTITY

Memorability is a combination of city identity (reality of a place) and city image (perception that exists of a place) – the closer 
identity and image are to each other, the stronger the memorability. In the 1930s, Gertrude Stein said of Oakland, California, “There 
is no ‘there’ there”. The phrase has stuck to refer to places that lack character and distinctiveness.

Identity is a combination of the following:

• Sense of place (unique urban elements, attractions, photogenic icons, historic layers)
• Quality of place (quality city-building – architecture and spaces)
• Spirit of place (unique culture and cultural activities)

Spatial principles associated with identity include diversity, transformation, distinctiveness, conservation and transformation.

5.1 INTRODUCTION
SPATIAL CONCEPTUALISATION

Based on the understanding of the 
precinct as illustrated in the previous 
sections, this section describes and 
illustrates the conceptual spatial structure 
for Henley on Klip.

Precinct boundary

Urban Development Boundary
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5.3 EXPLAINING THE PRINCIPLES
INTEGRATION

Integration of the built environment means to shape a precinct in such a way that it is socially and economically inclusive. This 
means that segregation of neighbourhoods and people, regardless of social background, age, gender, culture, religion, or skin 
colour is curbed through planning and design. The principle of integration does not only apply to people and communities, but also 
to the integration of compatible uses.

Integration is necessary to enable all people to be given equal and convenient access to social and economic opportunities in 
order to make a good living and to participate in civic life.

CONNECTIVITY

Connectivity refers to both socio-economic connectivity and connectivity to nature.

Socio-economic connectivity through, for example, transport planning, can give economic entities access to input (e.g. labour) 
and output markets, and it can provide choices for consumers. Economic productivity and general wellbeing could, for example, 
improve if long commuting times are cut through better connectivity. Connectivity to nature could improve ecological functioning 
and contribute to a healthier society, both mentally and physically.

DIVERSITY

Diversity within a precinct refers to a mix of uses, building types, space typologies, and activities being accommodated in one area.

Diversity is necessary to provide people with equal and convenient access to social and economic opportunities in order to make a 
good living and to participate in civic life. Diversity also assists in building social cohesion and in creating vibrancy.

WALKABILITY

Walkability refers to how user-friendly an area is for pedestrians to walk in.

Walking and cycling (cycleability) are referred to as NMT (non-motorised transport) that, in collaboration with public transport 
provide for more sustainable urban environments. Walkability has health (provides exercise), environmental (reduces car usage and 
pollution), and economic benefits (saves transport cost, reduces congestion and improves productivity).

“The poor does not have a choice but to walk. Supporting convenience and comfort for them is critical. However, a truly walkable 
city is a place where even the rich choose to walk. This requires much more than convenience and safety.”

DISTINCTIVENESS

Distinctiveness refers to the intrinsic character of a place and the meaning people (residents, workers, visitors) give to that place. 
Certain unique characteristics can make a place distinctively different and thus make it more interesting and memorable. A place 
lacking unique characteristics can be perceived as boring, with no sense of place.

When a place has a sense of distinctiveness, residents feel a connection with and belonging to (also then longing for) that place 
they are familiar with. People will care more for a place they feel connected to. When people visit and explore a place for the first 
time, and they enjoy the place, it leads to a positive emotion that might convince them to re-visit or return to the place. This has 
economic advantages in the form of tourism, business attraction, etc. 

CONSERVATION

Conservation refers to the protection (and conscious integration into urban planning and design) of those parts of the built 
environment that are of architectural, cultural, or historic significance. These include buildings (individually or in groups), localities 
(streets, blocks, environments or precincts), open spaces or landscapes, and other structures such as bridges, towers, etc. Through 
integration of conservation as opposed to mere opposition of development, the goals of urban heritage conservation could be 
integrated with the goals of social and economic development. An integrational approach is important, because, almost always, 
the oldest parts of cities are under the biggest development pressure, standing in the path of the most drastic changes. 

Conservation of important conservation-worthy urban artefacts is important for a community’s self-identity and sense of purpose. 
Conservation further contributes to identity and a layering of richness that could hold economic benefits through, amongst others, 
tourism.

TRANSFORMATION

Transformation refers to adapting the urban environment in a responsible manner to address changes (economic, social, 
technological, policy) taking place in the urban marketplace.

Responsible transformation is necessary to accommodate a growing or changing population by providing sufficient and 
quality social facilities, quality public spaces, responsive buildings that contribute to quality spaces, and adequate and reliable 
engineering services, that would contribute to a more liveable city, fostering a healthy population, both physically and mentally.



28

5.4 RELATING PRINCIPLES TO THE MAIN ISSUES

5.5 VISION

5.6 SPATIAL CONCEPT
The spatial concept is based on different functional zones (the chambers of the heart), 
each with different land-use characteristics and densities, yet supporting and fitting in with 
the unique identity of Henley on Klip (the heart).

“Henley on Klip is an urban village where all 
developments support the unique identity of 

the precinct.”

Henley on Klip is a residential area 
with a unique rural character. This 
character needs to be supported and 
enhanced, not only for sentimental 
reasons, but also as heritage resource 
that can contribute to the economy 
through tourism activities. Protecting 
the character of Henley on Klip supports 
the principles of conservation and 
distinctiveness.

The locality of Henley on Klip relatively 
close to the Meyerton CBD and the R59, 
together with the availability of vacant 
land does, however, contribute to the 
development pressure for higher density 
residential uses experienced by the 
precinct. This is in spite of the precinct 
falling outside the urban development 
boundary.

The legitimacy of both of these view 
points needs to be assessed and 
the discrepancy addressed. Should 
the principle of transformation be 
supported, development should be 
guided towards the most appropriate 

built form, land use, and density given the 
heritage conservation of the area, as well 
as the dolomitic formations existing in the 
precinct.
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5.7 SPATIAL STRUCTURING ELEMENTS
The spatial concept includes the following structuring elements:

• Functional zones;
• Transit Oriented Development (TOD) node;
• Traffic box with traffic calming;
• Recreational spines and nodes; and
• Gateway feature.

These are outlined on the following pages, with detail proposals presented in the Development Framework (Section 9).
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Functional zones

Given the development pressure 
experienced in Henley on Klip, it 
is proposed that this pressure be 
channelled in a responsible manner to 
specific zones with defined zoning lines 
in order to support the protection of the 
character of Henley on Klip.

A set of guidelines forms part of the 
Development Framework to ensure 
compatibility of any new development 
to support the character of the existing 
area, even with context-specific higher 
densities at some places.

Although a set of guidelines for an 
“ideal” is provided, the specific 
densities and height on a stand will 
be dependent on geotechnical and 
dolomitic constraints.

TOD node

A Transit Oriented Development (TOD) 
node (a highly walkable mixed-use 
node where higher density residential 
is integrated with non-residential uses) 
should ideally be established next to the 
station to provide easy access for more 
people to public transport. In general, a 
TOD node is planned to cover an area 
with a radius of 400-800m around the 
station, depending on the context.

Typical characteristics of a TOD are 
defined as the 3 D’s: Density, Diversity 
of land-use patterns and activities, and 
habitable Design. In terms of design, 
one of the most important principles 
is to create a vibrant, walkable 
environment. This calls for a permeable 
layout, mixed uses with commercial 
activities on ground level and residential 
on upper storeys, and well-defined and 
good quality public spaces.

The train station plays a vital role in 
the development of a TOD node. Of 
critical importance is the east-west link 
across the railway line that needs to 
be addressed with the design of the 
station and the surrounding area. In 
general, one of the ways to establish 
a pedestrian crossing over the railway 
line is at the station - much more cost-
effective than a dedicated pedestrian 
bridge.

Two challenges present themselves, thereby hampering efficient use of this opportunity. 
Rail travelling as commuter service is in many areas poorly managed and thus used 
only to a limited extent. The other challenge has to do with spatial constraints. In 
general, all stations have a large portion of land (approximately 200m wide and 1km 
long) around the station, which is owned by Transnet. The complexities involved in 
obtaining this land often sterilises the land for development. In spite of that, the ideal 
of a TOD node should still be strived for. Newly developed, higher density residential 
typologies and character of development north of the railway line do not support the 
requirements of a TOD node.

Although the planning principles around TOD nodes are universal, application of these 
principles should, however, be adapted based on the context. 

Medium density

Gateway zone

Henley Drive Neighbourhood node 

Low density

Train station with 
TOD node
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Traffic box with traffic calming

The purpose of the traffic box is to 
redirect heavy traffic (of specific 
relevance to waste trucks moving to 
and from the Henley on Klip Landfill Site 
east of the river) between the R59 and 
the R551 around Henley on Klip, and not 
through the neighbourhood. A critical 
road to facilitate this is the proposed 
K210 road to be constructed as link 
between the Meyer Street offramp 
and the R551. This would provide an 
alternative for trucks to be redirected 
either from the Meyer Street offramp 
directly onto the K210, or from the 
Henley Drive offramp, towards the right 
on Springbok Road (M61), and left on 
the K210. The K210 thus needs to be 
constructed as a matter of urgency. 

The future box will be defined in the east 
by the extension of Eaton Road forming 
part of a larger provincial future road 
network (K91) linking the R550 and the 
R551. The construction of this road is not 
a current provincial priority.

The extension of Ewelme Road towards 
the north (as planned) is disputable, 
as this might entice motorists to take 
shortcuts through Henley on Klip. It is 
believed that the north-south extension 
of Eaton Road should be designed 
to accommodate all north-south 
movement.

At the crossings where potential 
access could be obtained 
into the residential core, traffic 
calming features should be 
provided at those intersections. 
To contribute and enhance the 
identity of the precinct, these 
should not be merely engineering 
solutions to traffic calming, but 
should be designed to also 
accommodate placemaking 
elements.

Proposed K210

Proposed K91

Springbok Road
M61

Traffic calming 
circles

R59

R551

Recreation spines and nodes

A recreational spine with recreational 
nodes are proposed to make maximum 
use of existing resources and further 
enhance legibility and identity of the 
precinct as an urban village.

The Oval

Nuneham Road 
recreation spine

Klip River 
recreation spine

Tourism 
related node

Recreation 
related node
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Gateway feature

Henley on Klip is a unique 
neighbourhood. However, the 
character of the area around the 
access point from the R59 at the Henley 
Drive offramp does not support this 
sense of place.

It is proposed that a gateway feature 
be developed at this point. This should 
be more monumental (e.g. a building, 
a development with a large public 
square, or a large public art piece) than 
a small welcoming sign.

Gateway feature
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DEVELOPMENT FRAMEWORK 6
Based on the analysis and the spatial conceptualisation, the 
Development Framework was developed and consists of the 
following components:

• Movement Framework;
• Land-use and density Framework;
• Provision of social facilities; and
• Open space Framework.

To ensure that all new developments support the vision and 
character of Henley on Klip, a set of development guidelines 
is provided as part of each of the zones of the Development 
Framework. Guidelines include the following:

6.1 INTRODUCTION

6.2 DEVELOPMENT APPROACH

Framework for the definition of 
the “sense of place” of a place

QUALITY OF THE PLACE

• Quality of public spaces (hard 
and soft; linear and nodal)

• Architectural quality
• Infrastructure services
• Vehicular movement and 

parking
• Non-motorised movement
• Universal design
• Public facilities

SPIRIT OF THE PLACE

• Sense of community
• Sense of safety
• Community events
• Vibrancy in public spaces

CHARACTER OF THE PLACE

• Built form
• Patterns of development
• Streetscape
• Interface design
• Heritage elements
• Landmark elements
• Public art
• Environmental elements

Given the development pressure experienced in Henley on Klip, it is proposed that this pressure be channelled in a responsible 
manner to specific zones with delineated zoning lines in order to support the protection of the character of Henley on Klip. Land-use 
and density proposals to this effect are presented in the precinct plan. 

With regard to the character of an area, a generic list with the elements to be considered for sense of place is provided in the text 
box below, with specific characteristics relating to Henley on Klip presented to the right. This is based on the analysis done by the 
consultants, and should be refined in consultation with the residents of Henley on Klip.

Taking these elements into account, design guidelines have been drafted to ensure future developments are in line with, and 
support and enhance the character and sense of place of Henley on Klip. Whilst these proposals for an “ideal” is provided, the 
specific densities and height on a stand will be dependent on geotechnical and dolomitic constraints.

HENLEY ON KLIP SENSE OF PLACE

CHARACTER OF THE PLACE

Built form: Single residential houses surrounded 
by greenery.

Patterns of development: Village character 
with non-residential land uses mainly located 
on main street.

Streetscape: Lanes of trees; landscaping on 
sidewalk.

Interface design: Limited high boundary walls 
ensuring visibility between the street and the 
stand; Street front commercial activity at the 
Henley shopping centre. 

Heritage elements: Many historic buildings 
and structures (a complete register should be 
compiled); The Oval. Henley Museum.

Landmark elements: Oprah Winfrey Academy; 
heritage elements.

Public art: Signage with Victorian design 
throughout the precinct.

Environmental elements: Ample trees, plants, 
river.

