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1 INTRODUCTION   

1.1 Background 

In May 2013, a consultancy firm was appointed by the Department of Rural Development and Land Reform 

(DRDLR), currently the Department of Agriculture, Land Reform, and Rural Development (DALRRD) on behalf of 

the Sedibeng District Municipality to develop, a “Rural Precinct Plan” (RPP) for Doornkuil in the Sedibeng District 

Municipality. The Doornkuil Precinct Plan was published in 2014.  

 

From here on, this plan will be referred to as the Precinct Plan (2014). 

 

The precinct plan was developed with the primary aim of being a “rural precinct plan”. This type of precinct plan 

involved, “the arrangement of land use and infrastructure associated with the needs of specific communities 

within admirative regions. It integrates transportation, environment, education, economic development, social, 

residential development, and other development requirements”.  

 

Utilising the unique advantages of the site, the research and findings of the Status Quo Report and the 

Development Plans for Orange Farm, Savanna City and the relevant planning and policy documents, including 

the Sedibeng District Spatial Development Framework, the need for three “core components” were identified. 

These were: 

1. A regional cemetery 

2. Regional medical facilities and training 

3. Agricultural activities and skills development. 

 

Working in consultation with relevant stakeholders and incorporating the above uses, the appointed consultants 

developed a RPP for Doornkuil which include the following: 

1. Central Business District (21Ha) 

2. Secondary node (15.2 Ha) 

3. Regional hospital, medical research and training (16.8Ha) 

4. Industrial Area 1 (packaging, distribution, and warehousing) (15.4Ha) 

5. Industrial Area 2 (manufacturing and light industrial activities) (12.2Ha) 

6. Regional cemetery (24.7Ha) 

7. Agricultural product processing (1.9Ha) 

8. Intensive agriculture, hydroponics (28.2Ha) 

9. Extensive agriculture and skills development (101.4Ha) 

10. Conservation and regional park (24.6Ha) 

11. Agricultural training centre 

 

Since the final submission and presentation of the initial precinct plan, nearly seven years have passed. None of 

the above-mentioned projects have been initiated and as a result, an assessment to investigate the need and 

desirability of the projects proposed in the precinct plan is required. Cadre Plan (Pty) Ltd was appointed to 

conduct a high-level feasibility study of the precinct plan that was proposed in 2014.  

1.2 Focus of the study  

The purpose of feasibility studies is to assess the practicability of a project and to identify and research sensitive 

areas of the project.  

 

In addition, it is also to gather information to provide insight into the potential of the proposed project, in relation 

to its location and surrounding developments and economic activities.  
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The word ‘feasibility’ refers to the degree or state of being easily, conveniently, or reasonably done. If something 

is ‘feasible,’ it means that we can do it, make it, or achieve it. In other words, it is ‘doable’. 

 

The viability study is a subset of the feasibility study. It concerns the concept of risk and the potential of survival of 

the project. Will this project survive once it has been developed? 

 

The difference between a feasibility study and a viability study is that the feasibility studies confirm that the project 

is practically achievable while viability determines whether the project can stand any form of challenges and risk 

in the near future. 

 

This feasibility study will therefore focus on the viability of each of the projects proposed in the Precinct Plan (2014) 

and conclude on whether the precinct, as a whole, is feasible.  
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2 LOCATION ANALYSIS 

The site for the Doornkuil Precinct is in the north-east corner of the Midvaal Local Municipality (LM). Midvaal LM 

forms part of the Sedibeng District Municipality (DM) which is located in the Gauteng Province. 

  

Midvaal LM is bordered by six Local- and Metropolitan Municipalities. The most notable to this study area include 

City of Johannesburg Metropolitan Municipality (CoJ MM), Ekhuruleni Metropolitan Municipality (EMM), Lesedi LM 

and Emfuleni LM.  

 

The CoJ MM and EMM are both metropolitan municipalities with excellent access and exposure to the rest of the 

province. Taking the nature of the proposed precinct into account, this could bode well for the site, which is 

relatively close to each of these municipalities.  

 
Figure 1: Site’s locality in relation to relevant municipalities
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3 SITE ANALYSIS 

The proposed site for the Doornkuil Precinct is located north-east of Evaton, and south-east of 

Grasmere/Ennerdale. 

 

The purpose of the map below is to depict the location of the site in relation to the surrounding towns and nodes, 

but also to illustrate development densities. The lighter the area on the map, the higher the densities in terms of 

built-up areas. The dark areas are reflective of low-density areas; few buildings that are spaced far apart.  

 

It is evident that there is a significant portion of open space between Soweto, Eldorado Park, and Lenasia to the 

west and Alberton and Katlehong to the east.  

 

Moving south towards the proposed site, it is clear that the area south of Alberton and Katlehong and east of the 

site is also characterised by low development densities.   

 
Figure 2: Site’s locality in relation to development densities   
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The map below investigates and highlights natural psychographic barriers. These are natural elements that 

unconsciously impede people’s movement. Without realising, people are less inclined to travel across a mountain 

or vast open space to frequent a specific location. Mountains, rivers, open space, etc. have the potential to 

discourage people to travel from one point to another.  

 

The purpose of this analysis is to consider the potential of the site in general. If the site were to be developed 

(regardless of the specific land-uses), would the site be perceived as being accessible? Is it well connected to 

other economic nodes and transport networks? 

 

To the north, there is a significant portion of open space between the site and Kanana Park. To the east is a low-

density residential node, De Deur, which is considered a conservancy (to be discussed later in the report). To the 

south, there is a small open space (roughly one kilomenter) between the site and Savannah City, but this portion 

is undeveloped. To the west, the river creates a barrier as the floodline impedes development.  

 
Figure 3: Site’s natural psychographic barriers    
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The map below is similar to the previous map, as it considers man-made barriers such as high-ways, railway lines, 

etc. Upon analysis, we find that this site is somewhat isolated from Orange Farm, a high-density residential node. 

Not only is access to the site restricted by the river, but it is also restricted by the railway line.  

To the north, the majority of residents from Kanana Park would need to cross the R557 to access the site. The R82 

can also be considered a barrier, but there is limited development to the east of this road, and as such, makes 

this barrier somewhat redundant.  

 
Figure 4: Site’s man-made barriers    
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A site assessment was conducted on 18 September 2020 to determine if any developments have occurred on or 

near to the precinct. Figure 5 - Figure 9 reflects that the site remains empty, with limited activity occurring, such 

as illegal dumping of building material and some sporadic pedestrian movement. The only visible infrastructure 

seen on the site is a section of powerlines running along the western border. This line feeds into an electrical 

substation offsite to the north-west of the precinct. An initial inspection does not indicate that the land is utilised 

for agricultural purposes, however, this may vary on the time of the year.  

  

Figure 5: Savanna City development to the south of the precinct 

Figure 6: Southern precinct boundary  

  

Figure 7: Eastern precinct boundary  

Figure 8: Western precinct boundary  Figure 9: Electrical substation located north west of the 

precinct  
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4 OVERVIEW OF DOORNKUIL RURAL PRECINCT PLAN 

2014 

In May 2013, the Department of Rural Development and Land Reform (DRDLR), now known as the Department 

of Agriculture, Land Reform and Rural Development (DALRRD), on behalf of the Sedibeng District Municipality 

commissioned the development of a “Rural Precinct Plan” (RPP) for Doornkuil in the Sedibeng District Municipality. 

The need for three “core components” were identified: 

▪ A regional cemetery 

▪ Regional medical facilities and training 

▪ Agricultural activities and skills development. 

Working in consultation with relevant stakeholders, a RPP for Doornkuil was developed, incorporating the above 

uses. The following projects were proposed: 

1. Township establishment application 

2. Regional cemetery  

3. Regional hospital  

4. Conservation and regional park  

5. Industrial park  

6. Transportation node  

7. Agricultural skills development facility 

8. Intensive agricultural project 

9. Extensive agriculture and skills development project 

Since these projects were proposed in 2014, none has been initiated and it is our understanding that no progress 

has been made to date.  

The precinct plan had the following vision, mission, and objectives: 

Vision: 

Spatially integrated use of this strategic land parcel to facilitate sustainable use of resources for the benefit of all 

residents of the functional area. 

Mission: 

The provision of sustainable services to the entire region. 

Objectives: 

▪ To provide a high standard of regional medical facilities to individuals. 

▪ To provide high standard burial areas. 

▪ To enhance land development by developing critical facilities within a close proximity to user 

communities. 

▪ To create training opportunities for individuals within the agricultural and medical fields. 

▪ To invest in food security. 

▪ To create employment opportunities during and after construction. 

▪ To provide an economic impact on the area as a whole by creating a rates and tax base for the 

municipality as well as creating economic activities in the precinct. 

▪ To provide good passive and active recreational activities. 

▪ To protect areas that have been identified as sensitive and conserve them. 

Below is the site development plan for the proposed precinct.
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Figure 10: Doornkuil precinct plan with concept plan (informant of the precinct plan) 



15 

 
Sedibeng feasibility study - Doornkuil 

 

4.1 SWOT synthesis of the Doornkuil 2014 precinct plan 

The Strengths, Weaknesses, Opportunities, and Threats (SWOT) synthesis is the analysis and interpretation of the 

entirety of the precinct plan. This includes components from the status quo, vision, mission, objectives, principles, 

and final Doornkuil precinct plan 2014. This assessment is taken from the perspective of the year 2020 and should 

be considered when reviewing the synthesis table.  

TABLE 1: DOORNKUIL PRECINCT PLAN SWOT SYNTHESIS  

Strengths   Weaknesses Opportunities Threats  

Biophysical 

Utilisation of the natural 

spaces available.  

Legislative environmental 

enforcement within the wider 

area is generally lacking.  

Large amount of land 

allocated to urban 

agriculture. Beneficiation or 

agriculture within the 

precinct.  

Lack of proper 

implementation could lead 

to deteriorating spaces.  

River and dam system 

provide a natural asset to the 

precinct.  

Environmentally sensitive 

areas (river and dams) are 

under threat from 

encroaching developments.  

 Demand for agricultural 

produce.  

   Lack of enforcement of 

environmental legislation will 

lead to large scale 

degradation of 

environmental assets in the 

precinct.  

Built environment  

Land is owned by the state 

(easy to utilise). 

Development of the precinct 

is dependent on the 

development of the K47.  

Integration of the plan into 

the wider built environment is 

well planned for. 

 

The precinct is located 

adjacent to already 

established areas (e.g., 

Orange Farm). 

The site is bordered off by 

psychographic barriers such 

as the railway line and open 

space.  

 Availability of bulk services 

are constrained. 

Well connected to 

established movement 

routes.  

Currently, the site is not well 

connected with any higher-

order roads. All access routes 

are gravel.  

Proposed K47 that will run 

along the eastern boundary 

of the precinct.  

 

Socio-economic 

Functional relationship of the 

precinct area with the 

surrounding settlements and 

with Johannesburg 

Metropolitan Municipality.  

Administrative boundaries 

may hamper collaboration 

(Midvaal Local Municipality 

and Emfuleni Local 

Municipality).  

Savanna City development – 

economic and social 

services proximity.  

Lack of adequate/sizeable 

economic opportunities near 

the precinct. Economy is not 

sufficiently diversified and is 

highly vulnerable.  

 
Low population density.  

 Poor economic growth of the 

district and wider province.  
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4.2 Implementation programme analysis  

Below is the implementation programme put forward in the approved Precinct Plan (2014): 

TABLE 2: DOORNKUIL PRECINCT PLAN PROJECTS 

Project name 

(in order of lead 

projects):  

Short  Medium Long 
Estimated cost 

(from precinct 

plan – 2014):  

Projected costs 

(2021) (CPI) 
Responsibility:  

Township establishment 

application professional 

fees 

      R1 500 000 R2 029 580 
Midvaal Local 

Municipality  

Regional cemetery plan        R25 000 000 R33 826 336 
Midvaal Local 

Municipality 

Regional hospital detailed 

feasibility study 
      R500 000 R676 527 

Gauteng Department 

of Health 

Conservation and 

regional park plan 

detailed feasibility study 

      R200 000 R270 611 

Gauteng Department 

of Agriculture and Rural 

Development 

Industrial park detailed 

feasibility study 
      R300 000 R405 916 

Midvaal Local 

Municipality 

Transportation node 

detailed feasibility 
      R300 000 R405 916 

Gauteng Department 

of Roads and Transport  

Agricultural skills 

development facility 

detailed feasibility study 

      R250 000 R338 263 

Gauteng Department 

of Agriculture and Rural 

Development 

Intensive agriculture 

detailed feasibility study 
      R250 000 R338 263 

Gauteng Department 

of Agriculture and Rural 

Development 

Extensive agriculture and 

skills development project 

detailed feasibility study 

      R250 000 R338 263 

Gauteng Department 

of Agriculture and Rural 

Development 

*Short - < Year one; Medium - Year two to three; and Long - Year three >. 
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5 LITERATURE REVIEW 

The purpose of this section is to highlight existing provincial and municipal policies and frameworks that are 

applicable to the site. It is imperative to take note of spatial frameworks to ensure that the proposed development 

is aligned with the larger spatial plans of the district and local municipality. Alignment improves the potential 

sustainability and viability of any development project. Furthermore, if a project is not aligned with the vision of the 

local municipality, it would not be supported by the municipality and might also be subject to objections from the 

local community.  

