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1 INTRODUCTION 
 

1.1 BACKGROUND AND PURPOSE 

The Msunduzi Municipality (MM) appointed Royal HaskoningDHV 

(Pty) Ltd (RHDHV), under Contract No. SCM 66 of 11/12, to assist 

the municipality with the preparation of a Local Area Plan (LAP) for 

the South Eastern District (SEDis) of Pietermaritzburg. 

 

The purpose of this document is to present the LAP prepared for 

SEDis, including the key outcomes of the strategic assessment and 

the vision, objectives, concepts, frameworks and guidelines 

proposed for the development of the SEDis area.  The report has 

been prepared following a technical and stakeholder engagement 

process to develop and test the LAP proposals, obtain feedback and 

to refine the LAP document accordingly.  This report is informed by 

the earlier phases of the project and should be read in conjunction 

with the previous project reports prepared as part of Phase 2, 3, 4 

and 7 of the project. 

 

1.2 STUDY AREA 

The SEDis study area is located along the south-eastern edge of the 

Msunduzi Municipal boundary and includes the settlements of 

Shenstone/Ambleton to the west and Ashburton/Lynnfield Park to 

the east together with the intervening lands.  The study area 

borders onto Mkhambathini Municipality in the east and southeast 

and Richmond Municipality to the southwest. 

 

Figure 1-1 shows the study area for the SEDis LAP (green area) in 

relation to the Msunduzi Municipality boundary (solid red outline) 

and adjacent municipalities, the Pietermaritzburg CBD (dashed blue 

circle), existing settlement (grey areas), river systems (blue lines) 

and the major road network (black lines). 

 

 
Figure 1-1 : SEDis Study Area and Context 

 

1.3 METHODOLOGY 

The project has been based primarily on a desktop study that reflects the synthesis of information 

relevant to the understanding of, and planning for, the SEDis study area. Where necessary, the 

information contained in existing reports has been augmented by information derived from engagement 

with key municipal and private stakeholders, the public and community groups and interactions with the 

Project Working Group and Project Steering Committee. 

 

Key data sources include: 
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¶ Existing Policies and Documents ς existing planning policy 

documents, including national, provincial, district and local 

policy, such as the Msunduzi Integrated Development Plan (IDP) 

and Spatial Development Framework (SDF). 

¶ Planning and GIS Data ς this includes development application 

registers located at the Municipal Offices; GIS data related to 

land use and ownership, transport, infrastructure and the 

environment from Msunduzi Municipality; and Census 2011 

data. 

¶ Strategic Assessments ς this includes site visits and strategic 

assessments of the key development and environment sectors, 

including land use, urban design, transport, infrastructure, etc. 

undertaken by the project team and sector specialists. 

¶ Stakeholder Engagement ς this includes: workshops and 

interviews with key municipal officials responsible for planning, 

development, environmental management and service delivery; 

interviews with private business stakeholders; and input from 

the public, community and stakeholder meetings. 

 

Figure 1-2 shows a diagrammatic representation of the project 

methodology. 

 

1.4 STRUCTURE OF THE REPORT 

The remainder of the report is structured as follows: 

 

¶ Section 2 ς sets out the strategic assessment that has informed 

the preparation of the LAP. 

¶ Section 3 ς outlines the development scenarios explored for the 

future growth and development of the SEDis area. 

¶ Section 4 ς sets out the conceptual framework for the area, 

including the vision, strategic objectives, strategies and 

development concept for the SEDis area. 

¶ Section 5 ς sets out the spatial development frameworks for the SEDis area, including open space 

and environment, movement and circulation, land use and activity, public space and landscape, 

built form and infrastructure. 

¶ Section 6 ς identifies the precinct structure for the area, provides more detailed guidelines for the 

development of each precinct and outlines the strategic interventions for the area. 

¶ Section 7 ς provides an implementation framework, including proposed actions and a monitoring 

and review programme. 

¶ Section 8 ς contains a number of appendices with additional information in relation to the open 

space system, population estimates and community facilities. 

 

 
Figure 1-2 : Project Methodology 
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2 STRATEGIC ASSESSMENT 
 

The preparation of the LAP has been guided by a number of key informants, including 

existing spatial planning policy, the regional context, the attributes and potential of 

the local area and the engagements with the public and stakeholders.  The Status Quo 

and Synthesis reports prepared as part of Phase 2 and 3 of the project set out these 

issues in detail and include assessments of planning, urban design, environment, 

transport, infrastructure, economic and finance issues.  It is useful, however, to 

outline the key strategic informants that have guided the preparation of the LAP. 

 

2.1 REGIONAL CONTEXT 

At a regional and sub-regional level, the SEDis area is strategically positioned by virtue 

of its location: 

 

¶ At the convergence of major transportation routes, including the N3/R103, the 

NATCOR railway line and the regional transport network south/west of the N3. 

¶ Along the Durban-Johannesburg N3 logistics/economic corridor between existing 

significant economic nodes at Durban/Pinetown and Pietermaritzburg/Howick 

and in close proximity to emerging nodes at Camperdown and Cato Ridge. 

¶ On the edge of the Msunduzi municipal area at the interface between different 

urban, rural and natural landscapes with varying potential for development and 

environmental sensitivities. 

¶ Within the Msunduzi River catchment, which feeds into the Umgeni River before 

discharging into the sea at Durban. 

 

At a regional level, the area has an important potential role to play in terms of 

supporting the development of the N3 freight/logistics/economic corridor and 

associated economic/investment/industrial nodes.  At a municipal/local level, the 

SEDis area also has significant potential to contribute to the urban growth, 

restructuring, resilience and sustainability of Msunduzi through the strengthening of 

radial and concentric linkages, the utilisation of more innovative development 

approaches, the integration of land use and transport, climate change resilience, food 

security, catchment management to protect downstream assets, etc. 

2.2 POLICY CONTEXT 

A wide range of existing planning, economic, environmental, transport and 

infrastructure policy documents have been considered to inform the LAP, including 

national, provincial, district and local policy.  Key policies informants include the 

following: 

 

National 

¶ National Spatial Development Perspective 

¶ National Development Plan 

¶ National Infrastructure Plan (Strategic Integrated Projects) 

Provincial 

¶ KZN Provincial Growth and Development Strategy and Plan 

¶ KZN Provincial Spatial Economic Development Strategy 

¶ KZN Biodiversity Plan 

District 

¶ uMgungundlovu Integrated Development Plan and Spatial 

Development Framework 

¶ uMgungundlovu Strategic Environmental Assessment 

¶ uMgungundlovu Biodiversity Sector Plan 

Local 
(Msunduzi) 

¶ Msunduzi Integrated Development Plan and Spatial 

Development Framework 

¶ Spatial Development Framework Reviews for CBD, Ashburton 

and Eastern Areas ABM and Greater Edendale-Imbali ABM 

¶ Ashburton Town Planning Scheme 

¶ Greater Edendale Development Initiative 

¶ Msunduzi Environmental Management Framework 

¶ Msunduzi Strategic Environmental Assessment 

¶ Msunduzi Strategic Environmental Management Plan 

¶ Msunduzi Environmental Services Management Plan 

¶ Mkhondeni Strategic Environmental Assessment 

¶ Mpushini Strategic Environmental Assessment 

Local 
(Adjoining) 

¶ Mkhambathini Integrated Development Plan and Spatial 

Development Framework 

¶ Mkhambathini Urban Scheme and Rural Land Use Management 

Policy 

¶ Richmond Integrated Development Plan and Spatial 

Development Framework 
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Existing spatial planning policy emphasises the national and provincial importance of 

the N3 as a mobility, freight, logistics and industrial corridor.  It also stresses the need 

for sustainability to be a central consideration of land use, environmental, transport 

and infrastructure planning. 

 

The Msunduzi SDF identifies the SEDis area as a significant location in terms of the 

residential, industrial and mixed use growth and expansion of Msunduzi.  It also 

identifies the importance of conserving critical environmental resources in the area.  

Figure 2-1 indicates the planning principles set out in the SDF to structure 

development along transport routes and around nodes.  The SEDis area is shown 

indicatively (in black dashed outline) in the southeast portion of the municipal area. 

 

 
Figure 2-1 : Msunduzi SDF Planning Principles 

 

Figure 2-2 indicates the strategic planning intentions for the SEDis area as set out 

under the SDF.  This shows the economic nodes and investment areas along the N3 

and Richmond Road and around Mkhondeni, residential growth around existing 

settlements at Ashburton, Lynnfield Park, Ambleton and Shenstone and 

environmental, agricultural and tourism areas in the central and peripheral areas of 

SEDis. 

 
Figure 2-2 : Msunduzi SDF Nodes and Land Uses 

 

2.3 LOCAL CONTEXT 

The status quo assessments undertaken as part of an earlier phase of the project have 

identified the main features of the local context in planning, transport, environmental, 

infrastructure, economic, housing and financial terms.  These issues have formed an 

important consideration in developing proposals as part of the LAP. 

 

2.3.1 PLANNING 

The key issues identified in relation to planning include the following: 
 

Planning 
Issues 

Key Findings 

Urban/Economic 
Growth and 

Spatial 
Restructuring 

¶ The SEDis area has significant potential to contribute to the 
urban and economic growth objectives for Msunduzi. While 
opportunities for development have been identified, they 
have not been realised and economic growth is currently 
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limited. 

¶ The SEDis area has a significant role to play in economic and 
spatial transformation in Msunduzi, in terms of the economic 
opportunity points and residential areas identified along the 
N3 and the R56. This economic and residential expansion 
provides an opportunity to redress the spatial imbalances of 
the past. 

Land Form 

¶ The SEDis topography is characterised by fairly gentle hills and 
valleys with limited areas of steep slopes evident within the 
area. 

¶ The area slopes downwards from west to east with a drop of 
over 1000m and drains towards the Msunduzi River to the 
northeast. 

¶ The Mkhondeni River, Mpushini River, Slang-Spruit River and 
associated valleys and catchments are the key topographical 
structuring elements in the SEDis area. 

Land Cover and 
Settlement 

¶ The majority of the SEDis area is agricultural or bushland, and 
the majority of the land is not suitable for cultivation. 

¶ Existing settlement is predominantly located on the 
peripheries of the SEDis area, including the residential areas 
of Ashburton and Lynnfield Park along the R103 to the east 
and the Ambleton and Shenstone areas to the west. 

¶ There is little by way of service and infrastructure in the 
central area with mostly open land and some ad-hoc rural 
settlement patterns. 

¶ Residential expansion pressure is being experienced from the 
Edendale area in the northwest. 

Land Use Zoning 
and Regulation 

¶ Apart from the Ashburton Town Planning Scheme (TPS), the 
SEDis is not covered by a formal scheme and is thus 
considered agricultural land in terms of Act 70 of 70. 

¶ Developments proposed outside of the existing TPS would 
accordingly be subject to more lengthy establishment and 
subdivision requirements, e.g. under the Planning and 
Development Act 2008, Act 70 of 70, etc. 

N3 Corridor 

¶ The N3 corridor is a major structuring element with strategic 
national, provincial and local significance.  The prime function 
of the route is as long distance, high speed movement 
corridor and this role should not be undermined. 

¶ There are also significant agglomeration benefits and 

development opportunities along the corridor, mainly within 
associated nodes at or near key intersections including the 
Umlaas Road/N3 interchange, the Lynnfield Park/N3 
interchange and the Ashburton Centre. 

¶ Significant development pressure is being experienced along 
the N3 corridor with private developers seeking to unlock the 
development potential of lands at Lynnfield and Umlaas Road. 
These developments are yet to be approved. 

R56 Richmond 
Road (P5) 

¶ The R56 is a key north-south movement route and structuring 
element within the SEDis but development along the R56 has 
thus far been limited. 

¶ The R56 corridor has potential as a residential expansion area 
and future economic opportunity area.  Key opportunities 
identified in the SDF include the Ambleton City node to the 
north, the Thornville node to the south and economic 
opportunity areas between these two nodes. 

Population 

¶ The SEDis has a low population density and the population of 
the area accounts for only a small percentage of the total 
Msunduzi population. 

¶ The majority of the SEDis population is located in the west in 
Ward 18 and most of this is within Ambleton. 

¶ While the west accounts for the higher population figures, it 
is the least serviced and has the least opportunity. Higher 
opportunity and servicing is found in the east. 

¶ The area has a young population with 70% of the population 
under 35 years of age. 

Existing 
Communities 
and Activities 

¶ The SEDis area has a range of existing communities, each with 
their own socio-economic and development needs, levels of 
organisation and capacity, residential environments/lifestyle 
choices and involved in different types of activity within the 
area or surrounds, including employment or subsistence 
activities, environmental conservation initiatives, social 
improvement initiatives, etc. 

Social Facilities 

¶ There are very few social facilities in the SEDis area. There are 
4 schools, and one sports field near the N3. 

¶ Future population and urban growth will generate significant 
additional demand for social facilities in the area. 

Rateable Values 
¶ Rateable values vary quite substantially with much of the area 

characterised by lower rateable value categories.  Higher 
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rateable values are evident adjacent to Mkondeni area and 
closer to N3. 

 
2.3.2 URBAN DESIGN 

The key issues identified in relation to urban design include the following: 
 

Urban Design 
Issues 

Key Findings 

Nature, 
Character and 

Extent of 
Proposed 

Growth and 
Development 
within SEDis 

¶ The SEDis area possesses a wide range of character zones of 
unique natural significance. This offers the potential to create 
diverse opportunities for lifestyle and residential choice ς 
ranging from urban to peri-urban and rural.  

¶ It is therefore critical that the roles, character and 
opportunities for various settlements are clearly defined into 
the future in order to ensure preservation of unique and 
positive qualities of each node and relevance to local 
communities. 

¶ The need to identify edges to each of the settlement nodes 
within SEDis in order to ensure that development occurs in the 
form of well connected, decentralised nodes as opposed to 
continuous corridors which start to erode the character and 
quality of individual settlements and the area as a whole.  

¶ The central undeveloped areas and farms in the study area 
exist within key open spaces and natural systems. The area 
needs to be classified into areas suitable for development, 
protected nature areas, and transition zones - which will 
provide landowners and developers clear guidance for the 
appropriateness of development. The emergence of Game 
9ǎǘŀǘŜǎ ŀǎ ŀ ƴŜǿ ΨǘȅǇŜΩ ƻŦ ǎŜǘǘƭŜƳŜƴǘ ƴŜŜŘǎ ǘƻ ōŜ ŎǊƛǘƛŎŀƭƭȅ 
assessed. 

Character of 
Development 

on the N3 
Corridor 

¶ Broader policy informants identify a number of economic 
opportunity points on the N3 corridor south of the Mkhondeni 
Industrial Node as well as at the Richmond / Umlaas 
Interchange and the Lion Park / Lynnfield Park Interchange. 

¶ The rural character of historic agricultural / residential 
settlement areas such as Ashburton and Lynnfield Park which 
are located alongside the N3 corridor is at threat due to the 
strategic economic roles identified for the area. 

¶ It is evident that there is a gradual eroding of key natural and 

settlement qualities in the Ashburton area due to changing 
land use patterns and development pressures, which have 
resulted in lack of direction in the approach to development.  

¶ As a transition area from the urban centre of Pietermaritzburg 
to the natural / rural hinterland of the District, any form of 
development which takes place along the N3 will need to be 
carefully assessed so that development is in character with the 
qualities of the broader area.   

Varying Needs 
requiring 

Varying Levels 
of 

Intervention 

The nature of needs in the different settlements is varied requiring 
different kinds and levels of intervention in each area: 

¶ ²ƘƛƭŜ ǘƘŜ !ǎƘōǳǊǘƻƴ κ [ȅƴƴŦƛŜƭŘ tŀǊƪ ƛǎ ŀǘ ŀ Ǌƛǎƪ ƻŦ ƭƻǎƛƴƎ ΨǎŜƴǎŜ 
ƻŦ ǇƭŀŎŜΩ ŀƴŘ ΨŎƘŀǊŀŎǘŜǊΩ ŘǳŜ ǘƻ ǘƘŜ Ǌǳƴ Řƻǿƴ ƴŀǘǳǊŜ ŀƴŘ 
changing nature of new approved developments within 
Ashburton itself, areas like Ambleton are in severe need of 
basic amenities and facilities that will help improve the day to 
day quality of life of local residents. 

¶ Shenstone and Ambleton represent areas of dire need for 
socio-economic opportunity, connectivity and public realm 
upgrades. These areas also require greater exposure in terms 
of access and linkage to the rest of the study area. 

¶ The Shenstone area presents opportunity for strategic 
ΨƎǊŜŜƴŦƛŜƭŘǎΩ development that will unlock economic 
opportunity in the area.  

¶ !ǎƘōǳǊǘƻƴ κ [ȅƴƴŦƛŜƭŘ tŀǊƪ ōŜƛƴƎ ΨǘǊŀƴǎƛǘƛƻƴΩ ŀǊŜŀǎ ƳƻǾƛƴƎ 
from the city to the rural hinterland, these areas need greater 
development control and quality control with respect to built 
form and landscaping requirements along the public interface. 
The area also requires the careful assessment of opportunities 
so that these are in line with the character of the broader area.  

Public 
Environment 

¶ The public environment in all settled areas is in need of 
upgrade and improvement. 

¶ Litter and dumping of refuse is a severe problem especially in 
the Shenstone and Ambleton area. 

¶ Lack of adequate refuse removal and appropriate facilities for 
storage of refuse is an issue, which seriously affects the quality 
of the public environment in all settlements. 
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Figure 2-3 : Urban Design Opportunities and Constraints 

 

2.3.3 ENVIRONMENT 

The key issues identified in relation to the environment include the following: 

 

Environmental 
Issues 

Key Findings 

Overall 

¶ Due to its high biological diversity and subsequent role in the 
regional and provincial conservation network, the SEDis is best 
described as an area of high biodiversity value with a high level 
of development constraint. 

Air Quality 

¶ Within SEDis there is almost an even split between not 
sensitive, sensitive and very sensitive areas in relation to air 
quality. The conclusion to be drawn is that air quality sensitivity 
is an area of concern within SEDis, particularly in the Ashburton 
and Lynnfield Park areas (most likely due to their proximity to 
the N3 highway and industrial areas). 

Geology 

¶ The geology consists of Granite, Dwyka and Dolerite. The 
development implications of the different geological conditions 
apparent in the different parts of SEDis essentially relate to 
areas where there are steep slopes and unstable soils. In these 
areas, development needs to take cognisance of these 
conditions and ensure that appropriate building design 
(foundations etc) and infrastructure (water pipelines, etc) are 
provided. In some instances, this may increase the 
development costs. 

Soils and Land 
Capability 

¶ The study area has pockets of good soil for potential 
agricultural activities, although this may be dependent on other 
factors such as availability of water resources and 
environmental sensitivity. 