QUALITY OF THE PLACE

Quality of public spaces: No real hard spaces; 
Many beautiful gardens; Many public spaces 
give the impression of neglect, though they 
have a lot of potential.

Architectural quality: Buildings do not have 
a coherent character in terms of design, but 

design quality of (especially newer) houses 
are good.

Infrastructure services: Nothing specific that 
stands out. Although there is a need to 
provide a sewer network east of the river, the 
lack thereof supports the image and idea of 
a rural area.

Vehicular movement and parking: Through 
movement of trucks have a negative 
impact; On-street parking at the Henley 
shopping centre.

Non-motorised movement: Nothing specific.

Universal design: Nothing specific.

Public facilities: Library.

SPIRIT OF THE PLACE

Sense of community: Henley on Klip symbol 
(Hoopoe); Whatsapp groups; Facebook 
groups; Henley Herald local newspaper; 
Henley Friends Business Network.

Sense of safety: Community Policing Forum; 
Security patrols; Henley Watch (about 85% of 
all households affiliated).

Commuity events: Wine, Art and Music 
Festival; Beautiful Gardens Competition.

Vibrancy in public spaces: There are no 
specific vibrant public spaces - community 
gatherings mostly take place at private 
coffee shops and restaurants.

• Site development guidelines to ensure densification 
provides adequate open space on site to ensure a quality 
living space for the residents in the development;

• Street interface guidelines to ensure that a building has 
a responsive street edge that could support passive 
surveillance and safety of/in the street; and 

• Residential interface guidelines (where applicable) to 
ensure that a new, higher density development minimises 
the potential negative impact on adjacent single residential 
properties, by respecting the privacy and solar access of 
these properties.
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6.3 MOVEMENT FRAMEWORK

Proposed K210

Proposed K91

Springbok Road
M61

R59

R551

The purpose of the traffic box is to redirect heavy traffic 
between the R59 and the R551 around Henley on Klip, and not 
through the neighbourhood. A critical road to facilitate this is 
the proposed K210 road to be constructed as link between 
the Meyer Street offramp on the R59 and the R551. This would 
provide an alternative for trucks to be redirected either from the 
Meyer Street offramp directly onto the K210, or from the Henley 
Drive offramp, towards the right on Springbok Road (M61), and 
left on the K210. The K210 thus needs to be constructed as a 
matter of urgency. 

The purpose of the main internal road network is to direct 
movement of vehicles entering the neighbourhood onto a few 
main routes. Such a higher order network could contribute to 
enhanced legibility assisting in orientation, especially where 
these roads are designed in a similar fashion. To have such 
a network of similar designed main roads could also assist in 
enhancing the identity of the area. Since many cyclists also 
come to Henley on Klip for weekend rides, this could further 
support the tourist attraction of the neighbourhood.

With higher traffic volumes on these internal roads it is proposed 
that all roads are designed to accommodate dedicated NMT 
lanes. A 2m walkway and 3m cycle lane should be provided in 

TRAFFIC BOX MAIN ROADS

MAIN INTERNAL ROADS

The future box will be defined in the east by the extension of 
Eaton Road (future Class 2 Road) as part of a larger provincial 
future road network (K91) linking the R550 and the R551. The 
construction of this road is not a current provincial priority.

The extension of Ewelme Road towards the north (as planned) 
is disputable, as this might entice motorists to take shortcuts 
through Henley on Klip. It is believed that the north-south 
extension of Eaton Road should be designed to accommodate 
all north-south movement.

the reserves of all these roads. Planting of rows of street trees of 
a specific type would also enhance identity. 

NMT route

road reserve
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The main purpose of traffic calming is to prevent traffic from 
speeding through the area. Although it has a practical function, 
the manner in which it is designed can also make them 
placemaking and identity elements.

A traffic circle can become a feature that creates a sense of 
place. In order to also fulfil this function, it should not only be 
a mini circle, but a substantial circle that can accommodate 
landscaping and public art, or even be a piece of art.

TRAFFIC CALMING
Traffic calming can also be achieved by choking the entrances 
at the main road into the core of the neighbourhood, or on the 
zoning line between a commercial strip/node and the core 
residential area.

Examples traffic circles as placemaking elements

Example choker for traffic calming and placemaking

Walkway 
continues with 

paving through 
crossing

Landscaping or parking 
for commercial on strip

Single lane through entrance

Trees and landscaping choking 
the road - can have bench, 

playing equipment, art)

Widening of roadway 
after entrance

Railway lines are often among one of the biggest obstructions 
for pedestrians. Due to limited crossings (mainly found at 
vehicular bridges) many people cross the railway line in very 
unsafe circumstances. Each station should be treated as an 

TRAIN STATION
opportunity to provide at least one more decent and safe 
crossing over the railway line. An improved, reliable and safe rail 
service, coupled with a quality station design would also assist in 
kickstarting a TOD node around the station. 
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Zone 1

Zone 2

Zone 3

Zone 4

Zone 5

Zone 6

6.4 LAND USE & DENSITY FRAMEWORK

Land-use zones

Henley on Klip is divided in different land-use zones. The purpose 
of land-use zones is to define the character of each area. 
Although general zoning categories in terms of the Land-use 
Scheme are linked to each zone, the plan does not indicate 
the specific zoning of erven. As such, the existing and proposed 
locality of public uses (e.g. schools, clinics, parks) are not 
indicated. Per implication, adequate provision should be made 
for these facilities to accommodate the estimated growth in the 
population of the precinct. To this effect the Municipal Council, 
as well as the Provincial Government should identify and obtain 
appropriate properties where these could be constructed. 

To ensure that all new developments support the vision, 
character, environmental quality, and quality of life in each 
zone, a set of development guidelines is provided as part of 

each of the zones, where applicable. Guidelines include the 
following:

• Site development guidelines to ensure densification 
provides adequate open space on site to ensure a quality 
living space for the residents in the development;

• Street interface guidelines to ensure that a building has 
a responsive street edge that could support passive 
surveillance and safety of/in the street; and 

• Residential interface guidelines (where applicable) to 
ensure that a new, higher density development minimises 
the potential negative impact on adjacent single residential 
properties, by respecting the privacy and solar access of 
these properties.

NOTES
• Zoning vs preferred land use: Zoning provides a legal right 

already assigned to an erf, whilst the purpose of a precinct 
plan is to illustrate a vision for the precinct. Achieving this 
vision is partly about land use (not zoning), but also relies on 
the implementation of certain development controls and 
design guidelines to ensure a spatial form that supports the 
vision. The precinct plan thus proposes a list of preferred uses 
for each zone. This  does not override the land use scheme, 
but needs to be negotiated with a developer within the 
ambit of zoning still to be legalised.

• Applications in terms of precinct plan in light of limited 
services: Where higher densities are proposed, but 
services are not adequate in terms of availability and/or 
capacity, higher densities could only be approved when 
adequate bulk infrastructure is available. This is of specific 
relevance where small erf-by-erf projects take place. Mega 
developments could, to a large extent, financially support 
the provision of bulk infrastructure.

• Dolomite: All development proposals in the precinct plan 
are subject to dolomitic restrictions where appropriate.
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Zone 2: Henley on Klip Low density - Single residential

Zone 1: Henley on Klip Rural density

The rural character of this zone will largely be maintained. Limited subdivisions in terms of the Midvaal 
density policy will be allowed due to the character of the area and existing limitation on services.

APPROACH PROPOSED 
ZONING PREFERRED LAND USE DENSITY

(DU/HA)
BUILT FORM (FAR, 

COVERAGE)
Densification through subdivision 
and infill development

No rezoning for sectional title 
development

Residential 1

See 
Implemen-
tation 
Framework 
for policy 
implications

Main: Residential Dwelling 
unit

Additional: Additional 
Dwelling Unit, Bed and 
Breakfast, Day Care Facility, 
Home Enterprise

Area A: Recreational 
uses linked to Bass 
Lake

Area B: Hospitality 
Establishments linked 
to Klip River

10 units/ha

(each erf min 
1 000 m2)

Single residential 
houses surrounded by 
landscaping

(Land Use Scheme 
Residential 1 adapted)

FAR: 0,6

Coverage: 30%

Height: 2 storeys

(House max 600 m2)

DEVELOPMENT CONTROLS

The single residential character of this zone, with loose standing houses surrounded by natural elements, 
will be maintained. Limited densification through subdivision will be allowed. It is necessary that a low 
coverage is developed to ensure more land for greenery. This zone falls outside the UDB.

SITE DEVELOPMENT GUIDELINES
The purpose of the site development guidelines is to ensure that densification supports the character of the zone. This implies, 
amongst others, the prevalence of trees (as many existing trees to be retained as possible) and other natural elements.

Combined entrance

4 full title properties 1 000 m2 each

At least 40% of trees on the site should be 
retained, the rest replaced with indigenous trees 

Property boundary with palisade fence for at 
least 40% of the length of the boundary - rest 

can be a solid wall

APPROACH PROPOSED 
ZONING PREFERRED LAND USE DENSITY

(DU/HA)
BUILT FORM (FAR, 

COVERAGE)
Limited infill and subdivisions Residential 1

See 
Implemen-
tation 
Framework 
for policy 
implications

Main: Residential Dwelling 
unit

Additional: Additional 
Dwelling unit, Bed and 
Breakfast, Day Care Facility, 
Home Enterprise

5 units/ha

(each erf min 
2 000 m2)

Single residential 
houses surrounded by 
landscaping

FAR: 0,6

Coverage: 30%

Height: 2 storeys

(House max 1 200 m2)

DEVELOPMENT CONTROLS

2

1

A

B

No specific development guidelines are applicable.
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125m

90m

Zone 3: Henley on Klip Medium density

APPROACH PROPOSED 
ZONING PREFERRED LAND USE DENSITY

(DU/HA)
BUILT FORM (FAR, 

COVERAGE)
Densification through subdivision, 
infill development, rezoning with 
new development

Residential 2

See 
Implemen-
tation 
Framework 
for policy 
implications

Main: Residential Dwelling 
unit, flats (added to 
Residential 2), townhouses

Additional: Bed and 
Breakfast, Day Care Facility, 
Home Enterprise

Single residential: 
20 du/ha (each erf 
min 500 m2)

Sectional title: 25 
du/ha

Residential with ample 
trees and landscaping

Single residential:
FAR: 0,5
Coverage: 25%
Height: 2 storeys

Multi-residential:
FAR: 0,75
Coverage: 25%
Height: 3 storeys

DEVELOPMENT CONTROLS

Densification will be allowed in this zone, providing for higher density within the UDB.

Townhouses stepping down from preferably 3 storeys (but 
minimum 2 storeys) on the street front (to ensure passive 
surveillance of the street) towards 1-2 storeys to the rear of 
the site. A range of diverse residential typologies creates 
variety and interest.

Central communal open space for 
socialisation, children play area

Vehicle movement and parking 
surrounding the development

Buildings should not cover more than 
1/2 of the width of the stand and 

buildings should be split in smaller units

Secure pedestrian gate

Secure vehicle gate into residential 
development

Secure vehicle gate into residential 
development

• A building may not be placed further than 3m from the 
street boundary. The area in front of the building should 
not be fenced, but landscaped and maintained.

• The building should not have a blank wall on the street, 
but should have adequate windows and balconies 
looking out on the street space.

• A fence or boundary wall may not be erected in front of 
the facade of the building, but may be provided in line 
with the facade between two separate building units.

Boundary fence - can be a solid wall

Boundary fence - can be a solid wall

St
re

et

SITE DEVELOPMENT GUIDELINES
The purpose of the site development guidelines is to ensure a quality living space for the residents in the townhouse development. 
This implies adequate trees and a functional soft, green space (not small leftover spaces due to the bulk of open space designed 
for cars). Landscaped areas have environmental advantages (microclimate and pollution management) and social advantages 
(socialisation space and children’s play area).

STREET INTERFACE GUIDELINES
The purpose of the street interface guidelines is to 
ensure that a building has a responsive street edge that 
could support passive surveillance and safety of/in the 
street.

See street interface guidelines

example of 
townhouse 

development 
defining the street

vehicle gatepedestrian gate

street 
boundary

3
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Zone 4: Henley Drive Neighbourhood node

APPROACH PROPOSED 
ZONING PREFERRED LAND USE DENSITY

(DU/HA)
BUILT FORM (FAR, 

COVERAGE)
Horizontal mixed-use development 
through infill development, 
refurbishment of existing buildings, 
new development

Extend neighbourhood node 
to act as linear strip to run all 
along Henley Drive - manage 
development for specific purpose 
(e.g. tourism)

Business 2

See 
Implemen-
tation 
Framework 
for policy 
implications

Horisontal mixed use

Active non-residential 
uses on street front: 20% of 
development

Residential uses on rear of 
site: 80% of development

Within node: 40 
du/ha

Densification is 
not allowed within 
200m from node, 
but only within 
node itself.