 

The following sub-sections are excerpts from key documents that relate to the site or the projects proposed for the 

Doornkuil Precinct.  

5.1 The Gauteng Spatial Development Framework, 2030 

The Gauteng Spatial Development Framework (GSDF) 2030 aspires to establish a balanced, polycentric spatial 

network, with strong and resilient nodes enabling mutually beneficial exchanges of goods and services and 

enabling efficient movement of people. 

 

The realisation of the desired goals will entail facilitating a movement of economic heartland into the former 

periphery of the Apartheid City and bringing the previous margins into the economic heart of the province to the 

extent that this is practical. This will require the collaboration of all three spheres of government, government 

entities and the private sector.  

 

To support the establishment of this polycentric form, four spatial development strategies are to be followed, 

namely: 

1. Capitalising on proximity, by directing higher densities closer to economic nodes and public transport 

networks, and improving conditions in areas closer to economic opportunities, to ensure even greater 

benefits for the people and economy of these areas. 

2. Managing new settlement development, to prioritise infill development and densification, rather than 

expanding residential development outwards to ensure that new settlements are functional and 

integrated units of the polycentric provincial network and based not only on the availability of land. 

3. Building an economic network, through a system of high-order nodes and activity corridors, developing 

economic clusters that benefit from synergies and unlock the advantages of agglomeration. 

4. Creating a viable and productive hinterland, by protecting valuable resources and high potential 

agricultural land from harmful development, and managing water resources fugally and effectively. 

The key, cross-cutting components of the four strategies are: 

▪ Proximity to economic opportunities 

▪ Accessibility and connectivity 

▪ Agglomeration benefits and nodal development 

▪ Environmental management 

5.1.1 Gauteng Environmental Management Framework, 2014 

In spite of the availability of high potential land, Gauteng consumes more food than it is producing and is therefore 

heavily dependent on imported food from other provinces and countries. A total of 618,000 tons of food is 

produced per annum in Gauteng in comparison with 5,193,260 tons of total food consumed. Food insecurity, due 

to increasing prices, transport costs, limited supplies and high levels of urban poverty and vulnerability may 

become a major challenge. 

Transport has a substantial effect on air quality, climate change and ozone depletion. The transport sector is 

responsible for about 9 percent of the country’s total Greenhouse Gas (GHG) emissions with road transport 
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accounting for a significant portion of this amount. Inefficiencies and congestion on Gauteng roads result in loss 

of productivity, higher energy consumption, pollution and GHG emissions. 

In order to address the challenges posed by urban development on natural systems, the Gauteng Environmental 

Management Framework, 2014 developed the following ‘Environmental Management Zones’. 

The following map is a cropped image of the Land Use Conflicts map from the GSDF 2030, depicting the location 

of Conflict Area, Zone 2 Areas and Zone 3 Areas.  

▪ Zone 1: Urban Development Zone: Urban development activities are streamlined (exempted from 

environmental assessment requirements) and infill and densification is promoted with the aim of minimising 

urban sprawl into rural areas. 

▪ Zone 2: High Control Zone (within the urban development zone): Sensitive areas in the Urban Development 

Zone are conserved. 

▪ Zone 3: High Control Zone (outside the urban development zone): Sensitive areas outside the urban 

development zone are protected. 

▪ Zone 4: Normal Control Zone: Agricultural uses outside the urban development zone is protected. 

▪ Zone 5: Industrial and large commercial focus zone: Non-polluting industrial and large-scale commercial 

activities are streamlined (exempted from environmental assessment requirements), specifically in areas 

that are already used for such purposes and areas that are severely degraded but in close proximity to 

required infrastructure. This assists with facilitating economic development in the province. 

 
Figure 11: Excerpt of land use conflicts map (GSDF 2030)
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According to a 2013 study by the Gauteng City Region Observatory on the growth of urban areas in Gauteng, 

the province has seen an increase in urban areas (expressed as a percentage of the total Gauteng land area) 

of 12.6% in 1991 to 15.96% in 2001 and 18.35% in 2009. The same study highlights the following historical and current 

growth trends:  

 

“The establishment of large (low-cost mass housing) dormitory settlements (through the Reconstruction and 

Development Programme (RDP), despite good intentions) and growth of informal settlements long distances 

(where land is cheaper) from the economic centres perpetuated the apartheid urban form. The development 

of single-use office parks separate from residential areas has propagated fragmentation. This suggests that the 

footprint of the apartheid spatial planning is proving difficult to retrofit. However, there is sufficient evidence to 

show that over the last two decades (despite widespread sprawl), there have been cases of managed growth 

(e.g., corridor development, urban densification, decentralised concentration).” 

5.1.2 Application to Doornkuil Precinct  

The Precinct Plan (2014) anticipates that “Doornkuil will effectively function as part of Savanna City in terms of 

physical infrastructure, public sector institutional arrangements and social and economic linkages”. It is important 

to note that the site is not adjacent to Savanna City, but that there is another farm portion between the two sites. 

  

This portion of land between the site and Savanna City, the area adjacent to the southern border of the site, 

appears to be classified as a Zone 3: High Control Zone. This implies that development between Savannah City 

and the site might be restricted if an Environmental Impact Assessment (EIA) indicates that this area needs to be 

protected. 

  

The frameworks are also concerned with combatting urban sprawl. If the site is developed with the intention to 

link it with Savanna City, the development/expansion will extend across the Urban Development Boundary, which 

can be considered urban sprawl.  

5.2 Gauteng Conservation Plan Version 3.3 (C-Plan 3.3) 

Gauteng Nature Conservation, a component of the Gauteng Department of Agriculture and Rural Development 

(GDARD) produced the Gauteng Conservation Plan Version 3 (C-Plan 3) in December 2010. The objective of  

C-Plan 3 is to identify priority areas for biodiversity conservation in the Gauteng province. 

  

C-Plan 3 is based on the systematic conservation protocol developed by Margules & Pressey (2000) and is based 

on the principles of complementarity, efficiency, defensibility and flexibility, irreplaceability, retention, persistence 

and accountability.  

 

The products have been the basis of the decision support process to the Environmental Impact Assessment (EIA) 

process in the department, and together with a standardized set of decision-making guidelines have allowed for 

consistent, scientifically justified and defensible recommendations on development applications submitted to 

GDARD.  

 

The main purposes of C-Plan 3.3 are to: 

▪ Serve as the primary decision support tool for the biodiversity component of the EIA process. 

▪ Inform protected area expansion and biodiversity stewardship programmes in the province. 

▪ Serve as a basis for development of bioregional plans in municipalities within the province. 

 

The map below illustrates the areas identified as conservancies, Ecological Support Areas (ESAs), and Important 

Areas. It is evident that the site is affected by ESAs, and Important Areas which cover parts of the site and surround 

the site. Towards the east, the site is influenced by the two conservancies; Apple Orchards and Thorntree which 

might inhibit rapid/short-term development. 
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Figure 12: C-Plan 3’s impact on site 

5.2.1 Conservancies 

The Midvaal SDF states: “With regards to future plans, the intention of the Gauteng Conservancy Association 

(GCA) is to form conservancies in areas where the GDACE (Gauteng Department of Agriculture, Conservation 

and Environment) Conservation Plan 2 has recognised important and irreplaceable sites. Midvaal has eight 

registered conservancies, including Apple Orchards and Thorntree Conservancy.” 

 

According to the Sedibeng SFD (2011): “Existing Provincial Nature Reserves and Conservancies which should be 

consolidated and actively managed include… Apple Orchards and Thorntree Conservancy” (adjacent to Apple 

Orchards).  

5.2.2 Ecological Support Areas 

Ecological Support Areas (ESAs) are an imperative part of C-Plan 3 to ensure sustainability in the long term 

(Persistence Principle, Margules and Pressey, 2000b, Cowling, et al., 2003e). According to these authors a 

conservation plan that does not include ESAs would not be sustainable as it would assume a static (as opposed 

to a dynamic) environment.  

 

Landscape features associated with ESAs (termed spatial surrogates for ESAs) that are essential for the 

maintenance and generation of biodiversity in sensitive areas and that require sensitive management were 

incorporated into C-Plan 3. Spatial surrogates included dolomite, rivers, wetlands, pans, corridors for climate 

change and species migration, ridges and low-cost areas for Johannesburg and Tshwane, received from  

Dr S Holness.  
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5.2.3 Important Areas 

Currently a total of 26% of Gauteng is considered Critical Biodiversity Areas (CBAs). Of great concern is that only 

2.4% is under a form of formal protection. It is therefore of utmost importance that CBAs containing irreplaceable 

and important areas be very carefully considered in areas involved in development applications. 

5.2.4 Application to Doornkuil Precinct Plan 

The site for the proposed precinct contains ESAs and Important Areas as depicted in the map above. In addition, 

the conservancy, Apple Orchards, might be protected from future developments to avoid densification in an 

effort to protect and conserve the area. This implies that no significant developments are anticipated to the east 

of the site.   

5.3 Sedibeng DM Spatial Development Framework 

The Gauteng Spatial Development Framework (SDF) has identified the importance of the R59 corridor to link 

Johannesburg, Ekurhuleni, Meyerton and Vereeniging. The close proximity of Johannesburg and Midvaal, linked 

by the R59, R82, M61 and N1, has contributed to the development of residential areas in the north of Midvaal for 

people working in Johannesburg.  

 

Recently industrial/commercial areas have emerged in the northern part of the Midvaal Municipality along the 

R59, which takes advantage of the accessibility, low land costs and proximity to the Johannesburg, Tshwane and 

Ekurhuleni Metropolitan areas.  

 

The Sedibeng SDF highlights areas of strategic development which mainly focus on future development along 

the R59 corridor, Henley-on- Klip, Vaal Marina/Mamello, De Deur, Walkerville and Savannah City. In addition, the 

densification of existing urban areas and emerging areas such as Riversdale is a key priority for the Municipality. 

 

In support of densification, the framework states that an urban development boundary/urban edge should be 

demarcated and enforced in order to strengthen the existing urban areas and nodes, to contain urban sprawl, 

to promote more compact urban development and to protect the agricultural and ecological potential of the 

rural hinterland within the district. “Future urban development should consist primarily of infill and densification 

within the proposed urban edge” (Sedibeng DM SDF, 2019).  

 

The demarcated Urban Development Boundary (UDB) is depicted in Figure 13 . It is evident that Savanna City is 

located on the norther boundary, within the UDB. The proposed site, however, falls outside of the UDB.  

 

The proposed R59 Industrial Corridor is also of significance to the proposed precinct and should be noted.  
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Figure 13: Site in relation to Urban Development Boundary 

5.4 Southern Corridor Regional Implementation Plan 

To achieve a vibrant, efficient and functional City Region, Gauteng has identified five development corridors 

which target investment and reconfigure the space economy. The Southern Corridor runs through the jurisdiction 

of the Sedibeng District Municipality and includes projects located within the Emfuleni, Midvaal and Lesedi Local 

Municipalities. 

The purpose of the Southern Corridor Regional Implementation Plan is to consolidate existing plans, studies, 

research papers, as well as master planning concepts and proposals, which investigated and focused on the 

economic potential of the Southern Corridor. The implementation plan is undertaken in order to assess how each 

of the Sedibeng District Municipality’s priority projects may contribute to strengthening the development 

potential of the Southern Corridor. 

The Southern Corridor has been identified by the Gauteng Premier, as an area wherein growth enhancing 

developments should occur. Development projects within the Southern Corridor are determined to focus on 

shifting the economy of the region away from a previously heavy reliance on the manufacturing sector, and 

more to industries such as tourism and entertainment, agro-processing and logistics.  

This supports the proposed agricultural and light industrial projects proposed for the precinct.  
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5.5 Midvaal LM Spatial Development Framework 

The Midvaal LM SDF has a number of guidelines that pertain to Agri-Villages, and Agricultural Land Use. These are 

applicable to the Precinct Plan (2014) and should be noted. 

5.5.1 Land use change with a view to establish an agri-village 

The establishment of agri-villages constitutes a form of land use change in support of agricultural production as 

well as providing security of tenure to farm workers. Unsustainable agri-villages have the potential to lock people 

into poverty through limiting access to social and economic opportunities. In addition, the development of too 

many agri-villages in an area and the development of inappropriate form, style and scale of buildings can have 

an impact on the amenity of an agricultural area. 

 

Thus, the following criteria should guide decisions regarding the establishment of agri-villages: 

• A sequential approach must be used to determine the optimal location of an agri-village – i.e., it must 

be demonstrated why farm worker housing cannot be provided in an urban area, before and agri-village 

can be established outside existing nodes. 

• Agri-villages should be located in areas where there is a high economic potential. 

• Agri-villages must be identified as a node in the SDF of the relevant local municipality. 

• Agri-villages should be within walking distance (less than 2km) of a public transport opportunity (this 

allows people to access other opportunities and does not “lock” them into areas with no opportunities). 

• Agri-villages should preferably be established on existing disturbed sites. 