Biodiversity 

¶ The study area is located in a biologically sensitive portion of 
the municipality which is important in terms of meeting 
biodiversity conservation targets. The biodiversity of the area 
presents opportunities in terms of eco-tourism and 
conservation activities, and freely provide ecological goods and 
services (flood retention, filtering water, carbon sequestration, 
etc.). There will need to be careful assessment of development 
applications with regard to biodiversity features, with 
discussion regarding trade-offs and regulatory requirements. 

Water 
Resources 

¶ The study area has good water quality and ecological status. 
Development proposals in SEDis will have to be carefully 
assessed to ensure that there is no negative impact on the 
ecological heath of these river systems. 

¶ However, certain parts of the area are susceptible to flooding 
which poses a risk to infrastructure, ecological function and 
human well-being. 

Protected 
Areas 

¶ There are opportunities within the study area to consolidate 
and formalise the existing protected areas with private game 
reserves and conservancies. The two conservancies in SEDis are 
the Upper Mpushini and Lower Mpushini Valley Conservancies. 
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Heritage 
Resources 

¶ There are a number of archaeological sites within SEDis 
particularly in the Ashburton and Lynnfield Park areas.  Any 
development proposals in the SEDis area would have to adhere 
to the provisions of the National Heritage Resources Act. 

 

 
Figure 2-4 : Areas of Developmental Constraints 

 

2.3.4 TRANSPORT 

The key issues identified in relation to transport include the following: 

 

Transport 
Issues 

Key Findings 

General 

¶ In general, the SEDis area is satisfactorily served by the existing 
road network to accommodate the present land usages. 

¶ There are no sections of appreciable congestion or delays on 
the road network other than those created by road accidents or 
scheduled events (e.g. Comrades Marathon, AmaShovaShova 
cycle race). 

N3 Corridor 

¶ The N3 corridor is a major structuring element with strategic 
national, provincial and local significance.  The prime function 
of the route is as long distance, high speed movement corridor 
and this role should not be undermined. 

¶ There are also significant agglomeration benefits and 
development opportunities along the corridor, mainly within 
associated nodes at or near key intersections including the 
Umlaas Road/N3 interchange, the Lynnfield Park/N3 
interchange and the Ashburton Centre. 

¶ Significant development pressure is being experienced along 
the N3 corridor with private developers seeking to unlock the 
development potential of lands at Lynnfield and Umlaas Road. 
These developments yet to be approved. 

¶ ¦ƴŎŜǊǘŀƛƴǘȅ ǊŜƎŀǊŘƛƴƎ ŀƴ ŀƭƛƎƴƳŜƴǘ ƻŦ ŀƴȅ ŦǳǘǳǊŜ Ω.ȅ-ǇŀǎǎΩ and 
how this would influence planning in the area. 

R56 Richmond 
Road (P5)  

¶ The R56 is a key north-south movement route and structuring 
element within the SEDis but development along the R56 has 
thus far been limited. 

¶ The R56 corridor has potential as a residential expansion area 
and future economic opportunity area.  Key opportunities 
identified in the SDF include the Ambleton City node to the 
north, the Thornville node to the south and economic 
opportunity areas between these two nodes. 

Public 
Transport  

¶ Existing public transport operations are sometimes ill-defined 
and unscheduled. 

¶ Many of the existing public transport facilities are outdated. A 
new network of public transport facilities is necessary. 

¶ There is an established rail network in the area under review 
and this could prove a valuable asset. 

Integrated 
Rapid Public 
Transport 
Network   

¶ This is probably the most significant transport initiative that has 
been undertaken recently.  

¶ An Integrated Rapid Public Transport Network with associated 
depots (including workshops), interchanges, holding areas and 
feeder services will operate throughout the Msunduzi area.  

¶ The implications of these operations will extend into other 
spheres of municipal infrastructure and planning. 

Access to 
National Road 

¶ Shenstone and Ambleton residents have at present, circuitous 
journeys to access the National Road network. 

Linkages with ¶ At present there is no direct link between Shenstone/Ambleton 

Source: Msunduzi EMF, 2010 
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Mkhondeni residential areas and employment opportunities at Mkhondeni. 

¶ At present residents of the north-eastern suburbs have 
difficulty accessing the industrial areas at Mkhondeni. 

New 
Developments 

¶ Several significant developments are in various stages of 
approvals. These include the Burton Heights, Hilcove Hills and 
the Ashburton Mixed-Use proposals. 

Non-
Motorised 
Transport  

¶ Formalised pedestrian/cycle facilities are minimal/non-existent 
in this area. Pedestrians, cyclists and horses often share narrow 
and sometimes poorly maintained pathways. . 

Condition of 
Existing Roads  

¶ Several of the roads on the existing network are showing signs 
of various degrees of distress and many require repair/ 
upgrading/reconstruction. 

Road Safety  
¶ Any of the above, or combination of, identified deficiencies may 

contribute to potentially create dangerous situations. 

Inappropriate 
Heavy Vehicle 

Usage   

¶ Numerous heavy vehicles are using the P1-5 (R103) Polly 
Shortts road reportedly to avoid traffic law enforcement on the 
National Route. 

 

 
Figure 2-5 : Existing Major Road and Rail Network 

2.3.5 INFRASTRUCTURE 

The key issues identified in relation to water supply infrastructure include the 
following: 
 

Water 
Supply 
Issues 

Key Findings Implications 

Bulk Water 
Supply 
System 

¶ Despite recent and ongoing 
water resource 
developments, resources in 
the Upper Mgeni system 
remain stretched and this is 
likely to remain the case at 
least until the 
commissioning of the 
Mkomazi Water Supply 
Scheme. 

¶ There is limited scope for water 
supply growth in the Upper 
Mgeni supply area, however, 
extension of water supply to 
new housing areas and 
upgrading of water supply 
service levels is a social 
imperative. This is going to 
create a squeeze on availability 
of water for expansion and any 
major new water use will need 
careful planning and possibly an 
offset by water savings through 
conservation measures 
elsewhere in the municipality. 

Umgeni 
Water 

¶ ¦ƳƎŜƴƛ ²ŀǘŜǊΩǎ см tƛǇŜƭƛƴŜ 
sub-system is the main 
channel of water supply to 
the major part of the SEDis 
area. 

¶ There are existing supply routes 
to meet potential water needs. 
However, changes in water 
usage pattern need advance 
planning and interaction with 
Umgeni Water. 

61 Pipeline 
Sub-System 

¶ The 61 Pipeline sub-system 
supplying Msunduzi has 
inherent hydraulic supply 
constraints. Available 
capacity is already 
committed to 
developments such as the 
eThekwini Western 
Aqueduct, Richmond Bulk 
Water Supply and 
developments in Greater 

¶ The supply to Msunduzi, 
eThekwini and surrounding 
areas is an integrated system in 
which a change in any one part 
affects the other parts. 
Extension of bulk water 
infrastructure involves fairly 
long lead times. Any planned 
change in water usage needs 
advance consultation with 
Umgeni Water. 
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Edendale. 

Water 
Supply 

Capacity 

¶ Msunduzi Municipality has 
limited water reticulation 
within the SEDis area and 
this is focused in the 
Ambleton and Foxhill area 
and in Ashburton and 
Lynnfield Park. 

¶ Whilst a limited level of 
development within presently 
reticulated areas can be 
achieved using existing 
infrastructure, major expansions 
or supply to new areas will need 
creation of new water supply 
infrastructure. 

Water 
Storage 

¶ The provision of reticulation 
in all cases requires 
provision of adequate 
balancing and emergency 
storage in line with 
regulatory requirements. 

¶ At least 48 hours of water 
storage at Average Annual Daily 
Demand needs to be provided 
by the developer for each new 
water supply area. 

Sanitation 
Upgrades 

¶ A change in sanitation 
service level from VIPs to 
water-borne sanitation in 
Ambleton and Foxhill will 
entail a steep increase in 
water demand for these 
areas. 

¶ Water supply infrastructure 
between the source and points 
of supply needs to be upgraded 
accordingly. This includes 
adequate water storage facilities 
for balancing and emergency 
purposes. 

Shenstone 

¶ Unplanned housing 
development in the 
Shenstone area will put 
pressure on the Msunduzi 
Municipality with regard to 
services response, health 
and hygiene and 
environmental issues. 

¶ Planning responses needs to 
consider scenarios for the 
Shenstone development. 

Eastern Area 

¶ Development plans in the 
eastern parts of the SEDis 
area have gone through 
several changes resulting in 
uncertainty about the 
details and location of 
needed water supply and 
sanitation. 

¶ Investment into the area has not 
materialized, possibly due to the 
level of uncertainty attached to 
development plans. Different 
forms of partnership may be 
required to support 
infrastructure investments in 
future. 

Hilcove Hills ¶ Plans for the planned ¶ This supply will depend on the 

Hilcove Hills development 
show that the water supply 
will be received via the 
existing City reticulation 
system fed from Murray 
Road reservoir. This route, 
from Balancing Reservoirs 
(HD Hill) via the Masons 
Reservoir to Murray Road 
reservoir is shared with the 
western end of the CBD and 
nearby area of the City. 
Initial indications are that 
surplus capacity is available 
on this route. 

continued availability of spare 
capacity on the supply route 
from Balancing Reservoirs (HD 
Hill) via the Masons Reservoir to 
Murray Road reservoir. This 
depends in turn on other 
developments, especially within 
the CBD and surrounding areas. 

 

 
Figure 2-6 : Bulk Water Infrastructure and Proposed Developments 

 

The key issues identified in relation to sanitation infrastructure include the following: 
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Sanitation 
Issues 

Key Findings Implications 

Wastewater 
Treatment 
Facilities 

¶ Wastewater treatment 
facilities in SEDis are limited 
to the Lynnfield Park WWTW. 
Rezoning is resulting in more 
and more residential stands 
becoming available. 
Indications are that the 
Lynnfield Park WWTW facility 
is presently overloaded 
and/or not functioning 
effectively. 

¶ Water supply and sanitation 
planning ought to be first and 
foremost in any planned land 
use change, including the 
rezoning and subdividing of 
sites. 

¶ Any expansion of network or 
intensification of wastewater 
generation will require an 
entirely new WWTW facility. 

Lynnfield 
Park 

¶ Low to medium density 
settlement with existing 
WWTW and sewage pump 
station providing waterborne 
sewerage. 

¶ Discharge of septic tank 
effluent into Lynnfield Park 
sewer system appears to be 
threatening the successful 
functioning of the wastewater 
treatment system. 

¶ The capacity limitation at 
Lynnfield Park WWTW needs 
to be studied and quantified. 
An improved plan for handling 
of septic tank contents from 
Ashburton area should be 
devised. 

Ashburton 

¶ Small holdings/low density 
settlement with on-site 
sanitation. 

¶ If the trend of reducing stand 
size in Ashburton continues 
the function of soakaways 
may become problematical 
for the smaller sites. 

¶ In the event of continued 
densification of development 
in Ashburton area 
construction of a water-borne 
sewerage network, outfall and 
additional WWTW facilities 
would be needed to service 
Ashburton. Small bore sewers 
are not recommended as an 
interim or final solution. 

Ambleton/ 
Foxhill/ 

Shenstone 

¶ Ambleton/Foxhill is a low 
income planned residential 
area. 

¶ Shenstone is a rapidly growing 
informal/unplanned 

¶ Msunduzi Municipality is 
presently extending the 
Slangspruit sewer in the 
direction of Shenstone, 
Ambleton and Foxhill. It is 

settlement without bulk 
services and no planned water 
or sanitation provision. 

understood that the intention 
is to sewer these areas and 
that these areas will fall under 
the sub-catchment of 
neighbouring Slangspruit, 
outside of the SEDis area. 

Hilcove Hills 
¶ Undeveloped and unserviced 

area with significant 
development proposed. 

¶ New WWTW proposed to 
service future Hilcove Hills 
development. 

 

 
Figure 2-7 : Bulk Sanitation Infrastructure and Proposed Developments 

 

The key issues identified in relation to electricity infrastructure include the following: 

 

Electricity 
Issues 

Key Findings 

Service 
Providers 

¶ Responsibility for electricity infrastructure and service provision 
in SEDis split between Msunduzi Municipality (northern portion) 
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and Eskom (southern portion). 

¶ Boundaries between supply areas are not well defined. 

Existing 
Electricity 

Infrastructure 

¶ Ariadne Substation (SS) is main SS in SEDis with additional SSs at 
Mkhondeni, Umlass Road and further north in PMB. 

¶ Network in area is a 132kV network. 

Existing 
Network 

Capacity in 
SEDis 

¶ Network in east/southeast SEDis is already under significant 
pressure, there is currently no spare capacity and new 
connections are a major issue. 

¶ Network in south SEDis is operating satisfactorily and has some 
spare capacity but development in SEDis will place pressure on 
network. 

¶ Network in west/southwest SEDis is under pressure but there is 
some spare capacity but new connections still need to be 
carefully managed. 

Servicing 
Future 

Development 
in SEDis 

¶ Eastern SEDis ς planned upgrade of Umlaas Road SS and 3 new 
SS at Ranch (projected 2015), Lynnfield Park (projected 
2015/2016) and Oriole (post 2016) will boost capacity for 
servicing this area. 

¶ Western SEDis ς potential for extensions from Edendale 
network (with supplies from Unit P and Azalia SS) into northern 
and western SEDis areas, some connections from 32kV 
Thornville line and a possible new connection from Ariadne SS. 

¶ Existing limited capacity and commitments and future demands 
outside of SEDis will limit ability to provide additional electricity 
capacity for servicing development in SEDis. 

¶ CǳǘǳǊŜ ǇƭŀƴƴŜŘ ŘŜƳŀƴŘ ǿƛƭƭ ōŜ ŦŀŎǘƻǊŜŘ ƛƴǘƻ 9ǎƪƻƳΩǎ ƴŜǘǿƻǊƪ 
projections and any necessary upgrade projects will be 
identified/ prioritised together with other needs in KZN. 

Funding and 
Delivery 

¶ Generally takes at least 4 years to complete a new electricity 
project and can often be 6 years and if land or other issues can 
take even longer.  Significant lead-in time may constrain/delay 
servicing of future development. 

¶ Generally a significant capital under spend on 
strengthening/capacity improvements for the overall electricity 
network and this will lead to future capacity issues. 

Electricity 
Tariffs and 
Land Use 
Zoning 

¶ Rural tariff are approximately double the cost of urban tariffs 
and, since SEDis is primarily rural (i.e. not designated urban in a 
TPS/LUMS), developments are levied on a rural tariff and this 
would effectively create a disincentive for development. 

¶ The designation of lands would need to be changed to urban 
(through a statutory plan, such as a TPS or LUMS) before the 
tariff could be reduced. 

Overhead 
Lines/ 

Underground 
Cables 

¶ Eskom would generally only accept underground cabling for 
11kV and 22kV lines and generally only in urban and industrial 
areas. 

¶ Underground cables are significantly more expensive to install 
and maintain than overhead lines (around 10 times the cost for 
higher voltage lines). 

¶ Underground cables require narrower servitudes than overhead 
lines (e.g. 132kV overhead line requires a 32m servitude while a 
cable only requires a 5m servitude), so where land is a 
significant cost/obstacle the cost of cabling can sometimes be 
similar to overhead lines. 

 

2.3.6 ECONOMIC 

The key issues identified in relation to the economic sector include the following: 

 

Economic 
Issues 

Key Findings 

aǎǳƴŘǳȊƛΩǎ 
Economy 

¶ Msunduzi has been a strong economic performer relative to 
most other municipalities but the growth has been subdued 
across all sectors barring financial services, retail, transport, 
distribution and logistics with the largest growth sector being 
that of the government sector. 

Economic Land 
Demand in 
Msunduzi 

¶ Msunduzi has experienced subdued formal land demand in 
recent years compared to other major KZN municipalities.  
Demand has been primarily for commercial (retail and 
wholesale), warehousing, distribution and logistics, light 
manufacturing, service industries.  Respondents note a 
shortage of well located, zoned and serviced land.  The relative 
strategic location of SEDis vis a vis the N3 makes it an important 
area to consider for the supply of economic land uses. 

Economic Land 
Demand 

specific to 
SEDis 

¶ Land adjacent to the N3 corridor is identified as having 
considerable potential from the perspective of economic actors.  
The key demand categories include retail, transport, 
distribution and logistics and service industries to these sectors. 
Existing economic demand categories of agriculture, eco-
tourism and residential estate development are also likely to be 
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of some significance. 

¶ Richmond Road area offers some potential to service passing 
trade and surrounding communities on an incremental 
development path.  Demand also exists for informal economic 
activities, particularly along higher intensity use areas and close 
to denser settlements. 

¶ Economic activities are likely to primarily serve needs of the 
district and surrounding district as well as the Province of KZN.  
The potential does exist to attract one or two national market 
oriented activities. 

Employment 
Potential of 

Development 

¶ The categories of demand offer medium to lower intensity 
employment potential.  The area is unlikely to offer parcels of 
land at the scale or serviced by a level of infrastructure to 
enable higher order employment demand.  Skills categories are 
likely to be an even split between mid to lower skilled workers.  
Residential development is likely to support some construction 
employment demand and lower skill employment demand for 
domestic and retail type employment.  In the short to medium 
term employment is likely to go primarily to those living outside 
the SEDis area. 

Infrastructure 
Needs 

¶ Existing road and utility connections are not suited to meeting 
economic demand in the area.  The issue of N3 intersections, 
internal road networks and utility supplies all need attention. 

Poverty 
Reduction 

¶ The scale and pace of development in the area is likely to have a 
modest poverty reduction impact over a five to ten year period 
as some employment is generated and as infrastructure, 
economic opportunities and accessibility improve across the 
area. 

Municipal 
Rates Income 

¶ Msunduzi needs to diversify its rates income and to 
substantially grow this revenue source.  However, to do this it 
will need to invest in infrastructure to support a range of 
economic opportunities.  Land and property values will adjust in 
relation to demand which will in turn be influenced by the 
quality of infrastructure and associated municipal services. 

 

 
Figure 2-8 : Concept for the SIP2 Durban-Gauteng Freight Corridor 

 

2.3.7 FINANCE 

The key issues identified in relation to the finance sector include the following: 

 

Financial 

Issues 
Key Findings 

Financial 
Status 

¶ The assessment of the finances of the city show that the city is 
not financially sound at this point in time ς this is the opinion 
of both the Auditor General as well as the National Treasury. 

¶ Hence it is more than likely that any development finance 
institution, commercial or investment bank would price the risk 
of lending to the municipality at a premium.  This is something 
that TMM can ill afford given the development pressures it 
faces now or is likely to face going into the future (pressure of 
urbanisation and increasing poverty and inequality). 
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Grant 
Dependency 

¶ The fact that the capital budget is 87% grant funded is clearly 
indicative of the (in) ability or difficulty of TMM to internally 
fund service delivery linked to growth and development.  LAP 
proposals will be restricted by financial position of TMM. 

