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The Role of this Precinct Plan

Urban Sustainability Principles



The Thelle Mogoerane Hospital Precinct is located in the  

eastern region of Vosloorus, in Region F of the Ekurhuleni  

Metropolitan Municipality. As the name suggests, the  

Precinct is anchored by the newly developed Thelle  

Mogoerane Hospital, a Provincial Hospital built to  

replace the old Natalspruit Hospital.

As with other previous “township” areas that characterise  

most South African Cities, the precinct remains largely  

marginalised from mainstream urban activity.

The investment related to the new Hospital, however,  

does provide scope for exploring the longer term role of  

the areas as a new nodal area, with potential to provide  a 

range of social and commercial opportunities, linked  

into the broader context through the current IRPTN  

system proposals that connect into the precinct.
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BACKGROUND

THE THELLE MOGOERANE

PRECINCT

FIGURE1

The Thelle Mogoerane Hospital facility - the focus of a newvision  

for the Precinct (Photo: Internet)

The Vosloorus area of Ekurhuleni is a historically

disadvantaged area of the Municipality, with high

levels of unemployment and low income levels.

The Precinct Plan thus has a key role to play through  

providing a structure to guide public investment within  

the precinct in such a way that it add values to, and  

creates opportunity for a range of urban activities (and 

jobs), within  the area.

The plan overleaf gives an overview of some of the key  

elements that currently exist in the study area, and that  

can form some of the building blocks of a future vision  

for the precinct.

FIGURE2

The area opposite the hospital  - currently being formalised  as a 

taxi facility

FIGURE3

The Thelle Mogoerane Hospital



Taxi Facility (Under construction)

Nurses Accomodation  

(Under Construction)

Existing Cemetery

Vacant Land
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Thelle Mogoerane Hospital

FIGURE4

Key elements characterising the study area
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FIGURE6

Commercial centre observed to the north of the precinct - the 

connections  between the Precinct and the adjoining 

neighborhoods and commercial nodes represent important 

channels of movement and energy requiring reinforcement.

FIGURE5

The taxi facility site in the foreground, with  

the Hospital in the background



THE EKURHULENI URBAN DESIGN

INITIATIVE
Urban design provides a basis for addressing a number  

of issues in the city, and the Urban Design Policy  

currently being developed by the City provides a  

framework through which the value and importance  

of Urban Design can be captured and optimised  

through development. Urban design operates at a  

range of scales, from the macro scale of the urban or  

regional structure to the micro scale of street furniture  

and lighting. When fully integrated into policy and  

planning systems, urban design can inform land use  

planning, infrastructure, built form and even the socio-

demographic mix of a place.

Urban design can therefore have an important role to  

play in our city and can significantly influence:

• the economic success and socio-economic  

composition of an area – influencing the ability  

of an area to attract local businesses and  

entrepreneurship; the ability of an area to attract  

people; influencing the costs and affordability of

housing and travel; influencing the accessibility of  

job opportunities, facilities and services;

• the physical scale, space and ambience of a place,

affecting the balance between natural ecosystems

and built environments and their sustainability;

• The social and cultural nature of a locality – how  

people interact with each other, how people move  

around, and how they use a place.

Although urban design is often delivered as a specific  

“project”, it is in fact a long-term process and a way  of 

thinking that continues to evolve over time. It is  this 

long-term process and the layering of building  and 

infrastructure types, natural ecosystems,

communities and cultures that gives places their unique  

characteristics and identities over time. The current  

initiative by the City seeks to introduce and imbed urban  

design thinking into the spatial planning processes that  

currently operate within the city, inter-alia, by focusing  

on three key areas: through policy; through plans; and  

through review.

The approach adopted for this initiative focusses around  

three interrelated work streams:

• The formulation of a metro-wide Urban Design  

Policy;

• The establishment of an Urban Design Review  

Committee;

• The formulation of Urban Design Precinct Plans.

Urban Design draws together the  

many strands of environmental 

responsibility, social equity and  

economic viability, and place-

making; for example - into the  

creation of places of beauty and  

identity. Urban design is derived  

from but transcends related  

matters such as planning and

transportation policy, architectural  

design, development economics,  

landscape and engineering. It  

draws these and other strands

together. In summary, urban design  

is about creating a vision for an  area 

and the deploying of the skills  and 

resources to realise that vision.”

(Llewellyn-Davies, 2000:12)



• Make Connections - Development should seek 

to integrate with its context by establishing  

connections to and from surrounding urban  

system, maximising permeability through the site,

and ensuring continuity of movement through the  

neighborhood

• Create Positive Edge Conditions - Development  

should ensure positive edge conditions between  

new and existing, between built and natural, and a  

clear transition between public, semi-public, semi-

private and private realms

• Define an Appropriate Activity Response -

Development should reinforce and enhance  

existing patterns of activity where appropriate,  

promote diversity and layering of uses, and provide  

opportunities for as wide a range of user groups as  

possible

• Non-Motorised Movement - Development should  

reinforce the role of non-motorised transport,  

providing for safe pedestrian & cycling movement,  

and linking to public transport systems

• Place-Making & The Public Realm - Development  

should seek to enhance the overall public  

environment, reinforcing the character of an area,  

and creating usable and memorable public space  

opportunities

• Sustainability & Resilience - Development should  

consider sustainable development responses,  

enhance protection of and access to biophysical  

resources, and adopt a physical response that can  

adapt to changes over time.