• Agri-villages should be limited population size (usually up to 500 people) and contain all major settlement 

functions (mixed residential, social facilities, commercial space and public open space) with a particular 

emphasis on human development programmes. 

5.5.2 General land use criteria for agricultural land 

The following criteria should apply to such on farm activities: 

5.5.2.1 Agri-industry 

Agri-industry refers to buildings and infrastructure required to accommodate processing of agricultural products 

in close vicinity of the production there of, e.g., abattoirs and wine cellars. In many instances such uses require a 

change of zoning in terms of planning legislation and may also require a subdivision to account for ownership 

issues (e.g., enterprise held by co-operatives). The following criteria apply to an agri-industry: 

▪ Where subdivision is required, only the minimum land required may be subdivided and the remainder of 

the property must remain a viable unit as per the norms and standards set out above.  

▪ Agri-industries may not be established on productive agricultural land. 

▪ The location of such industries in relation to access roads requires careful consideration – new roads to 

accommodate such agri-industries should be avoided at all costs. 

Figure 14 below illustrates the agricultural potential of Midvaal LM, and more specifically the agricultural potential 

of the proposed site. It is evident from this analysis that a large portion of the site is regarded as having ‘very low’ 

to ‘low’ agricultural potential. There are only a few small pockets of land within the boundaries of the site that 

have ‘moderate’ to ‘high’ agricultural potential. A detailed soil analysis will be required to provide more detail 

on the agricultural potential of this specific site. 
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Figure 14: Site’s agricultural potential 

5.5.3 Application to Doornkuil Precinct 

The establishment of an agri-village is not straight-forward; careful consideration needs to be taken when 

proceeding with this development. The site is somewhat isolated in terms of the requirements for the site to be “in 

areas where there is a high economic potential” and “within walking distance (less than 2km) of a public transport 

opportunity”.  

 

Similarly, agri-industries require some form of land-use application(s), which might be time-consuming. 

Fortunately, the site is accessible, and no new roads would need to be constructed.  

 

Notwithstanding, these are mitigatable concerns and are not deemed as threats to the proposed development. 

5.6 Midvaal LED Strategy 

The Midvaal Local Economic Development (LED) Strategy brings all of the above together with its vision 

statement: “Midvaal will be renowned for robust economic growth and a high quality of life for all”. This statement 

emphasises the commitment to ensuring sustainable economic development and growth and decreasing levels 

of poverty.  

 

According to the strategy, the key to the vision is the retention and expansion of existing business, as well as the 

attraction of new investment. It is imperative to attract investments towards strategically positioned areas where 

access to infrastructure is available or can easily be extended.  

 

These areas should benefit from primary factors such as visibility and accessibility, and ideally should be accessible 

to the majority of the workforce. 
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The strategy emphasises that marketing a local area can play an important role in mobilizing local stakeholders 

as well as in attracting businesses and industries to an area to facilitate job creation and increase the local tax 

base. Investment incentive is one tool used by governments to create favourable climates to attract direct 

investment. 

 

The investment incentive strategy should be in line with the existing national incentives offered by the Department 

of Trade and Industry, which, in co-operation with the Industrial Development Corporation, offers over 90 

incentives, loans and rebates to attract investment and support business development.  

 

The investigation into the feasibility and viability of the proposed Precinct Plan (2014) will take the above into 

consideration and measure the proposed projects against the requirements set out above.  
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6 FEASIBILITY OVERVIEW 

This section of the report comprises of all the sub-sections that make up the feasibility analysis. It will start with 

geographically delineating the focus area, based on a drive-time analysis. The purpose of this delineation is to 

determine and highlight which households will be influenced/impacted the most by the development of the site. 

These households will be the focus of the study as it is this group of people whom we anticipate will interact with 

the site/development the most. 

  

Following the delineation, we will conduct a socio-economic analysis on the households within the catchment 

area. We will analyse the available data, such as income, education, employment, etc. 

 

A feasibility study is not only focussed on the residents of the area in question but must also consider fundamental 

requirements such as the saturation or demand for community facilities and the availability of bulk engineering 

services. If the community can only support one hospital, it would be unsustainable to build a second, and if there 

are no services available, the development project is faced with a challenge even before its feasibility could be 

determined. As such, we will consider the Neighbourhood Planning and Design Guide to understand how many 

community facilities are required within our catchment area. We will also consider the availability of engineering 

services, all before we initiate the viability assessment of each project proposed in the Precinct Plan (2014).  

6.1 Catchment delineation 

To conduct a feasibility analysis on each of the projects listed in the precinct plan published in 2014, a catchment 

area needs to be delineated. A catchment area represents a geographical area from where visitors are 

expected to start their journey to the site or proposed development.  

 

The proposed projects all vary in size and function. As such, they will all have different catchment areas. However, 

given that this document is a high-level feasibility study, a generic catchment area was delineated. All the 

projects are of a regional nature and as such, a drive time analysis of up to 25 minutes was utilised to delineate 

the catchment area. This implies that all households within a 25-minute drive time was considered and included 

in the feasibility analysis of each project.  

 

The map below reflects the delineated catchment area, which is roughly the boundaries of the 25-minute drive 

time. The catchment stretches north, all the way up to the Johannesburg Prison and the suburb of Meredal. To 

the east, the catchment area reaches Walkerville, but does not quite go all the way to Meyerton. Towards the 

south, the catchment area includes Evaton, and to the west the catchment includes Grasmere and Lawley. 

Naturally, Orange Farm is also included in the catchment area.  
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Figure 15: Catchment area 
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6.2 Socio-economic analysis 

The figures presented below represent the households within the delineated catchment area. The data has been 

sourced from StatsSA and Quantec databases. This includes the 2011 Census figures (on local/sub-place level), 

Community Surveys conducted in 2016 by StatsSA or figures obtained from Quantec which has been meticulously 

and carefully projected to 2019.  

 

It is estimated that the catchment area is home to roughly 1.1 million people and 309,000 households. This implies 

that there are roughly 3.51 persons per household. Between 2011 and 2016, when the census and community 

surveys were conducted, the average household and population growth rate in Sedibeng was 0.7% and 0.5% 

respectively. These growth rates were applied to project the population and household figures to 2025.  

 

The majority of the population is black, and gender is split nearly 50/50. Approximately 66% of the population is of 

working age, between 15 and 60 years of age.  

 
Figure 16: Population statistics in the catchment area 

More than 50% of the population indicated during the 2011 Census that they reside in homes that they owned 

and were fully paid off or occupied rent-free. Nearly a quarter (23.76%) of the households rented the dwelling 

units they reside in. The remainder own their homes but are paying a mortgage. The majority of people reside in 

formal brick/concrete structures.  

 

Nearly 50% of households earn between R15,300 and R122,000 per year (R1,275 and R10,166 per month). These 

figures were projected to 2021 based on CPI (year-on-year). The weighted average household income (across 

all income groups) is R116,070 per annum and R9,673 per month.  

 

https://app.powerbi.com/groups/me/reports/88a5b24a-cdc9-4c21-865c-cc72b550dcaf/ReportSection?pbi_source=PowerPoint
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Figure 17: Household statistics in the catchment area 

During the 2011 census, only 39% of people indicated that they were employed, and 66% of these people noted 

that they were employed in the formal sector (this translates to only 25% of the catchment population). 

  

The employment figures are somewhat reflected in the data regarding the level of education. The majority of the 

population have only had exposure to some secondary education (i.e. they did not matriculate). Roughly a third 

of the population (32%) obtained Grade 12. 

  

A quarter of the population are employed in elementary occupations, 16.3% are service workers (shops and 

sales), 15.5% are trade workers and 12% are employed as clerks. More than a quarter of the workforce (27%) are 

employed in positions that require specialisation such as associate professionals, senior officials, plant operators, 

and professional.  Very few people are employed in the agricultural sector, only 0.37% listed agricultural as their 

occupation. 

 

https://app.powerbi.com/groups/me/reports/88a5b24a-cdc9-4c21-865c-cc72b550dcaf/ReportSection7b45303aaec437f6ccb5?pbi_source=PowerPoint
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Figure 18: Employment statistics in the catchment area 

The majority of people indicated that they are employed in the wholesale and retail sector, followed by 

community, social and personal service, and the finance sector, respectively. The industry that employs the least 

number of people include the electricity, gas and water supply sector, the agriculture, forestry and fishery sector, 

and the mining and quarrying sector.  

 
Figure 19: Employment per Industry 

https://app.powerbi.com/groups/me/reports/88a5b24a-cdc9-4c21-865c-cc72b550dcaf/ReportSectionad0cd34d0955e4e925eb?pbi_source=PowerPoint
https://app.powerbi.com/groups/me/reports/88a5b24a-cdc9-4c21-865c-cc72b550dcaf/ReportSectiond2290add41dc7773b9d2?pbi_source=PowerPoint
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6.3 Neighbourhood Planning and Design Guide 

The Neighbourhood Planning and Design Guide is a comprehensively updated and revised version of its 

predecessor, the Guidelines for Human Settlement Planning and Design, commonly known as the Red Book. The 

Red Book, published in 2000, was preceded by a series of guideline documents aimed at improving the quality 

of settlement planning and design.  

 

Recognising that the cost of engineering infrastructure and services contributes significantly to the overall cost of 

housing, the Council for Scientific and Industrial Research (CSIR) published the Guidelines for the Provision of 

Engineering Services in Residential Townships (Blue Book) in 1983. This was followed by the publication of Towards 

Guidelines for Services and Amenities in Developing Communities (Green Book) in 1988.  

 

The intention was to optimise the provision of engineering infrastructure and services by ensuring that they are of 

sound quality and also acceptable (both financially and technologically) to the recipient communities. The 

Guidelines for the Provision of Engineering Services and Amenities in Residential Township Development was 

published next. It was completed in 1992, but, due to the historical political changes in the country at the time, it 

was only published in 1994. The publication became known as the Red Book because of the colour of its ring 

binder, as was the case with the Blue Book and the Green Book. 

 

These guidelines will be used in the form of a space planner to determine the need, demand, and feasibility of 

the proposed projects, where applicable. Reference will be made to the Red Book when referring to the 

Neighbourhood Planning and Design Guide.  

6.4 Engineering services and transport networks 

According to the stakeholder consultations and the literature review it is understood that the proposed site is 

poorly serviced in term of bulk engineering services. It was further noted that bulk services, across City of Joburg 

MM, Emfuleni LM, and Midvaal LM is under constraint. This might be a result of the location of the area in question, 

which is at the (distant) borders of each entity; southern border of City of Joburg MM, eastern border of Emfuleni 

LM, and to the northern border of Midvaal LM.  

 

There is a cross-border agreement between Midvaal LM, Emfuleni LM, and City of Joburg MM, but as noted, all 

municipalities are constrained by the availability of bulk services. It is deemed unlikely that an agreement will be 

reached to extend bulk service infrastructure. 

6.4.1 Water and sanitation 

The Sedibeng District Municipality’s water and sanitation services are distributed by the municipalities at the local 

level. However, bulk water is supplied to each municipality by Rand Water. The sanitation infrastructure in the 

Sedibeng District is old and requires high maintenance. It is working at capacity and will not be able to deal with 

future planned development. It is estimated that by 2025, the region will have to be able to process 398 Ml/day, 

of which 150 Ml/day would have to be provided by a new wastewater works. (Sedibeng District Municipality 

Proposed Regional Sanitation Scheme: Technical Report, Arcus Gibb & Iliso Consulting, 2009). 

 

Based on the above, the Sedibeng Regional Sanitation Scheme (SRSS) was proposed, for which the first phase 

which is the upgrading of components of the current system has commenced. The Midvaal Local Municipality’s, 

of which Doornkuil forms part, water is supplied by Rand Water. The main supply points are Meyerton, Oheni Muri 

and Vaal Marina. The Midvaal’s water and sanitation supply is currently under pressure and may not be sufficient 

to provide adequate supply to the currently envisaged developments, unless services are accessed from the 

adjacent municipalities. 
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The concerns over the availability of bulk services are addressed in the Midvaal LM SDF (2015), which lists Ten 

Development Principles. Principle Ten is applicable and might provide some insight into the priority of the Local 

Municipality. 

 

Development Principle 10: “As a principle, areas located within the Urban Development Boundary in the Midvaal 

area will be prioritised for bulk engineering services capital investment.  

▪ Savanna City Functional Area: The infrastructure for Savanna City will mostly be provided by the 

developers. These will include the construction of a new reservoir to be located in the north-eastern 

extents of the functional area as illustrated on Figure 35, as well as an outfall sewer link to the Sebokeng 

Treatment Plant towards the south-west as indicated on Figure 36. It should, however, be noted that the 

Sebokeng Plant is already under severe pressure and does not have spare capacity. 

▪ De Deur:  

Water: Once the intensity of development in the De Deur area warrants it, the existing Langerand reservoir 

serving the area will be upgraded to 10 or 15Ml which will cost approximately R100 million.  

Sanitation: The current policy, with regards to the provision of package plants for individual developments 

in De Deur will remain until such time as the scale/magnitude of development warrants the construction 

of an outfall sewer line to link up with the Meyerton treatment plant. This link will require that the Meyerton 

treatment plant at the time be expanded from the 22Ml currently planned to approximately 30Ml. The 

expansion of the treatment plant as well as the feeder line is expected to cost in the order of 

approximately R300 million. This initiative is scheduled for the medium to longer term and will only follow 

once the intensity of development in De Deur justifies such large scale upgrading” (Midvaal LM SDF, 

2015). 