FAR: 2

Coverage: 60%

Height: 3 storeys

DEVELOPMENT CONTROLS

DEVELOPMENT RATIONALE

Henley Drive is envisaged as a mixed-use activity spine with a fine grain of active uses close to the street. 
This will contribute to a distinctive and vibrant ambience that could also benefit tourism. Transformation of 
the street should be achieved through landscaping and developments that activate the street space.  

The boundaries for the Henley on Klip node as 
delineated in the Midvaal Nodal Policy is indicated 
on the aerial photo. It is proposed that the node 
be demarcated as a strip development (activity 
spine with proposed boundaries indicated below), 
as this would be a universal planning pattern where 
there is pressure for non-residential uses to locate 
along busier roads. An integral characteristic for the 
success of the node will be the mixed-use character 
with commercial on the street front and higher 
density residential to the rear of the site. This will 
contribute to a distinctive and vibrant ambience 
that could also benefit tourism.

proposed linear strip node

node delineated in 
Midvaal nodal policy

4

Another important characteristic to pursue would 
be a human-scaled street, as opposed to a 

street dominated by cars. This will also enhance 
the identity and sense of place of the area. 

Transformation of the street space should be 
achieved through landscaping and developments 

that define and activate the street space, as 
opposed to large tracts of parking and blank walls. 

before after
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SITE DEVELOPMENT GUIDELINES

Mixed-use with active 
ground floor on the 

street front and offices 
or residential on upper 

storeys

Townhouses 1-2 storeys

Separate entrances for 
commercial in front and 

residential behind

Central communal open space for 
socialisation, children play area

Vehicle movement and parking 
surrounding the development

Service yards (e.g. litter bins, restaurant 
backyards) should not be closer than 

10m from residential to the rear

Buildings should not cover more 
than 2/3 of the width of the stand 

and buildings should be split in 
smaller units with landscaped areas 

in between two units

Secure vehicle gate into 
residential development

Secure vehicle gate into 
residential development

Solid wall separating commercial 
activities and residential 

development

125m

90m

RESIDENTIAL INTERFACE GUIDELINES

The purpose of the site development guidelines is to ensure a quality mixed-use development with activity on the street front and 
quality living space for the residents in the development to the rear of the site. This implies adequate trees and a functional soft, 
green space (not small leftover spaces due to the bulk of open space designed for cars). Landscaped areas have environmental 
advantages (microclimate and pollution management) and social advantages (socialisation space and children’s play area).

This interface refers to the transition line between new development along Henley Drive and existing residential properties behind 
and adjacent to it. The purpose of the residential interface guidelines is to ensure that a new, higher density development minimises 
the potential negative impact on adjacent single residential properties, by respecting the privacy and solar access of these 
properties. This interface can be midblock on the rear boundary between two erven (e.g. the block along Henley Drive), or where 
the zoning line runs along a street.

See residential 
interface guidelines

See street interface 
guidelines

interface 
MIDBLOCK 
between 
existing 
property 
and new 
development

interface ON STREET between existing 
property and new development

ad
ja

ce
nt

 p
ro
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H
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y 

D
ri

ve

adjacent property

adjacent property

Henley Drive

No service yards 
(e.g. litter bins 
or backyards of 
restaurant kitchens) 
should be closer 
than 5m from the 
rear boundary

A 2m-high solid 
boundary wall 

with a row of 
trees should be 

provided on the 
rear boundary

Height of new buildings should step up from the rear 
boundary (new building(s) should be located at least 

1,5 times the height of the new building away from the 
boundary)

No balconies 
may be 
provided on 
the side facing 
the single 
residential 
property.

Stand size: 11 250 m2

Land use on street front: Mixed-use with commercial activity on ground floor
Residential behind @ density of 35du/ha = 40 dwelling units on site

Example:
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new building
socialising 

behind 
building

parking

Henley 
Drive

NMT

refurbish 
existing 
building

socialising   
front lawn

max 2 rows of parking in 
front; rest behind building

Henley 
Drive

street 
boundary

street 
boundary

NMT

Can be palisade 
fence on the 
street boundary, 
but no solid wall

Maximum 1 row of parking in 
front to minimise hard space 

and ensure building is placed 
close to the street

Rest of parking behind 
building

Placement of new building should define 
the street, and ensure passive surveillance 
on the street to contribute to safety in the 

street
1-3 storeys (preferably 3 storeys) -

Active ground floor on street front -
Placement < 13m from street boundary - 

Refurbish building as 
needed (heritage 
building to follow 
appropriate legislative 
processes)

Maximum two rows 
of parking in front to 
minimise hard space

1 tree / 2 parking 
bays to support green 

character

Convert/refurbish existing building

Examples active street interface

Construct new building

Can be palisade 
fence on the 
street boundary, 
but no solid wall

STREET INTERFACE GUIDELINES

parking behind buildings

interface design for passive surveillance 
of street space (see balconies)

interface design activates street space

harsh car space

softer space on pedestrian scale

The purpose of the street interface guidelines is to ensure that a building has a responsive street edge that could support activity, 
passive surveillance, and safety of/in the street. With conversion of existing buildings, buildings might be located towards the middle 
of the site. With complete new development, buildings must be guided in terms of land use, design, and placement to ensure an 
adequate street interface.
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Zone 5: Henley on Klip Transit Oriented Development (TOD) node

APPROACH PROPOSED 
ZONING PREFERRED LAND USE DENSITY

(DU/HA)
BUILT FORM (FAR, 

COVERAGE)
Vertical mixed-use development 
through infill with new 
development, refurbishment of 
existing buildings

Business 2

See 
Implemen-
tation 
Framework 
for policy 
implications

Vertical mixed use

Min 40% of area active 
non-residential uses on street 
front on ground floor (retail, 
restaurants, cafes, services)

Residential uses on upper 
storeys

(Land Use Scheme 
and Density Policy: 
Permissible density 
transit station TOD 
node)

As close as 
possible to 40 
units/ha

FAR: 2

Coverage: 60%

Height: 3 storeys

DEVELOPMENT CONTROLS

DEVELOPMENT GUIDELINES

Typical development parameters are provided in the following, but 
specific design controls should be defined in the Urban Design Framework.

DEVELOPMENT INTENSITY
The area should form a focal point for community 
activity through the concentration of people at all 
times of the day for different reasons.
Density: 40 units/ha; FAR 1-3. 

STREET INTERFACE
Buildings should provide an active street front and a 
transparent interface to ensure passive surveillance of 
the street space. The facade should have 75% windows 
on ground floor, a major entrance on the street, 
activities (restaurants) spilling out on the sidewalk, 
balconies on upper storeys.
PERMEABILITY
To improve walkability, a permeable structure should 
be provided in order for pedestrians to filter through the 
node towards and from the station. A grid of 50-150m 
provides an ideal permeable structure. In the case 
of blocks longer than 150m, pedestrian walkways for 
shortcuts through the block should be provided. 

PARKING
Large parking areas should not dominate the node. 
On-street parking should add to activity in the street. 
On-site parking should mainly be provided behind 
buildings, with parking provided in smaller pockets and 
shared by various buildings.

QUALITY PUBLIC SPACES
Public spaces should be on a human scale with interest 
and comfort for pedestrians, with reference to trees, 
landscaping, street furniture , public art and paving. A 
reception space should be provided on both sides of 
the station. Well-designed hard spaces (squares) and 
soft spaces (parks) should be provided.

DIVERSITY
Typical mix of uses throughout the node: 
Employment 20-40%; Residential 30-60%; Civic 10%
Vertical mixed use: Activating commercial / civic 
uses on ground floor; other uses upper storeys.
Mix of building typologies with a focus on medium 
rise vs high-rise.

Examples design of buildings in a TOD node

well-designed hard 
spaces

medium-rise 
buildings with 

variety of 
designs

permeable 
block with a 

combination 
of well-

designed 
spaces and 
pedestrian 
walkways 
providing 
shortcuts 

through the 
block

The TOD node is a walkable mixed-use node with a focus on public transit.

5

perimeter 
block with 
variety in 

design

BUILDING PLACEMENT
Buildings should be placed on the street to define and 
enclose the street space on a human scale. Buildings 
should not be placed more than 3m from the street, though 
a 0m build-to line with an active interface is encouraged. 
Perimeter blocks provide an ideal form for a responsive 
street interface and well-defined communal spaces.
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Zone 6: Gateway zone

APPROACH PROPOSED 
ZONING PREFERRED LAND USE DENSITY

(DU/HA)
BUILT FORM (FAR, 

COVERAGE)
Refurbishment, new development 
or infill development

Business 2

See 
Implemen-
tation 
Framework 
for policy 
implications

Vertical and horisontal mixed 
use

80% of area non-residential 
(can be focused on vehicles 
with through route)

20% of area residential

(Land Use 
Scheme)

40 units/ha

FAR: 2

Coverage: 60

Height: 3 storeys

(Landmark building 
as part of gateway 4 
storeys)

DEVELOPMENT CONTROLS

The Gateway Zone is a mixed-use zone esablishing a gateway to Henley on Klip. The zone also houses 
the split where heavy traffic turns south on Springbok Road to bypass the village of Henley on Klip. When 
continuing on Henley Drive a landmark feature should be established just as one crosses the railway line.

6

Examples landmark buildings and spaces

PLACEMAKING TRAFFIC CIRCLE
The main purpose of the proposed traffic circle at the intersection of 
Henley Drive and Springbok Road is to establish a point where heavy 
traffic is directed south onto Springbok Road, whilst other traffic may 
continue on Henley Drive. At this gateway point Henley Drive should be 
choked east of the circle to make it difficult for heavy traffic to enter. 
Apart from managing traffic, the circle should also be designed in such a 
way to contribute to the creation of a sense of place for the precinct. This 
could be achieved with landscaping and public art as focal point.

LANDMARK BUILDING
Just as one crosses the railwayline, a landmark building should be 
developed as focal point defining the entrance into Henley on Klip. In 
general, a landmark building is a building that has a unique shape (i.e. 
not just a block building). When located on a corner such as this, the 
building should be orientated towards the corner with a design feature 
as focal point. Good quality spaces and landscaping should support the 
architectural quality of the building.

landmark building

placemaking traffic circle

Examples placemaking traffic circles
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6.5 PROVISION OF SOCIAL FACILITIES

REQUIRED FACILITIES BASED ON DENSIFICATION

Based on the maximum densities as proposed for the different 
zones in the Land Use Framework, the estimated future 
population of Henley on Klip might reach approximately 
40 000 people at an average household size of 3,2. The CSIR 
Guidelines for the Provision of Social Facilities in South African 
Settlements (2015), was used to determine the number and 
type of community facilities required to serve the community. 
These include the following:

• 1 Police station (0,5 ha)
• 2 Local libraries (0,1 ha)
• 1 Community health centre (1,5 ha)
• 1 Primary health clinic (0,5 ha)
• 1 Swimming pool (0,16 ha)
• 40 Sports fields (22,4 ha)
• 40 Parks (20 ha)
• 3 Secondary schools (14,4 ha)
• 7 Primary schools (19,6 ha)
• 30 Creches/EDCs (1 ha)
• 1 Home Affairs district office (0,2 ha)
• 2 Home Affairs permanent service points (0,1 ha)
• 2 Home Affairs Thusong centres (0,1 ha)
• 1 Cemetery (8 ha)
• 1 Community centre (0,3 ha)
• 13 Religious centres (1,3 ha)
• 1 Old age home (2 ha)
• 1 Childrens home 1 ha)

The total area required for these facilities is approximately 93 
ha. To put this in perspective, this would be an area as large as 
Zone 5 and Zone 6 combined.

Area required 
for facilities 
to serve the 
estimated 
future 
population is 
approximately 
the same size 
as Zones 5 and 
6 combined.

PROPOSED PROVISION OF FACILITIES

A concern of the CSIR guidelines is that it provides standards 
for the provision of facilities in an “ideal” situation (e.g. in a 
large greenfields development )where each facility could be 
established on its owns land parcel. However, this is not viable, 
and simply not possible in an urban context where higher 
densities need to be provided - specifically to support public 
transit through TOD nodes. Another approach towards the 
provision of facilities thus need to be pursued. 

Firstly, facilities should be combined on one stand and in one 
building to provide a one-stop centre for various community 
facilities. For instance a community hall could be designed with 
upper floors containing a library, clinic, Home Affairs offices, 
etc. It is simply not viable to provide a specific site for each of 
these facilities. To successfully implement an integrated facility, 

Zone 3 with more vacant 
land to acquire for facilities

Zone 5 for a more urban 
approach to the provision 

of facilities5

3

cooperation and coordination between various national, 
provincial and local municipal departments are critical. Sharing 
of sports fields between the community and different schools 
should also be undertaken, even though this will require more 
management and coordination from all stakeholders.

Specific portions of land should be identified to provide future 
one-stop community centres. An appropriate locality would 
be in Zone 3 south of The Avenue as there are plenty of vacant 
stands, and this is within the densification zone. Zone 4 is not 
ideal, as the node should provide an active street edge. In 
general, community facilities do not contribute to an active 
edge, providing long dead boundary walls or fences with an 
introverted design.