These principles form an important component of this 

precinct initiative, although the Precinct Plan itself may  

need to respond to a wider range of developmental  

issues and challenges.

A second element of the Urban Design Initiative is the  

establishment of an Urban Design Review Committee/  

Panel. The review process provides the means for

the municipality to assess the extent to which major  

development applications are aligned with the Urban  

Design Policy and the specific precinct plan that may  

apply to the application or development proposal.

The Urban Design Policy is the basis for broader urban design thinking in spatial planning and is intended  

to provide the policy foundation around which a number of related activities will revolve, specifically

the precinct planning process, as well as the activities of the Urban Design Review Committee. The key  

principles that are being explored in the development of this policy are:



The Urban Design Precinct Plans provide a basis for  

defining the desired development direction of the  

precinct and recommends a range of public realm  

projects to facilitate new relationships between the  

public and private realms. The precinct planning  

process is viewed as an ongoing process of local  

area elaboration and planning (complementing and  

supporting the Metropolitan and Regional Spatial  

Development Frameworks of the municipality) rather  

than merely a series of independent products.

In line with the Spatial Vision outlined in the State of the  

City Address, the following Precinct Plans have been  

initiated by the City Planning Department:

•

•

•

•

•

The Thelle Mogoerane Precinct in Vosloorus, as  

part of the Thelle Mogoerane Corridor (the 

focus of this assessment);

The Dries Niemandt Precinct in Kempton Park, part  

of the Aerotropolis Corridor;

The Kempton Park CBD Precinct, key to both the 

Aerotropolis Corridor and  the Thami Mnyele

Corridors;

The Bredell Precinct, central to the growth of the  

logistics potential and capacity of the Aerotropolis  

Corridor;

The Germiston Lake Precinct, encompassing the  

Victoria Lake area and Rand Airport, a key Precinct  

in the Corridor.

1

2

4

5

6

7

8

3

Thelle

Mogoerane

(N

Dries

Niemandt

Kempton Park

CBD

Bredel

l

Germiston

Lake

Primros

e

Mining

Belt

Dunnotar

Corridor

1

2

3

4

5

6

7

8

FIGURE7:

The suite of Precinct s 

mapped across Ekurhuleni



The Precinct Plan for the Thelle Mogoerane Hospital  

Precinct is one of a number of Precinct Plans proposed  

during the Pilot Phase of the broader Urban Design  

Initiative. The intent of the Precinct Plans is twofold:  

firstly to prepare a formal spatial policy document that  

can guide future development and capital investment  

within the Thelle Mogoerane Hospital Precinct as part of  

the overall “Package of Plans” of the Municipality.

The second intent of the current process is to  

provide a focused framework that can provide an  

implementation paltform for the proposed Urban  

Design Policy being developed concurrently by the  

Municipality.

Ultimately, the Precinct Plan is intended to define the  

desired development direction of the precinct area,  

and recommends a range of public realm projects to  

facilitate new relationships between the public and  

private realms.

The Precinct Planning process envisaged for the current  

project is viewed as an ongoing process of local area  

elaboration and planning, rather than merely a series of  

iindependant products. The final plan or framework will,  

however, seek to provide the following for the Thelle  

Magoerana Hospital Area:

THE ROLE OF THIS PRECINCT  

PLAN
• Land Use Framework, reflecting basic package  

of uses and activities – this should serve as an  

addendum/overlay to the existing Town Planning  

Scheme clauses for the precinct, and should  

identify the range of land uses and activities that  

would be supported for the precinct;

• Additional development guidelines, indicating FAR  

proposals, building heights, etc.

• Public Space Guidelines, reflecting public space  

areas, planting zones, landscape proposals, as well  

as key hard landscaping proposals;

• Proposed Subdivision Plan (Where applicable),  

including the delineation of relevant public and  

related servitude areas;

• Movement & Circulation Framework, specifying  

different types of access and movement routes,  

Non-Motorised Transport (NMT) routes & facilities,  

traffic calming measures, parking accommodation,  

etc;

• Urban Form Guidelines, reflecting building  

envelope areas, desired building frontage lines,  

areas requiring specific architectural response;

The current report outlines the process and initial  

conceptual framework for the proposed precinct plan  

as a basis for further conultation and participation with  

the public and key stakeholders, and is thus viewed as  

an initial Draft Precinct Plan.Following the consultative  

process and the refinement of the development  

concept proposed, the process to develop more

detailed development guidelines and implementation  

mechanisms will be undertaken.



URBAN SUSTAINABILITY PRINCIPLES
In addition to spatial policy and planning principles, it is 

necessary to consider additional planning movements 

and principles of urban design that are becoming 

commonplace in planning projects. Collectively, they 

offer exciting opportunities for areas such as Thelle

Mogoerane that are otherwise lacklustre or in a poor 

functional state. In this section we cite several of the 

leading movements which we consider important for 

meaningful planning:

URBAN DESIGN 

Urban design is about the quality of the urban 

environment. It is about how we create places where 

people live, work, and socialise - from the street corner 

through to whole urban settlements. It implies the 

interrelationship of several buildings to each other and to 

their context. Consequently its concern is with the 

interrelationships between buildings and channels of 

movement.