¶ Budget priorities and delivery could be more aligned to grant 
conditions and sectoral outputs rather than municipal 
priorities. 

Under-
spending on 

Capital 

¶ A further indictment is that continuous under spending on 
capital expenditure and the more than significant proportion of 
conditional grants that have to be refunded to the national 
fiscus. 

¶ This implies reduced service delivery (or an under achievement 
of IDP priorities or community needs) and that any new 
projects are more than likely to also suffer from under 
spending. 

 

 
Figure 2-9 : Development Register showing Residential and Commercial/Industrial 

Demand Patterns in SEDis 

 

Inadequate 
allocations for 

R&M of 
Existing 

Infrastructure 
Assets 

¶ An assessment of the operating budget indicates that there is 
too little budget allocation for Repairs & Maintenance (R&M), 
or that the amounts are incorrectly allocated.  If R&M is 
neglected or underfunded it poses a serious risk for effective 
service delivery in that there may be huge technical losses 
and/or service interruptions with a resultant loss of services 
revenue. 

Revenue 
Management 

¶ If R&M is adequately budgeted and spent, and services are 
correctly and completely billed for, then revenue collection has 
to be done optimally to enable TMM to fund its budget 
sustainably year-on-year.  Billing and revenue collection for 
Rates also requires a similar focus to the one outlined above 
for basic services.    

 

 
Figure 2-10 : Rateable Values in SEDis 

 

2.3.8 HOUSING 

The key issues identified in relation to housing include the following: 
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Housing 
Issues 

Key Findings 

Rural Housing 
Delivery 

prioritised over 
Urban Housing 

¶ The IDP target of 2500 units pa over 5 years (budget of 
R300million over 5 years or R60million pa) was overtaken 
with the 2011 rural housing project in Vulindlela by the 
provincial department delivering 5000 units pa over 5 years 
(at cost of R475 million or R95 million pa). 

MIG used to top 
up Housing 

Subsidy 

¶ MIG is used to top up housing subsidies by R25,000 per site 
generally for all housing projects. 

Procurement 
and Payments 
for Housing 

Project 
Implementation 

managed by 
Province 

¶ The expenditure on housing excluding the MIG does not form 
part of TMM budget because TMM housing allocations are 
managed by the provincial department of Human Settlements 
ς the value is approx. R155million pa. 

¶ The value of current and planned housing project allocations 
for TMM from the Provincial department of Human 
Settlements for the medium term is higher than the total 
capital budget of TMM. 

¶ TMM has a relatively small capital budget that is 87% grant 
dependent and is prone to year-on-year under-spending. 

Non-revenue or 
Low Revenue  
generating 
assets leads 

Development in 
TMM 

¶ Many properties funded by housing capital subsidies are not 
billed for rates and also receive Free Basic Services (except for 
social housing). 

¶ While this is part of the social package offered generally in our 
country offering much needed poverty and shelter relief it is 
financially unsustainable unless some scarce resources are 
also used for economic development and job creation. 

Gap Housing has 
not been 

implemented 
and Social 

Housing has not 
been delivered 

at required 
Scale 

¶ Gap housing and social housing fulfil the  particular needs of 
income earning qualifying housing beneficiaries and also 
represent additional revenue streams for municipalities ς they 
represent revenue-generating housing developments in 
comparison to non-revenue or low revenue  generating 
housing developments such as RDP housing or rural housing. 

Housing 
Delivery is 
increasing 

Urban Sprawl 

¶ From a spatial perspective housing expenditure has gone and 
may continue to go against the stated intention of the 
Housing Sector Plan in respect of the Human Settlement 
Development Strategy adopted in 2011 since the projects 

increase urban sprawl. 

¶ There are very few housing projects that are higher density 
projects that contribute to spatial restructuring. 

¶ There is an absence of gap housing projects that could 
contribute to spatial restructuring if correctly located. 

¶ In-situ upgrading of informal settlements will consolidate the 
current urban form. 

Planning 
Practice needs 

to urgently 
address the 
Functional 

Integration of 
Housing and 

Public Transport 

¶ Transport Planning and Housing Development have been 
driven by sector priorities to date with no attempt to 
functionally integrate them to date. 

¶ TMM is the recipient of Housing Accreditation (Level 2 
ultimately) and the function for planning and implementing 
the IRPTN. 

¶ Planning practice has to be improved to be able to address 
the functional integration of these key built environment 
functions. 

  

2.4 STAKEHOLDER ENGAGEMENT 

A critically important component in preparing the LAP has been engagement with 

municipal and private stakeholders, the general public, community and environmental 

interest groups, etc.  This has helped to highlight issues of concern to local 

communities and interested and affected groups, involve the municipality as integral 

roleplayers in the planning process for the project and identify the particular 

attributes and potential that the area possesses. 

 

A clear outcome from this process has been the need to consider different and 

sometimes divergent viewpoints on what the role of the area is currently and what it 

should be in the future.  The LAP has accordingly made a concerted effort to 

recognise, balance and accommodate different developmental, community and 

environmental objectives and visions for the future of the area. 
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3 DEVELOPMENT SCENARIOS 
 

3.1 DEVELOPMENT DRIVERS, CAPACITY AND IMPLEMENTATION 

The exploration of development scenarios for the SEDis area is underpinned by an 

understanding of the main development drivers that will shape the development of 

the SEDis area, the inherent capacity available within the area to facilitate and 

accommodate development and the landscape that will determine the management 

and delivery of development.  These will all have implications for the development of 

the SEDis area and require appropriate responses in the form of planning, 

development, service delivery, management, etc. 

 

3.1.1 DEVELOPMENT DRIVERS 

Development drivers refers to the key contextual sources of demand for development 

resources and services manifest in the broader change forces, pressures and trends 

relating to national and regional demographics, the macro economy and the 

environment, and including the strategic responses to these by stakeholders who are 

able to control development resources (e.g. government, significant land owners). 

 

The SEDis area is being impacted by a wide range of development drivers and trends, 

including: 

 

Social 

¶ Low to medium population growth for next 20 years. 

¶ Growing proportion of TMMΩǎ ǇƻƻǊΣ ȅƻǳƴƎ ŀƴŘ informally settled population. 

¶ High unemployment associated with high levels of low skills. 

¶ Increasing share of ¢aaΩǎ total population growth will be accommodated in the 

SEDis area. 

 

Economic 

¶ National/provincial drive to stimulate development of the key elements of the 

national logistics platform within the N3 corridor. 

¶ Growing pressure for economic development within the N3 corridor. 

¶ Low employment opportunities relative to population, particularly in western 

portion of SEDis. 

Environment 

¶ Imperative of responding to climate change. 

¶ Increasing importance of food security and environmental management. 

 

Key growth drivers include population growth and associated housing demands, 

economic growth and associated development pressures and planning applications, 

particularly along the N3 corridor, environmental conservation concerns and 

initiatives, tourism activities, agricultural practices, etc.  The key growth drivers 

generate demands for development lands with appropriate levels of access, 

infrastructure, amenity, etc. 

 

3.1.2 DEVELOPMENT CAPACITY 

Development capacity refers to the key strengths and weaknesses relating to the 

supply of development resources that are manifest within the institutions, assets and 

spatial characteristics of the study area (e.g. land and infrastructure).  Key elements of 

development capacity include: 

 

Transport 

¶ Inadequate transport linkages within the central SEDis area. 

¶ Poor provision of public transport linkages and modal options. 

¶ Dual role of N3 corridor as a national/provincial route and local opportunity 

generator. 

 

Service Infrastructure 

¶ Capacity of service infrastructure is limited and this will constrain development 

unless adequate investment is made to improve and extend infrastructure 

networks and capacity. 

¶ Private development expansion paths not always aligned with expansion of bulk 

infrastructure. 

¶ High energy costs will place burdens on economic and social development. 

 

Land 

¶ Competing demands for land from commercial, industrial, residential, agricultural 

and conservation uses. 
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¶ Significant greenfields opportunities for accommodating growth and more 

creative spatial development concepts, e.g. densification, public transport 

corridors, ecological buffers. 

 

Environment 

¶ High quality of biodiversity assets, water resources and receiving environment 

within SEDis. 

¶ Fragile resource base with decreasing capacity to mitigate cumulative impacts of 

increasing urban development. 

 

The SEDis area covers a large area of approximately 11 500ha and there are 

substantial lands available for a wide variety of land uses.  The availability and capacity 

of transport and service infrastructure to support land use development in the area is 

variable.  The areas with highest accessibility and services tend to be located on the 

edges of SEDis where existing transport routes and settlements are concentrated.  

Many parts of the SEDis area have low or no service infrastructure provision, 

particularly the central area and the peripheral areas to the northeast and southwest. 

 

There will accordingly need to be significant investment in the area to ensure that 

development opportunities can be supported, serviced and realised while at the same 

time protecting valuable environmental, tourism and agricultural resources. 

 

3.1.3 IMPLEMENTATION LANDSCAPE 

The implementation landscape refers to the emerging informants and issues relating 

to public and private stakeholders and the market to coordinate, implement and 

manage development in terms of government policy, institutional capacity and the 

development funding regime.  Key elements of the implementation landscape include: 

 

Land Ownership 

¶ Some ǇǊƛǾŀǘŜ ŎŀǇŀŎƛǘȅ ǘƻ ΨǇƭŀƴΩ ŀƴŘ ΨŘŜǾŜƭƻǇΩ ƭŀƴŘ under private or parastatal 

ownership. 

¶ Some publicly owned lands available in Ambleton and Mkhondeni areas that 

could be utilised for social and economic development. 

 

 

Institutional Alignment and Performance 

¶ Lack of alignment between major stakeholders with respect to development 

vision for the area. 

¶ Integration as envisaged through the Municipal Systems Act cannot occur easily 

between various spheres of government as a result of competing priorities of 

different sectors. 

 

Legal, Policy and Fiscal Environment 

¶ Lack of institutional capacity and public resources to drive the growth of the area. 

¶ Potential for increased rates base in SEDis through development and provision of 

services and infrastructure. 

 

3.2 POPULATION GROWTH 

A number of population growth scenarios have been explored in order to inform the 

generation of land demand and associated land use and infrastructure requirements 

for the area.  This includes a low, medium and high growth scenario, as set out below. 

 

Table 3-1 : Msunduzi Population Growth Scenarios 

Growth 
Scenario 

Scenario 1: 
Low Growth 

Rate 

Scenario 2: 
Medium Growth Rate 

Scenario 3: 
High Growth 

Rate 

Annual 
Growth Rate 

1.12% 1.74% 2.50% 

Basis for 
Growth Rate 

Msunduzi 
population 
grew by 
65,699 from 
552,837 in 
2001 to 
618,536 in 
2011 (Census 
2011), 
representing 
a growth rate 
of  1.12% p.a. 
ς  used for 

¶ Msunduzi population projected 
to grow by 93,735 (0.83% p.a.) 
from 707,758 in 2011 to 
801,493 in 2026 (Msunduzi SDF 
Review 2009) 

¶ Approximately 90,000 
mismatch between 2011 
Census and SDF population 
figures 

¶ Difference between Census 
2011 population and SDF 2026 
population is approximately 
180,000 

Assumed 
higher 
population 
growth rate of 
2.5% p.a. ς 
used for 
Scenario 3: 
High Growth 
Rate 
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Scenario 1: 
Low Growth 
Rate 

¶ Annual growth rate from 2011 
Census population to 2026 SDF 
population would be 1.74% p.a. 
ς used for Scenario 2: Medium 
Growth Rate 

 

Based on the above growth scenarios, the following population increases can be 

calculated for Msunduzi from 2011-2026 and 2011-2036: 

 

Table 3-2 : Msunduzi Population Growth 2011-2026 and 2011-2036 

Growth Scenario 
Scenario 1: 

Low Growth Rate 

Scenario 2: 
Medium Growth 

Rate 

Scenario 3: 
High Growth Rate 

Annual Growth Rate 1.12% 1.74% 2.50% 

2026 Population 731 260 801 493 963 659 

Population Change 
2011-2026 

112 724 182 957 345 123 

2036 Population 817 603 952 627 1 146 731 

Population Change 
2011-2036 

199 067 334 091 528 195 

 

The population of SEDis has been estimated at 15,864 in 2011 (based on Census 

2011).  This represents 2.56% of the 2011 Msunduzi population of 618,536.  The SEDis 

ŀǊŜŀ ǿƛƭƭ ŀōǎƻǊō ŀ ǇǊƻǇƻǊǘƛƻƴ ƻŦ aǎǳƴŘǳȊƛΩǎ ǇƻǇǳƭŀǘƛƻƴ ƎǊƻǿǘƘΦ  ¢ƘŜ ŜȄǘŜƴǘ ƻŦ 

population that is accommodated in the SEDis area will depend on a range of factors, 

including the number and size of public and private housing projects, investments in 

infrastructure and facilities, the relative attractiveness of the area in relation to other 

areas and housing options available in Msunduzi, etc. 

 

For the purposes of the LAP, three growth share options have been examined for 

SEDis, as out below. 

 

Table 3-3 : SEDis Population Share Scenarios 

Share 
Scenario 

Scenario 1: 
Low Share 

Scenario 2: 
Medium Share 

Scenario 3: 
High Share 

Share 2.56% 10.00% 15% 

Basis for Based on a Based on the recognition that the Similar basis to 

Share continuation 
of the 
existing 
share of 
aǎǳƴŘǳȊƛΩǎ 
population, 
i.e. 2.56% 

SEDis area contains significant lands 
for development, that significant 
expansion pressures are being 
exerted in the west (i.e. from the 
Edendale area) and in the east (i.e. 
expansion from Bellevue) and the 
area will accordingly act as an 
expansion area for Msunduzi and 
the area will therefore absorb a 
significantly increased share of 
population growth, assumed to be 
10% 

Medium Share but 
recognises that in 
period 2026-2036, 
the SEDis area is 
likely to absorb a 
greater share of 
the Msunduzi 
population than 
the preceding 
2011-2026 period, 
assumed to be 
15% 

 

Based on the above share scenarios, the following population increase can be 

calculated for the SEDis area from 2011-2026 and 2011-2036: 

 

Table 3-4 : SEDis 2026 and 2036 Population based on Current Share of Msunduzi 

Growth 

Growth Scenario 
Scenario 1: 

Low Growth Rate 

Scenario 2: 
Medium Growth 

Rate 

Scenario 3: 
High Growth Rate 

Total Population in 
2026 

18 755 20 556 22 976 

Population Change 
2011-2026 

2 891 4 692 7 112 

Total Population in 
2036 

20 970 24 433 29 411 

Population Change 
2011-2036 

5 106 8 569 13 547 

 

Table 3-5 : SEDis 2026 and 2036 Population based on Increased Share of Msunduzi 

Growth 

Growth Scenario 
Scenario 1: 

Low Growth Rate 

Scenario 2: 
Medium Growth 

Rate 

Scenario 3: 
High Growth Rate 

Total Population in 
2026 

27 136 34 160 43 593 

Population Change 11 272 18 296 27 729 
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2011-2026 

Total Population in 
2036 

40 088 56 830 81 229 

Population Change 
2011-2036 

24 224 40 966 65 365 

Note: Scenario 2 (Medium Share of 10%) has been applied to the 2011-2026 period 
and Scenario 3 (High Share of 15%) has been applied to the 2026-2036 period. 
 

3.3 RESIDENTIAL LAND DEMAND 

The above population growth scenario has been used as a basis for calculating the 

residential land demand in SEDis.  The Msunduzi average household size was 4 in 2001 

and 3.6 in 2011 (Census 2011), i.e. it is on a decreasing trend.  Utilising the 2011 

average household size of 3.6 as a proxy for occupancy ratio and applying it to the 

2011 SEDis population of 15,864 generates a total of 4,407 dwelling units in 2011.  In 

order to calculate the future growth in dwelling units in SEDis, it has been assumed 

that the average household size will be 3.5 for the period 2011-2026 and this has been 

used as a proxy for occupancy ratio and applied to the 10% SEDis share scenario. 

 

Table 3-6 : SEDis 2026 and 2036 Dwelling Units based on Increased Share of 

Msunduzi Growth 

Growth Scenario 
Scenario 1: 

Low Growth Rate 

Scenario 2: 
Medium Growth 

Rate 

Scenario 3: 
High Growth Rate 

Total Dwelling 
Units in 2026 

7 627 9 634 12 329 

No. of Additional 
Dwelling Units 

2011-2026 
3 221 5 227 7 923 

Total Dwelling 
Units in 2036 

11 328 16 111 23 082 

No. of Additional 
Dwelling Units 

2011-2036 
6 921 11 705 18 676 

Note: Scenario 2 (Medium Share of 10%) has been applied to the 2011-2026 period 
and Scenario 3 (High Share of 15%) has been applied to the 2026-2036 period. 
 

Using the medium growth rate (Growth Scenario 1), the 10% SEDis share (Share 

Scenario 2) for 2011-2026 and 15% SEDis share (Share Scenario 3) for 2026-2036 as 

the most likely outcome given the growth potential and pressures in SEDis, the 

residential land demand generated by the additional dwelling units can be estimated 

as follows for 2026 and 2036 based on different density assumptions: 

 

Table 3-7 : SEDis 2026 and 2036 Residential Land Demand based on Increased Share 

of Growth 

Scenario 
Scenario 1: 

Low Growth Rate 

Scenario 2: 
Medium Growth 

Rate 

Scenario 3: 
High Growth Rate 

2026 Land Demand 
for Low Density 

(10du/ha) 
322ha 523ha 792ha 

2026 Land Demand 
for Medium Density 

(25du/ha) 
129ha 209ha 317ha 

2026 Land Demand 
for High Density 

(50du/ha) 
64ha 105ha 158ha 

2036 Land Demand 
for Low Density 

(10du/ha) 
692ha 1 170ha 1 868ha 

2036 Land Demand 
for Medium Density 

(25du/ha) 
277ha 468ha 747ha 

2036 Land Demand 
for High Density 

(50du/ha) 
138ha 234ha 374ha 

Note: Scenario 2 (Medium Share of 10%) has been applied to the 2011-2026 period 
and Scenario 3 (High Share of 15%) has been applied to the 2026-2036 period. 
 

Using the medium growth, medium density scenario above, residential land demand 

would accordingly be of the order of a total of 210ha in 2026 and 470ha in 2036.  

Table 8-1 in the Appendix provides additional information in relation to the 

assumptions and estimates used for generating the above population, dwelling unit 

and residential land figures. 
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3.4 NON-RESIDENTIAL LAND DEMAND 

The demand for land for future non-residential development, including industrial, 

commercial, community facilities, transport, etc. has also been estimated based on 

available data, current trends and relevant assumptions. 