Given the situation with limited community facilities, it becomes 
even more important to ensure good quality, and socially 
responsible private developments that could (at least) provide 
quality open space and recreational facilities for residents on site.

Secondly, government departments and developers should 
sternly pursue the establishment of community services as 
integral part of a large residential or commercial development. 
This supports the concepts of, for example, urban schools 
(accommodated on one or two storeys of a building), a police 
station occupying office space in a building and urban sports 
facilities, playgrounds and gardens on the podium deck or 
rooftop of a building.

It is thus 
proposed 
that the more 
urban facilities 
(e.g. Thusong 
centre, Home 
Affairs offices, 
and possibly an 
urban school) be 
accommodated 
as integral part 
of the Zone 5 
TOD development.

Community facilities as integral 
part of development



45

6.6 OPEN SPACE FRAMEWORK

The Oval is a prominent feature in Henley on Klip; not only as a recreational asset, but also as identity element. The park should be 
protected and landscaping could be enhanced, but the openness of the park should be maintained. To accommodate sports and 
recreational facilities for a growing future population, part of The Oval could be redesigned with open sports fields and children’s 
playgrounds. It is important that none of these are fenced off to retain permeability of the public space.

THE OVAL

KLIP RIVER RECREATIONAL ROUTES
The Klip River provides an ideal opportunity for recreational and 
tourism-related activities (e.g. walking, socialising, jogging). 
This is proposed as the main recreational spine stretching 
north-south through the precinct. Walkways crossing the river 
at frequent intervals are not necessary as these crossings do 
not really happen on a daily basis where people have to walk 
to work, etc. Walkways all along the river will be mainly for 
recreational purposes and should be elevated to protect the 
ecology. At least one crossing should be provided to link the 
area east of the river along Nuneham Road with The Oval.

Examples pedestrian walkways through natural areas

The northern end of the Klip River green spine terminates in Bass 
Lake with recreational opportunities occurring at that locality. 
It is proposed that tourism-related activities (e.g. recreational 
uses and hospitality establishments) are accommodated in the 
surrounding area of the lake, and similar uses at the southern 
end of the Klip River green spine. This might create some energy 
on either ends to further activate the spine with potentially 
more people using it, thus contributing to the safety of the 
recreational space.
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Sonning Road linking The Avenue and 
the Oval, and Nuneham Road linking the 
Oval and the Klip River should be designed 
as a pedestrian-priority recreational 
spine. It should have a wide sidewalk to 
accommodate pedestrians and cyclists 
(NMT modes). The walkway should further 
have adequate lighting on a pedestrian 
level. The human scale should further be 
enhanced by rows of trees defining the 
space. At least two, but preferably three 
rows of trees should be planted in the road 
reserve. Innovative landscape design could 
also support the recreational character 
forcing traffic to move slower on this street. 
Adjacent properties should preferably have 
transparent palisade fences on the street 
boundary as opposed to solid boundary 
walls.

SONNING/NUNEHAM RECREATIONAL SPINE

street 
boundary

NMT lanes

row of trees row of treesrow of trees

street 
boundary

road reserve

Examples pedestrian-priority spine
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General policy implications

IMPLEMENTATION FRAMEWORK 10IMPLEMENTATION FRAMEWORK 7

EXTENSION OF URBAN DEVELOPMENT BOUNDARY (UDB) 

It is proposed that the Midvaal UDB be extended to include the commercial strip 
(Henley node) along Henley Drive (Zone 4). The Henley node was demarcated in the 
Midvaal Nodal Policy along the eastern end of Henley Drive towards Ewelme Road. As 
described in the precinct plan, it is proposed that the nodal boundaries be extended to 
the west to include the whole strip along Henley Drive. By extending the UDB to include 
the whole node, a more contiguous development area will be created from the railway 

DEVELOPMENT GUIDELINES AS PLANNING INSTRUMENTS

The precinct plan defines a certain vision for the precinct and 
a specific character for the various zones. For the precinct to 
be developed to its full potential, as defined in the precinct 
plan, it is critical that the development guidelines are used 
in the assessment of development applications submitted by 
private developers (but also other government institutions). The 
purpose of guidelines is to facilitate the development of zones 
with different spatial characteristics. Development guidelines 
manage spatial form through design - something that cannot 
be achieved though land use controls alone. For example, 
a TOD node is envisaged to have a completely different 
character than the node in Henley Drive, although both can 
be zoned as Business 2. The zoning provides them both with 
the same development rights, but the spatial characteristics 
of these two nodes are envisaged to be completely different. 
The management of this “difference” could only be achieved 
through design guidelines. In general, private developers play 
a major role in shaping the character of an area through the 
type of developments and type of designs they implement. 
It is believed that guidelines are needed to enhance/ensure 
that specific spatial characteristics are built into a proposed 

line eastwards. This will be beneficial 
for bulk services to be provided to the 
node.

Furthermore, Henley on Klip currently 
experiences pressure for higher density 
residential developments. Instead of 
addressing this in a haphazard, ad 
hoc manner, it is proposed to manage 
this trend more pro-actively. It is thus 
proposed that the UDB be extended 
eastwards to include the western end of 
Henley on Klip (Zone 3). This area covers 
2,5 blocks east of the railway line, as 
well as the area south of The Avenue 
up till the first row of properties south of 
St Davids Road. This zone is also linked 
to the TOD node around the station, 
providing a transitional zone stepping 
down with intensity and density from the 
TOD node to Zone 2 with a traditional 
neighbourhood character.

By extending the UDB the Midvaal LM 
could incorporate these additional 
areas in their budget for the upgrading 
of services to accommodate the 
proposed higher densities. Higher 
density development will be guided 
towards these higher density zones.

development to support the bigger picture. Guidelines are used 
globally and are in general only referred to as “urban design 
guidelines”, though with specific interpretations in different 
countries (i.e. “codes” in New Urbanism, a movement that 
originated in the USA). 

SPLUMA does not specifically provide a legal basis for 
development and design guidelines. It is thus important that 
other ways be investigated through which the implementation 
of guidelines is legally required from a development. The 
following avenues could be investigated:

• With a Council-approved precinct plan, the development 
guidelines will inter alia be approved as policy of the city 
and will need to be adhered to.

• To further emphasise the importance of the guidelines, it 
could be written into the conditions as part of the approval 
document for a rezoning.

• Guidelines could also be written into, or referred to in the 
Municipal Land Use Bylaws. In this case, an approved Urban 
Design Manual to be used in all developments in Midvaal, 
might be useful.

It should, however, be reiterated that the process towards 
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Policy implications relevant to specific zones

ZONE 1 (RURAL DENSITY) POLICY IMPLICATIONS

• Midvaal Density Policy: The policy refers to 5 units/ha for 
single residential and 10 units/ha for sectional title in Henley 
on Klip as permissible density outside the UDB (Table 3). The 
precinct plan proposes that no sectional title developments 
are allowed in this zone. Only single residential at 5 units/ha 
should be allowed.

• Midvaal Land Use Scheme: The precinct plan proposes 
that the zoning to be supported is Residential 1, but with 
modified development controls based on a lower coverage 
to ensure a residential character that appears sparsely 
populated, spacious, natural and green. Proposed controls 
include the following (LUS in brackets): FAR 0,6 (1,2), 
Coverage 30% (60%), Height 2 storeys (2 storeys).

ZONE 2 (LOW DENSITY SINGLE RESIDENTIAL) POLICY 
IMPLICATIONS

• Midvaal Density Policy: The policy refers to 5 units/ha for 
single residential and 10 units/ha for sectional title in Henley 
on Klip as permissible density outside the UDB (Table 3). The 
precinct plan proposes that no sectional title developments 
are allowed in this zone. Single residential could be allowed 
at 10 units/ha. This will ensure a bit higher density, but the 
area will still retain its single residential character.

• Midvaal Land Use Scheme: The precinct plan proposes 
that the zoning to be supported is Residential 1, but with 
reduced development controls. This is necessary as too high 
controls on smaller erven will contribute to a denser built up 
area where the natural character might get lost. Proposed 
controls include the following (LUS in brackets): FAR 0,6 (1,2), 
Coverage 30% (60%), Height 2 storeys (2 storeys).

ZONE 3 (MEDIUM DENSITY) POLICY IMPLICATIONS

• Midvaal Density Policy: The policy refers to 5 units/ha for 
single residential and 10 units/ha for sectional title in Henley 
on Klip as permissible density outside the UDB (Table 3). 
The precinct plan proposes that the UDB is extended 
eastwards up to the line between Zone 3 and Zone 2. It 
is thus proposed that the base density - 20 units/ha for 
all single residential areas and 25 units/ha for sectional 
title developments - as defined in the Density Policy for 
developments within the UDB, is allowed. Single residential 
could be allowed at 10 units/ha. This will ensure a bit higher 
density, but the area will still retain its single residential 
character.

• Midvaal Land Use Scheme: The precinct plan proposes 
that the zoning to be supported is Residential 2. There is a 
discrepancy between the Density Policy which provides for 
20 units/ha for single residential and 25 units/ha for sectional 
title, whilst the LUS makes provision for 25 units/ha (that 
can be increased). The densities as set out in the Density 

Policy is supported, though with modified development 
controls. These modifications are necessary to ensure that 
developments still support the natural character of Henley 
on Klip, despite densification. The precinct plan proposes 
different controls for single residential and sectional title. 
Proposed controls for single residential include the following 
(LUS in brackets): FAR 0,5 (0,6), Coverage 25% (NA), Height 
2 storeys (3 storeys). Proposed controls for sectional title 
include the following (LUS in brackets): FAR 0,75 (0,6), 
Coverage 25% (NA), Height 3 storeys (3 storeys). 3 storeys 
in sectional title developments could be supported as the 
whole erf will be designed and developed as one entity 
where privacy and sun angles could be addressed through 
a coherent design. This is not always the case with single 
residential where owners do not necessarily take adjacent 
properties into account. 3-storey townhouses defining the 
street by facing it directly, are also supported through this 
control. The LUS further defines a 3,5m building line on the 
street boundary, whilst the precinct plan proposes that 
“a building may not be placed further than 3m from the 
street boundary. The area in front of the building should not 
be fenced, but landscaped and maintained.” This means 
that buildings could even be placed closer to the street. 
The reason for this is that the building is placed as close 
to the street as possible to ensure definition and passive 
surveillance of the street space, whilst also providing more 
usable communal open space on the rest of the erf. The 
precinct plan also proposes that “flats” as a primary use is 
added to Residential 2. 

ZONE 4 (NEIGHBOURHOOD NODE) POLICY IMPLICATIONS

• Midvaal Nodal Policy: The boundaries for the Henley on Klip 
Neighbourhood Node as delineated in the Midvaal Nodal 
Policy is proposed to be extended to include the whole strip 
along Henley Drive. 

• Midvaal Density Policy: The policy refers to 25 units/ha as a 
base density, with an additional 10 units/ha within 200m of 
a Neighbourhood Node. This stipulates a density of 35 units/
ha, whilst the LUS provides for 40 units/ha. The precinct plan 
supports a density of 40 units/ha, and due to the extent of 
the node and the large portions of vacant, developable 
land, no densification around the node is proposed, but 
only within the nodal boundaries itself.

• Midvaal Land Use Scheme: The precinct plan proposes 
that the zoning to be supported is Business 2. There is a 
discrepancy between the Density Policy which provides 
for 35 units/ha in a node, whilst the LUS makes provision for 
40 units/ha under Business 2. There is also a discrepancy 
between the development controls defined in the Density 
Policy for a Neighbourhood Node (FAR 0,8; Coverage 40%; 
Height 2 storeys) and the development controls for Business 
2 in the LUS (FAR 2; Coverage 60%; Height 3 storeys). The 

an appropriate development relies heavily on negotiation 
and facilitation. Land-use planners acting as facilitators who 
guide development towards an appropriate built form, should 
understand the guidelines and, more importantly, what the 
guidelines aim to achieve. Secondly, building plan inspectors 

should understand how to interpret the manner in which these 
guidelines have been incorporated in the building design. To 
ensure the successful application of guidelines, capacity should 
be built into the development process at both stages of the 
assessment process.
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Programmes and processes not linked to specific project areas 

• Initiate a tree planting programme to raise awareness on 
the role trees play in the character of Henley on Klip and 
encourage residents to plant indigenous trees on their 
properties, to assist in maintaining street trees and trees in 
open spaces, and to lobby for the protection of trees on 
vacant land in the process of development.

• Launch a programme to guide the development of tourism 
and hospitality establishments along the river in the areas on 
the northern and southern edges of the precinct.

• Identify specific portions of land for future social facilities. An 
appropriate locality would be in Zone 3 south of The Avenue 
as there are plenty of vacant stands, and this is within the 
densification zone.

precinct plan proposes a density of 40 units/ha, with Business 
2 development controls as defined in the LUS. The LUS further 
defines a 5m building line on the street boundary. The 
precinct plan proposes an additional building line control 
stating “Maximum 1 row of parking in front to minimise hard 
space and ensure building is placed close to the street”. 
This means that buildings could even be placed closer to 
the street, but not further than (in effect) 12m from the street 
boundary.