Urban design addresses the following issues

1. Creating the Urban Structure

• Enhancing the movement framework 

• Mixing Uses 

• Density and Form 

• Response to sustainability and efficiency (e.g. 

density, compaction, NMT)

• Landscape and corridor connections

• Landmarks, vistas and focal points

• Block shapes and sizes

2. Making Connections

• Walking 

• Cycling 

• Public Transport (routes, stops, depots)

• Streets and Traffic (street types, streets as social 

places, junctions, traffic calming and pedestrian 

crossings)

• Parking 

• Utilities & Services

COMPLETE STREETS

Places pedestrians, cyclists and public transit users on 

equal footing with car drivers. The initiative is dualistic in 

its intentions: it aims to improve quality of life by creating 

streets that are both great public spaces and sustainable 

transportation networks.

DENSIFICATION & INTENSIFICATION

While the two are related, densification refers to an 

intensified or compressed concentration of people

living in a given area to achieve compaction. 

Intensification refers to augmenting or boosting 

production /activity on an existing brownfields site.

URBAN RENEWAL

Urban renewal pertains to the up-cycling of land in an 

area experiencing urban decay e.g. an old or outdated 

city centre. It typically involves the redevelopment of 

areas within a large city, and involves the clearance of 

slums.

PLACE-MAKING

A movement that promotes environments for people & 

environment, not just cars or malls. It acknowledges the 

importance of lively neighbourhoods and inviting public 

spaces – such as squares, piazzas, parks & streets that 

will attract people because they are pleasurable or 

interesting.

In addition its goals are to create ownership and a certain 

pride of place among residents, users and visitors. 

Importantly, the natural landscape often plays an 

important role in not only the process of designing these 

spaces, but also their functionality.
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02
UNDERSTANDING  

THE STUDY AREA

REGIONAL DEVELOPMENT  

CONTEXT
The Thelle Mogoerane Hospital precinct is located in a historically

marginalised area of Ekurhuleni, characterised by high levels of poverty and 

inequality. The precinct itself is dominated by the new regional hospital  

facility recently developed and opened by the Provincial Government.

From a regional perspective, the study area is located in  

the south of the municipal area, in eastern Vosloorus, 

and in the general vicinity of Alberton, Katlehong and 

Brakpan. The precinct lies directly  alongside the N3 

highway that connects Gauteng with  KZN (and thus the 

harbour), which is an important higher  level connection 

and traditionally a strong trade and  mobility artery.

Connections to this route from the  study area are not 

direct, however, given the fact that  the nearest 

interchange is located some distance to the north of the

precinct.

There are several regional development initiatives that  

currently influence the dynamics of the region. A 

number of major investments are set to take place in 

several corridors within Ekurhuleni to drive local 

development in sectors such as  Logistics, 

Manufacturing, Education, Trade, Construction and 

Hospitality. The Thelle Mogoerane Corridor provides a 

context for the integration of Vosloorus and Nigel,  and 

is aimed at unlocking the  logistic potential of the City. 

The  corridor comprises of multi-billion  rand catalytic 

projects, including  the Tambo Springs Inland Port, 

and  is also the focus for PRASA New  Rolling Stock 

initiative, a R51 Billion  investment in the area. It is this  

vision in particular that is central to the current Precinct 

Plan proposals.

The proposed Inland Port to the south of the Precinct is 

a significant  future economic intervention in the 

region. This facility, drawing on the role of the N3 and 

the connections to existing freight hubs, has the 

potential to generate a range of employment and 

related economic  opportunities that could contribute 

to the broader  Vosloorus area.

The proximity of the Precinct to the Gold Spot node in 

the north (comprising the Gold Spot Shopping Centre, 

Hospital and Vosloorus CCA) represents another 

regional opportunity, while the proposed future BRT 

connection leading to the Thelle Mogoerane Precinct is 

another opportunity from a mobility and regional 

connectedness perspective.

Furthermore, the newly developed hospital, as well as 

the nurse’s accommodation and taxi rank that are 

currently being developed in the heart of the Precinct 

will improve its social amenity.
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SPLUMA

The five founding principles as set out in Section 7 (a) to

(e) of SPLUMA that apply throughout the country and to  

all SDFs covered in these Guidelines (including precinct

plans) are:

Spatial Justice
Past spatial and other development imbalances must be  

redressed through improved access to and use of land  

by disadvantaged communities and persons.

Spatial Resilience
Securing communities and livelihoods from spatial

dimensions of socio-economic and environmental

shocks through mitigation and adaptability that is

accommodated by flexibility in spatial plans, policies and  

land use management systems.

SPATIAL POLICY CONTEXT

Spatial Sustainability
Spatial planning and land use management systems  

must promote the principles of socio-economic and  

environmental sustainability through; encouraging  

the protection of prime and unique agricultural land;  

promoting land development in locations that are

sustainable and limit urban sprawl; consider all current  

and future costs to all parties involved in the provision of  

infrastructure and social services so as to ensure for

the creation of viable communities.

Efficiency
Land development must optimise the use of existing  

resources and the accompanying infrastructure, while  

development application procedures and timeframes  

must be efficient and streamlined in order to promote  

growth and employment.

Good Administration
All spheres of government must ensure an integrated  

approach to land use and land development and all  

departments must provide their sector inputs and  

comply with prescribed requirements during the  

preparation or amendment of SDFs.