6.4.2 Electricity 

The Sedibeng District Municipality’s electricity is mainly supplied by ESKOM, with a few areas supplied by the 

relevant local authorities. As noted earlier, during the stakeholder engagements, concerns were raised regarding 

the expenses related to servicing the site, along with the availability of services.  

6.4.3 Transport network 

Although the road network surrounding Doornkuil is well established, the site itself is not well connected to these 

high-order roads. The roads providing access to the site are all gravel and classified as Class R5 roads: “Class 5 

roads provide direct access to smaller individual properties such as within rural settlements, as well as small to 

medium sized farms in rural areas. They serve no other purpose than to give such access. The length of these 

roads would mostly be shorter than 5 km. Traffic volumes should not be more than about 500 vehicles per day” 

(TRH26 SA Road Classification Manual). 

 

The site is however in close proximity to the N1 national route (to the west) and close to the R82 north south access 

corridor (to the east).  

 

Gautrans has confirmed that the proposed K47 and the proposed PWV18 (see map below) is not listed on either 

ECE list (which refers to a 3-year project programme) or its RAMP list (which is a 10-year programme). This 

information implies that there are no plans within the next 10 years to construct any high-order road that will 

provide the site with adequate access to surrounding economic nodes. The absence of higher-order connectivity 

is detrimental to the viability of any proposed project on the site that require easy access. 
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Figure 20: Site boundary in relation to proposed PWV18 

The K47 is a proposed second order route that runs parallel (north to south) of the precinct area. This route forms 

the eastern boundary of the precinct. Important to note is that, as with other proposed routes in the Midvaal 

Local Municipality, the nature of proposed routes is that they fit within a long-term plan (50 years) and that 

individual routes or parts thereof will only be constructed if/when traffic volumes emanating from land use 

development/urbanisation warrants construction. 

 

A bus network operates on the following routes: 

▪ Vereeniging to Sebokeng, along the K59 and the K45 routes 

▪ Vereeniging to Meyerton 

▪ Evaton to Meyerton 

Mini-bus taxi networks operate between the CBDs throughout the municipal areas. These routes run mostly 

between the CBDs into residential and industrial townships. 

 

The main railway line runs parallel to the R59 in a north-south direction, connecting Vereeniging with Germiston 

and Johannesburg. This is a passenger/commuter line which connects to the rail commuter system for the larger 

Gauteng.  

6.5 Viability assessment  

The viability assessment is a subset of the feasibility study. It is concerned with the risk and the survival of a project. 

The viability assessment aims to determine if a project can be integrated with its surroundings and whether it 

would have the potential to function in the long term.  

 

The sections to follow will analyse the viability of each of the individual projects proposed in 2014, against the 

backdrop of all the information provided earlier in this report.  

6.5.1 Regional cemetery plan  

The Doornkuil Precinct Plan (2014) proposes a regional cemetery of 24.7Ha, which would be able to house 

approximately 29,640 burial sites (1,200 burial sites per ha). The plan also includes a crematorium and a 

mausoleum. According to the stakeholder engagements, there is a demand for cemeteries in Midvaal LM. It is 

understood that a number of sites are being investigated for this purpose. Below is a map to illustrate the location 

of existing cemeteries in proximity to the site.  
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Figure 21: Site’s location to existing cemeteries  

A specific mortality rate measure is the crude death rate, which looks at mortality from all causes in a given time 

interval for a given population. Mortality rate is typically expressed in units of deaths per 1,000 individuals per year; 

thus, a mortality rate of 9.5 (out of 1,000) in a population of 1,000 would mean 9.5 deaths per year in that entire 

population, or 0.95% out of the total.  

 

The figure below reflects the crude death rate across all LMs in Sedibeng, including the rate at which the ratio is 

escalating or declining. It is evident that Midvaal LM’s crude death rate is the highest among the three local 

municipalities.  
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Figure 22: Crude death rate data 

It is understood from stakeholder engagements that there are two private cemeteries in Midvaal LM; the one is 

at capacity and the other is new, covering 25 to 30ha. If we apply the ratio referenced above, this cemetery can 

house 30,000 to 36,000 burial sites. At a burial rate of 60 to 70 per month (according to Director of Community 

Services at Midvaal LM), this cemetery would have a lifespan of approximately 42 years. 

 

According to StatsSA, the average number of deaths in Midvaal LM per year, between 2015 and 2019 (5-year 

average) was 952, or 79 per month. These figures support the abovementioned burial rate, as cremations need 

to be taken into consideration.  

 

From the stakeholder engagements with officials from Sedibeng DM and Midvaal LM, it is understood that a 

geotechnical investigation was conducted on the site in 2016, and it was found that a cemetery would not be 

feasible. These findings are also conveyed in the Sedibeng DM Spatial Development Framework. It is not clear if 

the geotechnical study investigated the viability of a crematorium. Crematoriums are also subject to 

geotechnical investigations as well as environmental impact assessments and might not be suitable for this site.  

 

A mausoleum could however be considered for the site, given the nature of the development. In addition to a 

lower risk regarding soil contamination, the development does not require a significant supply of bulk services. 

The demand for mausolea is however limited in South Africa. The proposed development might also be subject 

to significant scrutiny from the local community as developments of this nature typically have a negative impact 

on property prices.  Finally, the surrounding developments need to be taken into consideration.  

6.5.2 Regional hospital plan 

According to the Red Book, one regional hospital is required for every 1 million people. There are slightly more 

than 1million people within the delineated catchment area, with no district, regional, or provincial hospitals. 

However, not all households rely on public sector hospitals and private hospitals were not considered for this 

analysis. The public sector hospitals available to residents who reside in the catchment area are depicted in the 

map below. The table below provides definitions of the different types of hospitals depicted in the map. It is 

important to know that in South Africa, hospitals work on a referral system. District hospitals refer patients to 

regional hospitals, and regional hospitals make referrals to provincial hospitals, etc.  
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TABLE 2: TYPES OF HOSPITALS DEPICTED ON SITE MAP 

District Hospital (Level 1) 

▪ This is the third step in the provision of health care. Primary Health Care Clinics and Community Health 

Care Centres are the first and second steps, respectively.   

▪ These hospitals will normally receive referral from community health centers and clinics such as 

diagnostic, treatment, care, counselling and rehabilitation services.  

▪ These hospitals receive referrals from the community health centers and clinics.  

▪ If the District Hospital cannot help a patient, they will be referred to the local Regional Hospital for 

treatment. 

Regional Hospital (Level 2) 

▪ These hospitals will normally receive referral from and provide specialist support to a number of district 

hospitals. 

▪ If the Regional Hospital cannot help, they will refer to the Provincial Tertiary Hospital. 

Provincial Tertiary Hospital (Level 3) 

▪ These hospitals will receive referral from and provide sub-specialist support to a number of regional 

hospitals. These hospitals are staffed by specialists and generalists. 

▪ If a Provincial Tertiary Hospital cannot help, they will refer to a National Central Hospital. 

We applied drive times to three hospitals, to provide some insight into the relationship between the site and 

existing hospitals. The three hospitals from where drive times were conducted are Bheki Mlangeni District Hosital, 

Kopanong Dstrict Hospital and Thelle Mogoerane Regional Hospital.  

 

It is evident that the site is within a 30-minute drive time of both Bheki Mlangeni District Hosital and Kopanong 

District Hospital. The site is far removed from newly developed Thelle Mogoerane Regional Hospital. 

 
Figure 23: Site’s location in relation to hospitals 

According to the Hospital Design Guidelines, issued by the National Department of Health and the CSIR 

(Gazetted on 08 May 2015), site selection is a critical aspect of health service delivery. 
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Sites should be centred on the community served, allow easy and safe access, be of sufficient size, be available 

and suitable to build on. Location in relation to the community served is essential for a district hospital where there 

is a direct relationship between feeder community and facility; for regional hospitals to consider both the referring 

hospitals and the broader community served. 

 

The following table is an excerpt from the criteria provided in the Hospital Design Guidelines (2015). The last 

column is a response to the criteria from a perspective that considers the proposed site.  

TABLE 3: HOSPITAL DESIGN GUIDELINES WITH REGARDS TO SITE 

Issues General Requirement Comments (DoH) 
Comments regarding 

proposed site 

Health service 

delivery 

▪ Location in relation to 

community served. 

▪ Location in relation to 

health service referral 

network of facilities and 

service delivery points. 

▪ Options analysis and 

optimisation of service to 

establish best fit for service 

and infrastructure 

▪ Generally central to the 

bulk of the catchment 

population for the 

proposed service. At 

regional and tertiary levels, 

transport and 

specialisation play more 

direct roles. 

▪ IOPT Planning Toolkit 

enables service coverage 

analysis and status quo 

review of existing facilities 

and services, and of 

various options for 

changes to services and 

any possible new facilities. 

▪ Site is within 30min drive from 

District Hospitals (from where 

patients will have to travel).  

▪ Existing District Hospitals are 

in closer proximity to existing 

Regional Hospitals. 

▪ Gautrans does not plan to 

provide high-order roads to 

site in next 10 years.  

▪ Site is within 30min drive from 

District Hospitals (from where 

patients will have to travel).  

Geographic 

location and 

features 

Prevailing winds and 

microclimate. 

  

Geological 

conditions 

▪ Site preferably free of 

ground conditions which 

will require special 

foundations.  

▪ Geological survey may be 

required. 

Establish presence, extent and 

distribution of dolomite, rock 

outcrops, sand, landfill, etc. 

▪ Based on review of Spatial 

Development Frameworks, 

Dolomite does not appear to 

be a significant concern. 

Geo-technical investigation is 

required to confirm.  

▪ The presence of the river and 

dams on the site should be 

considered regarding special 

foundations.  

Access ▪ Site readily accessible from 

major roads to allow 

unimpeded access to 

service by community, 

emergency vehicles. 

▪ Suitability of location in 

relation to existing and 

proposed roads, rail, bus, 

taxi routes 

▪ Site entry and traffic 

control; establish need for 

traffic studies 

▪ Helicopter access possible 

 
▪ Gautrans confirmed that 

the proposed K47 and 

PWV18 is not a priority for 

the next 10 years. The 

absence of these roads is 

a fatal flaw regarding the 

construction of a Regional 

Hospital on the site. Once 

the roads are constructed, 

the development of a 

Regional Hospital can be 

revisited.  

▪ Once the K47 and PVW18 

is constructed, the site is 

well positioned in relation 

to rail, bus and taxi routes.  
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Availability Site to be preferably available 

for use without the need for 

lengthy procurement 

processes. 

Establish ownership, land use 

rights; Potential land acquisition 

costs; Establish acquisition 

process and potential transfer 

time and implications on 

project time programme 

▪ The two farm portions that 

make up the site is owned 

by Sedibeng District 

Municipality.  

▪ A Township Establishment 

process must first be 

completed before 

ownership of the land 

parcel allocated to the 

Regional Hospital can be 

transferred to the 

applicable entity.  

▪ The transfer of ownership 

will be a lengthy process.  
Bulk services Availability of water, electricity, 

sewage services 

 
The site is not serviced. 

The larger area (Midvaal LM, 

and surrounding municipalities) 

has limited bulk services 

available and are under severe 

pressure.   

It is evident, from stakeholder engagements that there is a need for a regional hospital and a spatial analysis 

indicated that there are no public-sector hospitals within the catchment area. However, it must be considered 

that there are public sector hospitals within no more/maximum of 30minutes of the site to the north and the south. 

There are numerous clinics and health centres within the catchment area and private hospitals were not 

depicted on the map.  

 

When considering the demographics, it is noted that roughly 15.5% of the households in the catchment area earn 

more than R15,000 per month. If it is assumed that all households earning less than R15,000 per month do not have 

a medical aid, it implies that 84.5% of the population in the catchment area relies on public sector hospitals. 

When applying these percentages to the population figures, it is evident that there are approximately 916 702 

residents reliant on public health care (2021). If the 5-year average population growth rate for Midvaal LM is 

applied to project population figures, we see that by 2025, the population figures are expected to be 942 076, 

which is just shy of the required 1million as per Red Book standards.  

TABLE 4: PROJECTED POPULATION AND HOUSEHOLD FIGURES 

 
2021 2022 2023 2024 2025 

5-Year Average 

Population Growth Rate 
0,45% 

Projected Catchment 

Population Figures 
1 084 855 1 092 285 1 099 767 1 107 299 1 114 883 

% of HH earning less than 

R15,000 p/m 
84.5% Population Projections 916 702 922 981 929 303 935 668 942 076 

In addition to the above, cognisance must also be taken of the National Health Insurance Bill that is anticipated 

to be signed into law. The Minister of Health published the National Health Insurance Bill in 2019, which, once 

passed by Parliament, will be signed into law by the President, and will establish a National Health Insurance Fund 

(NHI) for South Africa. The objective of the NHI is to improve access to healthcare for all South Africans. The Bill 

envisages that the NHI Fund will contract on a voluntary basis with private hospitals and professionals and other 

services to supplement the current public sector delivery system.  