ZONE 5 (TOD NODE) POLICY IMPLICATIONS

• Midvaal Density Policy: The policy refers to 25 units/ha as 
a base density, with an additional 15 units/ha within 400m 
of a transit station. The precinct plan proposes a density 
of 40 units/ha, within the TOD node around the station as 
demarcated in the plan.

• Midvaal Land Use Scheme: The precinct plan proposes that 
the zoning to be supported is Business 2. Both the Density 

Policy and the LUS make provision for 40 units/ha. The 
precinct plan proposes a density of 40 units/ha, with Business 
2 development controls as defined in the LUS. The LUS further 
defines a 5m building line on the street boundary. The 
precinct plan proposes an additional building line control 
stating “Buildings should not be placed more than 3m from 
the street, though a 0m build-to line with an active interface 
is encouraged”. This means that buildings could even be 
placed closer on the street boundary and not further than 
3m from the street boundary.

ZONE 6 (GATEWAY ZONE) POLICY IMPLICATIONS

• Midvaal Land Use Scheme: The precinct plan proposes a 
density of 40 units/ha, with Business 2 development controls, 
and building lines as stipulated in the LUS.
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As an overall project, a heritage survey should be undertaken 
and heritage elements mapped (budget R 500 000).

On the following pages 4 focus areas for proposed projects are 
described, including the following:

• Project 1: Gateway elements;
• Project 2: Movement network;
• Project 3: Open space network; and
• Project 4: Zone 1 services.

For each of the projects the following activity types are 
identified, where applicable: 

• Planning / Design;
• Capital investment;
• Processes; and
• Programmes.

For each of the activity types the details of specific activities 
are provided, together with the responsible entity and time 
frame. Time frames for implementation are identified as follows:

• Short term (1-5 years);
• Medium term (5-10 years); and
• Long term (10+ years).

Where appropriate and possible an estimated budget is 
provided. Costs are rough estimates based on our experience 
of typical unit costs of specific elements (e.g. cost per plan, cost 
per m2 etc). As a basic guidance the following estimates were 
used:

• Urban Design Framework for an area (e.g. node): R 500 000;

Proposed focus area projects

• Assessment of availability and capacity of bulk services 
(water, sewer, electricity) and identification of the 
additional type and capacity of bulk services required for a 
proposed development: R500 000.

• Site Design Framework providing development parameters 
and urban design guidelines for a specific development on 
one stand: R 100 000.

• Landscape Design Plan: R 400 000.
• Landscaping park and sports fields: R 5 million/ha.
• NMT suspension bridge in open space: R 7,5 million/bridge.
• NMT route through open space: R 1 million/km.
• Road construction: R 6 million/km

Most capital projects involve activities (e.g. buying of land, 
provision of bulk infrastructure) with many variables potentially 
impacting on costs. Furthermore, long time frames are often as 
such that costs can not be accurately defined at this stage. In 
the tables TBD (to be determined) is used to refer to these.

It is proposed that specific projects to be undertaken by the LM 
are identified through the IDP process within a specific cycle. At 
that stage other departments (e.g. Engineering Department for 
bulk services) have to provide accurate estimates for inclusion 
in the municipal budget. Project preparation plans will also 
include costing analyses, addressing, amongst others, bulk 
infrastructure needs and requirements. It is only the relevant 
department at the municipality that will know at the stage of 
detail planning for a project what existing services are available 
in a project area, what their capacities are, and what the 
additional services and capacities required by the project, are.
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PROJECT 1: GATEWAY ELEMENTS
The purpose of this project is to enhance the entrance / gateway from the R59 on Henley Drive in support of a sense of place for 
Henley on Klip.

ACTIVITY TYPE DETAIL RESPONSIBILITY

SH
O

RT

M
ED

LO
N

G ESTIMATED 
BUDGET (R)

Planning / Design • Draft urban design, architectural and landscaping 
guidelines for the development of a landmark 
building on Erf 230 Highbury, further defining the 
gateway into Henley on Klip.

Midvaal LM X R 100 000

Capital investment • Design and construct a major traffic circle at the 
crossing of Springbok Road and Henley Drive. The 
circle should be large enough, with a design to 
provide adequate turning space for trucks.

• Commission a public artwork and position with 
landscaping on the large gateway circle.

• Extend The Avenue to connect directly with Henley 
Drive and construct a smaller traffic circle at the 
intersection. This will reinforce the gateway effect 
and create a vista space in front of the proposed 
landmark building. 

• Commission a public artwork and position with 
landscaping on the smaller gateway circle.

Midvaal LM

Midvaal LM

Midvaal LM

Midvaal LM

X

X

X

X

R 1 000 000

R 50 000

R 6 000 000

R 30 000

Programmes • Launch a public art competition where local artists 
could submit concepts for artwork on traffic circles.

Midvaal LM
Community

X

Large traffic circle with public art on the 
intersection of Henley Drive and Springbok Road

Small traffic circle with public art on the 
intersection of Henley Drive and The Avenue

Sp
rin

gb
ok

 R
oa

d

Extension of The Avenue to link up directly 
with Henley Drive

Proposed landmark building on Erf 230 Highbury

The
 A

ve
nu

e

cu
rre

nt
 lin

k

pr
op

os
ed

 lin
k

Henley Drive

Henley Drive
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PROJECT 3: OPEN SPACE NETWORK

PROJECT 4: ZONE 1 SERVICES

The purpose of this project is to create a recreational spine as tourism anchor.

The purpose of this project is to upgrade infrastructure services in Zone 1 east of the river.

ACTIVITY TYPE DETAIL RESPONSIBILITY

SH
O

RT

M
ED

LO
N

G ESTIMATED 
BUDGET (R)

Capital investment • Redesign and upgrade Oval Park (16ha), Fraser Park 
(9ha) and the area around the library (2ha) for a 
variety of recreational activities.

• Implement the Sonning/Nuneham Road recreational 
spine with the implementation of NMT routes and 
street trees (2,6km).

• Construct a continuous paved or wooden 
cycleway and walkway (appropriate material to 
be determined) on both sides all along the river (2 X 
4,5km). 

• Construct 2 NMT suspension bridges over the river 
(one approximately in the middle of the river through 
the precinct and one on the northern edge of the 
precinct).

Midvaal LM

Midvaal LM

Midvaal LM

Midvaal LM

X

X

X

X

R 135 000 000

R 13 000 000

R 9 000 000

R 15 000 000

Programmes • Initiate a tree caring programme to involve the local 
community in the protection and maintenance of 
trees in open spaces.

• Initiate a programme to involve the community in the 
maintenance of local parks.

Midvaal LM
Community

Midvaal LM
Community

X

X

ACTIVITY TYPE DETAIL RESPONSIBILITY

SH
O

RT

M
ED

LO
N

G ESTIMATED 
BUDGET (R)

Capital investment • Implement the sewer network in Zone 1.
• Implement tar roads (inclusive of street trees), and 

stormwater in Zone 1.

Midvaal LM
Midvaal LM X

X
X

R 10 000 000
R 2 000 000

PROJECT 2: MOVEMENT NETWORK
The purpose of this project is to establish a movement network that is not only functional, but also has placemaking features.

ACTIVITY TYPE DETAIL RESPONSIBILITY

SH
O

RT

M
ED

LO
N

G ESTIMATED 
BUDGET (R)

Capital investment • Design and construct the K210 linking the R59 with the 
R551 (±3,5km).

• Design and construct an extension of Eaton Road 
towards the south to link up with the R550 to provide 
direct access from the R550 to the Henley on Klip 
landfill site (±1km).

• Do a detailed design and implement the following 
proposed traffic circles: C/o The Avenue and St 
Davids Street; C/o Eaton Rd and Windsor Ave; C/o 
Ewelme Rd and Wargrave Rd; C/o Ewelme Rd and 
Henley Drive; and The Avenue and Henley Dr.

• Upgrade the main internal roads (Henley Drive 
(±2,3km), Ewelme Road (±2,5km), The Avenue 
(±4,4km)) with NMT routes and continuous rows of 
street trees (where missing).

Gautrans

Gautrans

Midvaal LM

Midvaal LM

X

X

X

X

R 21 000 000

R 6 000 000

R 2 400 000

R 9 200 000

Programmes • Launch a public art programme and/or competition 
where local artists could provide artwork for 
incorporation on traffic circles.

Midvaal LM
Community 

forum

X
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Annexure A

Institutional context
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NATIONAL CONTEXT 1
SOUTH AFRICAN LEGISLATION, POLICIES AND PLANS

National Development Plan 2030 (2012)

Spatial Planning and Land Use Management Act, 2013

WHAT IT SAYS

The National Development Plan (NDP) is an integrated strategy for 
accelerating growth, eliminating poverty, and reducing inequality over the 
following 20 years. The plan addresses six focused, interlinked priorities.

It further advocates strong measures to prevent further development of 
housing in marginal places, increase urban densities to support public 
transport, incentivise economic activities in and adjacent to townships and 
engage the public sector to participate in the gap housing markets. 

WHAT IT SAYS

The Spatial Planning and Land Use Management Act 
(SPLUMA) is the primary legislation for spatial planning and 
land-use management in South Africa and provides for 
inclusive, developmental, equitable and efficient spatial 
planning in all spheres of government.

The act defines five development principles providing a 
common set of substantive compliance guides rather than 
regulatory compliance. These include the following: Spatial 
justice; Spatial sustainability; Efficiency; Spatial resilience; and 
Good Administration.

IMPLICATIONS FOR THIS PROJECT

Of specific relevance are the following two 
priorities:

• An integrated and inclusive rural 
economy with a specific emphasis on 
(1) agricultural development through a 
land-reform and job creation/livelihood 
strategy that ensures rural communities 
have jobs; and (2) quality access to 
basic services, healthcare, education 
and food security.

• Transforming human settlement and 
the national space economy with a 
specific emphasis on (1) the unique 
needs and potential of different rural 
and urban areas in the context of 
emerging development corridors; 
and (2) active citizenship in the field 
of spatial development supported 
and incentivised through e.g. properly 
funded, citizen-led neighbourhood 
visioning and planning processes and 
social compacts.

IMPLICATIONS FOR THIS PROJECT

Although SPLUMA does not specify a dedicated component 
for precinct planning or local urban development 
frameworks it does provide for Municipal Spatial 
Development Frameworks to designate where local plans 
such as precinct plans should be developed. As such these 
precinct plans should be approved as part of an MSDF in 
order to be legally enforceable.

Various well-meant (and appropriate) principles are often 
defined in high-level policy documents and plans. However, 
when development takes place on the ground, it is often 
“business as usual”. The challenge for this project will be to 
ensure that spatial interventions support abstract principles.

MILLENNIUM DEVELOPMENT GOALS

Overarching to all planning is the United Nations Millennium 
Development Goals. These are eight goals that all 191 UN 
member states have agreed to try to achieve by the year 
2015. The United Nations Millennium Declaration, signed in 

September 2000, commits world leaders to combat poverty, 
hunger, disease, illiteracy, environmental degradation, and 
discrimination against women. The MDGs are derived from this 
Declaration, and all have specific targets and indicators.

The MDGs are integrated in all local and district SDFs and IDPs.
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IMPLICATIONS FOR THIS PROJECT

SEDIBENG District is part of the Gauteng National Urban Region which also falls within the 
National Resource Production Heartland. Sedibeng is also located partly within the Central 
Innovation Belt (Emfuleni and Midvaal) and partly within the Upper Vaal River Catchment as 
National Resource Risk Area (Midvaal). Sedibeng’s locality within the national urban frame 
presents the following opportunities:

• A Key National Development Corridor is centred around the N3. The focus is on logistics 
hubs, ports (airports and harbours) and border posts to enable efficient trade with 
SADC. Of specific spatial relevance to Sedibeng is the need to consolidate nodal 
development along the route.

• An Inter-regional Road Corridor is centred around the N1, with the need to consolidate 
nodal development along the route.

• The N17 is a Key National Route connecting Gauteng and Richards Bay, supporting the 
functional regions and providing access to adjacent settlements. 

• TWO KEY RAIL ROUTES run through the district connecting Johannesburg to eThekwini 
and Mangaung. The aim is to prioritise rail routes over road transport, having 
implications for development in Sedibeng. With Sedibeng forming part of National 
Resource Production Heartland high value agricultural land should be protected and 
utilised in an efficient 
manner through 
management of urban-
rural boundaries.

• A STRATEGIC ECONOMIC 
ZONE (SEZ) is indicated in 
Sedibeng, with an aim to 
boost urban agriculture, 
food and beverages, 
agri-processing and 
tourism.

National Spatial Development Framework (Draft 2019)

WHAT IT SAYS

The National Spatial Development 
Framework (NSDF) defines a vision 
for “Making our common desired 
spatial future together through better 
planning, investment, delivery and 
monitoring.”