 

The Economic and Business Report carried out by Clive Coetzee for Pietermaritzburg 

and uMgungundlovu provides some useful data in extrapolating economic land 

demand trends for SEDis.  The report notes that industrial and warehouse space 

expanded by 54 342m
2
 in 2007 and that commercial space increased by 24 811m

2
 

during 2007.  Typical average Floor Area Ratios (FARs) for industrial and commercial 

development are 0.5 and 1.0 respectively.  Applying these FARs to the 2007 increases 

generates additional industrial land development of 10.9ha and additional commercial 

land development of 2.5ha. 

 

Based on existing industrial growth trends in Msunduzi and the stronger logistics/ 

industrial outlook given the focus on the N3 corridor, it has been estimated that 

Msunduzi can potentially expect logistics/industrial land demand growth of up to 

10ha pa over the next 20 years or so, which would generate a total of 120ha from 

2014-2026 or 220ha from 2014-2036.  Given the significant logistics/industrial 

development envisaged for SEDis and the N3 corridor in the SDF and other strategic 

planning policy, ǘƘŜ {95ƛǎ ŀǊŜŀΩǎ strategic location along the N3 corridor and the 

availability of development lands in SEDis, together with the relatively limited 

industrial expansion opportunities in the remainder of the Msunduzi area, it has been 

assumed that the SEDis area will absorb approximately 80% of future 

logistics/industrial growth in Msunduzi.  This equates to 8ha pa, or 96ha of industrial 

development land up to 2026 and 176ha up to 2036. 

 

In relation to commercial development, based on existing commercial growth trends 

and the stronger commercial outlook for Msunduzi and the SEDis area given 

aǎǳƴŘǳȊƛΩǎ ƛƴŎǊŜŀǎƛƴƎ ŘƻƳƛƴŀƴŎŜ ƛƴ ǘƘŜ ŘƛǎǘǊƛŎǘ ŀƴŘ ƭƻŎŀǘƛƻƴ ŀƭƻƴƎ ǘƘŜ bо ŎƻǊǊƛŘƻǊΣ ƛǘ 

has been estimated that Msunduzi can expect an average of up to 2.5ha pa of 

commercial growth, which equates to 30ha of additional commercial development 

land from 2014-2026 or 55ha from 2014-2036.  Given the significant urban growth 

ŜƴǾƛǎŀƎŜŘ ŦƻǊ {95ƛǎΣ ǘƘŜ ŀǊŜŀΩǎ ǎǘǊŀǘŜƎƛŎ ƭƻŎŀǘƛƻƴ ŀƭƻƴƎ ǘƘŜ bо ŎƻǊǊƛŘƻǊ, the availability 

of development lands in SEDis and likely significant growth in other parts of Msunduzi, 

it has been assumed that the SEDis area will absorb approximately 20% of future 

commercial growth in Msunduzi.  This equates to 0.5ha pa, or 6ha of commercial 

development land from 2014-2026 or 11ha from 2014-2036. 

 

In relation to land demands for social and community uses, this has been based on an 

estimate of the requirement for a variety of facilities to serve the growing population 

in SEDis based on applicable standards for population thresholds and site sizes per 

facility (see Table 5-2 and Table 8-3).  This suggests that there will be a requirement 

for a total of 58.4ha of lands for the development of social and community facilities to 

serve the 2026 population and 106.2ha to serve the 2036 population. 

 

There will also be a demand for land for transport and infrastructure development.  

This will typically increase with increasing levels of settlement/urban development 

and it has accordingly been assumed that the land demand for transport and 

infrastructure will be of the order of 5% of residential land demand, or 10.5ha for the 

period 2011-2026 and 23.5ha for the period 2011-2036. 

 

Based on the above estimates for residential and non-residential land demand, the 

following rounded land demands can be attributed to SEDis up until 2026 and 2036. 

 

Table 3-8 : SEDis 2026 Land Demand for New Development 

2026 Land Demand Approximate Area Basis for Calculation 

Residential 210ha 
Medium Growth Scenario with 10% 
SEDis Share and Medium Densities 

Logistics/Industrial 100ha 
80% of Estimated Msunduzi Additional 
Industrial Land Demand 

Commercial 6ha 
20% of Estimated Msunduzi Additional 
Commercial Land Demand 

Social Facilities & 
Amenities 

60ha 
Applicable Population Thresholds and 
Average Site Sizes 

Transport & 
Infrastructure 

11ha 5% of Residential Land Demand 

Total Land Demand 387ha 
Represents 3.4% of Total SEDis Area of 
11,500ha 
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Table 3-9 : SEDis 2036 Land Demand for New Development 

2036 Land Demand Approximate Area Basis for Calculation 

Residential 470ha 
Medium Growth Scenario with 10%/15% 
SEDis Share and Medium Densities 

Logistics/Industrial 180ha 
80% of Estimated Msunduzi Additional 
Industrial Land Demand 

Commercial 11ha 
20% of Estimated Msunduzi Additional 
Commercial Land Demand 

Social Facilities and 
Amenities 

110ha 
Applicable Population Thresholds and 
Average Site Sizes 

Transport & 
Infrastructure 

24ha 5% of Residential Land Demand 

Total Land Demand 795ha 
Represents 6.9% of Total SEDis Area of 
11,500ha 

 

The total estimated land demand for residential and other urban uses would 

accordingly be of the order of 400ha up to 2026 and 800ha up to 2036.  The estimated 

land demand represents only 3.4% of the total SEDis area of 11 500ha in 2026 or 6.9% 

in 2036.  There would accordingly be significant additional lands available in the SEDis 

area for conservation, agriculture and tourism uses, future growth, etc. 
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4 CONCEPTUAL FRAMEWORK 
 

4.1 ROLE OF SEDIS 

The status quo analysis and stakeholder engagement process has helped to identify 

the key existing and emerging roles that the SEDis area performs and which will 

underpin the vision and objectives for the area.  The area performs a number of 

social, economic and environmental roles at a range of scales from local to national.  

The roles highlighted in red are considered to be of particular importance for the area. 

 

Table 4-1 : SEDis Roles 

CURRENT   
ROLES 

SOCIAL ECONOMIC ENVIRONMENTAL 

National 

Å Recreational role 
with Comrades 
Marathon (Polly 
Shorts) 

Å Potential economic 
support role linked 
to national Durban-
Gauteng SIP2 N3 
Corridor 

Å National 
biodiversity assets ς 
endemic species 

Å Heritage and 
archaeological 
significance (Stone-
Age) 

Provincial 

Å Accommodate 
urbanisation 

Å Recreational role 
with Amashova 
cycling race (R56 
and R623) 

Å Contribution to the 
Durban to 
Pietermaritzburg N3 
Corridor at a 
provincial level 

Å Protected area ς 
contributes to 
provincial 
conservation assets 

Å Waste dilution role 
for upper 
catchments in 
provincial riparian 
network 

Local 

Å Provides for a 
small-holding 
lifestyle and 
suburban/peri-
urban residential 
choices 

Å Expansion 
opportunities to 
accommodate 

Å Local employment 
potential linked to 
agriculture, tourism 
and new logistics 

Å Local industrial and 
commercial 
opportunities 

Å Tourism potential 
linked to natural 

Å Local biodiversity 
and environmental 
assets 

Å Environmental 
support role to 
Msunduzi CBD and 
city centre 

Å Eco-tourism 
significance ς 

population growth 
Å Recreational and 

adventure activities 
Å Local social services 

and activities, e.g. 
cemetery 

environment/ 
landscape and Bisley 

Å Support to 
agricultural 
hinterland, i.e. agri-
industry 

natural assets and 
landscape 

Å Landscape and 
sense of place 

Å Agricultural 
significance 

 

4.2 VISION FOR SEDIS 

The vision developed for SEDis responds to the informants outlined above and is 

guided by the following key principles: 

 

¶ Exploring and applying the concepts of resilience and sustainability in 

environmental, economic and social terms. 

¶ Recognising the wide ranging needs and varied potential of the area and 

developing an integrated vision that balances competing needs and development 

potentials. 

¶ Working with existing community, institutional, environmental, land and 

infrastructural resources and capacity to develop an optimum outcome for the 

area. 

¶ Adopting an integrated approach to the development and management of the 

area employing innovative spatial planning and design concepts. 

 

Based on the status quo analysis, input received through the stakeholder engagement 

process and the synthesis of issues and key principles outlined above, a vision has 

been developed for the SEDis area as follows: 

 

The SEDis area will be developed as a sustainable and productive district of the city 

that performs a range of social, economic and environmental roles for the city and 

local communities within SEDis.  This will focus on facilitating the consolidation of 

existing and future anticipated population and economic growth in the area into a 

spatial pattern that supports and enhances the roles and characteristics of existing 

and/or new development nodes, corridors and settlements and that protects and 

enhances tourism, agricultural and environmental resources.   
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It will do this through: the integration of existing development and activities with new 

opportunities for housing, business, industry, commerce, logistics, tourism and 

productive uses; the development of a more efficient, transport oriented urban form; 

the promotion of increased connectivity, access, public transport and NMT usage; the 

support of an appropriate mix of land uses, activities, facilities, amenities and services 

that provide opportunities for a diverse range of working, living and recreational 

options; and through the conservation and management of environmental resources. 

The urban form will be more compact and will be defined by an integrated open space 

system that provides for the protection of biodiversity and the delivery of 

environmental services, including the recreational and cultural needs of the local and 

municipal population, whilst enhancing the resilience of the natural systems and local 

communities with respect to the implications of global environmental change.  The 

open space system will structure land uses and activities and will be complemented by 

appropriate buffers and/or land use management of adjoining areas and the 

protection and enhancement of agricultural/productive/tourism/recreational/ 

environmental uses to improve the food supply/security, tourism base, recreational 

offering and environmental sustainability of the municipality. 

 

4.3 STRATEGIC OBJECTIVES 

The strategic objectives for the development and management of the SEDis area are 

as follows: 

 

Protect Biodiversity and Environmental Services 

¶ Establish an appropriate balance between development and environmental 

management needs. 

¶ Establish a functional open space system (OSS). 

¶ Protect, rehabilitate and enhance environmental services. 

¶ Mitigate for effects of climate change. 

¶ Identify institutional and implementation agents and resources. 

¶ Promote multi-functional role of OSS for biodiversity, recreation, tourism, flood 

management, visual amenity, etc. 

 

Develop Sustainable Human Settlements 

¶ Improve housing delivery and choice. 

¶ Provide social facilities and amenities to address backlogs and serve future 

growth. 

¶ Improve integration between housing, facilities, transport and employment. 

¶ Provide suitable level of services to address basic needs and higher order 

economic demand. 

 

Promote Local Economic Development and Employment Generation 

¶ Support and strengthen existing economic sectors and activities. 

¶ Expand and diversify the local economic base of SEDis. 

¶ Identify sufficient lands in appropriate locations and with appropriate service 

levels for different forms of economic development. 

¶ Encourage employment generating development. 

 

Improve Physically Connectivity and Access 

¶ Establish improved regional access and integration. 

¶ Improve local connectivity, internal circulation and access. 

¶ Adopt a strategic approach to development within the N3 corridor. 

¶ Improve public transport and NMT. 

¶ Utilise transport routes to structure and support development. 

¶ Improve traffic management systems. 

¶ Improve integration between living and working. 

¶ Plan for improved and additional public and private transportation network 

elements. 

 

Provide Supporting Infrastructure and Services 

¶ Provide infrastructure and services to meet basic needs. 

¶ Upgrade and extend water supply and sanitation infrastructure to support 

development and protect environmental resources. 

¶ Promote improved electricity supply and telecommunications network and 

capacity. 

¶ Identify appropriate infrastructure service levels for social and economic needs. 

¶ Identify/secure funding streams to construct and maintain service infrastructure. 
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Develop Appropriate Approaches to Land Use Management/Development and 

Urban Design 

¶ Develop an appropriate role and vision for the area. 

¶ Balance competing demands for land. 

¶ Identify appropriate locations for different forms of development. 

¶ Establish an appropriate land use framework for the area. 

¶ Reserve appropriate areas for non-urban, agricultural and conservation purposes. 

¶ Develop urban design guidance for different forms of development. 

 

Provide Appropriate Guidance and Mechanisms for Public and Private Investment/ 

Developments 

¶ Develop a shared agreement/vision for area with buy-in from key stakeholders 

and communities. 

¶ Align local development proposals with broader development frameworks in 

Msunduzi and surrounding municipalities. 

¶ Promote public and private partnerships and co-ordination. 

¶ Identify opportunities to utilise publicly owned land for social and economic 

development needs. 

¶ Identify/secure funding for development implementation and improve 

institutional capacity and delivery. 

 

4.4 DEVELOPMENT STRATEGIES 

The spatial development strategies for SEDis are as follows: 

 

4.4.1 PROTECTION 

¶ Contain and prevent urban sprawl from eroding the environmental and 

agricultural asset base located along the river corridors and central areas of SEDis. 

¶ Protect and where possible enhance and expand the natural asset base 

contained in the river systems and catchments of the Msunduzi, Mkhondeni, 

Mpushini and Slangspruit Rivers so as to protect biodiversity and ecological 

functioning, maximise opportunities for local and regional recreation, 

environmental services provision and to support climate change mitigation 

initiatives. 

4.4.2 EXPANSION 

¶ Promote the development of the edge corridors for a mix of uses appropriate to 

the character and potential of each corridor to accommodate the expansion of 

residential areas and associated economic activity. 

¶ Provide for improved and additional private and public transportation network 

elements that will effectively link and integrate the existing and future 

settlements into the networks of the city and surrounding areas and which will 

provide for efficient separation of regional, metropolitan and local traffic. 

 

4.4.3 CONSOLIDATION 

¶ Consolidation, expansion and enhancement of the existing areas of Ashburton, 

Lynnfield Park, Ambleton and Shenstone as identifiable and discrete urban 

settlements providing a balanced living environment for existing and future new 

residents in SEDis. 

¶ Consolidation of environmental assets contained in Msunduzi, Mkhondeni, 

Mpushini and Slangspruit catchments into an integrated open space system that 

will provide for biodiversity conservation and enhancement and for the recreation 

needs of the population. 

 

4.4.4 CREATION 

¶ Provide capacity through existing and new transportation networks for increased 

and improved public transportation options to serve the existing settlements and 

neighbourhoods and proposed growth areas. 

¶ Promote higher net densities in residential areas through the identification of 

land for a wider mix of housing types that cater for a mix of income groups and 

lifestyle options. 

 

4.5 SPATIAL DEVELOPMENT CONCEPT 

The spatial development concept for SEDis has been formulated to respond to the 

need to generate an approach that will contribute towards achieving long term 

sustainability socially, economically and environmentally.  The concept has been 

conceived at a number of different spatial scales to ensure that the development of 

the area is connected into the sub-regional and city systems and integrated internally: 
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4.5.1 SUB-REGIONAL AND CITY SYSTEMS 

¶ Sub-Regional System ς Connect SEDis into the broader spatial structure and 

economy, including the N3 economic/industrial/logistics corridor and associated 

nodes, the R56 Richmond Road urban/residential corridor, the R603 agricultural 

corridor and the MR477 tourism corridor. 

¶ City System ς Develop SEDis area as a productive, sustainable and integrated 

interface between urban, rural, agricultural and natural landscapes that protects 

the assets and amenities of the area, supports the resilience and sustainable 

growth of Msunduzi and that completes the radial connectivity system linking 

Edendale to the N3 corridor. 

 

The above regional and city scale elements are illustrated in Figure 4-1 and in the 

spatial development concept shown in Figure 4-3. 

 

4.5.2 DISTRICT SYSTEMS 

¶ Mobility and Accessibility Network ς Utilise the existing major transport routes 

to connect the SEDis area to surrounding areas and opportunities, to structure 

development within SEDis and provide access to and link the settlement and 

economic growth areas within SEDis. 

¶ Edge Nodes and Corridors ς Develop a system of nodes and corridors with more 

intensive uses along the district edges and integrate these edges with adjoining 

land use areas and corridors, including Mkhondeni, Edendale, Richmond and 

Mkhambathini. 

¶ Central Core ς Retain the central area of SEDis as a productive agricultural/rural/ 

tourism/conservation core that supports the development of a resilient city in 

terms of climate change, food production, protects downstream environmental 

assets and services, etc. 

¶ Local Role and Character ς Each movement route, node and corridor has a 

particular character, role and potential and this should be developed accordingly.  

Key corridors include the N3/R103 economic and settlement corridor, the 

Dardenelles Road rural/agricultural corridor and the Richmond Road settlement 

and mixed use corridor. 

 

The above district scale elements are illustrated in the concept sketches illustrated in 

Figure 4-2 and in the spatial development concept shown in Figure 4-3. 

 

 
Figure 4-1 : Regional and City System Concept 
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Major movement corridors are located around the 
edges of the SEDis area, typically on flatter land or along 
ridge lines, with the central areas having steep 
topography and more constrained linkages and access 

 Each movement route performs different roles in terms 
of mobility and access and has different potential to 
support linkage, development, placemaking and/or 
scenic functions 

 Junctions of major movement routes create points of 
highest accessibility for the location and development 
of nodes with a concentration of social and/or 
economic activities 

     

 

 

 

 

 
Major movement routes generate access and 
opportunities for the development of edge corridors 
with appropriate supporting land use, transport and 
infrastructure development 

 Central area has more limited access and development 
potential but significant potential as an environmental, 
agricultural, tourism and recreational core for Msunduzi 
and SEDis 

 Each edge node and corridor and each catchment in the 
central core have a different context, character, role 
and potential and should have different types, mixes 
and intensities of uses and qualities that respond to this 

Figure 4-2 : District System Concepts 
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Figure 4-3 : Spatial Development Concept 
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5 SPATIAL DEVELOPMENT FRAMEWORKS 
 

The development concept has formed the basis for generating spatial frameworks 

that will both accommodate and guide development and investment in SEDis.  This 

includes the following: 

 

¶ Open Space and Environmental Framework 

¶ Movement and Circulation Framework 

¶ Land Use and Activity Framework 

¶ Public Space, Landscaping and Built Form Framework 

¶ Infrastructure and Services Framework 

 

5.1 OPEN SPACE AND ENVIRONMENTAL FRAMEWORK 

 

5.1.1 OBJECTIVE 

The objective is to protect, enhance and expand the existing environmental asset base 

within the existing built areas and also to utilise the opportunity to establish a more 

robust and integrated open space system within the undeveloped areas that will 

directly meet the needs of the local communities, as well as respond to wider city and 

regional environmental planning needs with regard to environmental services 

planning and management.  A key element is to establish a functional and integrated 

Open Space System (OSS) that will play a multi-functional role in terms of biodiversity 

and conservation, recreation and tourism, stormwater and flood risk management, 

landscape and visual amenity, etc.  The framework seeks to establish an open space 

system and associated environmental management that will: 

 

¶ Maintain and protect the environmental assets of SEDis and Msunduzi. 