 

From the analysis conducted, it appears to be more feasible (in the medium-term) to invest in expanding existing 

district and regional hospitals, than to construct a new regional hospital that will serve a limited number of people. 

  

Currently, and for the next 10 years, the proposed hospital is faced with a fatal flaw. Gautrans has confirmed (in 

response to direct questions regarding the proposed precinct) that the proposed K47 and PWV18 is not on either 

of their short term ECE list (3-Year project programme) or the long-term RAMP list (10-year project programme).  
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It is imperative that a hospital, especially a regional hospital have easy access to all main roads. Currently the site 

is not serviced in this regard. The availability of bulk services is also a concern as current systems are under severe 

constrain.  

 

Finally, the proposed site is outside the Urban Development Boundary (UDB). The UDB is a geographical boundary, 

set in an attempt to control urban sprawl by mandating that the area inside the boundary be used for urban 

development and the area outside be preserved in its natural state or used for agriculture. The UDB is aimed at 

redirecting resources towards priority areas for densification and economic development. It is imperative to 

sustainable development, that this boundary be recognized and adhered to.  

6.5.3 Conservation and regional park plan 

The information gathered from the literature review indicates support for the conservation of this land parcel. As 

mentioned in the previous section, the site is located outside the UDB, and is therefore not earmarked for 

development. Furthermore, the site is located in proximity to the Apple Orchards conservation area and patches 

of land that is classified as an Ecological Support Area, and an Important Area, according to the Gauteng 

Conservation Plan (Version 3).  

 

 
Figure 24: Site’s location in relation to conservation areas 

 

According to the Conservation Act (Act 73 of 1989) and the National Environmental Management Air Quality 

Act (Act 39 of 2004) cognisance must be taken of environmental factors in any proposed development. The Acts, 

in particular National Environmental Act (NEMA), outline the procedures for environmental authorisation including 

that, where required, Environmental Impact Assessments (EIAs) are to be conducted for approval by the 

responsible department. The proposed precinct must consider the protection of environmentally sensitive areas 

some of which are currently under pressure. 

 

The Precinct Plan (2014) allocated 24.7ha to the Conservation and Regional Park. The plan takes advantage of 

the two dams and the river located to the western boundary of the site.  
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Figure 25: Conservation and regional park 

 

“The larger water bodies on the site, namely the two dams in the south western part of the site, may be able to 

accommodate non-motorised watercraft. The environmentally sensitive flood plain area along the river on the 

western boundary of the site, together with the above-mentioned dams, make an ideal linear regional park” 

(Doornkuil Precinct Plan, 2014). Upon reading this excerpt, Gillooly’s Farm springs to mind.  

 

Gillooly’s Farm is situated in the east of Johannesburg, in Bedfordview. It is a 44-hectare piece of land that is 

famous for its walking trails, birds, and recreational areas, giving families choices when looking for outdoor things 

to do in Gauteng. There is also a large human-made lake, and a restaurant. Records show that James Gillooly 

was the owner of the portion of the farm Elandsfontein when the village council bought the land on the 24th of 

August 1943. 

 

This project is anticipated to compliment the area. There are only two concerns, which could potentially be 

mitigated easily. Firstly, the roads to the site would need to be upgraded. Currently all roads providing access to 

the site are gravel. Secondly, the site is somewhat isolated and not clearly visible from any significant roads (unlike 

Gillooly’s farm, which is on the intersection of the N3 and the R24 highways). A concerted effort would need to 

be made to advertise the park and related activities. The private sector would need to be included to increase 

the potential success of this project.  

 

If the Conservation and Regional Park is developed and managed successfully, it could have the potential to 

act as a catalyst for community projects and facilities such as a sports field.  

6.5.4 Agricultural implementation plan  

Based on the need for food security and the development of skills in the agricultural sector, a multi-faceted 

approach was suggested for the Doornkuil Precinct, including: 

1. Intensive agriculture: Hydroponics, tunnel farming and food lots 

2. Extensive agriculture: Crop production 

3. Agricultural product processing: Packaging, processing and beneficiation 

4. Agricultural skills development: Secondary and tertiary education facilities for the development of 

agricultural skills 
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6.5.4.1 Intensive and extensive agriculture 

The high agricultural production potential of the larger Sedibeng district and its proximity to two fresh produce 

markets (Vereeniging and Johannesburg) was the primary motivation for this project. According to the 

information gathered from the literature review, agricultural activities will be supported on this site, however the 

agricultural potential of the specific site appears to be limited.  

The Gauteng Rural Development Framework (GRDF), 2014, supports small-scale agricultural activities along with 

agri-villages. The image below is an excerpt from the report. These activities will certainly be conducive to the 

rural economic activity located east of the site, as depicted in the map below (orange).  

 
Figure 26: Small-scale agricultural activities as depicted in the GRDF 

It is however important to consider the potential of the soil on the proposed site. Will the soil be conducive to 

agricultural activities? The best way to answer this question would be with a detailed soil analysis, which is beyond 

the scope of this report. The alternative is to turn to the Midvaal Agricultural Policy Report, which includes an 

overview of the soil conditions across the municipality.  

 

The map below, reflects on a very high level, the agricultural potential of the site. The purpose of Midvaal 

Agricultural Policy Report is to, amongst many other things, promote efficiency in decision-making on applications 

relating to the subdivision of agricultural land and the change in use of agricultural land. Also, to promote 

investment into alternative agricultural practices in the Midvaal area, for the benefit of the economy and to 

improve the quality of life.  

 

The purpose of the map is to point to areas that should be protected, and not developed. The site earmarked 

for the precinct contains only a small patch of land that have high potential, and a slightly larger area with soil 

of moderate agricultural potential. The remaining land appears to have low to very low agricultural potential. 
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Figure 27: Agricultural potential of the site 

It must be noted that this does not imply that the land cannot be cultivated. It merely points out that extensive 

agricultural activities are potentially unlikely. As mentioned, a detailed soil analysis would be required.  

 

The Precinct Plan (2014) makes reference to hydroponics. Although a detailed agricultural investigation is beyond 

the scope of this report, a high-level investigation revealed that this might be a feasible option, which would 

require detailed analysis by agricultural economists. During the research conducted, a case study was found: 

Bantu Bonke Hydroponics Project. This is a project headed by a co-operative that was established in 2007 and is 

located in Midvaal LM. The farming project is comprised of hydroponics (phase 1), poultry farming (phase 2), and 

commercial fish farming (phase 3).   

 

According to the case study, the 15 hydroponic tunnels could create 39 jobs (although some jobs would be 

seasonal), the poultry farm could generate an estimated 20 jobs, and the commercial fish farming could 

generate 128 jobs. The land allocated to the community measure 23.31 ha. This property comprises of 87 housing 

units, land for a school and sports field, and land for agricultural purposes.  

 

The area earmarked for agricultural activities in the Precinct Plan (2014) measures roughly 130ha, which is 

significantly larger than the Banto Bonke project. Albeit, this project could serve as a guide for the proposed 

agricultural activities on the Doornkuil site. 

 

It is highly recommended that agricultural economists be approached to conduct a detailed analysis of the 

agricultural potential of the site with a focus on hydroponics, poultry farming, and commercial fish farming (given 

the two dams present on the property).  

 

The Sedibeng DM Master Agri-Park Business Plan highlights emerging farmers in the Doornkuil and De Deur area, 

along with their respective commodities. These include dairy, vegetables, broilers, poultry, piggery, and livestock 

in general. Given the potentially poor agricultural potential of the soil on the site, agricultural activities such as 

livestock, poultry could potentially be more viable and profitable than vegetable and fruit farming on this site.  
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6.5.4.2 Processing and beneficiation 

During the stakeholder engagements, the topic of Farmer Production Support Units (FPSUs), in relation to the Agri-

Hubs in Emfuleni LM and Midvaal LM, were discussed a few times.  

 

Agri-Hubs and FPSUs are components of the Agri-Park (AP) concept, which is relatively new in South Africa and 

has led to the introduction of the Programme: One Agri-Park per District Municipality.  

 

The AP concept follows an integrated approach of collective farming efforts, agri-clusters, small-scale farmer 

incubation programmes, and eco-villages, while also contributing to land conservation and preservation. The 

initiative is similar to that of a traditional agricultural business park or hub model, whereby multiple tenants and 

owners operate under a common management structure where a range of enterprises can exist. 

 

An AP is an innovative system of agro-production, processing, logistics, marketing and training and extension 

services located in the DM. As a network, it enables a market-driven combination and integration of various 

agricultural activities and rural transformation services. The AP contain three basic units: 

▪ Farmer Production Support Units (FPSU): Centres (more than one per district) of agricultural input supplies, 

extension support, mechanization support, local logistics support, primary produce collection, and 

through-put to Agri-Hubs. The FPSUs have limited sorting, packaging, storage, and processing for local 

markets with through-put of excess products to Agri-Hub. 

▪ Agri-Hub (AH): AH are located in central places in a DM, preferably places with sufficient physical and 

social infrastructure to accommodate storage/warehousing facilities; agri-processing facilities; 

packaging facilities; logistics hubs; agricultural technology demonstration parks; accommodation for 

extension support training; housing and recreational facilities for laborers. AH receive primary inputs form 

FPSU’s for processing, value adding and packaging, which is through-put into the Rural Urban Market 

Centres or exported directly to markets. 

▪ Rural Urban Marketing Centre (RUMC): RUMCs are located on the periphery of large urban areas, these 

facilities provide market intelligence and assists farmers and processors in managing a nexus of contracts. 

RUMCs also have large warehousing and cold storage facilities to enable market management. Both 

FPSU’s and AH provide inputs to the RUMC. APs share RUMCs.  

 

The figure below illustrates the strategic representation of the AP model. This model is to be duplicated in each 

district across the country, essentially creating a mega AP. Each AP, however, will be developed based on its 

own comparative advantages and its strength, in order to develop each district level economy. 
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Figure 28: Agri-Park model 

The FPSU is designed to have catchment areas of 30km in low density areas and 10km in high density areas, 

indicating that there will be several per district. The AH is designed to have catchment areas of 120km in low 

density areas and 60km in high density areas, indicating fewer AH’s than FPSUs. The RUMC is designed to have 

the largest catchment areas of 250km in low density areas and 150km in high density areas. It is important to note 

that there will be one RUMC in the province in order not to duplicate resources. 

 

Sedibeng DM has been identified by the DALRRD as the ideal location for an AH and AP. The SDM footprint covers 

a vast area, and the land has predominantly moderate potential arable land. The soil is suited for a range of 

agricultural activities, making it the ideal location for an AH and AP. The AP is proposed to be located in Sebokeng 

and Rietkuil was identified as the ideal location for the AH. 

It is evident from the site visit, spatial analysis, and the information obtained from the literature review, that there 

are rural/agricultural economic activities taking place to the east of the site.  The proposed FPSU will be in keeping 

with the surrounding economic activities.  

 

The Agricultural Product Processing Project that was proposed for the Precinct is aligned with an FPSU which could 

be complimentary to the proposed Agricultural Activities (discussed in section 6.5.4.1) once the required 

production capacities have been reached.  

“An important consideration is the location of the West Rand District and its related Agri-Hub. Connectivity 

between districts provides potential for several linkages, particularly in the way of agriculture. The strategies 

of the districts need to be aligned such that they become complementary districts, rather than competing 

districts. The focus of the West Rand District Master Agri-Parks Master Plan is centred around maize, poultry 

and vegetable production while Sedibeng will focus on the production of vegetables, poultry and red meat” 

(Sedibeng DM Master Agri-Park Business Plan, 2016). 
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The development of agricultural projects is a key focus of the district, province, and national government. The 

agricultural implementation plan fits suitability within this framework and may provide support in the long term. In 

addition to high level planning and proposals, the relevance of this project is also at a community level.  

 

The precinct plan emphasises the need for the facilities and produce to benefit and support local communities 

by strengthening food security and providing economic benefits (Sedibeng District Municipality , 2014).   

6.5.4.3 Training and education 

There is a substantial effort being made between government and commercial farmers into building capacity 

with small scale and emerging black farmers. This is being done through mentorship programmes which is mainly 

for land reform projects. Many of the small scale and emerging black farmer developments have been 

successful, this has been attributed to the following: 

▪ Farmer commitment 

▪ Good management 

▪ Good business skills 

▪ Successful application of loans or assistance from financial institutions to expand production 

▪ Prepared to take calculated risks 

▪ Networking 

▪ Full time farmers 

▪ Hands on farmers 

However, this is not to say that that all of the small scale and emerging black farmer developments are successful. 

Typically, unsuccessfulness could be due to lack of commitment, management, funds, and other skills. Support 

programmes such as the APs programmes would prove vital towards the mutual benefit of the commercial, small-

scale, and emerging black farmers.  

 

Concerns mentioned in the Sedibeng SDF 2015 (Sedibeng District Municipality, 2015), include the presence of 

agricultural land which is under threat from urban development, and alien plant invasion throughout the district 

as it hampers agricultural potential and exacerbates pollution of water.  