The National Spatial Development 
Frame identifies five national spatial 
outcomes to achieve the desired 
post-apartheid national spatial 
development pattern:

• Inter-regional connectivity with 
a network of urban nodes, 
regional development anchors, 
and development corridors;

• National corridors of opportunity;

• National connectivity and 
movement infrastructure systems 
linked to national and regional 
gateway cities and towns;

• Productive rural regions with 
sustainable resource economies 
and strong, resilient regional 
development anchors; and

• National Ecological 
Infrastructure and Natural 
Resource System.
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GAUTENG POLICIES AND PLANS

Gauteng Vision 2055 (2012)

WHAT IT SAYS

The Gauteng Vision 2055 defines the province’s long-term strategy to 
enable “managed, concentrated change” over the next three decades. 
The aim is to accelerates the movement towards a Gauteng City Region 
(GCR).

It emphasises the importance of spatial planning and the need to ensure 
appropriate development that supports the vision of a sustainable future 
that is reflected in both the spatial form of the GCR and its supporting 
networks of infrastructure.

The strategy promotes  four “key ideals” which should strengthen the 
developmental state and promote an active citizenry. These include the 
following: Equitable growth; Social inclusivity and cohesion; Sustainable 
development and infrastructure; and Good governance.

IMPLICATIONS FOR THIS PROJECT

Of specific relevance is the theme “Sustainable development and 
infrastructure” with questions regarding the following: Sustainable 
development in the context of immediate priorities; Addressing the 
GCR’s spatial and infrastructure form, and the role of innovation; and 
Sustainable, liveable settlements for all.

PROVINCIAL CONTEXT 2

WHAT IT SAYS

The Gauteng Conservation Plan 
(C_PLAN 3.3) of 2011 is a spatial 
biodiversity plan which highlights 
Critical Biodiversity areas (CBAs) and 
Ecological Support Areas (ESAs) in the 
Gauteng Province.

CBAs are the parts of the landscape 
that should be kept natural, and 
are required for meeting biodiversity 
targets. It is divided in 3 categories 
of biodiversity priority areas, namely 
Important, Irreplaceable and 
Protected areas.

ESAs support the ecological 
functioning of CBAs and/or provide 
certain ecosystem services. The 
natural function of ESAs should be 
maintained to enhance the integrity 
of the CBAs, but need not be 
maintained in a natural state.

Gauteng Conservation Plan C-PLAN (2011)
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WHAT IT SAYS

The Gauteng Environmental Management 
Framework (GEMF) divides the province 
into 5 environmental zones based on the 
desired prominent land use activity per 
zone. Related environmental guidelines 
are also provided. The 5 zones include the 
following:

• Zone 1: Urban Development Zone;

• Zone 2: High Control Zone (within the 
Urban Development Zone);

• Zone 3: High Control Zone (outside 
the Urban Development Zone);

• Zone 4: Normal Control Zone; and

• Zone 5: Industrial and Large 
Commercial Focus Zone.

Specific guidelines for land use and other 
developments within each zone are 
provided in the document.

The purpose of the regulations contained 
in the framework is to assist environmental 
impact management including 
Environmental Impact Assessment 
(EIA) processes, spatial planning and 
sustainable development. The main 
objectives include the following: 

• Ensure urban development to occur 
in defined selected areas. 

• Facilitate the optimal use of current 
industrial, mining land and other 
derelict land.

• Protect Critical Biodiversity Areas 
(CBAs) within urban and rural 
environments.

• Ensure proper integration of 
Ecological Support Areas (ESAs) 
into rural land-use change and 
development.

• Use ESAs (as defined in municipal 
bioregional plans) in spatial planning 
of urban open space corridors and 
links within urban areas.

SICELO and HENLEY ON KLIP are located in 
Zone 1, whilst WATERVAL is located partly 
in Zone 1 and partly in Zone 5.

Gauteng Environmental Management Framework (2018)
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Gauteng Rural Development Plan (2014)

WHAT IT SAYS

The Gauteng Rural Development Plan (GRDP) is an 
integrated, strategic plan for the rural areas of the 
province. It further does not look at rural areas as 
“places of farming, isolation, marginalisation, poverty 
and/or despair”, but as zones of huge opportunity for 
economic activity, job creation, a quality life and a 
decent chance at life for all those that live in them.

There are four key components, namely: 9 Functional 
Rural Regions; 9 templates, one per region, to use 
in intergovernmental planning, budgeting and 
implementation scheduling- sessions; A three-phased 
approach for developing each of the nine regions; 
and A set of quick gain actions to be undertaken 
in  addressing the challenges of inequality, poverty 
and unemployment facing the country. These should 
contribute to the following: 

• Transforming rural nodes into high- potency, 
catalytic regional rural development anchors and 
rural service centres;

• Expanding small- scale farming and supporting 
small- scale farmers and associated agro-
processing;

• Enabling and supporting Transit- Oriented Rural 
Development (TORD) along suitable provincial 
routes; and

• Strengthening and deepening natural systems- 
based tourism.

SEDIBENG District falls in Regions 4, 5, 6 and 7. The bulk of 
the district is characterised and earmarked for large-scale 
agriculture. A few rural nodes with rural economic activity are 
spread out though the district. Small-scale agriculture is located 
closer to these nodes. A natural system-based tourist economy is 
supported by a few isolated features.

The bulk of MIDVAAL falls in Region 7. 
The three precincts are all identified 
as urban areas with a rural economic 
activity. These developed areas are 
surrounded by small-scale agriculture, 
as opposed to large-scale agriculture 
covering large areas of the Sedibeng 
District. This region is seen as an area 
that will in the longer term transition 
into ‘urban’ living, potentially limiting 
prospects for ‘rural investment’.

7

6

5

4
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Gauteng Spatial Development Framework 2030 (2017)

Gauteng Southern Development Corridor

“In his State of the Province Address 2015,the Premier presented the 
10-Pillar Programme for the economic, social and spatial transformation of 
Gauteng. ... The aim is to reconfigure Gauteng City-Region’s space and 
economy through the development of five “development corridors” that 
spatially relate to the administrative areas of the metropolitan and district 
municipalities. ... The Southern Development Corridor encompasses the 
economy of the Sedibeng district and the creation of new industries to 
support and develop the agricultural sector, new economic nodes and 
new cities.” According to the premier Sedibeng’s “economy centred 
around the steel industry, which has experienced serious decline. A new 
economy will be anchored on the Vaal River City’s entertainment and 
tourism potential, logistics, agri-processing and urban agriculture.”

The concept of these five corridors is referred to in the  analysis of the 
Gauteng SDF, and was addressed in more detail in the 2016 draft for 
public comment, but was not further taken up in the final SDF’s spatial 
structure. The Sedibeng District Municipality did, however take it further 
by compiling  a Southern Corridor Regional Implementation Plan in 2018 
(discussed later).

WHAT IT SAYS

The Gauteng Spatial Development Framework 
(GSDF) of 2011 was the first attempt at an 
integrated, coherent vision of settlement form, 
transportation and economic development 
for the province. However, it was not 
implemented as intended, resulting in a 
slow pace of spatial, economic and social 
transformation in the province. This resulted in 
the GSDF 2030, which seeks to: Direct, guide, 
focus; and Align, coordinate and harmonise 
all development spending in the province, in 
order to ensure rapid, sustainable and inclusive 
provincial economic growth and township 
redevelopment, thereby enabling decisive 
spatial transformation.

The spatial development vision is an 
extensive statement covering various aspects 
of development. To realise this vision all 
developments in the province need to adhere 
to the following six spatial development 
principles: Liveability; Concentration; 
Connectivity; Conservation; Diversity; and 
Viability.

The GSDF 2030 promotes a balanced, 
polycentric spatial structure with a focus on 
a hierarchy of nodes towards a sustainable, 
resilient and just spatial form for the  region. 
It further introduces the concept of spatial 
targeting with five “focus areas” to direct, 
guide, align, coordinate and harmonise all 
public social and infrastructure investment and 
development spending in the province. 

The focus area for spatial targeting relevant to 
the precincts in the Sedibeng District include 
the following:

• Focus Area 1 - Shared Economic 
Prosperity: Focus on Vereeniging and 
Vanderbijlpark.

• Focus Area 2 - Socio-economic 
Integration: Focus on Vereening and 
Vanderbijlpark.

• Focus Area 3 - Focus on Economic 
Consolidation: Focus mainly on 
Vereeniging and Vanderbijlpark, but also 
to a smaller degree around Meyerton.

• Focus Area 4 - Focus on Social and Local 
Economic Support: Focus on Vereening, 
Vanderbijlpark, Meyerton and DEVON.

• Focus Area 5 - Rural Enterprise Support: 
Focus on large parts of the SEDIBENG 
District.
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DISTRICT CONTEXT 3

WHAT IT SAYS

The Sedibeng District Rural Development 
Plan (SDRDP) is the first integrated, strategic 
plan prepared for the rural areas of the 
district in alignment with the GRDP. The 
SDRDP builds on the concept of “Functional 
Rural Regions” as defined and identified in 
the GRDP.

The plan is aimed at guiding the 
development of rural spaces across the 
district. An important concept of the plan is 
the notion of “rural design” (linking to urban 
design).

The following impacts on the precincts.

Rural Zone 7:

• The area is identified for short to medium-
term rural living and agriculture, but 
that will over the longer term transit 
to ‘urban’ living. This places the area 
in a management vacuum and limits 
prospects for ‘rural investment’. This could 
result in the area becoming neither a 
“good urban” nor a “good rural” area.

HENLEY ON KLIP (7) is classified as a residential estate and 
settlement. The precinct is surrounded by several area 
classifications such as rural economic activity, small-scale 
agriculture and agri-villages, and natural system-based 
tourist economy. 

WATERVAL (7) is located within built-up areas which 
are typically urban space. It is bordered by small-scale 
agriculture and agri-villages.

SICELO (7) is classified as a residential estate and settlement. 
The precinct is bordered by several area classifications such 
as rural economic activity, and small-scale agriculture and 
agri-villages. 

Planned municipal investment in the wider Meyerton area, 
including Sicelo, is focused on two municipal investments 
in the form of infrastructure provision, upgrading, and 
maintenance, and Local Economic Development projects. 

Sedibeng District Rural Development Plan (2018)

7

WHAT IT SAYS

The document defines a business plan for implementation 
of the DRDLR Agri-Parks  programme in Sedibeng. The Agri-
Parks model consists of four elements, namely:

• Primary production (including small-scale/emerging 
farmers and commercial farmers);

• Farmer Production Support Units (FPSUs),
• Agri-Hub; and
• Rural-Urban Marketing Centre (RUMC).

Sedibeng District Agri-Parks Master Business Plan (2016)

Sedibeng DM has an area of approximately 4 630 km². 
Taking into consideration the proposed catchment areas, 
the municipality will need approximately:

• 15 FPSUs;
• One Agri-Hub; and
• One RUMC.

Rietkuil in Emfuleni has been earmarked for an Agri-Hub. 
The document further provides a commodity profile for 
vegetables, red meat and poultry (broilers), including, 
amongst others, an analysis of needs, markets, value chains, 
job opportunities, regulatory requirements, and technology

SEDIBENG DM POLICIES AND PLANS
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Sedibeng Spatial Development Framework 2030 (2019)

WHAT IT SAYS

The Sedibeng SDF is a framework to guide the future spatial 
development of the district municipality. It includes the three 
local municipalities which each have their own respective 
SDFs. The Sedibeng SDF is rooted in the five SPLUMA principles 
and the district’s IDP vision, which states; “Building towards a 
Developmental Metropolitan River City of Choice”.

Sedibeng Growth and Development Strategy 3 (Draft 2018)

WHAT IT SAYS

The Sedibeng Growth and Development Strategy (SGDS) 
is a strategy that describes a long term vision for Sedibeng 
District Municipality (SDM) up to 2038. It articulates, in broad 
terms, the need to remedy past injustices, maximise current 
opportunities and celebrate future successes. This is the third 
GDS drafted for the municipality and is subject to review 
on a 5-year basis, or when the need arises. The GDS does 
not replace any municipal plan but informs the direction 
that municipal planning should take through a broad vision, 

policy statements and specific strategies with projects. 

The document has a strong statistical basis, profiling the 
socio-economic situation in the district. The data has (mainly) 
been used to compile this report’s socio-economic section 
on Sedibeng. 

Ten flagship projects are listed in the GDS 3. Although some 
of them impact indirectly on the four precincts, none of 
them is mentioned as a direct beneficiary of any of these 
projects.
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... Sedibeng Spatial Development Framework 2030 (2019) continues from previous page.

Southern Corridor Regional Implementation Plan (2019)

WHAT IT SAYS

The Southern Corridor Plan is a plan aimed at 
consolidating plans, studies, research papers, and 
master plans and concepts across the corridor area. 
Development within the corridor is aimed at shifting 
the focus of the economy of the region away 
from manufacturing to tourism, entertainment, 
agri-processing, and logistics. The purpose of the 
document is to devise an implementation plan for 
each of the 14 projects located within the Southern 
Development Corridor. These include the following:

• Sedibeng Regional Sanitation Scheme;

• Vereeniging Fresh Produce Market;

• Doornkuil Precinct;

• Vaal Logistics Hub;

• Vaal River City Development;

• Sedibeng Government Precinct;

• Lesedi Transit Hub;

• R59 CORRIDOR;

• The Grace (Gauteng Highlands);

• Graceview (Gauteng Highlands);

• Langzeekoegat Precinct (Agri village);

• DEVON TANNERY;

• Heidelberg CBD; and

• SICELO PRECINCT.