This principle is the fulcrum of this framework largely  

because implementation of the spatial planning vision  

and objectives is not only highly dependent upon

a strong coordinating role of central government,  

but is also predicated upon good governance

mechanisms, incorporating meaningful consultations

and coordination with a view to achieving the desired

outcomes across the various planning spheres and

domains.

The preparation of the Precinct Plan for the Thelle Mogoerane Hospital  

Precinct must response to a range of spatial policy informants, at different  

levels. Key amongst these are the policy principles ensconsed in the  recently 

promulgated Spatial Planning and Land Use Act (SPLUMA), which  also 

provides the legislative backing to the current initiative, the current  Urban 

Design Policy Proposals, and the guidance provided by the MSDF and  RSDF

processes.

FIGURE9

SPLUMA Principles



FIGURE10

Extract from the Ekurhuleni MSDF, reflecting the location of the 

study area relative to the broader spatial policy intent of the City

In addition to adhering to these broader principles,  the 

Precinct Plan for the Thelle Mogoerane Hospital  

Precinct should take policy guidance from existing

Metropolitan and Regional Spatial Development Frameworks 

(MSDF  and RSDF - as abbreviated) that exist for the area. 

The recently approved Municipal Spatial  Development 

Framework (MSDF) for the City of Ekurhuleni emphasises the 

need for focused intervention in areas such as Vosloorus, 

where it is proposed to have an urban development focus, BRT 

and transport facility provision, as well as a more concentrated 

mixed use profile in future, between a number of secondary 

nodes. 

THE METROPOLITAN SPATIAL  

DEVELOPMENT FRAMEWORK

The recently approved MSDF for the City of Ekurhuleni  

emphasises the role of the precinct as an area for urban 

development. 

The MSDF also places emphasis on future connectivity of 

the Precinct to opportunity areas (such as major industrial 

pockets in the north east and commercial activity 

immediately north of the Precinct) via BRT.



FIGURE11

Extract from the draft RSDF for Region F, reflecting spatial policy  

proposals for the broader studyarea

THE REGIONAL SPATIAL  

DEVELOPMENT FRAMEWORK

The current RSDF for Region F presents an  area with 

the necessary critical mass for sustainable  

development. The area is rightfully perceived as an  

underdeveloped city region. Alberton and Boksburg

are well urbanised area that provide the necessary pull  to 

the area however Vosloorus, Tokoza and Katlehong  

polarize the well developed high yielding image  

illustrated by some of Region F’s economic indicators.

The Region as a whole is the city’s second largest spatial  

area and contributes 25% of City’s GDP. The Region’s  

population is a key indicator of underdevelopment:  

Region F out of 6 regions holds 30% of the city’s  

population. The Marginalised areas of the region in  many 

instances do have spaces that primarily benefit the  area’s 

population as well not having primary activities  like 

agriculture that necessarily place custodianship on  those 

in living in an area.

The study area’s under-supply of facilities and poor  

access to catalytic nodes are developmental bottleneck. 

The study area’s spatial form should have well  

developed rapid transit corridors that link it to the nearby  

N3. Transit corridors with Vosloorus that not only link

the study area to the N3 but also allow movement for  

other modes to intergrate the area.

Region F as a whole has 1333 erven zoned for social  and 

community however over 60% of these spaces have  not 

been developed. The Region has 23 secondary  schools 

with less than 10% of those being in the densily  

populated study area. The paucity of social facilities in  

the heavily poplated area are a reflection of a strikingly  

marginalised area but also an opportune development  

space.



At the regional scale, the Thelle Mogoerane Hospital 

Precinct is relatively isolated from wider ecological 

connections and corridors, that limit its significance 

from an environmental planning perspective and 

which could influence its future development structure.

The map alongside reflects the location of the site  in 

relation to broader C-plan  data. The C-plan is a

provincial-level cconservation pplanning layer, which 

maps critical biodiversity areas, ecological support

areas, and formally protected areas. 

At the site level, the Thelle Mogoerane Precinct contains 

large tracts of open space, however this is severely degraded 

and thus not ecologically significant in the landscape from a 

biodiversity perspective. I could however become an asset if 

rehabilitated to a formal park (or similar).

FIGURE 12
Aerial Image showing large 

tracts of degraded open 

space located within the  

Precinct

THE BIOPHYSICAL  ENVIRONMENT

Critical Biodiversity Areas  

Environmental Support Areas  

Wetland Systems

Thelle Mogoerane Study Area

FIGURE 13
C-Plan layer, reflecting  

Critical Biodiversity Areas  

and Environmental Support  

Areas



FIGURE 14 
EBOSS Layers as they relate to the Thelle

Mogoerane Hospital  Precinct (note that no C-

Plan layers featured on site at this scale)

FIGURE 15
The Thelle Mogoerane Hospital site in the context of underlying dolomite areas. It should

be noted that an initial geotechnical investigation on possible development sites within

the precinct is currently being finalised.

Hydro-Protection Zone  

Other Open SpaceNodes

Broad Dolomitic Belt

C-Plan and EBOSS data confirm that the Thelle Mogoerane Precinct 

doesn’t contain any CBA areas. There is an open water body (or pan) 

in the north west of the Precinct which requires adequate protection. 