 

A part of the function of an FPSU is to provide support in terms of Small Business Development and a Training 

Centre.  
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Figure 29: FPSU components and functions 

6.5.5 Industrial park plan  

The Precinct Plan (2014) was intended for the industrial park area, to service the needs of the proposed regional 

cemetery, medical, and agricultural activities within the immediate area. It was not intended for large factory or 

industrial activities and noxious industries which would be better located in more significant industrial nodes.  

 

The primary purpose of the two industrial areas proposed in the precinct plan were split into two use areas. The 

first industrial area was proposed for packaging, distribution, and warehousing (15.4 ha). 
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The second industrial area was proposed for manufacturing and light industrial activities (12.2Ha), which are not 

allowed in the first area but limited as per municipal approval. (Sedibeng District Municipality , 2014). 

 

The proposal for these industrial activities were linked to the development of the K47. The precinct is designed 

with these activities situated alongside the planned road. This would provide the properties with good visibility 

from, and easy access to major routes. However, as mentioned earlier, there are no plans to build this road (or 

the smaller PVW18) within the next 10 years. The success of industrial nodes is heavily reliant on access and visibility. 

Currently the site is somewhat isolated in this regard, as there are no significant (high order) roads that pass 

through it, or alongside its boundary. 

 

The proposal for the first industrial node was related to packaging, distribution, and warehousing. These activities 

are not sustainable if the land parcel on which it is located, is not adequately linked to major roads. Easy access 

is imperative to the success of an industrial node, regardless of the intensities of the activities. Visibility is also 

important. It is beneficial to the activities if it the property is visible to the public, especially light industrial activities, 

such as packaging, distribution and warehousing. This assists in marketing the companies that take up space in 

the node. However, visibility is not imperative to the sustainability of light industrial activities, it is merely beneficial. 

   

It is also worth noting that the proposed agricultural activities do not require the first industrial node to function, 

provided that the FPSU which is proposed for the site would, from an agricultural perspective, serve the purpose 

intended for the first industrial node. The small scale and function of the FPSU does not require direct access to a 

high-order road, or visibility, as it will serve to distribute the produce sourced from the property on which it will be 

situated, directly to the Agri-Hub.  

 

The proposal for the second node was focussed on manufacturing 

and light industrial activities. These activities are even more reliant 

on higher-order roads as logistics play a significant role in the 

manufacturing sector.   

A component of the second node was to manufacture products 

related to the cemetery, such as gravestones/tombstones, grave 

vases, coffin/caskets, etc. However, the geo-technical 

investigation conducted in 2016 found that the cemetery would 

not be feasible on this site. In section 6.5.1, the possibility to 

construct a mausolea was noted. However, due to the anticipated 

small scale of this development, it is not recommended to construct 

a light industrial node for a single activity.  

Two additional concerns are interlinked. These are firstly the 

location of the site outside the Urban Development Boundary (UDB) 

and secondly the availability of bulk engineering services.  

Figure 30: Manufacturing and distribution cycle 

 

It is important to take note of the existing spatial plans that guide and inform developments in Midvaal LM, namely 

the Midvaal SDF and the Sedibeng SDF. Firstly, the Urban Development Boundary needs to be considered.  

 

The site for the proposed development is outside of this boundary. According to the Sedibeng DM SDF, activities 

supported outside the boundary are of a conservation and agricultural nature. All other developments are to 

take place within the UDB. The Midvaal LM SDF supports this notion by listing Ten Development Principles.  

 

Principle Nine and Principle Ten is most relevant to this proposed project: 

▪ Development Principle 9: To delineate an Urban Development Boundary to encourage consolidated 

urban development. 

▪ Development Principle 10: To prioritise the bulk of short to medium term upgrading/provision of 

engineering services in accordance with the Urban Development Boundary. 
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Both of these frameworks (Midvaal SDF and the Sedibeng SDF) as well as the two principles referenced above, 

prioritise industrial developments along the R59. 

▪ Development Principle 9: “It is important to note that, in line with the Urban Development Boundary, the 

Midvaal Municipality already identified the short-, medium- and longer-term priority areas for the 

upgrading and expansion of engineering services to promote and facilitate economic development 

along the R59 corridor. This information, as well as the more detailed land use proposals/guidelines, is 

contained in the R59 Development Corridor Framework Plan, which was adopted by Council during July 

2010, as well as the Central Regional Spatial Development Framework document (2011) which provide 

more updated proposals. In principle, all parts of the Midvaal Municipality located within the Urban 

Development Boundary are deemed to be priority areas for accommodating development, while the 

remainder part of the municipal area is deemed to be rural in nature, and thus all policies, guidelines 

and principles applicable to rural development are to be applied in these areas” (Midvaal Lm SDF, 2015). 

▪ Development Principle 10: “As a principle, areas located within the Urban Development Boundary in the 

Midvaal area will be prioritised for bulk engineering services capital investment.  

▫ Savanna City Functional Area: The infrastructure for Savanna City will mostly be provided by the 

developers. These will include the construction of a new reservoir to be located in the north-

eastern extents of the functional area as illustrated on Figure 35, as well as an outfall sewer link 

to the Sebokeng Treatment Plant towards the south-west as indicated on Figure 36. It should, 

however, be noted that the Sebokeng Plant is already under severe pressure and does not have 

spare capacity. 

▫ De Deur:  

Water: Once the intensity of development in the De Deur area warrants it, the existing Langerand 

reservoir serving the area will be upgraded to 10 or 15Ml which will cost approximately R100 

million.  

Sanitation: The current policy with regards to the provision of package plants for individual 

developments in De Deur will remain until such time as the scale/magnitude of development 

warrants the construction of an outfall sewer line to link up with the Meyerton treatment plant. 

This link will require that the Meyerton treatment plant at the time be expanded from the 22Ml 

currently planned to approximately 30Ml. The expansion of the treatment plant as well as the 

feeder line is expected to cost in the order of approximately R300 million. This initiative is 

scheduled for the medium to longer term and will only follow once the intensity of development 

in De Deur justifies such large scale upgrading” (Midvaal LM SF, 2015). 

 

Stakeholder engagements and the review of numerous municipal documents revealed that Midvaal LM is under 

severe constrain as its capacity to provide bulk services is limited. It was also noted that the surrounding 

municipalities face similar challenges, and that a cross-border agreement is unlikely.  

 

Considering the above, it appears unlikely that engineering services will be extended, within the short to medium 

term, to accommodate the proposed development, which is heavily reliant on access to bulk engineering 

services. The private sector could be approached, but given the site’s constraints regarding accessibility and 

visibility, this approach has the risk of not yielding significant support.  

“It is thus essential that each of the towns and settlements within the District be developed in a manner aimed 

at consolidating the urban form, limiting further expansion by way of the introduction of an urban edge/urban 

development boundary, and by so doing correcting the development patterns of the past.  

All the Municipal Spatial Development Frameworks in the SDM support this principle, but it is important that 

development is in line with these guidelines. It is furthermore advised that land acquisition processes target 

land located within the respective Priority Housing Development Areas” (Sedibeng DM SDF, 2019). 
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6.5.6 Transportation node plan  

The draft Precinct Plan (2014) provides little information on the proposed development of a transport node.  It is 

anticipated that the proposed node stems from the requirement to provide easy access to and from the precinct 

to all the employees and visitors anticipated to frequent the precinct. 

 

As mentioned before, currently there are no plans (within the next 10 years) to develop the planned K47 or the 

PWV18, which will provide the site with direct access to other surrounding high-order roads.  As a result, a transport 

node is not deemed feasible until the K47 and/or PWV18 is constructed.  

 

The gravel roads that currently provide the site with access will however need to be tarred if the decision is made 

to proceed with any of the proposed projects. The agricultural projects are potentially the only activities that will 

not be heavily impacted if the current roads are not upgraded.  

6.5.7 Preparation of the township establishment application  

The preparation of the township establishment application is required to initiate any type of physical 

development. From the perspective of the Precinct Plan (2014) this includes the various identified projects such 

as the regional cemetery, regional hospital, industrial park and transportation node plans. The total area affected 

of the aforementioned plans equals approximately 110 hectares. The remaining 160 hectares will be allocated 

to the proposed agricultural and conservation activities and is not subject to a Township Establishment process in 

order to proceed, or to be initiated. It might however require the consent from the local Council. Consent can 

be requested by means of a Consent Use application to be submitted to Council.  

 

According to the findings of the feasibility study, only activities related to agriculture and conservation is deemed 

feasible for the foreseeable future (a minimum of 10 years). Additionally, the topic of the site being outside the 

UDB, as well as the availability of bulk services needs to be considered.  

 

From the research conducted it seems unlikely that a township establishment application will be supported, given 

that it appears to be partly in contrast with the policies and guidelines of Midvaal LM as well as Sedibeng DM 

regarding the UDB and the availability of bulk services.  

 

If the application is supported by Midvaal LM, it is important to take note of the rates and taxes payable once a 

land parcel is undeveloped and zoned anything other than Agricultural. The fees are significantly higher for 

undeveloped land parcels; encouraging landowners to develop the land parcel sooner rather than later. It is 

unclear if these fees will be payable by the Midvaal LM or Sedibeng DM (if either of these entities are the 

landowners). If this is the case, it is imperative to take potentially wasteful expenditure into consideration if the 

land parcels are not developed once the township has been established and formally proclaimed.  

 

It is understood that agricultural and conservation activities can proceed without the need to establish a 

township. As such, the application to establish a township is not deemed necessary or recommended at this time.  

6.5.8 Alternative uses 

Given the somewhat isolated nature of the site, as it is not within a comfortable walking distance of any residential 

node, the site is not recommended for any community facilities, such as sports fields, or recreation centres. These 

types of facilities need to serve the community and should not require resident to walk uncomfortable distances 

to access it. If the facility is only accessible via motorised transport, a portion of the community will be excluded 

from using the facility. This is not sustainable or in the interest of the community as a whole.  

 

The need for a refuse or landfill site was mentioned during stakeholder engagements. An EIA would be required 

to confirm if a landfill site will be detrimental to the protection of the environmentally sensitive areas highlighted 

in this report. However, it is anticipated that the risk could be mitigated with geo-textiles. 
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Access to the site is again a concern. To support the potential Landfill site, the road between Savanna City and 

the site would need to be upgraded to a tar road. It is anticipated that the impact of the trucks travelling to and 

from the proposed facility would be detrimental to the gravel road. Given the fact that the site is somewhat 

removed from residential nodes, one needs to consider the expenses related to the development of a landfill site 

in this location.  

 

If it is assumed that the landfill site will serve other nodes besides Savanna City, the distance that the garbage 

removal trucks will need to travel could potentially be unsustainable from a financial perspective. Similarly, the 

matter concerning tarring a road only to provide access to a landfill site needs to be considered.  

 

In conclusion, a landfill site could be considered. A detailed EIA would be required prior to proceeding with the 

development. A detailed financial analysis is also highly recommended.  
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7 CONCLUSION AND WAY FORWARD 

The development of the proposed precinct of Doornkuil has, to date (2021) not been initiated. It is understood, 

from stakeholder consultations, that numerous hurdles have prevented initiation, such as the transfer of ownership 

of the land, absence of a feasibility study required to apply for funding, lack of engineering services, and poor 

connectivity of the site to surrounding nodes. Furthermore, the development of the precinct is a medium to long 

term focus for the Midvaal LM as stated in the Midvaal Nodal Policy, 2019. In the policy it states, “the Doornkuil 

Node to the north thereof will develop in the medium to longer term once route K47 is constructed” (MLM, 2019).  

 

From the literature review, it is evident that in the short-term period, the focus of development surrounding 

Doornkuil, is primarily on Savanna City which is located to the south. This focus is illustrated in the Sedibeng SDF 

2019 which emphasises Savanna City as one of the areas of strategic development for developments in the 

district. The area features several projects such as the roll out of social support services (schools, clinics, etc.), 

resolving of bulk sewer lines, and upgrading of the Sedibeng wastewater treatment works (SDM, 2019). 

 

The Midvaal SDF 2020/2021 emphasises the agricultural potential for Doornkuil (agri-hub) and protecting it, and 

areas like it, from urbanisation and/or extensive subdivision (protect the integrity of farm units). This is significant to 

the proposed development as Doornkuil is located both outside the Urban Development Boundary (UDB) and 

within close proximity to Zone 3: High Control Zone (environmentally sensitive area). The site for the proposed 

precinct is accessed via Class R5 roads (north-south) running along its border with another Class R5 road dividing 

the precinct into two (east-west). Class R5 roads are low-order roads that serve purely to provide access to smaller 

individual properties such as within rural settlements, as well as small to medium sized farms in rural areas. All the 

roads that provide the site with access are gravel roads.   

 

In the overview of what local and district municipal plans and frameworks present, it is evident that the Doornkuil 

precinct is a long-term development. It is secondary to the already established and in-process developments of 

Savanna city. The focus of current/recent plans for the precinct includes some core proposals of the precinct 

plan such as agricultural projects (training and small-scale farming), a regional hospital, and a regional cemetery. 

However, from a local municipal perspective, the precinct is prioritised as an agri-hub, with the other proposals , 

such as industrial developments,  being largely omitted.  