¶ Maintain a sustainable supply of environmental goods, services and benefits for 

local communities. 

¶ Provide a primary spatial structuring element that can help to organise, integrate 

and support land use and activity patterns. 

¶ Maintain and strengthen resilience to climate change. 

¶ Protect and provide agricultural resources and assets. 

¶ Provide for recreational and tourism opportunities and amenities. 

 

5.1.2 CONCEPTS 

Key concepts underpinning the framework are to: 

 

¶ Conserve and sustainably utilise open spaces. 

¶ Manage open spaces on a catchment basis. 

¶ Promote integration and linkage between different parts of the OSS in SEDis and 

surrounding areas. 

¶ Buffer open space system with amenity open spaces and low impact land uses 

and activities. 

¶ Manage high impact land uses and activities to minimise and avoid environmental 

impacts. 

 

5.1.3 ELEMENTS 

The main elements necessary to establish an integrated open space and 

environmental management system that can provide a sustainable resource base and 

ŜŎƻǎȅǎǘŜƳ ǎŜǊǾƛŎŜǎ άŜƴƎƛƴŜέ ŀǊŜ as follows: 

 

Open Space Cores and Corridors 

¶ Protect open space cores as areas of high biodiversity, including protected areas, 

wetlands, high priority habitats/areas, etc.  This includes the major river systems 

of the Msunduzi, Mkhondeni and Mpushini together with the Bisley Valley Nature 

Reserve and Mpushini Protected Areas. 

¶ Protect river corridors and associated wetlands, buffers and flood risk areas as 

critical linkages that integrate the open space system.  This includes the key 

corridors associated with the main rivers and tributaries within SEDis, including 

Mkhondeni, Mpushini and Slangspruit. 
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Open Space Linkages and Stepping Stones 

¶ Retain and establish open space linkages that create connections between 

catchments and with surrounding open spaces.  This includes key linkages 

between the Mkhondeni and Mpushini River systems, between Mkhondeni and 

Bisley Valley Nature Reserve, between Mpushini and Slangspruit River systems 

and between the SEDis OSS and surrounding open spaces in Msunduzi, 

Mkhambathini and Richmond municipal areas. 

¶ Retain and establish open space stepping stones outside of cores, corridors and 

linkages, including public open spaces, undeveloped lands (steep slopes, 

geologically unstable areas), agricultural areas, gardens, etc. 

 

Buffer Areas and Adjacent Land Uses 

¶ Accommodate and encourage low impact land uses and activities in buffer areas 

adjoining open space cores and corridors. 

¶ Ensure the sustainable management of land uses adjoining the open space system 

and buffer areas to avoid and/or minimise environmental impacts on the open 

space system. 

 

The open space system has been mapped based on a wide range of available 

information from existing documents and GIS data, including Msunduzi environmental 

reports, the Mkhondeni SEA and project level information.  Appendix 8.1 provides 

additional information in relation to the data sources and methodology used to 

identify and define the open space system.  The LAP also recommends that the open 

space system be further refined through the ongoing environmental studies being 

undertaken Msunduzi Municipality (refer to Table 7-2 for the relevant project). 

 

5.1.4 MANAGEMENT 

Key management interventions necessary to establish, secure, manage and 

sustainably utilise the OSS for SEDis are to: 

 

¶ Refine the delineation and role of the OSS footprint through more detailed levels 

of assessment and stakeholder engagement. 

¶ Identify high priority areas within the OSS requiring designation as Protected 

Areas and/or more formal management arrangements. 

¶ Ensure that the OSS is adequately managed to protect biodiversity, including the 

use of alien clearing programmes, burn programmes and fire breaks where 

appropriate. 

¶ Avoid the encroachment of development into the OSS footprint and the removal 

or fragmentation of habitats within the OSS. 

¶ Designate/zone the OSS to protect it from inappropriate development and 

promote the sustainable use of the OSS. 

¶ Control development adjoining the OSS to minimise and avoid adverse impacts to 

the OSS. 

¶ Ensure that proposed developments that incorporate or adjoin parts of the OSS 

include provision for the effective management of the OSS, or the interface with 

the OSS, so as to maintain the ecological functioning of the OSS and the delivery 

of environmental services. 

¶ Ensure that any developments proposed within the OSS or the adjoining Critical 

Biodiversity Areas (CBAs) or Ecological Support Areas (ESAs) (refer to Figure 5-1) 

are subject to project level Environmental Impact Assessment and include an 

Environmental Management Plan that provides acceptable management 

proposals for the OSS. 
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Figure 5-1 : Open Space and Environmental Framework 
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5.2 MOVEMENT AND CIRCULATION FRAMEWORK 

 

5.2.1 OBJECTIVE 

The objective is to develop a sustainable and integrated multi-modal transport system 

that is accessible, safe and convenient and that: 

 

¶ Supports improved regional access and integration between SEDis and 

surrounding areas in Mkhambathini, Richmond and Msunduzi (CBD, economic 

nodes, etc.). 

¶ Promotes improved local connectivity, internal circulation and access, particularly 

within and between settlements within SEDis. 

¶ Encourages more sustainable transport modes, including public transport and 

NMT, and reduces the dependency on the use of private vehicles. 

¶ Structures and supports development along the four main corridors around the 

edges of SEDis. 

 

5.2.2 CONCEPTS 

Key concepts underpinning the Movement and Circulation Framework for SEDis are 

to: 

 

¶ Establish a clear hierarchy in the transport network. 

¶ Provide greater integration and linkage between different parts of SEDis and 

surrounding areas. 

¶ Promote greater integration between land use and transport, e.g. transit oriented 

development. 

¶ Encourage a modal shift from private transport to public transport and NMT. 

¶ Improve the pedestrian environment and create walkable communities. 

 
5.2.3 ELEMENTS 

The main elements necessary to establish a sustainable and integrated transport 

system are as follows: 

Regional Access 

Access to the study area will be gained via the regional and city access and movement 

network made up of the N3, R103, Richmond Road, Dardenelles Road, Shortts Retreat 

Road and rail lines and will be via a series of existing interchanges on the N3, existing 

intersections on the regional and city road network and existing rail stations.  The 

capacity of the N3 regional mobility route will need to be retained and developments 

that generate significant local traffic movements on the N3 should be avoided. 

 

Route Hierarchy 

Establish a clear movement network hierarchy that facilitates the appropriate levels of 

mobility and accessibility for each route type, that supports the public transport 

system and which informs an appropriate land use and density response that will 

reinforce the public transport system.  The key elements of the network hierarchy are 

as follows: 

 

¶ Regional Mobility Route ς N3 regional mobility route connecting Durban and 

Johannesburg with limited access provided at key interchanges 

¶ Urban Linkage Route ς major linkage routes and edge corridors including R103 

(Old Main Road), R56 (Richmond Road), P338 (Dardenelles Road) and a future 

urban linkage to Edendale 

¶ Local Linkage Route ς minor linkage routes providing local connectivity including 

Shortts Retreat Road, Bisley Road and a number of other local routes 

¶ Local Access Route ς local routes providing access to adjoining lands 

¶ Proposed Linkage ς proposed extensions/improvements to the route network to 

facilitate connectivity, access and/or development potential 

 

Road Network 

The road network will need to be strengthened, upgraded and extended in order to 

increase capacity to serve existing and future development, support public transport 

and NMT and improve connectivity and accessibility.  The existing edge corridors will 

need to be strengthened and utilised to create the main edge development corridors 

(R103 Old Main Road, R56 Richmond Road, P338 Dardenelles Road).  Other existing 

routes within the road network include the local linkage routes (Shortts Retreat Road, 
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Bisley Road) and local access routes.  Key additional linkages required within the SEDis 

area include the following (numbering below corresponds with that shown on Figure 

5-2): 

 

1. Edendale Urban Linkage Route ς major route connecting Edendale and 

Ambleton/Shenstone to employment opportunities along N3 corridor 

2. Ambletone/Shenstone Activity Spine, Local Linkages and Local Access Routes ς 

activity spine with associated linkages and access routes to serve existing and 

future development in Ambleton/Shenstone areas and connect to existing 

adjoining areas 

3. Mkhondeni-Richmond Road Local Linkage Route ς local linkage route connecting 

Richmond Road/Ambleton/Shenstone areas to employment opportunities in 

Mkhondeni 

4. Mkhondeni-Hilcove Hills Local Linkage Route ς local linkage connecting 

Mkhondeni and R103 to Hilcove Hills and provide greater integration between 

local areas across the N3 

5. Hilcove Hills Activity Spine, Local Linkage and Access Routes ς activity spine with 

associated linkages and access routes to serve future development in the Hilcove 

Hills area and connect to existing adjoining areas 

6. P478 Ashburton Realignment and Local Street ς investigate the potential to 

realign the P478 connection to the R103 by shifting it north of Ashburton and 

allowing the existing route to become an intensive mixed-use activity street 

7. D352-Richmond Road Local Linkage and Local Access Route ς potential future 

tourism and scenic route providing improved local connectivity to tourism, 

recreational and agricultural resources 

8. D352-Lynnfield Park Local Access Route ς improved local connectivity between 

the western edges of Ashburton and Lynnfield Park 

9. D354 Local Linkage Route ς upgrade local linkage route to create an activity spine 

for future residential/mixed use development from Lynnfield Park to Dardenelles 

Road 

 

Interchanges and Intersections 

Existing interchanges on the N3 within the SEDis area include: 

 

¶ N3/P1 (R103) at Lynnfield Park 

¶ N3/P478 at Ashburton 

¶ N3/P338 (Dardenelles Road) at Umlaas Road 

 

No new interchanges are proposed on the N3 within the SEDis area.  The existing 

interchanges will, however, require upgrading to increase capacity to service future 

development within the key nodes along the N3/R103. 

 

Existing major intersections along the edge corridors of the Old Main Road (P1/R103), 

Richmond Road (P5/R56) and Dardenelles Road (P338) include: 

 

¶ P1/P478 at Ashburton 

¶ P1/D354 at Lynnfield Park 

¶ P1/Shortts Retreat Road at Mkhondeni/Cleland 

¶ P338/P5 at Thornville 

¶ P338/P120 (Bisley Road) at Manderston 

 

New/formalised/upgraded intersections are proposed along Richmond Road at 

Foxhill, Ambleton and Shenstone.  A preliminary review indicates that adequate sight 

distances can be achieved at these intersections but this will need to be confirmed 

through more detailed study and any works required to achieve adequate sight 

distances identified. 

 

These intersections will provide access to the mixed use nodes, activity spine and 

growing settlement areas within these areas.  Road based public transport and 

pedestrian access will need to be facilitated from these intersections to the adjacent 

nodes, spines and settlement areas. 

 

Public Transport 

The R103 and Richmond Road, in conjunction with the parallel activity spine in 

Ambleton/Shenstone, will be the major public transport corridors in the area carrying 
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IRPTN bus feeder routes into Msunduzi.  The major public transport nodes, including 

bus stops and support facilities, will be located at the Ambleton, Foxhill and 

Shenstone nodes along Richmond Road and at the Ashburton and Lynnfield Park 

nodes along the R103.  A future public transport corridor and associated nodes will 

need to be considered along Dardenelles Road. 

 

The existing rail network is comprised of an eastern goods and future passenger line 

with stations at Ashburton and Mkhondeni, a western goods line with stations at 

Thornville and Foxhill and a southern line with a station at Manderston.  The potential 

of the existing rail network and stations to carry significant passenger volumes should 

be retained and Msunduzi should co-ordinate with PRASA regarding improvements to 

the rail service in the area. 

 

Non-Motorised Transport 

The pedestrian network should operate at two levels.  In the first instance, high 

quality pedestrian links to all the primary transport nodes and stops along the public 

transport corridors should be provided for on existing roads and within development/ 

redevelopment areas.  In the second instance, public pedestrian links in and along the 

open spaces should be promoted.  These should link all open space and/or recreation 

areas and should enable walks and trails in these areas.  A high quality pedestrian 

environment should be encouraged within activity nodes and spines and within 

walking distance of these nodes and spines. 

 

Tourism and Scenic Routes 

The routes with significant tourism and scenic potential include P120, D352, P477 and 

P478.  These routes should be promoted as tourism and scenic routes linking tourism 

assets and areas, including Bisley Valley Nature Reserve, existing protected areas and 

conservancies and tourism assets in SEDis, Msunduzi and the adjoining Mkhambathini 

area. 

 

5.2.4 MANAGEMENT 

Key management interventions necessary to establish a sustainable and integrated 

transport system are to: 

 

¶ Review the IRPTN proposals for the SEDis area to incorporate stops and support 

facilities in the proposed mixed use nodes. 

¶ Undertake/finalise detailed studies for proposed road linkages and activity spines. 

¶ Improve the pedestrian network and environment in the activity nodes, spines 

and local neighbourhoods. 

¶ Improve traffic management systems, including the removal of heavy traffic from 

R103. 
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Figure 5-2 : Movement and Circulation Framework 
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5.3 LAND USE AND ACTIVITY FRAMEWORK 

 

5.3.1 OBJECTIVE 

The objective is to promote the development of an appropriate mix, pattern and 

intensity of land uses and activities that: 

 

¶ Provides for the sustainable growth and efficient expansion of Msunduzi and the 

SEDis area and the creation of competitive economic zones for industry, 

agriculture, etc. 

¶ Promotes the integration of land use and transport, e.g. transit-oriented 

development. 

¶ Balances competing demands for lands for different uses, including social, 

economic and environmental uses. 

¶ Provides for a variety of lifestyle options from urban to small holding and rural. 

 

5.3.2 CONCEPTS 

Key concepts underpinning the Land Use and Activity Framework for SEDis are to: 

 

¶ Support more compact and structured urban settlement and economic 

development with higher densities (up to 100 units/ha) in appropriate, accessible 

locations, such as around activity nodes and spines. 

¶ Promote the establishment of identifiable and discrete settlements and 

neighbourhoods. 

¶ Promote more sustainable land use patterns and densities and encourage greater 

integration between compatible/complementary land uses, particularly places of 

residence and employment. 

¶ Promote the productive and recreational use of the landscape for agriculture, 

tourism, recreation and amenities. 

¶ Ensure the provision of an appropriate range of regional and local level 

community facilities. 

 

5.3.3 ELEMENTS 

The main elements necessary to develop a sustainable and balanced land use pattern 

are as follows: 

 

Urban/Residential Settlement 

The SEDis area will need to accommodate a variety of lifestyle options through the 

establishment of both urban and suburban settlement types.  These types include 

detached housing, semi-detached housing, row housing (terrace), duplex complexes 

and medium-rise buildings including 3-4 storey walk ups that can be accommodated 

by/provided by both public and private sector housing.  Mono-functional housing 

άŜǎǘŀǘŜǎέ that obviate integration and regional mobility should be avoided.  Land uses 

that can associate with and be mixed with residential uses such as home business, 

community facilities, local neighbourhood shopping, etc. should be encouraged and 

facilitated. 

 

Consolidate and structure the existing eastern and western settlements of Ashburton, 

Lynnfield Park and Ambleton and upgrade existing informal settlements in Shenstone.  

The neighbourhoods along the Richmond Road and R103 corridors require infill 

development and the intensification of residential development, particularly in the 

vicinity of public transport nodes. 

 

New residential areas are to be established as extensions to Ambleton/Shenstone, 

Lynnfield Park and Ashburton along key growth corridors/activity spines.  These areas 

must accommodate mixed use higher density residential developments with adequate 

support facilities and services. 

 

Urban/residential settlement areas will also need to accommodate a range of 

supporting social and economic uses in order for them to perform as integrated 

human settlements.  This will include social facilities, local commercial services, 

recreational facilities and amenity areas to serve local communities and residents.  

These supporting uses will need to be appropriately located to serve the residential 

thresholds.  Higher order social and commercial facilities should be located in urban 

mixed use nodes and more local facilities located in neighbourhood nodes.  

Recreational facilities and amenities could be located within residential areas or at the 
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interface between residential areas and surrounding open space, agricultural or rural 

lands, provided that adequate access can be provided. 

 

Sufficient lands also need to be retained for medium and longer term settlement 

growth for residential uses and supporting social and economic uses. 

 

Table 5-1 provides an indication of the range of densities considered appropriate in 

different types of locations within SEDis.  Higher densities should be encouraged in 

appropriate locations within and in proximity to activity/public transport nodes and 

spines.  The density of residential development will need to be suitable to the 

landscape setting, local character and site context of each location. 

 

Table 5-1 : Density Targets for SEDis 

Spatial Element 
Minimum Net 

Density
1
 

Applicability 

Within and in 
Proximity to Mixed Use 

Urban  Nodes 
60-100du/ha 

Richmond Road node at Ambleton 
(central node) 

Within and in 
Proximity to Mixed Use 

Local Nodes 
60-100du/ha 

Richmond Road nodes at Fox Hill (north) 
and Shenstone (south) 
R103 nodes at Ashburton and Lynnfield 
Park 
Dardenelles Road node south of Lynnfield 
Park 

Within and in 
Proximity to 

Neighbourhood Nodes 
40-80du/ha 

Ambleton/Shenstone nodes west of 
Slangspruit River 

Within and in 
Proximity to IRPTN Bus 

Stops 
60-100du/ha 

In the residential areas that are within 
2km proximity to major public transport 
facilities and within 400-800m of all 
existing and proposed rail stations and 
city bus or taxi ranks 

                                                           
1 Net Density ς The number of dwelling units per hectare of land calculated on land used for 
residential purposes only. 

Within and in 
Proximity to Activity 

Spines 
60-100du/ha 

In the residential areas that are within 
2km of the R103 and other recognised 
activity spines 

Other Areas 
Urban 

Suburban 
Rural 

 
40-80 units/ha 
15-40 units/ha 
1-15 units/ha 

Subject to local context and adequate 
services, including waterborne sewerage 
for densities greater than 10du/ha 

Interface with OSS and 
Environmentally 
Sensitive Areas 

5-15du/ha 
Within 400m proximity to the Open Space 
System ς must take cognisance of local 
context 

 

Community Facilities 

The efficient and sustainable provision of social facilities requires the provision and 

operation of different social services which can be best achieved by clustering 

compatible services in accessible locations.  The range of services provided to an area 

will be based on availability to all residents within reasonable access times.  The co-

location with other facilities in as close proximity as possible to identified 

development nodes, is also a key criteria for the provision of new facilities. 

 

At present, there is a backlog of community facilities within SEDis.  Existing 

community facilities are concentrated primarily in the western settlements, 

particularly Ashburton, and the eastern settlements are underprovided with facilities.  

A range of community facilities are required to serve the needs of existing 

communities, particularly in the eastern settlements, and additional facilities will also 

be required to serve future residential settlement growth in SEDis.  The eastern 

settlements are likely to experience significant population growth in the future and 

these areas will require a commensurate investment in community facilities. 

