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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 



 

Msunduzi South Eastern District Local Area Plan 4 Royal HaskoningDHV 

 

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 



 

Msunduzi South Eastern District Local Area Plan 6 Royal HaskoningDHV 

 

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 












































































































































































