 

The proposal of the Precinct Plan (2014) was heavily reliant on the construction of the K47 and to an extent the 

PWV18, which has been confirmed will not be constructed within the next 10 years. In addition, the availability of 

bulk services is a concern as the local municipality is under pressure to provide adequate services to existing 

developments. It is noted in the Midvaal LED that there is a need to upgrade engineering services infrastructure, 

which is reaching its capacity.  

 

In summary, three concerns hinder the viability of many of the proposed projects and impede the feasibility of 

the proposed precinct as a whole. These concerns are 1) the availability of engineering services, 2) absence of 

a high-order road to provide the site with easy access and link it with other high-order roads, and 3) the lack of 

supporting economic activities surrounding the site, leading to the site being isolated from activities required to 

support the proposed projects.   

 

However, two of the proposed projects are not dependant on higher-order roads and/or a significant supply of 

bulk services, namely the agricultural activities and the conservation and regional park, which is deemed feasible. 

To support the viability of these projects it is however recommended that a road providing access to the site be 

upgraded by being tarred. Given the low density of people expected to frequent the site, it is anticipated that 

services such as a borehole, solar panels for power, and septic tanks can be utilised to provide the necessary 

engineering services.  

 

It is important to note that access to services is imperative to the success of any development and should be 

considered prior to any investment decisions being made. If off-grid services are not feasible, the proposed 

projects should not be initiated.  
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The table below summarises the findings and recommendations: 

 

TABLE 5: FINDINGS AND RECOMMENDATIONS 

Proposed project 
Recommendation 

Recommended: Y/N Comments 

Regional cemetery Not recommended Geo-technical investigation found the proposal unsustainable 

Regional hospital 
Not recommended at this 

time 

Regional hospitals are required to have direct access to high-

order roads. The proposed K47 (high-order road) is not to be 

built for the next ten years. Once Gautrans announces the 

construction of this road, the project can be re-considered. 

Conservation and 

regional park 
Recommended 

This land-use will be in keeping with surrounding agricultural 

activities. It will also ensure the protection of ecological 

support areas. 

Intensive agricultural 

project 
Recommended 

The development of an Agri-Village and FPSU is supported in 

municipal strategies and plans. This project will have the 

support from local government and should be able to garner 

funding.  

Agricultural skills 

development facility 
Recommended This is one of the functions of the FPSU 

Extensive agriculture Unclear 

Although the site is ideal for agricultural activities, it is unclear if 

extensive agriculture will be feasible. The information collectd 

suggests that the soil does not have significant potential to 

support extensive agriculture. However, an analysis of the soil 

along with a detailed investigation by Agricultural Economists 

will provide clarity on this matter.  

Industrial park 
Not recommended at this 

time 

Industrial nodes are dependent on direct access to high-order 

roads. The proposed K47 (high-order road) is not to be built for 

the next ten years. Once Gautrans announces the 

construction of this road, the project can be re-considered. 

Transportation node 
Not recommended at this 

time 

The proposed K47 (high-order road) is not to be built for the 

next ten years. Once Gautrans announces the construction of 

this road, the project can be re-considered. 

Township Establishment 

Application 

Not recommended at this 

time 

The two projects that seem feasible for this site would require 

Consent from the local Council and are not subject to a 

Township Establishment process. Once any of the other 

projects are to proceed, a Township would need to be 

established. The concern here is related to the Rates and 

Taxes payable once the Township has been proclaimed and 

remains undeveloped. 

Alternative Uses  

▪ A landfill site could be considered. However, given the 

location of the site (isolated) the feasibility of this projects 

will need to be investigated by way of a detailed 

financial analysis, to determine if it would be financially 

viable for the municipality to have trucks travel the 

required distances. Also, an Environmentalist would need 

to confirm if geo-textiles would be sufficient to protect the 

surrounding environment from any pollution created by 

the landfill.  

▪ Community facilities such as a sportsfield is not 

recommended as the site is not within walking distance of 

any residential node. This project can be revisited once 

population densities have increased directly adjacent to 

the site.  
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In conclusion, the proposed roads are vital to the success of the precinct as a whole. The absence of high-order 

roads to provide access to regional facilities is a fatal flaw to any project of a regional scale. For this specific 

precinct, it is important to note that Gautrans did not indicate that the proposed roads will be a priority ten years 

from now. Currently there is no date for when construction of the roads can be expected.  

 

It is therefore imperative that the precinct be planned in detail only once Gautrans confirms the date for the 

construction of the planned roads (K47 and PWV18). It is also not advised to project demographic 10 to 15-years 

into the future. There are too many variables at play that could influence the projections. 

 

Moving forward from the previous precinct plan, and this feasibility study, the critical components and next steps 

to ensure success are:  

 

 
Figure 31: Critical steps to ensure success 

Keeping in mind the rural and agricultural nature of the precinct, it has the potential to become a self-sustaining 

and prosperous agricultural node for Midvaal Local Municipality, Sedibeng District and Gauteng. Ongoing 

support from the DALRRD will ensure that Doornkuil becomes a success.  

Small-scale agricultural activities,  

Agri-Village and FPSU

Commissioning a comprehensive 

investigation by an agricultural economist 

into the agricultural potential of the site.

Compiling an implementation programme 

for the proposed Agri-Village and FPSU with 

set budgets and timeframes. 

Identify interested parties that will take part 

in the proposed agricultural activities and 

inhabit the Agri-Village. 

Commission bank feasible business plans to 

access any public capital for future 

projects and proposals.

Conservation and regional park

Commissioning a comprehensive 

investigation by an environmentalist into 

the detailed requirements to establish a 

conservation and regional park on the 

specific site.

Compiling an implementation programme 

for the proposed conservation and 

regional park with set budgets and 

timeframes.

Commission bank feasible business plans to 

access any public capital for future 

projects and proposals.
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8 ANNEXURE 1 - CAPITAL FUNDING SOURCES 

The purpose of this annexure is only to provide additional information regarding funding sources. This is not a 

financial analysis of the proposed precinct.  

 

Funding of proposed projects can come from two areas or a combination; these are public sector funding and 

private sector funding. Each of these are funding models that can approached with specific conditions 

associated from both models.  

 

A suitable business plan is required to access public or private funding. These approaches are described below. 

8.1 Public sector funding  

8.1.1 Legislative context 

Section (83) (3) of the Municipal Structures Act, 1998, makes provision that a district municipality must seek to 

achieve the integrated, sustainable, and equitable social and economic development of its area by — 

(a) ensuring integrated development planning for the district; and 

(b) promoting bulk infrastructure development and services for the district. 

 

The district municipality plays a critical role in developing basic infrastructural services in the municipality.  It is 

responsible for water, sanitation, electricity and roads in the establishment, further development, and 

maintenance of the bulk infrastructure services. Additionally, districts are responsible for local economic 

development.  

 

Municipalities also obtain funding from national and provincial programmes to ensure services are implemented. 

TABLE 6: NATIONAL TREASURY MUNICIPAL GRANTS, captures the funding available to municipalities to develop 

the required infrastructure services as prescribed by policy and legislation. 

TABLE 6: NATIONAL TREASURY MUNICIPAL GRANTS 

Conditional grant 
Transferring 

department 
Purpose of the grant  

Municipal Infrastructure Grant CoGTA 
Provide specific capital finance to eradicate basic municipal 

infrastructure backlogs. 

Municipal Systems Improvement 

Grant 
CoGTA 

Assist municipalities to perform their functions and stabilise 

institutional and governance systems as provisioned in the MSA. 

Integrated National Electrification 

Programme Grant 

Mineral Resources 

and Energy 

Provide capital subsidies to Eskom to effect electrification 

projects of all planned residential dwellings including informal 

settlements, rural dwellings, and relevant bulk infrastructure. 

Local Government Financial 

Management Grant 
National Treasury 

To promote and support reforms in financial management by 

building capacity in municipalities to correctly implement the 

Municipal Finance Management Act (MFMA). 

Neighbourhood Development 

Partnership Grant 
National Treasury 

To invest in targeted locations to attract and sustain third party 

capital investments aimed at spatial transformation in 

townships and rural towns. 

Expanded Public Works Programme 

Integrated Grant for Municipalities 

Public Works and 

Infrastructure 

Incentives municipalities to expand job creation through labour 

intensive projects in basic services infrastructure (excluding 

bulk). 

Regional Bulk Infrastructure Grant 
Water and 

Sanitation 

Develop new and upgrade ageing bulk water and sanitation 

infrastructure of regional importance. 

Source: Part 3: Frameworks for Conditional Grants to Municipalities (TREASURY, 2020). 
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8.1.2 Conditional grants  

TABLE 7: FRAMEWORK FOR CONDITIONAL GRANTS TO MUNICIPALITIES 

Cooperative Governance Grants 

Integrated Urban Development Grant 

Strategic goal  
▪ To support spatially aligned public infrastructure investment that will lead to 

functional and efficient urban spaces and ultimately unlock growth. 

Grant purpose  

▪ To provide funding for public investment in infrastructure for the poor and to 

promote increased access to municipal own sources of capital finance to increase 

funding for public investment in economic infrastructure. 

▪ To ensure that public investments are spatially aligned and to promote the sound 

management of the assets delivered. 

Outcome statement  

▪ Improved access to municipal infrastructure. 

▪ Improved quality of municipal services through infrastructure that is in better 

condition. 

▪ Improved spatial integration. 

Medium Term Expenditure 

Framework (MTEF) allocation  
▪ 2020/21: R948 million; 2021/22: R1 billion and 2022/23: R1.1 billion 

Payment schedule (dates).  
▪ The grant will be paid in three instalments: July 2020, December 2020, and March 

2021, in line with the payment schedule approved by National Treasury. 

Municipal Infrastructure Grant 

Strategic goal  ▪ Subsidise the capital costs of providing basic services to poor households. 

Grant purpose  

▪ To provide specific capital finance for eradicating basic municipal infrastructure 

backlogs for poor households, microenterprises and social institutions servicing poor 

communities. 

Outcome statement  ▪ Improved access to basic services infrastructure for poor communities. 

MTEF allocation  ▪ 2020/2021: R14.7 billion; 2021/22: R15.9 billion and R2022/23: R16.9 billion 

Payment schedule (dates) 
▪ Transfers are made in accordance with a payment schedule approved by National 

Treasury. 

Mineral Resources and Energy Grants 

Integrated National Electrification Programme (Eskom) Grant 

Strategic goal  
▪ To reduce electrification backlogs through funding of household connections and 

bulk infrastructure (substations and lines) to ensure constant supply of electricity. 

Grant purpose  

▪ To implement the Integrated National Electrification Programme (INEP) by 

providing capital subsidies to Eskom to address the electrification backlog of all 

existing and planned residential dwellings (including informal settlements, farm 

dwellers, new and existing dwellings) and the installation of relevant bulk 

infrastructure in Eskom licenced areas. 

Outcome statement  

▪ A reduction in household electrification backlogs. 

▪ Universal access to electricity and improvement in distribution infrastructure 

reliability. 

MTEF allocation  ▪ 2020/21: R3 billion; 2021/22: R3 billion and 2022/23: R3.7 billion 

Payment schedule (dates).  
▪ Payments are made in accordance with a payment schedule approved by 

National Treasury. 

Integrated National Electrification Programme (Municipal) Grant 

Strategic goal 
▪ To reduce electrification backlogs through funding of household connections and 

bulk infrastructure (substations and lines) to ensure constant supply of electricity. 

Grant purpose 

▪ To implement the Integrated National Electrification Programme (INEP) by 

providing capital subsidies to municipalities to address the electrification backlog 

of all existing and planned residential dwellings (including informal settlements, 

farm dwellers, new and existing dwellings) and the installation of relevant bulk 

infrastructure. 

Outcome statement 
▪ A reduction in household electrification backlogs. 

▪ Universal access to electricity. 

MTEF allocation ▪ 2020/21: R1.9 billion; 2021/22: R2 billion and 2022/23: R2.1 billion 

Payment schedule (dates) 
▪ Transfers are made in accordance with a payment schedule approved by National 

Treasury. 
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TABLE 7: FRAMEWORK FOR CONDITIONAL GRANTS TO MUNICIPALITIES 

National Treasury Grants 

Neighbourhood Development Partnership Grant 

Strategic goal  
▪ Eradicating spatial inequality towards the creation of liveable, sustainable, resilient, 

efficient, and integrated towns and cities. 

Grant purpose  

▪ To plan, catalyse, and invest in targeted locations in order to attract and sustain 

third party capital investments aimed at spatial transformation, that will improve the 

quality of life, and access to opportunities for residents in South Africa’s under-

served neighbourhoods, generally townships and rural towns. 

Outcome statement  

▪ Spatially integrated cities and towns. 

▪ Diversity of public and private capital investments leveraged into targeted 

locations. 

▪ Improved ratio of Neighbourhood Development Partnership Grant (NDPG) to third-

party capital investment into strategic locations. 

▪ Improved municipal capacity to support infrastructure investment planning, 

prioritisation, and ability to drive long-term spatial transformation. 

MTEF allocation  

Direct transfers (Schedule 5, Part B): 

▪ 2020/21: R559 million; 2021/22: R567 million and 2022/23: R593 million 

Allocation-in-kind (Schedule 6, Part B): 

▪ 2020/21: R63 million; 2021/22: R95 million and 2022/23: R106 million 

Payment schedule (dates).  
▪ Transfers are made in accordance with a payment schedule approved by National 

Treasury. 