 

The population of SEDis was 15,864 in 2011 and is estimated to grow to 34 160 by 

2026, i.e. an additional 18 296 people (refer to assumptions and calculations in 

Section 3).  Based on this population and an estimated average household 

size/occupancy ratio of 3.5, the required social facilities for the area indicated in Table 

5-2.  The standards used to calculate the required facilities are summarised in Table 

8-3. 
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Table 5-2 : Required Community Facilities by 2026 

Facilities 
Existing/  
(Planned) 

Threshold 
per Facility 

Required Shortfall 

EDUCATIONAL FACILITIES 

Crèche 2
(1)

 5 000pop 7 5 

Primary School 4 3 500pop 10 6 

Secondary School 0 8 000pop 4 4 

HEALTH FACILITIES 

Mobile Clinic 1 900du 11 10 

Satellite Clinic 1 15 000pop 2 1 

Primary Health Clinic 0 40 000pop 1 1 

Community Health Centre 0 85 000pop 0 0 

Hospital (District/L1) 0 450 000pop 0 0 

SOCIAL FACILITIES 

Cemetery 
1 

(1) 
100 000pop 0 0 

Community Facility Sites 3
(1)

 750du 13 10 

Community Hall 1 20 000pop 2 1 

Library 1 10 000pop 3 2 

Old Age Home/Welfare 0 5 000du 2 2 

Worship 1 2 000pop 17 16 

PUBLIC SERVICE AND CIVIC FACILITIES 

Fire Station 1 100 000pop 0 0 

Police Station 
0 in SEDis 

1 in Thornville 
4 500du 2 2 

Post Office 1 10 000pop 5 4 

CULTURAL OPEN SPACES 

Food Gardens 1
(1)

 6 000pop 6 5 

Market -Trading Spaces 2 
(1)

 5 000pop 7 5 

SPORTS AND RECREATION AMENITIES 

Sports fields 1 10 000pop 3 2 

Play Areas 3
(1)

 2 500pop 14 11 

Note: 
(1)

 Not known ς assumed 25% of requirement is existing 

 

The above table indicates the community facilities required to serve local demand.  

Given the size, location and potential of the SEDis area, there is also likely to be 

demand for regional scale facilities to be located in the area to serve Msunduzi and/or 

a wider regional catchment, such as a cemetery or community health centre.  

Regional facilities will need to be carefully sited and designed to ensure adequate 

access, connection to public transport, integration with adjoining land uses, etc. 

Mixed Use/Economic Development 

The SEDis area must provide for establishment of a mix of different activities in nodes, 

corridors and districts in a manner which attempts to encourage more vibrant, flexible 

and efficient living environments.  Within each of the broader land uses, a further 

level of land use and activity structuring will occur by virtue of the manner in which 

similar related land uses are grouped together to form functional and identifiable land 

ǳǎŜ ƻǊ ŀŎǘƛǾƛǘȅ άŎƭǳǎǘŜǊǎέ ƛƴ ǊŜǎǇƻƴǎŜ ǘƻ ǳǎŜǊ ŘŜƳŀƴŘǎ ŦƻǊ location and identity 

benefits (e.g. entertainment clusters, office clusters, hotel clusters, manufacturing 

clusters, etc.).  The following guidelines provide a framework for assisting in the 

distribution and location of economic activity/land uses within the local area. 

 

Mixed Use Activity Nodes and Spines 

Establish a system of mixed use/economic nodes at points of high accessibility along 

transport corridors, including economic/industrial development area between Umlaas 

Road and Lynnfield Park and mixed use nodes along Richmond Road and the R103.  

Encourage mixed uses along activity spines in Ambleton/Shenstone, Hilcove Hills and 

south of Lynnfield Park. 

 

General Industry 

The dominant types of activities within these areas are manufacturing, warehousing 

and distribution.  General Industry has the potential to create dust, noise, odour and 

other adverse environmental impacts.  In general products are produced for other 

industrial businesses and there is a high reliance on the use of raw materials in the 

production process. 

 

General Industry should be accommodated in the existing Mkhondeni industrial area 

and new developments should be carefully controlled and appropriately sited and 

designed to avoid impacting on the existing amenity and character of adjoining areas. 

 

Light/Service Industry 

The dominant types of activities within these areas are light manufacturing and 

warehousing and distribution.  Light Industry has limited impact on surrounding 

neighbourhoods.  In general, goods are produced for end-users and limited raw 

materials are used by light industrial business. 
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Light/Service industrial activity can be located within the Mkhondeni industrial area 

and in the node identified at Umlaas Road and along the eastern edge of Richmond 

Road. 

 

Business Parks 

Business parks are essentially a blending of industrial warehousing and office space 

that have traditionally been developed in a land consumptive manner.  The 

development of traditional business parks should not be encouraged in the SEDis 

area.  If business parks are proposed, they should be developed in a more compact 

and intensive form and concentrated within the Umlaas Road node with good access 

to the R103 public transport corridor.  The types of activities that should be supported 

include light manufacturing, technology parks, with limited retail, short-term 

residential, community facilities and recreation opportunities. 

 

Offices 

Office development to serve the city and local areas is to be encouraged within the 

mixed use nodes along the public transport corridors and along the activity spines in 

Ambleton/Shenstone, Hilcove Hills and south of Lynnfield Park.  Large scale mono 

functional office park developments with land consumptive built form and 

landscaping should be discouraged in favour of more compact and urban mixed-use 

residential, retail and office development forms.  Where appropriate, office 

development is to be integrated with other land uses, including high density 

residential to optimise residential yields, increase net densities, create more mixed 

use environments and to increase thresholds for public transport. 

 

Home offices are to be encouraged in residential areas provided they do not present a 

nuisance factor to neighbours. 

 

Retail / Shopping 

The location and distribution of this economic activity is determined primarily by the 

location and distribution of the thresholds that it serves.  These are invariably 

residential areas or employment zones and the activity locates in positions that are 

most accessible to the people residing or working in them. 

 

Retail and shopping development are to be encouraged and supported within the 

mixed use nodes along the public transport corridors and along the activity spines in 

Ambleton/Shenstone, Hilcove Hills and south of Lynnfield Park. These areas must be 

supported by high quality and well maintained public environments and linked to 

public transport. Wherever possible retail/shopping development should be 

integrated with other land uses including high density residential to optimise 

residential yields, increase net densities, create more mixed use environments and to 

increase thresholds for public transport. 

 

Informal Trading Activity 

Whilst there are initiatives at national and local levels to deal with informal trading it 

is an imperative for the harnessing of the energy within the activity as well as for its 

appropriate control that informal trading be addressed in a holistic manner.  This 

requires that informal trading be recognised, acknowledged and accepted as a 

legitimate sector of the overall economy and accordingly that it be planned for 

spatially in the same manner as any other land use or economic activity. 

 

Opportunities for informal traders through the provision of appropriate infrastructure 

and space to trade must be provided for within existing and future mixed use nodes, 

major public transport stops and proposed new employment districts.  A key priority 

will be to facilitate the creation of a market with trading facilities within the central 

Ambleton node along the Richmond Road corridor. 

 

Agriculture and Tourism 

The SEDis area is a prime location for a range of agricultural activities that can 

generate economic activity and local employment, support food production and 

security and protect the existing environmental resources and landscape character.  

The area is also an important location for tourism development that generates 

economic activity and local employment and protects the existing environmental 

resources and landscape character. 

 

The role of the central and southern parts and existing agricultural lands within SEDis 

as a productive, amenity and tourism area that protects environmental assets of SEDis 

and Msunduzi should be retained and strengthened.  The central and southern parts 

of SEDis should be promoted as areas that accommodate a range of agricultural and 
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tourism activities, including farming, sugar cane, game farms, tourist accommodation, 

etc.  Urban agriculture should be encouraged within and adjacent to settlements to 

increase economic activity as well as to supplement food sources for poor families.  

Agri-industry should also be accommodated in suitable locations along the 

Dardenelles Road and Richmond Road corridors or with good access to these 

corridors. 

 

The interface areas between settlements and the open space system should be 

developed, where appropriate, for agricultural fields or gardens to provide an 

appropriate buffer to protect the open space system and to provide urban agriculture 

opportunities in close proximity to settlements.  Traditional medicine plantations 

should be identified and/or created and protected as part of the open space system 

and as part of land that is able to generate economic activity.  Other agricultural 

activities such as reed harvesting, woodlots and orchards should be encouraged in 

peripheral areas as a means of soil erosion control and as potential economic activity 

generators. 

 

Rural and agricultural areas within SEDis with good access to major movement routes 

also have the potential to accommodate important future regional facilities, such as 

cemeteries, major health facilities, bulk infrastructure installations, etc.  The 

accommodation of such facilities within these areas will need to be carefully sited, 

planned and designed to ensure that they can be adequately accessed and serviced, 

integrated with their context and the rural/agricultural landscape, avoid impacts on 

adjacent land uses and open space assets, etc. 

 

Open Space/Conservation 

Retain and protect the role of the open space cores and corridors within SEDis as 

conservation areas that deliver environmental services.  Establish green linkages 

between the catchments within SEDis and between the open space system and 

surrounding environmental assets in Msunduzi, Mkhambathini and Richmond. 

 

5.3.4 LAND USE SCHEDULE 

The broad land use areas shown on the Land Use and Activity Framework have been 

estimated as follows: 

 

Table 5-3 : Land Use Schedule 

Land Use Area  Area (ha)  Area (% ) 

Existing Settlement and Infill/Consolidation 715 6.2% 

Informal Settlement Upgrade 22 0.2% 

Settlement Growth and Consolidation (Short Term) 643 5.6% 

Settlement Growth and Consolidation (Medium Term) 1 012 8.8% 

Settlement Growth and Consolidation (Long Term) 783 6.8% 

Sub-Total for Urban/Residential Settlement  Uses 3 176 27.6% 

Existing Industry 51 0.4% 

Proposed Economic/Industrial Development (Short to 
Medium Term) 

341 3.0% 

Proposed Economic/Industrial Development (Medium to 
Long Term) 

181 1.6% 

Emerging Services/Mixed Use Development 211 1.8% 

Sub-Total for Economic/Mixed Uses  784 6.8% 

Rural Settlement/ Agri-Industry/Agriculture 1 265 11.0% 

Rural / Agricultural/Tourism 2 369 20.6% 

Agricultural Research 287 2.5% 

Sub-Total for Rural/Agricultural/Tourism Uses  3 921 34.1% 

Open Space/Conservation 3 588 31.2% 

Transportation/Remainder 25 0.2% 

Total 11 494 100.0% 
 

The table above indicates that there are significant lands available within SEDis well in 

excess of the 2026 land demand estimates for residential/settlement (210ha) and 

community facilities (60ha) and commercial and industrial development (106ha) set 

out in Table 3-8.  The land uses areas are also more than sufficient to accommodate 

growth estimates up to 2036 as indicated in Table 3-9, including land demand 

estimates for residential/settlement (470ha) and community facilities (110ha) and 

commercial and industrial development (191ha).  The Land Use and Activity 

Framework accordingly provides for the phasing of development lands in order to 

ensure an orderly release of development lands in suitable locations. 

 

5.3.5 MANAGEMENT 

The key management interventions necessary to establish a sustainable and 

integrated land use system are to: 

 



 

Msunduzi South Eastern District Local Area Plan 40 Royal HaskoningDHV 

 

¶ Identify land parcels to be released for new public and private housing 

developments and community facilities in suitable, serviceable locations in both 

the western and eastern settlements. 

¶ Encourage the densification of development along the IRPTN corridors and within 

activity nodes/spines through appropriate development guidelines/zoning 

controls and targeted public sector projects. 

¶ Ensure that settlement growth and densification is accompanied and supported 

by adequate social facilities, necessary utility infrastructure and positive public 

spaces. 

¶ Require the preparation of guiding masterplans for economic/industrial 

development clusters/sites to ensure a high quality of layout, design and servicing 

and to avoid/mitigate landscape and environmental impacts, including along the 

N3 and Richmond Road. 

¶ Undertake more detailed planning and design for key activity nodes, spines and 

settlements, including Ambleton, Shenstone, Ashburton and Lynnfield Park. 

¶ Review the Ashburton Town Planning Scheme and servicing arrangements 

(particularly sanitation) to explore options for the infill and densification of the 

settlement, establishing an activity node and improving the public realm. 

¶ Incorporate relevant proposals from the land use and activity framework into the 

future SDF and LUMS. 
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Figure 5-3 : Land Use and Activity Framework 
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5.4 PUBLIC SPACE, LANDSCAPE AND BUILT FORM FRAMEWORKS 

 

5.4.1 OBJECTIVE 

The objective is to maintain and enhance the distinctive landscape character of the 

area, to promote the development of appropriate townscape qualities, built forms 

public spaces and landscaping that respond to and integrate with the landscape and 

townscape context.  The framework seeks to: 

 

¶ Promote the establishment of a legible, high quality built and natural 

environment for residents, communities, visitors and investors. 

¶ Promote the protection and/or rehabilitation of the natural river and valley 

character and landscape of the local area. 

¶ Protect and enhance the special visual qualities of the local area. 

¶ Create public spaces that provide opportunities for social engagement and 

interaction. 

¶ Promote the protection and establishment of a range of identifiable/discrete 

settlement characters and townscapes. 

¶ Promote the development of built form that respects and enhances the character 

of the local area and which creates environments with identity and character. 

 

5.4.2 CONCEPTS 

Key concepts underpinning the Public Space, Landscape and Built Forms Frameworks 

for SEDis are to: 

 

¶ Respond to and enhance the unique landscape and townscape character along 

the edge corridors and internal linkages. 

¶ Integrate development with the landscape setting, e.g. ridge lines, valley floors, 

hill sides, etc., by avoiding visually obtrusive developments, adopting a responsive 

built form and utilising landscaping to harmonise with the landscape setting and 

natural vegetation. 

¶ Generate a high quality public realm with focal public spaces, defined streets and 

a supportive pedestrian environment. 

¶ Create a hierarchy of public spaces ς civic, recreational, neighbourhood, 

community, local, etc. 

 

5.4.3 ELEMENTS 

The main elements necessary to promote the development of high quality built forms, 

public spaces and landscaping are as follows: 

 

Landscape/Townscape Qualities 

¶ Retain and enhance the existing landscape/townscape qualities and character 

areas, such as natural, urban, small holding, agricultural, rivers, ridges, etc. 

 

Landscaped Movement Corridors 

¶ Establish the N3 as a corridor of high landscaping quality with respect to 

planting/adjacent property landscaping and built form quality.  Do not permit 

mass ribbon industrial/business/office park development. 

¶ Establish the R103, Richmond Road and Dardenelles Road as corridors of high 

landscape quality with respect to planting/adjacent property landscaping and 

built form quality. 

 

Areas of High Landscape and Scenic Quality 

¶ Retain the landscape character and qualities of the central area for functional and 

visual purposes. 

¶ Retain the natural scenic quality of internal linkages and future tourism routes 

through SEDis, including Bisley Road (P120) and D352. 

¶ Maintain and accentuate views of the Mkhondeni, Mpushini and Slangspruit River 

valleys and associated landscape features from ridges and edge corridors. 

 

Interface Areas/Buffer Zones 

¶ Areas immediately adjacent to areas of high landscape quality and scenic quality 

should be subjected to additional development controls that ensure that 

development is sensitive to the specific quality of the locale in which it falls, e.g. 
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Mkhondeni and Mpushini River Valleys, Bisley Valley Nature Reserve, Mpushini 

Protected Areas, etc. 

¶ Create landscaped edges to business and residential estates with high quality 

building treatments facing major roads. 

¶ Establish open space buffers between non-complementary uses. 

 

Gateway Zones 

¶ Promote the establishment of appropriately scaled gateway features (i.e. 

landmark buildings and/or infrastructure elements and landscape features) at the 

entrances to Ashburton, Lynnfield Park, Ambleton and Shenstone and the major 

economic area at Umlaas Road. 

 

Urban, Suburban and Rural Settlement 

¶ Utilise settlement layout, built form, density and landscaping to promote the 

establishment of discrete and identifiable neighbourhoods and precincts. 

¶ Develop an urban structure and townscape character for the existing and new 

settlement areas along the R103 and Richmond Road edge corridors. 

¶ Establish mixed use green lungs along minor river lines. 

¶ Establish feature planting of all mixed use nodes and economic areas. 

¶ Encourage low impact, clustered built form in rural/agricultural/tourism 

developments. 

¶ Establish/maintain landscape plans for industrial precincts in Umlaas Road, 

Richmond Road and Mkhondeni. 

 

Nodes, Spines and Public Spaces 

¶ Create focal public spaces in the mixed use nodes, along activity spines and at key 

intersections. 

¶ Spatially define and landscape activity nodes and spines through the use of 

appropriate built form and planting, including continuous built edges to create 

street/public space enclosure, active building edges, landscaped avenues, etc. 

¶ Improve the public realm and pedestrian environment in the activity nodes and 

along activity spines. 

¶ Create local/neighbourhood focal points at key intersections on the ridges in 

Ambleton/Shenstone with clustered community facilities, local shop/s, etc. 

 

Landmark Features 

¶ Significant highpoints and ridgelines (skylines) should be sensitively treated 

according to their context in terms of the overall local area, the sub-area they fall 

in or the neighbourhood/precinct in which they are located. These points should 

be enhanced either, through appropriate built form, or through the preservation 

of important and high quality natural features. 

 

Section 6.4 provides additional guidelines in relation to public spaces, landscaping and 

built form in residential areas, mixed use nodes and business parks. 

 

5.4.4 MANAGEMENT 

Key management interventions necessary to promote the development of a high 

quality built environment and landscaping are to: 

 

¶ Undertake public realm improvements in key nodes and settlements. 

¶ Consider the preparation of precinct plans and/or urban design frameworks for 

mixed use spine/nodes and new settlement areas. 

¶ Review the SDF and prepare LUMS to secure urban design and landscaping 

objectives for different parts of the SEDis area. 
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Figure 5-4 : Public Space, Landscaping and Built Form Framework 
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5.5 INFRASTRUCTURE AND SERVICES FRAMEWORK 

 

5.5.1 OBJECTIVE 

Encourage and facilitate the provision of an appropriate level of supporting 
infrastructure to service existing and future development and which protects 
environmental resources and employs more sustainable approaches to infrastructure 
provision. 
 

¶ Meets basic needs in terms of water, sanitation and electricity. 

¶ Protects human health and the environmental assets and quality of the area. 

¶ Supports the social and economic development of the area. 

¶ Responds to the need for approaches to infrastructure provision that promote 

sustainability and resilience. 

 

5.5.2 CONCEPTS 

Key concepts underpinning the Infrastructure and Services Framework for SEDis are 

to: 

 

¶ Respond to social and economic needs for infrastructure and services. 

¶ Utilise infrastructure provision to generate improved opportunities for social and 

economic development. 