According to EBOSS data, a 32meter hydro protection zone buffer has 

been allocated to it.

The presence of dolomite could be a constraint to development of the site in 

future for more intensive development.



THE BUILT ENVIRONMENT
MOVEMENT NETWORK

The key road infrastructure that connects the study  

area to its context, and provides accessibility within the  

precinct, is reflected in the plan alongside. The main 

roads servicing the precinct’s residents are Sam Sekoati

Avenue and Nguza Street, while Pelser Road forms a 

critical linkage across the N3 to the east, and 

Sithohimela Street form a critical linkage to the west.

Movement is currently compromised  between the 

hospital itself and the north-western parts  of the 

precinct - a challenge that has been worsened by  the 

closure of the main north-south link alongside the  

hospital.

The proximity of the N3 is however considered a 

strength for the precinct and region at large.

FIGURE 16
The main road network currently  

serving the Thelle Mogoerane Hos-

pital Precinct



FIGURE 17
The Thelle Mogoerane Hospital 

Precinct lies adjacent to the first  

phase of implementation of the 

City’s IRPTN Bus Rapid Transit

system

FIGURE 18
The envisaged Bus Rapid 

Transit stations that will be 

developed in the north of the

precinct, providing major 

opportunities for transit 

oriented development in this

area

IRPTN PHASE 1

The first phase of the IRPTN is currently under  

constuction with the city having broken ground in  

Tembisa on Angie Maphetho street. The routes running  

through the Thelle Mogoerane study area would be  

mainly complimentary routes and local feeder routes.

Nguza Street, running past the main entrance of the  

Hospital, and the intersecting Sam Sekoati street would 

do well to facilitate efficient movement through the 

Thelle Mogoerane Precinct.

A well developed Sam Sekoati Avenue and Sitohimela

Street would do well to create a local health precint

'movement loop'. Greater public transport circulation  

would be achiveable through fully servicing Umzukuza

Street right up to its link with Umkomiso Street to 

create  such a a movement loop that better connects

Vosloorus.

This proposed loop would connect Nguza, Umzukuza 

and  Umkomiso, allowing a way for those on the 

peripheries  of the precinct to also beneifit from the 

Vosloorus development.

PEDESTRIAN MOVEMENT

NMT / pedestrian infrastructure is poor within  the 

Precinct and thus requires improvement, so that it 

becomes more walkable, connected and safe.

RAIL MOVEMENT

Though there are rail lines running through the area  

there is no station in the Precinct. The nearest is the

Katlehong Kwesine station to the west of the 

Precinct.

IRPTN Trunk Route

Possible IRPTN Stations



SERVICE PROVISION

WATER:

The AADD falling within this area is reported to be 

approximately 468 kl/d. The water network is sufficient 

to accommodate the current and future demand, there 

are no master plan items falling within this area.

SEWER:

The sewer reticulation is reported to be sufficient to 

accommodate the current and future sewer flows. There 

are no master plan items falling within this area.

ELECTRICITY:

While electricity capacity data was not forthcoming at 

the time of reporting, data was captured in terms of 

electrical infrastructural capital investment for the 

municipality as a whole. The data relating to Brakpan

and Alberton is considered most pertinent to this study 

site.

0

100

200

300

400

500

600

20
07

20
08

20
09

20
10

20
11

20
12

20
13

20
14

20
15

20
16

20
17

20
18

20
19

20
20

20
21

20
22

20
23

20
24

20
25

20
26

20
27

R mil

Ekurhuleni Electricity Capital Program Summary

Olifantsfontein

Tembisa

Springs

Nigel

Kemptonpark

Germiston

Edenvale

Bedfordview

Brakpan

Boksburg

Benoni

Alberton
FIGURE 19

Current pattern of  

Zoning (Existing Devel-

opment Rights)



ZONING PATTERN

The study area’s zoning is dominated by 

residential, community facility, public 

services and social services.

This implies that the site is positioned 

very strongly for social amenity provision 

now and in future.

FIGURE 20
Current pattern of  

Zoning (Existing Devel-

opment Rights)



FIGURE 21

Land use patterns within the precinct.

LAND USE PATTERN

The land use pattern in the Precinct largely mirrors that of the zoning 

map, except for the numerous large tracts of public and social service 

land that have not yet been developed  for their intended purposes as 

yet and which remain vacant.

It should however be noted that the sites labelled 1 and 2 on the plan  

are currently being developed as outlined below:

1. Nursing accommodation and training facility development;

2. Taxi Rank / Transport Facility development

The presence of the Thelle Mogoerane Hospital, abovementioned 

nurses facility, and Botshelong Private Hospital in the north mean that 

the Precinct could become a niche medical node in future is marketed 

correctly by both private and public parties.

The precinct is also seen to have business /retail potential in future 

and this is explored further on in the report with the proposed/desired 

future land uses.

The taxi rank, and the public space between it and the hospital could 

result in the precinct also becoming supportive of the informal 

economy through the installation of traders stalls.

1

2



PROPOSED & CURRENT 

DEVELOPMENTS

The nurses housing and training facility is depicted in   

the plan adjacent. This facility will reinforce the area 

as a niche medical node.