Public Works and Infrastructure Grant 

Expanded Public Works Programme Integrated Grant for Municipalities 

Strategic goal  

▪ To provide Expanded Public Works Programme (EPWP) incentive funding to expand 

job creation efforts in specific focus areas, where labour intensive delivery methods 

can be maximised. 

Grant purpose  

▪ To incentivise municipalities to expand work creation efforts through the use of 

labour-intensive delivery methods in the following identified focus areas, in 

compliance with the EPWP guidelines: 

▫ Road maintenance and the maintenance of buildings 

▫ Own traffic volume roads and rural roads 

▫ Basic services infrastructure, including water and sanitation reticulation 

(excluding bulk infrastructure) 

▫ Other economic and social infrastructure 

▫ Tourism and cultural industries 

▫ Waste management 

▫ Parks and beautification 

▫ Sustainable land-based livelihoods 

▫ Social services programmes 

▫ Community safety programmes 

Outcome statement  

▪ Contribute towards increased levels of employment. 

▪ Improved opportunities for sustainable work through experience and learning 

gained. 

MTEF allocation  ▪ 2020/21: R748 million; 2021/22: R790 million and 2022/23: R819 million 

Payment schedule (dates).  
▪ Three instalments per annum: 25 %, 3 August 2020; 45 %, 2 November 2020 and 30 

per cent, 1 February 2021 

Water and Sanitation Grants 

Regional Bulk Infrastructure Grant 

Strategic goal  
▪ Facilitate achievement of targets for access to bulk water and sanitation through 

successful execution and implementation of bulk projects of regional significance. 

Grant purpose  

▪ To develop new, refurbish, upgrade and replace ageing bulk water and sanitation 

infrastructure of regional significance that connects water resources to 

infrastructure serving extensive areas across municipal boundaries or large regional 

bulk infrastructure serving numerous communities over a large area within a 

municipality. 

▪ To implement bulk infrastructure with a potential of addressing Water Conservation 

and Water Demand Management (WC/WDM) projects or facilitate and contribute 

to the implementation of local WC/WDM projects that will directly impact on bulk 

infrastructure requirements. 
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TABLE 7: FRAMEWORK FOR CONDITIONAL GRANTS TO MUNICIPALITIES 

Outcome statement  

▪ Access to water supply enabled through regional bulk infrastructure. 

▪ Proper wastewater management and disposal enabled through regional 

wastewater infrastructure. 

MTEF allocation  

Direct transfers (Schedule 5, Part B): 

▪ 2020/21: R2 billion; 2021/22: R2.2 billion and 2022/23: R2.3 billion 

Allocations-in-kind (Schedule 6, Part B): 

▪ 2020/21: R3.9 billion; 2021/22: R3.3 billion and 2022/23: R3.5 billion 

Payment schedule (dates).  

▪ Transfers for Schedule 5, Part B allocations are made in terms of a payment 

schedule approved by National Treasury. 

▪ Payments for Schedule 6, Part B allocations are made after verification of work 

performed. 

Water Services Infrastructure Grant 

Strategic goal  ▪ To provide water and sanitation services and reduce backlogs. 

Grant purpose  

▪ Facilitate the planning and implementation of various water and sanitation projects 

to accelerate backlog reduction and enhance the sustainability of services 

especially in rural municipalities. 

▪ Provide basic and intermittent water and sanitation supply that ensures provision of 

services to identified and prioritised communities, including spring protection and 

groundwater development. 

▪ Support municipalities in implementing water conservation and water demand 

management (WC/WDM) projects. 

▪ Support the close-out of the existing Bucket Eradication Programme intervention in 

formal residential areas. 

▪ Support drought relief projects in affected municipalities. 

Outcome statement  
▪ An increased number of households with access to reliable, safe drinking water 

and sanitation services. 

MTEF allocation  

Direct transfers (Schedule 5, Part B): 

▪ 2020/21: R3.4 billion; 2021/22: R3.6 billion and 2022/23: R3.7 billion 

Allocations-in-kind (Schedule 6, Part B): 

▪ 2020/21: R579 million; 2021/22: R730 million and 2022/23: R771 million 

Payment schedule (dates).  

▪ For Schedule 5, Part B, transfers are made in accordance with a payment schedule 

approved by National Treasury. 

▪ For Schedule 6, Part B, payments are made to contracted implementing agents 

(including water boards and private service providers) after verification of work 

performed. 

8.1.3 Departmental budgets  

Sector departments are allocated annual budgets which aim to facilitate their constitutional mandate. Some 

departments have significantly bigger budgets while others have notably smaller budgets (Vorsatz, 2013). The 

Medium-Term Budget Policy Statement proposed a five-year fiscal consolidation plan in efforts to narrow budget 

deficit and stabilise government debt. It is further contributed that government spending is extremely high for the 

existing tax base, with a skewed expenditure on compensation than investment spending. Thus, a paradigm shift 

will be pursued to spend more on capital investment in high return categories (Treasury, 2020).  

8.1.4 Alternative capital funding  

Regional economies grow the moment they invest in human capital. The investment in people as fundamental 

resources to the economy, drives regions to focus on creating possibilities for exports (Polèse, 2009). A public-

private and intergovernmental partnership can guarantee a more streamlined process in the delivery of services 

and infrastructure development. New and innovative approaches to funding can be explored to improve 

internal flows to municipalities to address service delivery backlogs and the funding of infrastructure projects. To 

achieve this, three primary initiatives are explored for possible leveraging to maximise funding to desired 

interventions.  
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8.1.4.1 State asset recycling   

The state asset recycling initiative affords monetary incentives to municipalities to engage in new capital 

investment spending. This system aims at boosting funding availability and create a relief on the mainstream 

internal flows.  

 

When municipalities monetise an asset (land or buildings) through long-term lease to the private sector, the 

proceeds can be used to reinvest in new infrastructure. Additional incentives can be allocated from provinces 

to further encourage the efforts of engaging new infrastructure development funding. Municipalities ought to 

create a business plan and specify which assets will be monetised (Chalmers, et al., 2018). The framework must 

follow the provisions of the Public Finance Management Act (PFMA), and further capacity building can be 

engaged utilising the Local Government Financial Management Grant from National Treasury. The guiding 

principles of such initiatives can be followed from the DALRRD’s long-term land lease programme, which 

constitutes a continuous effort to effect land reform in South Africa.  

 

Underutilised land and buildings can be leased to private capital with the following set of guidelines: 

1. The lease agreement signed between the State and the beneficiary will be a legally binding contractual 

agreement. 

2. The lease agreement will not be transferable under any circumstances. 

3. The beneficiary will not be allowed to sub-lease or sublet a portion of land or the whole of the farm under 

the leasehold between him/her and the State. 

4. The beneficiary has an obligation to maintain all the infrastructure and upkeep of the land allocated to 

him/her. 

5. The beneficiary will have to manage, maintain, and keep the record of assets received from the State. 

6. Any investment made by the beneficiary must be recorded, valued, and reported to the State. 

7. Beneficiaries will pay a monthly or annual rental fee per hectare determined by the State, consistent with 

the value of the land in line with area valuation. 

8. A credit management system will be put in place to manage debt recovery and management. 

Source: (DALRRD, 2020) 

 

8.1.4.2 Educate and upskill human capital   

District and local municipalities can design a special programme to educate their communities about their 

desired spatial interventions and opportunities at their disposal. This programme must provide a rationale as to 

why it makes sense for capital expenditure on skills development and training. Motivating Treasury to redirect 

investment spending to the municipality is critical. 

Figure 32: Cadre adaption -State Asset Recycling (CHALMERS, ET AL., 2018) 
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This engagement will help enhance the moral exploitation of existing advantages in the Sedibeng District. Enticing 

capital must pursue beneficiation in the district economy in efforts to create resilient and diverse rural economic 

activities (DRDLR, 2016). 

  

Over the medium-term, National Treasury will implement a zero-based budgeting approach in pursuit of 

operational efficiencies in the public sector. This approach will be bolstered by comprehensive expenditure 

evaluations which are already in progress. These are deliberate efforts to examine and rationalise expenditure in 

national sector departments. Operations within sector departments across all spheres of government will be 

sensitised to eradicate waste and institute financial reforms (Treasury, 2020). Accordingly, municipalities ought to 

engage in a robust debate to sell their desired interventions to affect much needed implementation of pilot 

projects. A budget precedence of previous financial years is not a sustainable approach for the public purse.  

8.1.4.3 District incentives  

In efforts to aggressively attract infrastructure investment spending in the identified rural precincts, a regionalist 

approach can be pursued. Regionalism is primarily concerned with how it can create more competitive local 

economies to contribute significantly to both national and global economy. It exploits spatial targeting of 

resources or an unbalanced development approach that will have positive spill overs in the entire region naturally 

(Webb & Collins, 2000). It is important that this approach is engaged extensively to ensure long-term success of 

precinct interventions engaged in the district.  

 

Private capital is enticed by spatial convenience to do business. District and local municipalities ought to utilise 

internal flows to focus on investing in quality basic infrastructure in identified regional economic centres. These 

include Information Communication Technology (ICT), transport, water, sanitation, and electricity infrastructure. 

Optimal upgrades of existing road infrastructure must be engaged to ensure highest efficiencies in facilitating 

economic units (goods and services). Additionally, spatial tax incentives can be allocated to encourage capital 

establishments (Polèse, 2009).   

In initiating efforts to confront weaker and stagnant economies, the state must play a key role in leading a 

declining economy out of a depression. When reflecting on the modern business cycle, it is not apparent that 

depressed economies will eventually experience a boom. Fiscal policy interventions to stimulate demand in the 

economy is simply inadequate when the right developmental attitude is embraced. The state ought to take an 

aggressive stance and calculated risks to invest in large capital projects to drive demand in the economy and 

promote entrepreneurship and job creation in rural areas. This infrastructure spending must be tactical to trigger 

private capital spending in the economy. The latter concept is referred to as the ‘multiplier’ (Masters of Money | 

John Maynardd Keynes, 2015).  

Sedibeng 

Figure 33: Educating capital on the municipal business plans and opportunities within the region  

Rural development 

interventions 

Aggressive infrastructure investment and 

spatial incentives for long-term success 

and sustenance of small farm holdings in 

the district  
Figure 34: Regionalist approach to sustainable development 
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8.2 Private bank funding mechanisms 

Various loan and funding mechanisms exist from the South African banking market with different conditions and 

specific purposes. The following financial service providers offer funding mechanisms:  

▪ Grobank – agribusiness banking offers 

▪ Landbank – financing for framing and agri-enterprises  

▪ Unigro agricultural finance (AFRGRI)  

▪ Standard Bank Agricultural Production Loan 

▪ First National Bank AgriCommodities   

▪ ABSA agribusiness banking for farmers  

 

Each of the individual financial service providers have their own terms and conditions to receive funding. This list 

is not exhaustive but shows the financing and funding opportunities that exist for emerging agricultural 

entrepreneurs, supported by the private sector.  

8.3 Way forward  

The local governments in developing countries face significant challenges in instituting efforts to fund 

infrastructure needed to service their populations. Local government financial management systems, in many 

cases, struggle with ICT facilities and human resources capacity. Opportunities for income generation by local 

municipalities are often restricted by the existing governance frameworks which can be improved continuously. 

The contraction of revenue generation in combination with increasing municipal spending creates a fiscal gap 

(UN-Habitat, 2015).   

 

Revenue generation that is lucrative continues to be controlled by national governments. Local governments 

depend on property rates and taxes to generate income, with proposed tariff hikes often refused by central 

structures in fear of eroding business confidence. It is proposed that local municipalities can initiate expanded 

public-private partnership packages by borrowing directly from capital markets to mobilise financial resources. 

The Covid-19 global pandemic has forced governments to borrow more in addition to the excess debt to GDP 

ratio that exits, and South Africa is no exception. It is estimated that the South African public debt sits at 81.8% of 

GDP in the current year from 63.3% in the previous year (Treasury, 2020). In efforts to stabilise public debt, 

overspending is not a viable option.  

 

Initiating municipal finance (re)structuring is not an easy task, particularly in the short and medium-term. However, 

long-term interventions can be advanced by initiating a dialogue across the different spheres of government on 

the decentralisation of certain tax revenues. This will create an opportunity for local municipalities to expand on 

their individual financing (UN-Habitat, 2015).  

 

Continued efforts to expand on the availability of financing to portfolio infrastructure includes eliminating waste 

and deficiencies in public offices. Municipalities can pursue efficiencies through reducing administrative and 

procedural mistakes in the context of the MFMA. Resource allocation must be context-specific in contrast to a 

blanket approach. The pursued narrative ought to be ‘less resources for more results’ (Sayer & Williams, 2007).  

 

Moreover, the private sector needs to be effectively utilised and the option encouraged by officials for emerging 

rural entrepreneurs. A bank feasibility business plan will need to be developed to gain the loan that may kickstart 

their agri-businesses or ventures. Land reform, where Title Deeds are allocated to individuals, companies or co-

operatives to leverage off and access secured loans with the property as collateral.  