¶ Integrate the provision of infrastructure to achieve the vision and priorities for the 

area. 

¶ Adopt more sustainable approaches to infrastructure and service provision in 

relation to energy, waste disposal, surface water drainage, etc. 

 

5.5.3 ELEMENTS 

The main elements necessary to establish a sustainable infrastructure system are as 

follows: 

 

Sustainable Infrastructure 

¶ Encourage the use of more sustainable approaches to infrastructure provision for 

new developments, including Sustainable Drainage Systems (SuDS), renewable 

energy technologies (e.g. solar panels) and rainwater harvesting (i.e. rainwater 

tanks). 

¶ Retain the ecological integrity of the open space system to provide a green 

infrastructure network that can assist with surface water management, flood risk 

attenuation and waste assimilation to reduce the need for hard infrastructure. 

¶ Ensure greater co-ordination in the delivery of different types of infrastructure to 

maximise social and economic benefits and avoid adverse environmental impacts. 

¶ Liaise with relevant developers, landowners and other stakeholders to identify 

common solutions to servicing new development and avoid ad hoc, individual 

solutions that are not cost effective or sustainable. 

 

Water Supply 

¶ The existing water supply infrastructure traversing the SEDis area, including the 

61 Pipeline and its offtakes, has the potential to meet water service needs within 

the SEDis area provided that this is planned well in advance and communicated to 

the bulk water supplier, Umgeni Water, so that the provision of any needed 

additional capacity can be duly programmed and implemented. 

¶ Maintain existing water supply infrastructure systems, including water reservoirs, 

pump stations and water pipelines, and upgrade and extend water supply 

infrastructure to support new developments and settlement growth in the 

eastern and western settlements. 

¶ Undertake improvements to water supply infrastructure in a co-ordinated and 

phased manner to support settlement growth and economic development, 

focused in the three main catchments of Mkhondeni (servicing Ashburton, 

Mkhondeni and Hilcove Hills areas), Mpushini (servicing Ashburton, Lynnfield Park 

and Umlaas Road) and Slangspruit (servicing Ambleton and Shenstone). 

¶ Reserve existing and proposed major water pipeline corridors traversing the SEDis 

area, including the 61 Pipeline and existing takeoffs serving Ashburton/Lynnfield 

Park, Ambleton/Foxhill and Manderston/Thornville. 
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Ambleton/Shenstone 

¶ Piped water supply is currently provided via the Ambleton offtake from Pipeline 

61 and the Ambleton reservoir. 

¶ The water supply infrastructure and capacity will need to be augmented to service 

the development of the Ambleton/Shenstone area. 

¶ Co-ordinate with Umgeni Water regarding bulk water capacity and servicing from 

the planned bulk water pipeline to Richmond, which traverses the 

Ambleton/Shenstone area. 

¶ Consider providing water supply from existing and upgraded reservoirs, including 

the Shenstone Reservoir, Slangspruit and Thornville Reservoirs. 

¶ Upgrade the water supply infrastructure between the source and points of supply, 

including provision of adequate water storage facilities for balancing and 

emergency purposes, usually requiring 48 hours of storage at average daily 

demand. 

 

Ashburton/Lynnfield Park/Umlaas Road 

¶ Piped water is currently provided via the Ashburton offtake from Pipeline 61 and 

serves Ashburton and Lynnfield Park and the bulk infrastructure has some 

capacity to meet projected demand. 

¶ Upgrade the water supply infrastructure to provide adequate emergency storage 

requirements of 48 hours supply at Average Annual Daily Demand in order to 

meet regulatory requirements. 

¶ Provide a second offtake pipeline from the 61 Pipeline to service future 

settlement growth around Ashburton and Lynnfield Park and industrial 

development at Umlaas Road. 

 

Hilcove Hills 

¶ The estimated average daily water demand for the proposed Hilcove Hills 

development is 1.9Ml per day, which is proposed to be served from the Msunduzi 

municipal network via the Bisley and Bellevue (Masons) reservoirs. 

¶ Ensure that there is a continued availability of spare capacity on the supply route 

to these reservoirs, which is shared with the western end of CBD and nearby areas 

of the city, to provide adequate capacity to serve future development in this area. 

 

Sanitation 

¶ Upgrade and extend the sanitation infrastructure network to support new 

development and settlement growth in the eastern and western settlements. 

¶ Undertake improvements to sanitation infrastructure in a co-ordinated and 

phased manner to support settlement growth and economic development, 

focused in the three main catchments of Mkhondeni (servicing Ashburton, 

Mkhondeni and Hilcove Hills areas), Mpushini (servicing Ashburton, Lynnfield Park 

and Umlaas Road) and Slangspruit (servicing Ambleton and Shenstone). 

¶ The use of private wastewater treatment systems to service developments should 

generally be avoided.  The municipality may consider such an approach where it 

can be demonstrated to the satisfaction of the municipality that the proposed 

development achieves significant social and/or economic objectives for the area, 

that the proposed system will meet required standards, that adequate monitoring 

and maintenance will be provided and that the system will be connected to any 

future public system provided. 

¶ Monitor the water quality in each of the river catchments and identify and 

address water pollution sources to retain and improve the water quality status of 

rivers. 

¶ Monitor the treated wastewater discharges from existing and future WWTWs to 

ensure that applicable standards are maintained. 

 

Ambleton/Shenstone 

¶ Review the current on-site sanitation utilised in Ambleton/Shenstone and plan for 

the future provision of waterborne sewerage systems to service future settlement 

growth in this area. 

¶ Support the ongoing extension of the Slangspruit sewer in the direction of 

Shenstone, Ambleton and Foxhill to service the development of these areas. 
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¶ Investigate options for future waterborne sewerage systems to serve 

urban/residential settlements and economic/mixed use development areas along 

the Richmond Road corridor, including possible location for a new WWTW 

downstream of the Ambleton/Shenstone residential settlements. 

 

Ashburton/Lynnfield Park/Umlaas Road 

¶ Review the current on-site sanitation utilised in Ashburton and plan for the future 

provision of a full waterborne sewerage network and outfall construction to 

service the consolidation and growth of this settlement. 

¶ Undertake a study to establish the preferred design and configuration of the 

sewer reticulation and the location, selection and design of wastewater treatment 

technology for Ashburton. 

¶ Until such time as a waterborne sewerage system is provided in Ashburton, 

restrict the subdivision of sites to less than 4,000m
2
 unless the site has passed 

percolation test requirements and, where appropriate, require the use of 

conservancy tanks with adequate maintenance arrangements. 

¶ Review the system of sewer reticulation, sewage pumping, wastewater treatment 

and disposal of solid and liquid effluents in Lynnfield Park. 

¶ Upgrade the capacity of the Lynnfield Park and Darvill WWTWs to serve the 

development of the area. 

¶ Investigate options for future waterborne sewerage systems to serve 

urban/residential growth areas and economic/industrial development areas along 

the R103/N3 corridors, including possible locations for new WWTWs downstream 

of the Umlaas Road economic/industrial areas and/or Lynnfield Park/Ashburton 

residential settlements. 

¶ Consider the provision of additional wastewater facilities, including a WWTW 

downstream of the Ashburton settlement to serve Ashburton, Lynnfield Park and 

Umlaas Road via a gravity sewer. 

 

Hilcove Hills 

¶ The proposed development will require an initial capacity of 1.9Ml/day, and a 

potential future capacity of 6Ml/day, which is proposed to be served via a new 

WWTW on the Hilcove Hills site at a low point of the development near the north 

eastern boundary. 

¶ Ensure that the planning for the servicing of the proposed Hilcove Hills 

development incorporates adequate provision for the connection of other 

developments and upstream settlements and economic development areas.  This 

includes provision for adequate WWTW capacity, pipe sizes and servitudes. 

 

Surface Water Drainage 

¶ Promote the use of sustainable drainage systems in new developments and 

retrofit existing developments where feasible and appropriate. 

¶ Strengthen the resilience of the open space system and its role in managing 

surface water drainage and avoiding/reducing flooding. 

¶ Ensure that surface water runoff rates from new developments do not exceed the 

runoff rate of the site in its greenfield state. 

 

Electricity 

¶ The existing electricity infrastructure network in SEDis includes the Ariadne sub-

station (400 to 132kV sub-station) in SEDis and a 132kV network, together with a 

number of other sub-stations around the SEDis area. 

¶ There is no spare electricity network capacity in east/southeast SEDis and limited 

spare capacity in south and west SEDis and the infrastructure network will 

accordingly need to be upgraded and new electricity connections will need to be 

carefully managed. 

¶ The planned upgrading of the Umlaas Road Sub-station and 3 new substations at 

Ranch (projected 2015), Lynnfield Park (projected 2015/2016) and Oriole (post 

2016) by Eskom will boost capacity for servicing the eastern SEDis areas. 

¶ The northern and western SEDis areas have the potential to be serviced via 

extensions from the Edendale network (with supplies from Unit P and Azalia Sub-

station), some connections from the 32kV Thornville line and a possible new 

connection from Ariadne Sub-station. 
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¶ Co-ordinate with Eskom in the roll out of electricity infrastructure improvements 

to serve settlement growth and economic development needs within the SEDis 

and broader area. 

¶ Promote and support renewable energy initiatives in new developments and 

retrofits of existing development, such as solar panels for public housing projects, 

to help manage/reduce electricity demand and improve sustainability. 

¶ Reserve sufficient lands around the Ariadne Sub-station for the future expansion 

of this facility to serve demand within SEDis and the broader area. 

¶ Reserve corridors and buffers along major electricity power line servitudes and 

avoid encroachment of inappropriate development. 
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Figure 5-5 : Infrastructure and Services Framework 



 

Msunduzi South Eastern District Local Area Plan 50 Royal HaskoningDHV 

 

6 PRECINCT GUIDELINES 
 

6.1 PRECINCT STRUCTURE 

A number of sub-areas, or precincts, have been identified 

within the SEDis area that respond to: 

 

¶ The spatial development concept for SEDis of edge 

development corridors surrounding a central productive 

core. 

¶ The functional connectivity and/or similar landscape 

character of each sub-area. 

¶ The spatial definition created by river systems, major 

transport routes and cadastral boundaries (see Figure 

6-1). 

 

The precincts provide a more fine-grained basis for 

identifying and integrating specific land use, movement, 

open space, landscaping, built form, etc. proposals for each 

sub-area. 

 

 

  
Rivers River Catchments 
  

  
Road and Rail Cadastral 

Figure 6-1 : Precinct Delineation Informants 
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A total of six precincts have been identified, the first 

five are associated with the edge corridors and the 

sixth precinct contains the central area of SEDis 

(refer to Figure 6-2 and Table 6-1): 

 

¶ Precinct 1 ς  Northeast Precinct 

¶ Precinct 2 ς  R103/N3 Precinct 

¶ Precinct 3 ς  Dardenelles Road Precinct 

¶ Precinct 4 ς  Richmond Road Precinct 

¶ Precinct 5 ς  Mkhondeni Precinct 

¶ Precinct 6 ς  Central Precinct 
 

 

 
Figure 6-2 : SEDis Precincts 
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Table 6-1 : SEDis Precincts 

PRECINCT NAME DESCRIPTION AREA 

Precinct 1  Northeast Precinct 

¶ Organised along eastern edge of N3 corridor and P478 route and includes area proposed for Hilcove Hills development 

¶ Bounded by N3 in west, SEDis boundary in north, east and south and Msunduzi River in northeast 

¶ Inwardly connected to Precinct 2 

¶ Outwardly connected to Msunduzi (Bellevue/Lincoln Meade), Msunduzi River and Mkhambathini 

1 871ha 

Precinct 2 R103/N3 Precinct 

¶ Organised along R103 corridor and western edge of N3 corridor and includes settlements of Ashburton and Lynnfield 
Park 

¶ Bounded by N3 to east, rivers/rail line/cadastral to west, SEDis boundary to north and Dardenelles Road/SEDis boundary 
to south 

¶ Inwardly connected to Precincts 1, 3, 5 and 6 

¶ Outwardly connected to Msunduzi (Cleland, Mkhondeni) and Mkhambatini (Camperdown) 

2 684ha 

Precinct 3  
Dardenelles Road 

Precinct 

¶ Organised along Dardenelles Road 

¶ Bounded by Dardenelles Road and SEDis boundary to south and rivers/streams/cadastral to north 

¶ Inwardly connected to Precincts 2, 4 and 6 

¶ Outwardly connected to Mkhambathini (Manderston) and Richmond (Thornville) 

1 030ha 

Precinct 4  
Richmond Road 

Precinct 

¶ Organised along Richmond Road and includes settlements of Ambleton, Shenstone and Fox Hill 

¶ Bounded by rail line to east and SEDis boundaries to west, north and south 

¶ Inwardly connected to Precincts 3, 5 and 6 

¶ Outwardly connected to Msunduzi (Edendale/Imbali/Slangspruit) and Richmond (Thornville/Richmond Road) 

1 696ha 

Precinct 5  Mkhondeni Precinct 

¶ Organised along Shortts Retreat Road and includes portions of Mkhondeni, Ukulinga Research Farm and Bisley Valley 
Nature Reserve 

¶ Bounded by Mkhondeni River to south, SEDis boundary to north and rail lines to east and west 

¶ Inwardly connected to Precincts 2, 4 and 6 

¶ Outwardly connected to Msunduzi (Oribi Airport, Bisley Valley Nature Reserve) 

627ha 

Precinct 6  Central Precinct 

¶ Organised along Mpushini River 

¶ Bounded by Mkhondeni River to north, rivers/streams/rail line/cadastral to east, rivers/streams/cadastral to south and 
rail line to west 

¶ Inwardly connected to Precincts 2, 3, 4 and 5 

¶ Enclosed by other precincts but connected to Msunduzi River via Mkhondeni and Mpushini River corridors 

3 587ha 

TOTAL SEDis  11 494ha 
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6.2 PRECINCT GUIDELINES 

Each precinct has its own character, development challenges and potential and requires guidelines tailored to the needs of each precinct.  Roles have been identified for each 

precinct based on their inherent qualities and characteristics to support and accommodate a specific form of human settlement and activity, and to either protect and/or enhance 

the environment.  These roles relate to the function that each will play in the district and the municipality and describe the contribution they make to the overall planning and 

development objectives of the Municipality as described in the Municipal IDP and its component plans. 

 

The planning and management of these precincts should be aimed at turning these functional areas into local activity systems that provide a range of facilities, economic 

opportunities and services required by local residents.  The role, key characteristics, spatial development concepts and key responses are outlined for each of these functional 

precincts in the tables below. 

 

These Precinct Guidelines do not prescribe the detailed layout and land use mix of any new growth areas.  Development in these areas must be preceded by more detailed planning, 

such as a precinct plan, that should indicate the proposed land use distribution and mix, zoning and development controls, residential densities, landscaping, built form directives, 

transport and infrastructure services, and development phasing. 

 

6.2.1 PRECINCT 1 : NORTHEAST PRECINCT 

 

PRECINCT ROLE 
Sustainable urban residential/mixed use expansion area from Ashburton North, Bellevue AND Lincoln Meade into the northeast precinct area 
with a support system of facilities, services, infrastructure, open spaces, etc. 

Ecological Role 

¶ Protection of national, regional and local environmental assets associated with Msunduzi, Mkhondeni and Mpushini River systems and 
catchments. 

¶ Regionally significant open space assets with high ecological importance. 

¶ Type, extent and intensity of future development should not exacerbate existing environmental impacts. 

Economic Role 
¶ Economic potential due to the presence of the N3 corridor, the access to growing residential thresholds (in Ashburton North and Hilcove Hills 

area) and the availability of developable land along the ridges between the valley lines. 

¶ Local commercial/office development spine/node with regional potential subject to high level of access, services and demand. 

Social Role 
¶ Local sustainable urban settlement expansion area from Bellevue and Ashburton with support facilities, services and infrastructure. 

¶ Availability of undeveloped land and low density settlement create an opportunity for residential expansion with support facilities, services and 
infrastructure. 

PRECINCT STRUCTURE 
Precinct is bounded along its western edge by the N3 and the primary access is provided by the P478.  Precinct is in the process of transforming 
from a low density peri-urban area to a more suburban residential area. 

Land Form, Drainage and 
Natural Assets 

¶ Land Form ς ridgeline running between the Mkhondeni and Mpushini river systems 

¶ Drainage Systems ς Msunduzi, Mkhondeni and Mpushini River systems provide main river and valley systems within precinct and fragment 
land available for development 

¶ Mpushini Protected Area ς properties along eastern precinct boundary 

¶ Grasslands 

Land Uses ¶ Formal Residential ς Ashburton North and Bellevue 
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¶ Amenities ς Ashburton Race Course and Training Centre 

¶ Facilities ς Ethembeni Cemetery 

¶ Undeveloped Lands 

Transport and Infrastructure 
¶ N3 Corridor ς provides main corridor, creates a hard edge/barrier along western edge of precinct and traverses the Mkhondeni and Mpushini 

River valleys 

¶ P478 ς provides primary access to the precinct from N3 interchange and Ashburton 

LAND USE SYSTEM RESPONSES 
Extend existing Ashburton North and Bellevue area and develop new urban settlements with a clear urban structure, high quality built and 
natural environment and adequate service levels, accessibility, social infrastructure and access to employment opportunities. 

Ashburton North Settlement 

¶ Promote the consolidation and expansion of the Ashburton North settlement with support facilities, services and infrastructure to create an 
integrated and sustainable urban neighbourhood. 

¶ Encourage the development of a local mixed use urban node within Ashburton North along the P478 with local shops, community facilities, 
public open spaces, higher density residential, etc. 

¶ Promote the sustainable urban expansion of existing residential settlements with a mix of incomes, densities and housing options. 

Bellevue and Lincoln Meade 
Settlements 

¶ Promote the consolidation and expansion of the Bellevue and Lincoln Meade settlements into the Northeast Precinct to create integrated and 
sustainable urban neighbourhoods with mixed incomes, densities and housing options together with support facilities, services and 
infrastructure. 

¶ Encourage the development of a new road/street network to service settlement expansion into the Northeast Precinct, including an activity 
spine with more intensive development, community facilities, etc. 

Hilcove Hills Area 
¶ Promote the development of a mixed use urban settlement area with commercial, offices, residential and complementary uses along a new 

activity spine running parallel with the N3, connecting Bellevue and Ashburton North/P78 and with access to the existing N3 interchanges at 
Ashburton and Market Road and new linkages to Cleland and Lincoln Meade. 

Community Facilities 
¶ Provide community facilities in local nodes to service new residential developments commensurate with the demographic and land use mix of 

the sub-area, and in line with applicable standards. 

¶ Cluster community facilities in accessible locations, on public transport routes and/or in local nodes. 

Tourism and Recreation 
¶ Retain the existing stables and racecourse and promote the development of complementary land uses associated with this facility. 