FIGURE 23
Plan of the nurses housing and 

training facility

FIGURE 22
New Vosloorus Hospital

Transport / Taxi Rank Facility

The plan below outlines the extent and form of the 

taxi rank / transport facility currently under 
construction



THE SOCIO ECONOMIC 

ENVIRONMENT
The Thelle Mogoerane Precinct is dominated by low 

income residents of Xhosa, Zulu and Sesotho ethnicity. 

Education levels are at 40% and this is mirrored almost 

exactly by a 38% employment rate.

These statistics indicate a historically disadvantaged 

area that requires major intervention, particularly from a 

quality education provisioning perspective.

FIGURE 24
Socio economic statistics for 

the precinct



TABLE 1
Amenities Located in the Vicinity of Thelle

Mogoerane Precinct

SOC IAL  AMEN IT IES

The MSDF and Region A RSDF social facilities audits were used to discern gaps in the full range of facilities that can 

be  expected within a metropolitan environment. Again, CSIR standards were used as the benchmark to measure 

accessibility in terms of  acceptable minimum travel times/distances to facilities. Besides areas where there are gaps in 

data, the Thelle Mogoerane precinct is generally seen to be performing well from a social amenities perspective. 

Although there appear to be adequate educational facilities, the quality of these facilities may require deeper inspection  

due to the education and unemplyment statistics evident on the previous page.

Facilities No. in EMM No. Required in EMM No. in Region F No. Required Precinct:

THELLE - MOGOERANE

Does the precinct meet 

CSIR s

Health

Regional Hospital 7 - 2 - Yes,  one within Precinct y

District Hospital 1 3 1 None within precinct, closest is 16km away Y

Clinic 75 - 23 None Within Precinct, nearest is 1Km away Y

Community Day Care 

Centre

2 - No data NA

Satellite Clinic 1 - - None within Precinct, nearest 22Km away N

Community Health Centre 6 16 3 6 No data NA

Mobile service 36 No data NA

Health Post 1 - NA

Fire Station 28 26 6 9 None within  Thelle - Mogoerane Precinct, Closet is 2Km away Y

Police Station 43 26 11 9 None within Thelle - Mogoerane , closest is 2Km away Y

Community

Community Hall 54 44 13 16 None within Thelle - Mogoerane  Precinct, Closet is 8Km away Y

Cemetery 57 482.2ha 15 167.7 ha 1 Cemetery within Thelle - Mogoerane  Situated South East of the 

Precinct at 4.8 ha  

Y

Education

Tertiary Institution 6 1 No tertiary institutes within Thelle - Mogoerane, nearest is 6Km 

away

Y

Secondary School 113 223 38 78 None within Thelle - Mogoerane  Precinct, closest is 800m away Y

Primary School 323 398 91 139 One primary school within Thelle - Mogoerane  Y

Creches 727 932 183 325 One Creche within precinct Y

Sporting

Sports Stadium 52 341 13 16 None within Thelle - Mogoerane  Nearest is 2Km away Y

Swimming Pool Complex 37 377 8 12 No data NA



SYNTHESIS: KEY ISSUES
The table below provides a summary of the key issues emerging from the status quo  

assessment of the Thelle Mogoerane Precinct. These inform the future vision and associated 

interventions that follow in the next section.

BIOPHYSICAL SOCIO-ECONOMIC BUILT ENVIRONMENT

STRENGTHS
• Proximity to protected areas and 

biodiversity  resources

• Relatively unencumbered surface

conditions

• Established residential

neighborhood/communities

• Emergence as a niche medical precinct with 

sound public transport infrastructure

• Hospital Investment

• Significant vacant land 

opportunities  

• Proximity to the Gold Spot node

and Inland Port to the south

• Proximity to N3

WEAKNESSES

• Limited biodiversity resources within 

study  area

• Low education, employment and 

income levels of residents in precinct

• Limited local employment 

opportunities  

• Located in an area of

deprivation/poverty

• Provision of services and amenities

• Marginalised location relative to key 

urban  opportunities

• Low densities & thresholds

• Short to medium term connectivity

• Poor NMT

OPPORTUNITES
• Establishing an open-space foothold  

Connection between existing 

ecological  connections/ corridors

• Establishment of an accessible higher order 

node  for the southern Vosloorus area

• IRPTN – TOD and 

Investment in Taxi Rank 

facility

• Investment in nurses 

facility

• Opportunities  Vacant

Land

• Significant nodal

potential  

• Longer term

connections

THREATS
• Potential dolomitic constraints to 

more  intensive development

• Continued deprivation, poverty cycle • Continual low-density expansion of fringe

TABLE 2
SWOT Analysis of the Thelle Mogoerane

Precinct
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FRAMING THE VISION FOR THELLE 

MOGOERANE
Intervention within the Thelle Mogoerane Hospital Precinct must build on the  

strengths of the area, whilst acknowledging and addressing its historical weaknesses. 

Based on the assessment of the precinct and its context, there are certain key design 

themes that must guide intervention in the area:

03
VISION &

FRAMEWORK
The Thelle Mogoerane Hospital Precinct is essentially a 

precinct for future urban infill. The Precinct contains sizeable, 

undeveloped parcels of land that can contribute to the 

transformation of the area if designed and developed 

appropriately. The vision behind the precinct plan is informed 

by the following theory:

• Firstly, it is critical to understand the positive role that urban 

design can play in supporting vital urban functions by creating a 

WELL CONSIDERED PUBIC REALM that supports  

contemporary urban spaces such as the Thelle Mogoerane

Hospital Precinct, creating usable and memorable public 

space  opportunities that are human-scaled, and which can 

stimulate/promote the informal economy.