Interventions in SICELO is aimed at promoting the economy, and 
social growth and development. The precinct will contain catalytic 
projects with a focus on the business and industrial sectors. The 
entire precinct is referred to as a “node”. The nodal area covers 
approximately 350 hectares of land which is sparsely developed 
and includes approximately 300 business sites, 450 industrial sites, 
residential stands and informal settlements. Development is proposed 
to take place in line with the Sicelo Precinct Plan.

IMPLICATIONS FOR THIS PROJECT

Three of these  projects are of relevance to the precincts as part of 
this project.

The R59 CORRIDOR is the area 
extending from Waterval (north) 
to Risiville (south) with a 1km radius 
on either side of the R59 highway. 
The R59 Freeway is a regional route 
that connects metropolitan and 
local municipalities in Gauteng. The 
aim with  the corridor is to create 
a conurbation of development 
supporting the Gauteng City Region 
objective of creating a single “City”.

There are five nodes included in the study area, namely: Klipriver 
Business Park; Daleside North; Henley on Klip (Daleside South); 
Meyerton North and South; and Kookrus-Rothdene.

The SDF states the following on HENLEY ON KLIP:

• The R557 tourism route runs to the north of the precinct and 
connects the tourism attractions of Walkerville and Heidelberg. 
Tourism should be diversified to include agri-tourism, eco and 
educational tourism, cultural-historic tourism, and adventure 
tourism (Bass Lake).

• Open space systems Iincluding the Klip River) should be 
developed to ensure user safety.

• Henley on Klip is not designated as a node according to the 
Sedibeng District Priority Nodal Hierarchy, but it does serve as part 
of the functional area of the wider Meyerton area (primary node). 

• The railway station close to the precinct has the potential for a 
Transit Oriented Development node. 

The SDF states the following on SICELO:

• Focus should be on skills development and capacity building of 
the local labour force with support to small, medium, and micro 
Enterprises (SMMEs).

• Promote green industries and technologies in the industrial area.
• Diversify tourism with cultural-historic activities supporting 

township tourism.
• The precinct is identified for a Gauteng Mega Housing Project. 

Additionally, the precinct features several Priority Housing 
Development Areas (total 13 170 units). 

• The precinct forms part of the district urban conurbation as part 
of Meyerton, and next to a section of the district’s priority public 
transport network.

The SDF states the following on WATERVAL

• The node is designated as an industrial node which will receive priority investment. Business and industrial development 
should be focused along the four development corridors, of which the R59 is one. The Waterval precinct marks the start 
of the Daleside-Waterval industrial strip along the R59. Diversification of the industrial centre is necessary to unlock local 
resources by developing activity where there is potential.

• As part of the Vaal 21 River City, tourism development should be focused in areas such as ridges and the Suikerbosrand 
Nature Reserve lying close to Waterval. 

• Waterval is identified as a secondary node in the Sedibeng District Priority Nodal Hierarchy. A secondary node is a node in the process 
of development, mainly serving local communities. They are also generally strategically located within the wider district context.

• The R550 Klip route, a scenic tourism route, runs to the north of the precinct. The R557 tourism route runs to the south of the 
precinct and connects the tourism attractions of Walkerville and Heidelberg.
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MIDVAAL LM POLICIES AND PLANS

IMPLICATIONS FOR THIS PROJECT

The R59 is an important structuring element 
impacting on all three precincts in Midvaal.

Detail proposals contained in the R59 Corridor Urban 
Design Framework will also be taken into account in 
the proposals for the development of the precincts.

Strategic Development Plan for the R59 Corridor (2010)

WHAT IT SAYS

The Strategic Development 
Plan for the R59 Corridor is 
a plan originating in 2004 
that aimed to promote the 
development of the R59 
freeway. This was due to the 
increasing importance of the 
route to the municipality as 
well as to the wider district 
and province.

The concept for the 
development corridor 
follows a ‘beads on a string’ 
approach with a number of 
nodes identified  along the 
route. These include North 
(Waterval), Central (Daleside 
and Highbury), and South 
(Meyerton and Sicelo). A 
critical objective is to increase 
the mobility on the route, 
and to improve access 
to and from the freeway 
through a number of east/
west movement routes. As 
part of this initiative, density 
and intensity of developments 
should be increased along the 
route with the aim to improve 
public transport usage.

LOCAL CONTEXT 4
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IMPLICATIONS FOR THIS PROJECT

Precinct-specific proposals in the SDF correlate mostly 
to proposals in other documents (e.g. Nodal Policy, 
R59 Development Plan, Densification Policy, Economic 
Development Centres report). Detail is discussed under those 
policies/plans.

Midvaal Spatial Development Framework (2020-2021)

WHAT IT SAYS

The objective of the Midvaal SDF is to address the spatial, 
environmental and economic issues of the municipality. 
The Framework defines a number of guiding principles and 
themes that will influence the development of precinct plans 
within the municipality’s jurisdiction. 
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Midvaal Integrated Development Plan (2020–2021)

WHAT IT SAYS

The Municipal Systems Act, (No 32 of 2000), compels 
municipalities to prepare Integrated Development Plans 
(IDPs). The IDP serves as a tool for the facilitation and 
management of developments within the municipal area of 
jurisdiction.

The IDP theme for 2020/2021 is: Growth and Employment, 
with a specific focus on the following key sectors for growth:

• Agriculture;
• Construction;
• Tourism and;
• Commercial (Retail).

Additionally, the municipality has set its mission, made up of 
the following promises: 

• Adopting a mind-set of innovation to revolutionise the 
way we operate. 

• Leveraging partnerships to realise our full potential. 
• Driving sustainability within the local ecosystem. 
• Growing the economy in Midvaal premised on 

incubating entrepreneurship, socio-economic growth 
and environmental responsibility. 

• Providing excellent and standardised service delivery 
for all. 

• Prioritising the upliftment of our youth. 
• Being an ethical and proactive local municipality. 
• Elevating Midvaal to be the best and most attractive 

municipality in the country.

The IDP further aligned to the following eight Key Priority 
Areas (KPAs):
• Good governance and public participation; 
• Safety and environment;
• Social and community development;
• Institutional transformation;
• Financial sustainability;
• Physical infrastructure and energy efficiency;
• Services and customer care; and
• Economic growth and development.

IMPLICATIONS FOR THIS PROJECT

Noteworthy is the proposal for more sustainable 
programmes, such as programmes aimed at food security. 
This should target school food gardens, community food 
gardens and homestead food gardens. Such a programme 
will have a spatial implication that should be addressed in 
the precinct plans.

The following properties are state-owned land identified for 
human settlement development..

Informal businesses in SICELO have been mapped (March 
2016). The document states the following: “It has been 
proven and is now widely accepted that there is a need to 
intervene in the township economy.” 

Midvaal Other policies

The following policies in Midvaal LM will also be taken into 
account, though some of these have little relevance for this 
project. Where necessary, proposals for the review of these 
documents will be made based on approved proposals for the 
development of the precinct. The policies include the following:

• Midvaal Local Municipality Spatial Planning and Land 
Use Management By-Law;

• Midvaal Accommodation Policy (2011);
• Midvaal Division of Agricultural Land Policy (2017); and
• Midvaal Land Use Scheme (2016).



66

Midvaal Density Policy (2011)

WHAT IT SAYS

“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 densities 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, this approach would allow densities to vary in 
different parts of the municipal area, thus encouraging a 
varied urban form.

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

• Located within 400m of a nodal area;
• The nodal area identified as the core area of the Central 

Business District in the Nodal Policy and/ or SDF/ RSDF; 
and

• The nodal area is located within the Urban Development 
Boundary.”
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Evaluation and review of the Midvaal nodal policy (2019)

WHAT IT SAYS

The Midvaal nodal concept distinguishes between a 
settlement hierarchy (primary urban node, secondary urban 
node, rural node) and a business node hierarchy (CBD, 
neighbourhood, MPCC) within the municipal area.

IMPLICATIONS FOR THIS PROJECT

Sicelo: Neighbourhood node in primary urban node
Henley on Klip: Neighbourhood node in secondary urban node
Waterval: Neighbourhood node in secondary urban node and 
emerging primary urban node
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Economic Development Centres (2020) 

Midvaal Local Municipality has embarked on a process to 
develop Economic Development Centres (EDCs). These are 
economic hubs focusing on specialised economics activities 
building on the unique comparative advantages of a specific 
area and community. The aim with the EDCs is to service 
businesses operating in the municipality and to create local 
employment opportunities. The report Economic analysis study 
for Midvaal Local Municipality: Conceptualisation of identified 
Economic Development Centres (Draft February 2020 by Urban-
Econ Development Economists) analises the economic base 
and value chains for each identified EDC in Midvaal. The 5 
EDCs are the following:

• Sicelo - Upholstery and Sewing Hub specialising in the 
production of municipal uniforms and other clothing needs.

• Lakeside (Wildbeesfontein) Node - Milling plant to produce 
maize products and animal feeds.

• De Deur Rural Node - Agri-Processing Centre to provide 
agricultural and agri-processing services.

• Waterval Node - Tourism as a conceptual idea was 
defined in the Draft Economic Analysis report. This was 
intended to be implemented as a partnership between 
Midvaal, Heineken, the Netherlands Embassy and existing 
tourism facilities. The final report does, however, propose a 
development concept is anchored around agri-processing 
of grains, with one of the products being malt. Potential 
primary markets will be local retailers in Midvaal and 
Gauteng.

• Mamello - Intensive animal farming, particularly a feedlot/
feed yard consisting of animal feeding operations to feed 
and fatten up livestock such as beef, swine or chickens.

According to the report “Sicelo EDC is considered one of the 
more comparatively (across the EDC’s) viable development 
concepts”.

The proposed Sicelo EDC is anchored around an upholstery 
factory. The factory will focus on manufacturing wearing 
apparel (e.g. reflector jackets, overalls, etc.) and footwear (e.g. 
steel-tip boots) to public servants and business off-takers (i.e. 
product consumers) within the surrounding areas.

According to the report “it is critical that EDC does not become 
solely reliant on one sector/activity (i.e. the upholstery factory). 
It is recommended that the following complementary sectors 
form part of the activity mix within the Sicelo EDC: Packaging; 
Storage & logistics; and Wholesale distribution centres. It is 
further recommended that the proposed activities remain 
industry and commercial based, with limited to no residential 
activity.” This should be reconsidered as it is believed that 
some form of residential uses should be provided to ensure a 
sustainable node in the long term.

Of specific relevance to the precinct plan is the spatial 
implications of the Sicelo EDC. The identified parcel of land is 
located at the northern edge of Sicelo on the southwestern 
corner of the R59-Meyer Road interchange, rendering it with 
potential good vehicle access. However, since the focus of 
the EDC is on job creation, it should also be easily accessible 
by people from Sicelo on foot. A more central location within 
Sicelo would have been preferable, since this site is not a short 

walk for pedestrians (±3,5 km from Johan le Roux Road via Bell 
Street). Safe crossing of the Langkuilspruit at Bell Street is also 
challenging.

The proposed Waterval EDC is anchored around agri-
processing of grains, with one of the products being malt, with 
potential primary markets being local retailers in Midvaal and 
Gauteng.

The report further states the following: Considering that the ECD 
is to be located along the Heineken belt, agri-processing of 
general products is recommended to diversify manufacturing 
activities and not focus solely on manufacturing for breweries. 
This will provide and/or strengthen existing linkages and 
opportunities for economic participants within the immediate 
zone of influence and primary area under study”.

A concern regarding the development of a agri-processing 
precinct is that there are no capital projects earmarked for 
Waterval both at municipal and provincial government level. 
This may deter the objective of developing Waterval as an agri-
processing hub because quality infrastructure is necessary to 
unlock the economic and development potential of an area.
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Green Book vulnerability 

The newly launched Green Book (2019) was developed by the 
Council for Scientific and Industrial Research (CSIR) as an online 
planning support tool. It provides quantitative scientific evidence 
on the likely impacts that climate change and urbanisation will 
have on South Africa’s cities and towns. It also presents a number 
of adaptation actions that can be implemented by local 
government to support climate resilient development. 

The Green Book focuses on the following 10 ‘story maps’, each 
investigating the change and impacts that climate change 
may have on an area: Floods; Wildfires; Drought; Settlement 
vulnerability; Urban growth; Climate change; Economy; 
Agriculture; Forestry and fisheries; and Surface water and 
ground water.