¶ Support the provision and extension of amenity walks within the open space network with low impact recreational facilities at key access 
points to the amenity network. 

Open Space 

¶ Provide active and passive public open spaces to serve new residential development in suitable locations, including at the interface between 
natural and built areas. 

¶ Minimise the fragmentation of development lands caused by the open space system through the provision of pedestrian linkages where 
appropriate. 

MOVEMENT SYSTEM 
RESPONSES 

Improve the movement and circulation network and services, including the upgrading and extension of the road network, the provision and 
improvement of public transport services and the pedestrian network and greater integration between land use and transport. 

Access and Road Network 

¶ N3 corridor provides the main corridor and creates a hard edge/barrier along western edge of precinct. 

¶ P478 currently provides the primary access to precinct from N3 interchange and Ashburton. 

¶ Improve access to the precinct and provide additional linkages to connect and serve existing and future development, including the upgrading 
of the N3 interchange at Ashburton to increase the capacity of this interchange and improve access to the precinct, the provision of a new road 
linkage parallel to the N3 corridor linking Bellevue to Ashburton North and a new road linkage traversing the N3 and connecting Hilcove 
Hills/Bellevue to the R103/Mkhondeni. 
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Public Transport 
¶ Ensure that the internal road network of sub-area includes provision for public transport routes feeding to the public transport/IRPTN nodes 

along the R103 corridor. 

Pedestrian Network 
¶ All neighbourhoods within the sub-area should be designed to accommodate comfortable and secure pedestrian routes that link to public 

transport nodes (stops and stations). 

Tourism Corridor 
¶ Promote the establishment of a tourism corridor along P478 connecting existing and potential future tourism facilities in Msunduzi, SEDis and 

Mkhambathini, including Bisley Valley Nature Reserve, game farms and B&Bs, Mpushini Conservancy, the African Bird of Prey Sanctuary, 
cultural tourism opportunities, etc. 

OPEN SPACE SYSTEM 
RESPONSES 

Protect and upgrade the open space system to structure the development of the area and to provide environmental services to surrounding 
settlements and developments. 

Mpushini Protected Areas ¶ Protect the Mpushini protected areas and encourage the linkage of these areas to improve ecological functioning. 

Open Space and River Systems ¶ Protect and upgrade the open space system, including river systems and associated open spaces and biodiversity areas. 

Environmental Services 
¶ LƳǇǊƻǾŜ ǘƘŜ ƳŀƴŀƎŜƳŜƴǘ ƻŦ ƴŀǘǳǊŀƭ Ƙŀōƛǘŀǘǎ όǎǳŎƘ ŀǎ ǿŜǘƭŀƴŘǎΣ ƎǊŀǎǎƭŀƴŘǎ ŀƴŘ ǊƛǾŜǊǎύ ǘƻ ƛƴŎǊŜŀǎŜ ǘƘŜǎŜ ƘŀōƛǘŀǘǎΩ ŀōƛƭƛǘȅ ǘƻ ǎupply 

environmental services, such as flood avoidance, water regulation and supply, erosion control, waste treatment and nutrient cycling and food 
production, to surrounding intensive developments. 

PUBLIC SPACE, LANDSCAPE 
AND BUILT FORM RESPONSES 

Encourage the development of an urban settlement structure with a positive public environment. 

Public Space 
¶ Encourage a more intensive built form within the local node at Ashburton North with defined public spaces/streets and a positive pedestrian 

environment. 

Landscaping 
¶ Create identifiable neighbourhoods within each development block tied together by consistently landscaped linkage roads and pedestrian 

sidewalks. 

Built Form 
¶ Encourage a finer grain of residential development along the existing and potential road linkages with medium densities and buildings located 

to define the street. 

INFRASTRUCTURE RESPONSES Encourage the use of more sustainable approaches to infrastructure provision. 

Sustainable Infrastructure 

¶ Encourage the use of more sustainable approaches to infrastructure provision for new developments, including Sustainable Drainage Systems 
(SuDS), renewable energy technologies (e.g. solar panels) and rainwater harvesting (i.e. rainwater tanks). 

¶ Retain the ecological integrity of the open space system to provide a green infrastructure network that can assist with surface water 
management, flood risk attenuation and waste assimilation to reduce the need for hard infrastructure. 

Sanitation 
¶ Investigate the feasibility and potential capacity of a new WWTW in the lower reaches of the Mkhondeni and/or Mpushini River catchments to 

serve upstream settlements and developments. 
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Figure 6-3 : Precinct 1 ς Northeast Precinct 
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6.2.2 PRECINCT 2 : R103/N3 PRECINCT 

 

PRECINCT ROLE Sustainable urban neighbourhoods along existing R103/upgraded D354 corridor and major industrial/economic node at Umlaas Road.  

Ecological Role 
¶ Protection of national, regional and local environmental assets associated with Mkhondeni and Mpushini River systems and catchments. 

¶ Regionally significant open space assets with high ecological importance. 

¶ Type, extent and intensity of future development should not exacerbate existing environmental impacts. 

Economic Role 

¶ Economic potential due to the presence of the N3 corridor, the access to growing residential thresholds (in Ashburton North and Hilcove Hills 
area) and the availability of developable land along the ridges between the valley lines. 

¶ Regional high quality economic/industrial development area extending between N3 interchanges with landscaped avenues and edges, high 
quality building elevation treatments to N3 and high quality services. 

Social Role 
¶ Sustainable urban neighbourhoods along existing R103/upgraded D354 corridor with support facilities, services and infrastructure. 

¶ bŀǘƛƻƴŀƭ ǊŜŎǊŜŀǘƛƻƴŀƭ ǊƻƭŜ ǿƛǘƘ /ƻƳǊŀŘŜǎ aŀǊŀǘƘƻƴ ŀƭƻƴƎ wмлоκtƻƭƭȅ {ƘƻǊǘǘΩǎ ǊƻŀŘ ŀƴŘ !ƳŀǎƘƻǾŀ ŎȅŎƭŜ ǊƻǳǘŜΦ 

PRECINCT STRUCTURE 
Precinct is bounded along its eastern edge by the N3 and is organised along the R103.  Precinct is in the process of transforming from a low 
density peri-urban area to a more suburban residential area. 

Land Form, Drainage and 
Natural Assets 

¶ Land Form ς ridgeline running between the Mkhondeni and Mpushini river systems 

¶ Drainage Systems ς Mkhondeni and Mpushini Rivers provide main river and valley systems within the precinct that divide precinct into 3 
identifiable sub-areas, including Bellevue south, Ashburton and Lynnfield Park/areas to south 

¶ Grasslands 

Land Uses ¶ Formal Residential ς Ashburton and Lynnfield Park 

Transport and Infrastructure 

¶ N3 Corridor ς provides main corridor, creates a hard edge/barrier along eastern edge of precinct and traverses the Mkhondeni and Mpushini 
River valleys 

¶ R103 ς provides main spine linking the settlements within the precinct to more central Msunduzi areas 

¶ P478 ς provides primary access to precinct from N3 interchange and Ashburton 

¶ D354 ς local gravel road linking Lynnfield Park to Dardenelles Road 

¶ Rail ς Railway line with a rail station at Ashburton 

LAND USE SYSTEM RESPONSES 
Upgrade, consolidate and improve the performance of urban settlement areas in terms of service levels, accessibility, social infrastructure and 
access to employment opportunities and develop significant economic and industrial investment areas in suitable locations along the N3 
corridor. 

Ashburton Formal Settlement 

¶ Promote the consolidation and expansion of Ashburton settlement with support facilities, services and infrastructure to create an integrated 
and sustainable urban neighbourhood. 

¶ Encourage the development of a local mixed use urban node at the intersection of the R103/P478 with local shops, community facilities, public 
open spaces, bus stop, higher density residential, public transport node, etc. 

¶ Retain and provide public open spaces and sportsfields in and around the Ashburton area for the benefit of local communities and as buffer 
uses between settlement areas and the open space system. 

Lynnfield Park Formal 
Settlement 

¶ Promote the consolidation and expansion of Lynnfield Park settlement with support facilities, services and infrastructure to create an 
integrated and sustainable urban neighbourhood. 

¶ Encourage the development of a local mixed use urban node at the intersection of the R103/D354 with local shops, community facilities, public 
open spaces, bus stop, higher density residential, public transport node, etc. 
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D354 Settlement 

¶ Support the development of a new residential settlement along an upgraded D354 with a mix of incomes, densities, housing options and 
tenure options. 

¶ Support the development of a new local mixed use urban node at the intersection of the D354/Dardenelles Road with local shops, community 
facilities, public open spaces, bus stop, higher density residential, etc. 

Cleland South Formal 
Settlement 

¶ Promote the consolidation and southward expansion of the Cleland settlement with support facilities, services and infrastructure to create an 
integrated and sustainable urban neighbourhood. 

Umlaas Road Industrial/ 
Business Park 

¶ Promote the development of a well-managed and serviced economic/industrial development estate extending between the N3 interchanges 
(Umlaas Road and Lynnfield Park) with high levels of access and servicing, a high quality built and natural environment, etc. 

Productive and Tourism Uses 
¶ Encourage the retention and development of productive and tourism uses west of existing settlements, including both commercial and 

communal agriculture. 

Open Spaces ¶ Protection of the open spaces associated with the Mkhondeni and Mpushini River systems. 

MOVEMENT SYSTEM 
RESPONSES 

Improve the movement and circulation network and services, including the upgrading and extension of the road network, the provision and 
improvement of public transport services and the pedestrian network and greater integration between land use and transport. 

R103 Public Transport Corridor ¶ Support the establishment of a public transport corridor along R103 comprised of the IRPTN bus feeder route with bus stops at key nodes. 

Pedestrian Network 
¶ All neighbourhoods within the sub-area should be designed to accommodate comfortable and secure pedestrian routes that link to public 

transport nodes (stops and stations). 

N3 Mobility Corridor 
¶ Upgrade interchanges along the N3 corridor at Umlaas Road, Lynnfield Park and Ashburton to serve the capacity/operation needs of the N3 

corridor and improve access to the eastern settlements. 

D354 Activity Spine 
¶ Upgrade the D354 to provide a future activity spine serving adjoining residential and mixed use development between Lynnfield Park and 

Dardenelles Road. 

Road Linkages 

¶ Develop a new road linkage between Mkhondeni/R103 and Bellevue. 

¶ Develop a new road linkage connecting D352 to D354 and Lynnfield Park settlement. 

¶ Investigate the provision of an alternative road alignment for the P478 north of the P478/R103 intersection to remove through traffic from the 
future Ashburton local node and allow for street front development, public realm and pedestrian improvements. 

OPEN SPACE SYSTEM 
RESPONSES 

Protect and upgrade the open space system to structure the development of the area and to provide environmental services to surrounding 
settlements and developments. 

Open Space System 
¶ Protect and upgrade the open space system, including the Mkhondeni and Mpushini River systems and associated open spaces, biodiversity 

areas and environmental assets. 

Environmental Services 
¶ Improve the management of natural habitats όǎǳŎƘ ŀǎ ǿŜǘƭŀƴŘǎΣ ƎǊŀǎǎƭŀƴŘǎ ŀƴŘ ǊƛǾŜǊǎύ ǘƻ ƛƴŎǊŜŀǎŜ ǘƘŜǎŜ ƘŀōƛǘŀǘǎΩ ŀōƛƭƛǘȅ ǘƻ ǎǳǇǇƭȅ 

environmental services, such as flood avoidance, water regulation and supply, erosion control, waste treatment and nutrient cycling and food 
production, to surrounding intensive developments. 

PUBLIC SPACE, LANDSCAPE 
AND BUILT FORM RESPONSES 

Encourage the development of a series of well-structured urban neighbourhoods along the R103/structure with a positive public environment. 

Mixed Use Nodes 
¶ Create identifiable character for each settlement area at Bellevue south, Ashburton, Lynnfield Park and a new residential area extending from 

Lynnfield Park to Dardenelles Road. 

Activity Spine 
¶ Establish an activity spine along the D354 linking the Lynnfield Park and Dardenelles Road nodes. 

¶ Encourage a finer grain of residential development along the existing and potential road linkages with medium densities and buildings located 
to define the street. 
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Landscape ¶ Mpushini and Mkhondeni Rail Viaducts. 

Residential Areas 
¶ Encourage a more intensive built form within the mixed use nodes at Ashburton, Lynnfield Park and future node on Dardenelles Road with 

defined public spaces/streets and a positive pedestrian environment. 

INFRASTRUCTURE RESPONSES Encourage the use of more sustainable approaches to infrastructure provision. 

Sustainable Infrastructure 

¶ Encourage the use of more sustainable approaches to infrastructure provision for new developments, including Sustainable Drainage Systems 
(SuDS), renewable energy technologies (e.g. solar panels) and rainwater harvesting (i.e. rainwater tanks). 

¶ Retain the ecological integrity of the open space system to provide a green infrastructure network that can assist with surface water 
management, flood risk attenuation and waste assimilation to reduce the need for hard infrastructure. 

Sanitation 

¶ Upgrade the capacity of the Lynnfield Park WWTW to service existing and proposed development in Lynnfield Park and potentially the 
southern portion of Ashburton. 

¶ Investigate the options for servicing the economic/industrial development and settlement area with waterborne sewerage at an upgraded 
Lynnfield Park WWTW or a new WWTW within the Upper Mpushini River catchment. 
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Figure 6-4 : Precinct 2 ς R103/N3 
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6.2.3 PRECINCT 3 : DARDENELLES ROAD PRECINCT 

 

PRECINCT ROLE Rural/agricultural corridor along Dardenelles Road with agricultural, agri-industrial and lower intensity rural residential uses. 

Ecological Role ¶ Protection of local environmental assets associated with headwaters of Mpushini River system and catchment. 

Economic Role 
¶ Local sustainable rural settlement and important regional node at intersection of Dardenelles/Richmond Roads with agri-industry/processing 

and agricultural area along Dardenelles Road corridor with appropriate support services and infrastructure. 

Social Role ¶ Local sustainable rural settlement areas arranged in nodes and clusters with appropriate support services and infrastructure. 

PRECINCT STRUCTURE 
Precinct is organised along Dardenelles Road corridor, which follows the ridgeline between the Mpushini River catchment and the catchments 
to the south of Msunduzi. 

Land Form, Drainage and 
Natural Assets 

¶ Land Form ς catchment boundary runs along the southern precinct edge/Dardenelles Road and provides intermittent views over Mpushini 
River valley 

¶ Drainage Systems ς Mpushini River, tributaries (including Malkopspruit/The Donga to the east) and valley systems within precinct 

Land Uses ¶ Settlements ς Manderston and Thornville settlements/nodes along Dardenelles Road south of the precinct. 

Transport and Infrastructure 

¶ P338 (Dardenelles Road) Corridor ς main east-west movement route in the precinct providing linkage from Richmond Road to N3 and access to 
adjoining lands; runs along ridge and forms southern edge to precinct. 

¶ P120 (Bisley Road) ς provides north-south linkage route from Dardenelles Road to Bisley Valley. 

¶ D685 ς local cul-de-sac road providing access to amenities, tourism facilities, etc. 

LAND USE SYSTEM RESPONSES 
Sustainable rural settlement, agri-industry/processing and agriculture along Dardenelles Road corridor with appropriate support facilities, 
services and infrastructure. 

Manderston Settlement 
¶ Support the consolidation and sustainable growth of the existing Manderston settlement. 

¶ Reinforce the emerging mixed use rural node at Manderston with compatible low impact rural, service and agricultural development within the 
precinct area. 

Thornville Settlement 
¶ Support the consolidation and sustainable growth of the existing Thornville settlement. 

¶ Reinforce the emerging mixed use rural node at Thornville with compatible low impact rural, service and agricultural development within the 
precinct area. 

Productive ¶ Productive uses north of road corridor, including commercial and communal agriculture. 

Open Spaces ¶ Protect the open spaces associated with the Mpushini River system. 

MOVEMENT SYSTEM 
RESPONSES 

Retain and strengthen the role of Dardenelles Road (P338) as the primary mobility and access route in the precinct. 

P338 Public Transport Corridor 
¶ Potential future public transport corridor along Dardenelles Road with bus stops at key nodes providing linkages between western settlements 

and eastern economic opportunity areas and connecting IRPTN bus feeder routes along Richmond Road and R103. 

Pedestrian Network 
¶ Mixed use nodes should be designed to accommodate comfortable and secure pedestrian routes that link to future public transport nodes 

(stops and ranks). 

Road Linkages ¶ Improve existing road linkages to Central Precinct and Bisley Valley. 

OPEN SPACE SYSTEM 
RESPONSES 

Protect and upgrade the open space system to structure the development of the area and to provide environmental services to surrounding 
settlements and developments. 

Open Space System 
¶ Protect and upgrade the open space system, including the Mpushini River and tributary systems and associated open spaces, biodiversity areas 

and environmental assets. 
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Environmental Services 
¶ LƳǇǊƻǾŜ ǘƘŜ ƳŀƴŀƎŜƳŜƴǘ ƻŦ ƴŀǘǳǊŀƭ Ƙŀōƛǘŀǘǎ όǎǳŎƘ ŀǎ ǿŜǘƭŀƴŘǎΣ ƎǊŀǎǎƭŀƴŘǎ ŀƴŘ ǊƛǾŜǊǎύ ǘƻ ƛƴŎǊŜŀǎŜ ǘƘŜǎŜ ƘŀōƛǘŀǘǎΩ ŀōƛƭƛǘȅ ǘƻ ǎupply 

environmental services, such as flood avoidance, water regulation and supply, erosion control, waste treatment, nutrient cycling and food 
production, to surrounding developments. 

PUBLIC SPACE, LANDSCAPE 
AND BUILT FORM RESPONSES 

Encourage the development of an agricultural/rural settlement structure with a positive public environment in key mixed use rural nodes. 

Mixed Use Nodes ¶ Support the development of more intensive built form within the emerging nodes at Manderston and Thornville. 

Residential Areas ¶ Encourage the clustering of rural settlement and buildings to avoid sprawl and create places with form and identity in the landscape. 

INFRASTRUCTURE RESPONSES Encourage the use of more sustainable approaches to infrastructure provision. 

Sustainable Infrastructure 

¶ Encourage the use of more sustainable approaches to infrastructure provision for new developments, including Sustainable Drainage Systems 
(SuDS), renewable energy technologies (e.g. solar panels) and rainwater harvesting (i.e. rainwater tanks). 

¶ Retain the ecological integrity of the open space system to provide a green infrastructure network that can assist with surface water 
management, flood risk attenuation and waste assimilation to reduce the need for hard infrastructure. 

Electricity ¶ Retain sufficient lands around the Ariadne electricity station to accommodate future expansion of this major energy facility. 
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Figure 6-5 : Precinct 3 ς Dardenelles Road Precinct 






























































