• Secondly, the role of good transport planning will play a 

fundamental role in shaping the Thelle Mogoerane Precinct. It is 

essential that transport planning be undertaken in conjunction 

with urban planning, serving as a supportive discipline in what 

must be a common pursuit for a better preforming, efficient urban 

space. (Often the separation of these city structuring disciplines 

leads to fragmentation, where the optimisation of a traffic function 

for example occurs at the expense of good quality urbanism). As 

such, TRANSIT ORIENTED DEVELOPMENT is a key proposal 

for the future of Thelle Mogoerane, so that it responds to and 

draws from the energy of the future BRT station.

• Thirdly, the Thelle Mogoerane Hospital precinct must  

become a seam that integrates the communities  that 

surround it, rather than a barrier between  them. In this 

regard, the movement structure needs to respond 

accordingly so that GREATER LEVELS  OF MOVEMENT 

OCCUR THROUGH THE PRECINCT, through 

establishing connections to and from surrounding  urban 

system, maximising permeability through the  site, and 

ensuring continuity of movement through the  

neighbourhood. The concept should also facilitate an 

integrated network of movement patterns that offer a 

variety of choice for people. Permeability  should be 

enhanced for all users including vehicular  and pedestrian 

movement. A key development  objective is therefore 

improved physical integration  (with a balance of public 

transport and walkability).

• Fourthly, is it necessary to CREATE POSITIVE EDGE 

CONDITIONS within the precinct. Development should ensure 

positive edge conditions  between new and existing, between 

built and natural,  and a clear transition between public, semi-

public, semi-private and private realms. Creating a positive 

interface between the hospital (as a central landmark) and the 

precinct at large is of critical importance to the success of the 

precinct.



• Fifthly, development should reinforce the role of 

non-motorised transport, providing for safe 

pedestrian &  cycling movement, and linking to 

public transport  systems, so that NON-

MOTORISED MOVEMENT becomes a priority.

• Sixthly, development of the precinct should 

consider sustainable development  responses, 

enhance protection of and access to biophysical / 

open space resources, and adopt a physical 

response  that can adapt to changes over time. A  

key concern  here is moving the sustainability 

agenda further than a purely ‘green agenda’ in 

order to achieve URBAN SUSTAINABILITY&  

RESILIENCE.

In response to this theory, the Development Concept 

for the Thelle Magoerane  Precinct is premised around 

three key Spatial Elements or building blocks, as outlined 

below and elaborated on in the sections that follow:

1. A Movement & Circulation Lattice, that connects 

the  precinct to its context, and facilitates movement 

of  people and vehicles through and around the

precinct;

2. A Land Use Framework, that proposes uses and  

activities that relate to, and reinforce, the basic  

movement lattice, activiating key nodal points and  

optimising the inherent value of land within the  

precinct. This section includes  a built form 

framework and proposed building heights.

3. A Public Space Framework, that provides a system

of public environmental elements and connections

that function as a framework of capital investment

FIGURES 27-29
South African examples of an enhanced 

public realm



MOVEMENT & CIRCULATION  

FRAMEWORK
The basis of the movement and circulation structure  

stems from the desire to create lines of linkage  

through the Thelle Mogoerane Hospital precinct,  

and an integrated movement lattice to support new  

development opportunities.

The movement and circulation framework suggests  

proposals that reinforce the vision of an integrated  

mixed-use environment. The framework identifies a  

hierarchy of routes ranging from a boulevard-type  

crescent down to a local pedestrian arcade/plaza 

space, as well as gateway-like traffic circles at key 

points.

It is important that the detailing of these streets  not 

only acknowledges their functional circulation  

requirements, but also acknowledges their role as  

critical components of the public domain. As such, it is 

intended to be human-scaled and memorable – rather 

than  purely functional. Therefore, particularly at a local 

level, the development  of streets must reinforce their 

role as a shared space, and as a space for economic and 

community engagement

Parking is another important consideration, which should be 

created in a way that they can be used dually in the evening 

to promote active life during nights or weekends on hard 

spaces – e.g. promote uses like flea markets, traders stalls 

etc.

FIGURES 27-29
Examples of an enhanced public realm with 

dualistic (shared space) functions



FIGURE 30
The proposed movement framework for  Thelle

Mogoerane Precinct. Note the plaza as a key 

interface between the hospital and taxi rank, as well 

as a proposed NMT route along Ukusuka Street to 

enhance connectivity to the sportsfield located at the 

‘back’ of the hospital.



LAND USE FRAMEWORK
The desired land uses and activity concept for the Thelle Mogoerane Precinct is 

reflected in the plan overleaf. Based on the status quo findings and informed by the 

city’s SLP development framework, the following key activity areas are proposed:

2

4

5

6
TAXI RANK - Currently under construction, the Taxi  

Faxility provides a major generator of pedestrian and  

related activity in the precinct. It is important, however,  

that the facility have a positive and open interface with  

the surrounding context, rather than being fenced in.

RETAIL/COMMERCIAL CENTRE - proposed develop-

ment of a street-oriented retail development adjoining

the taxi facility.