Settlement vulnerability provides a comprehensive analysis of 
a settlement and defines how it ranks in its ability to cope with 
several factors. Neighbourhoods, towns and municipalities are 
profiled according to their social, economic, physical, and 

environmental vulnerabilities, as well as the mechanisms in 
place to make these places more resilient. 

The vulnerability analysis uses six indicators, each rated on 
a scale of 1 (least vulnerable) – 10 (most vulnerable). A high 
vulnerability score (closer to 10) indicates a scenario where an 
undesirable state is present e.g. low access to services, high 
socio-economic vulnerabilities, poor regional connectivity, 
environmental pressure, or high economic pressures. 

Sicelo and Henley on Klip are included in Meyerton in the 
Green Book. Due to the size and diversity of this area, nuanced 
differences most probably occur, but the overall scores for 
Meyerton are presented in the table and graphic below. 
Growth-pressure vulnerability (5,5/10) is identified as the highest 
vulnerability for Meyerton. 

Adaptation actions should be proposed as part of the precinct 
plan to mitigate these risks.

HENLEY ON KLIP PLANS
PRECINCT CONTEXT 5
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Annexure B

Sedibeng economic analysis
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The biggest contributor to the Sedibeng GDP in terms of a sector, was 
manufacturing. The contributions of the 3 sectors addressed in this 
analysis, were as follows:

• Manufacturing (36,4%)
• Agriculture (1,2%)
• Tourism (no data)

SEDIBENG GDP

The GDP of Sedibeng Municipality was R 61,8 billion in 2015.

The Sedibeng Municipality contributed 6% to the GDP of Gauteng.

The biggest contributor to the Sedibeng GDP in terms of a local 
municipality, was Emfuleni with 80%. The contributions of the 2 
municipalities addressed in this analysis, are as follows:

• Midvaal contributed 12% (R 7,42 billion). This translates to a 0,67% 
contribution to the GDP of Gauteng.

• Lesedi contributed 8% (R 5 billion). This translates to a 0,45% 
contribution to the GDP of Gauteng.

While these figures for Midvaal and Lesedi seem almost insignificant, it 
is important to note that both Midvaal and Lesedi have substantially 
increased their respective contributions to Sedibeng’s GDP since 1996. 
Midvaal has increased its contribution from 1996 to 2015 by 16,7% while 
Lesedi has grown its contribution by a significant 108,9% in the same period.

The fact that the Sedibeng region’s contribution to the provincial GDP 
declined by 29,8%, is indicative of momentous growth and contribution 
by these two relatively small local municipalities. Even more noteworthy 
is that there has been a continual decline by the region’s biggest 
contributor, the Emfuleni Local Municipality, but Midvaal and Lesedi still 
managed to grow their output. 

MUNICIPAL 
CONTRIBUTION TO 
SEDIBENG GDP 2015

Overview

SPACE-ECONOMY OF ECONOMIC PRODUCTION (GVA)

When considering the spatial impact of economic production, 
the relatively low contribution levels in Sedibeng is noticeable, 
with the gravity of production leaning towards Johannesburg 
and central Gauteng.

R 61,8 billion

6%

36,4%

1,2%

No data
8%12%

This section provides an overview of the Sedibeng District’s 
economic environment. The purpose is to sketch the economic 
context for the 2 relevant local municipalities and 4 precincts 
that was originally part of this project. The 4 precincts are Sicelo, 
Henley on Klip and Waterval in Midvaal, as well as Devon/
Impumelelo in Lesedi. The Sedibeng Regional Growth and 
Development Strategy 3 (RGDS - draft 2018) was utilised along 
with the various other available policy documents of the local 
municipalities.

Due to the focus of the precinct plans, only the following three 

sectors were considered in this analysis:

• Manufacturing;
• Agricultural; and
• Tourism.

Where available, the relevant figures for Gauteng, Sedibeng 
DM, Midvaal LM and Lesedi LM have been used to provide a 
meaningful comparison. All figures refer to 2015 according to 
the 2016 data set used in the Sedibeng RGDS of 2018. 
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Manufacturing (Industrial)Manufacturing

MANUFACTURING SPACE-ECONOMY

The manufacturing industry is the 
biggest contributor to the Sedibeng 
district’s economy. Manufacturing 
contributed 36,4% to the Sedibeng GDP 
in 2015.

When considering the spatial impact 
of manufacturing production, it is 
noticeable that manufacturing has 
a very small footprint in terms of land 
use characteristics in the district, even 
though the economic contribution to 
the Sedibeng GDP is huge. This can 
be seen on the plan, with dark green 
representing “industrial” land uses.

Within the four precincts, manufacturing 
plays the biggest role in Waterval, 
with large-scale manufacturing plants 
already concentrated in this area.

MANUFACTURING IN MIDVAAL & LESEDI

Manufacturing was also the biggest contributor to both the Midvaal and Lesedi LMs’ total economic output (GDP) with 
contributions of 21,6% and 24,5% respectively. Within the Sedibeng DM, manufacturing in Midvaal contributed an amount of R1,43 
billion (2,65%) to the Sedibeng GDP, whilst Lesedi contributed R1,07 billion (2%). It should be noted that from 1996-2015 cumulative 
growth of 1,4% was observed in the manufacturing sector. 

MANUFACTURING SECTOR’S CONTRIBUTION TO 
MIDVAAL & LESEDI GDP

2015

MIDVAAL & LESEDI MANUFACTURING 
SECTOR’S CONTRIBUTION TO SEDIBENG GDP 

2015
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TOP 3 SUB-SECTORS IN MANUFACTURING (GVA)

The previous graphic refers to GDP (Growth Domestic Product). However, on this page the same 3 sub-sectors are compared in 
terms of GVA (Gross Value Added). GVA is the economic output of the district minus the intermediate consumption, which is the 
difference between gross output and net output. Gross value added is important because it is used to calculate how much value 
is added (or lost) from the economic contribution of a particular area. GVA is calculated by adjusting GDP by taking into account 
the impact of subsidies and taxes on products. The formula for GVA is therefore GDP - Subsidies + Taxes.

The following sub-sectors within manufacturing were the top 3 contributors to Sedibeng’s GVA in 2015 (indicated on the graphic 
below):

• Metal products, machinery and household appliances (13,7%);
• Fuel, petroleum and chemical products (2,9%); and
• Food and tobacco products (2,4%).

The big difference between GDP (59%) and GVA (13,7%) in terms of the metals sub-sector gives an indication of the impact 
subsidies has on this sector in defining the real value of the contribution to the economy.

The contributions of these sub-sectors to the Gauteng GVA are also illustrated. A combined contribution of 25% to Gauteng was 
achieved in 1996. This contribution declined significantly to 15,9% in 2015.

TOP 3 CONTRIBUTORS TO SEDIBENG GVA 2015 TOP 3 CONTRIBUTORS TO GAUTENG GVA 2015

TOP 3 SUB-SECTORS IN MANUFACTURING (GDP)

The following sub-sectors within manufacturing were 
the top 3 contributors to Sedibeng’s GDP in 2015:

• Metal products, machinery, and household 
appliances (59%);

• Fuel, petroleum, and chemical products (5,78%); 
and

• Food and tobacco products (2,42%). 

TOP 3 CONTRIBUTORS TO SEDIBENG GDP 2015
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Manufacturing (Industrial)Agriculture

AGRICULTURE SPACE-ECONOMY

The agricultural industry contributed 1,2% to the Sedibeng GDP 
in 2015.

The map below gives an indication of the locality and size of 
farms as the spatial footprint of agricultural production taking 
place in the district. What is, however noticeable on the map 
to the left is the large portion of the district having moderate 
(orange on the map) to high (light green on the map) potential 
for agriculture. The small (1,2%) economic contribution of 
agriculture to the Sedibeng GDP is concerning given the vast 
areas of arable land.

Within the 4 precincts, agriculture plays the biggest role in 
Devon as it is an isolated settlement (though with strong 
linkages to surrounding towns), located amidst vast portions 
of arable land. It is further conveniently located close to the 
proposed Sizanani Agri-Village at Langzeekoegat.

Agriculture is expected to play an important role in Waterval, due to the presence of 
agricultural holdings and land with high agricultural potential. To ensure economic viability, the 
relatively small size of properties should, however, be addressed through creative agricultural 
practices. One of the biggest challenges in exploiting agricultural in this precinct is the 
development pressure due to Sky City north of Waterval.

To a certain degree agriculture will also play a role in Sicelo with the potential to implement 
communal urban agriculture. Land is fertile and adequate water is available.

Agricultural land is identified in the Sedibeng District Agri-Parks Master Business Plan (2016) as in the table below.

The document further states 
that there is “a significantly high 
proportion of land that has good 
potential arable land within the SDM; 
however, there are still portions of 
land with very high potential located 
predominantly within the Lesedi LM”.
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THE CASE FOR GROWTH IN AGRICULTURE

On an environmental level, a strong agricultural sector 
empowers a lot more people on a more sustainable and 
attainable scale than mining. In light of the majority of land 
within Lesedi and Midvaal being of an arable nature, this 
sector should actively be explored as a means to achieve 
short term and long term empowerment of the community 
and diversifying an economy overly-reliant on a volatile and 
largely environmentally-unfriendly manufacturing industry. The 
GDP contribution of the agricultural sector is also a useful tool 
to measure progress in this regard. Within Sedibeng, agriculture 
contributes a measly 1,2% (R645 million) to the total economic 

% AGRICULTURAL LAND IN MIDVAAL & LESEDI AND % CONTRIBUTION TO 
THEIR RESPECTIVE GDP 2015

AGRICULTURE IN MIDVAAL & LESEDI

Over a 15-year period from 2003 
to 2018, the agricultural sector 
declined and shrank by 0,78% within 
Midvaal and 0,81% within Lesedi. 
This is compared to the growth 
levels observed in the mining and 
quarrying sector of 10,91% and 
11,15% within Midvaal and Lesedi, 
respectively, a worrying trend is 
observed within this sector. This 
is of specific concern in light of 
sustainability development goals, 
social empowerment and economic 
transformation. Mining is an 
extremely risky and labour-intensive 
sector whilst being notorious 
for harsh and unhealthy labour 
conditions with little positive effect 
on the communities around it on a 
social level.

Looking at the Midvaal Municipality, 
it comprises a geographical area of 
1 722 km2, of which 1 621 km2 (94%)
is agricultural land. Yet, it makes 
an almost insignificant contribution 
(1,97% in 2015) to the economy.

output. In Midvaal, the dire situation continues with a 1,97% 
(R127 million) contribution to the municipality’s output. Within 
Lesedi, a slightly higher figure is observed in a 4,5% (R197 million) 
contribution to its output. Growth is hampered by a lack of 
investment in the agricultural sector and also indicative of 
lower-margins of returns.  This should be addressed as a matter 
of urgency as set out in the Sedibeng District RDP.

The maps below indicate sizeable farms clusters in excess of 
500 ha. This should strategically be assessed in light of land 
ownership by government. Available land is often developed 
with affordable housing, whilst land might, in some cases, be 
better utilised for economic activities such as agriculture.
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Tourism

Very little reliable information is available on the tourism 
industry’s GDP contribution and the broader economic impact 
it has on the Midvaal and Lesedi Municipalities. It is therefore 
extremely difficult to express substantive quantitative data 
in real terms. This is especially so because, on analysing the 
available data on the GDP contribution of other sectors, almost 
none of the economic output can be ascribed to the tourism 
industry within these precincts. The tourism industry is also not 
categorised as a sector on its own. The following data should 
therefore be read within this context. In the period from 2001 
to 2015, the number of tourists that visited Midvaal increased 

by 98,3%, from 16 362 to 32 445. Lesedi had a similar growth 
pattern with a 97,9% growth, from 7 386 to 14 617. The tourism 
industry with Midvaal generated an economic output of 
R 389 million, 6,41%, to Midvaal GDP and 0,72% to Sedibeng 
GDP. While Lesedi’s tourism industry reached the R 181 million 
mark – contributing 4,17% to Lesedi’s GDP 0,33% to the GDP of 
Sedibeng. When comparing this to other sectors forming part of 
the district’s GDP contributors, it seems reasonable to deduce 
that the economic contribution of the tourism industry is, in its 
current form at least, negligible despite an average annual 
growth rate of 4,6%.

TOURISM SECTOR’S CONTRIBUTION TO 
MIDVAAL & LESEDI GDP

2015

MIDVAAL & LESEDI TOURISM SECTOR’S 
CONTRIBUTION TO SEDIBENG GDP 

2015

Lesedi
4,17% 6,41%

Midvaal

Lesedi
0,33% 0,72%

Midvaal

R 181 million R 289 million

Sedibeng’s 11 tourist routes which offers visitors options to explore the different activities the region has to offer.

Some tourism initiatives are driven by the Sedibeng DM (see 
map with tourist routes below). Other initiatives to promote 
tourism on a local level are the Midvaal Tourism Forum and the 
Vaal Meander.

Within the 4 precincts, tourism will play a major role in Waterval 
with the tourism related EDC, in Henley on Klip as a tourism 
node and to a lesser extent also in Sicelo, potentially with 
township tourism. 