MIXED USE / COMMERCIAL- A more intensive, mixed-

use precinct is proposed for the area just north of the  Taxi 

Facility, as part of a broader nodal area. The intent  is to 

promote retail uses on the ground floor, with resi- dential 

units above.

NURSES ACCOMODATION - Planned accomodation  

and training facility for staff of the new Hospital. Over  

time, this facility should be configured to allow amore  

positive interface with the surrounding settlement, as  

well as with the new proposed Boulevard.

OPEN SPACE- Proposed neighborhood park facility,  

possibly utilising the topographic features of the site  as 

part of the design (eg: existing excavated area to be  

explored as a possible water feature that could tie into  

new green infrastructure and stormwater installations  

(Bioswales,etc. – see WSUDS guidelines in Annexures 

section)

3

1

7

THELLE MAGOERANE HOSPITAL - the focus of the  

precinct and key activity generator. Intervention should  

seek to better integrate the facility with its surrounding  

context, and look at optimising pedestrian access be-

tween the facility and the precinct as a whole.

CEMETERY GARDENS - Open space intervention pro-

viding an interface with the existing facility, through a  

possible Memorial Garden or similar use.

8 RESIDENTIAL - Development of new residential units  

(predominantely medium rise attached dwellings) within  

the precinct. It is important that a mix of typologies and  

incomes be accomodated within the precinct, with  more 

intensive and denser developments being located  closer

to

9 HIGH DENSITY RESIDENTIAL – In line with TOD 

standards, high density residential development is 

proposed in proximity to the BRT station, where most foot 

traffic will be within the Precinct – thus contributing to 

convenience and better connectivity for residents.
FIGURES 31-32
Examples of engaging urban life through well 

planned spaces
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FIGURE 33
Desired land use categories for the 

Thelle Mogoerane Hospital Precinct.



TABLE 3

Total area calculations for each of the 

desired land uses. There is a primary 

focus on land for future residential 

development, future  redevelopment, 

social facilities, roads, public open space 

and business/retail.

TABLE 4

Bulk Calculations according to desired 

land uses



BUILT FORM FRAMEWORK

The Built Form Framework is intended to guide  the 

future form of development within the Thelle  

Mogoerane Precinct to meet the objectives and  

intentions of the vision, specifically with regards to

issues such as building interface, scale of buildings, and  

the overall look and feel of the precinct.

The built form framework provides the basis for a 

more  elaborate set of development guidelines that 

give  specific guidance on these issues and objectives

in greater detail.

The plan overleaf provides an overview of the basic  built 

form guidelines, and sets out the following specific  

controls:

• Building footprint or envelope;

• Buildings requiring specific Architectural  

Accentuation; 

• Areas requiring active building  frontages;

• Visual Connections to be respected;

• Parking areas;

• Potential Gateway Elements.

Note that additional guidance is provided in the 

Annexures Section.

FIGURE 34
Schematic section of built form



Development Guidelines form an integral part of the Precinct Plan for the Thelle  

Magoerana Hospital Precinct. On the one hand, the intent of the Guidelines is to 

ensure  a level of continuity between the Development Vision that has been 

developed for the  Precinct, and the actual built form that materialises on site.

These urban design guidelines direct new development  

within the Thelle Mogoerane Hospital Precinct. The  

guidelines must present a clear vision and a set of  

priority directions to ensure that new development

is compatible with the existing built fabric, creates  

an attractive and safe pedestrian realm, supports

alternative modes of transportation (i.e. walking, cycling

and transit), maximises land uses, has a positive aesthetic

and is environmentally sustainable.

New buildings within the Precinct should be designed  

to address and frame streets and open spaces.

Generally, new buildings should be appropriately  

massed and articulated to minimize their presence  

from adjacent streetscapes, and provide appropriate  

transitions to nearby residential neighbourhoods.

The diagram alongside suggests a basic framework  

for the guidelines in terms of different development  

conditions relating to the development concept.

FIGURE 35
Proposed development vision and 

building articulation of the Thelle

Mogoerane Hospital Precinct.



• Buildings should be positioned to frame abutting  

streets, sidewalks, parking areas and public spaces.

• On corner sites, buildings should be designed to  

frame both the primary and the secondary street.

• Where a building abuts a natural heritage feature  

or open space, the interface should create  

opportunities for easy public access and viewing  

from streets and adjacent developments. It is  

therefore encouraged that where possible, new  

developments in this condition face and open  

towards the public open space.

• Building’s main entrances should be directly  

accessible from public sidewalks.

• Buildings within active edge zones should be built  

to the front property line, or applicable set-back  

line, to create a continuous streetwall.

• Development within active edge zones should have  

a 100% frontage if there is side access and 75% if  

there is no side access.

BUILDING ORIENTATION AND FRONTAGE

The relationship of buildings to one another, and to streets and open  

spaces, influences the amount of energy they consume, the comfort  of 

pedestrians at the street, and the quality of interior spaces. Buildings  should 

frame streets and open spaces, and preserve desirable views.

PRIMARY BUILDING FOOTPRINT PRIMARY BUILDING FRONTAGE

• Buildings within public edge zones should be built  

to the front property line, or applicable set-back  

line.

• Development within active edge zones should have  

a minimum of 50% frontage

• The remaining 50% of the building frontage can be  

set back a maximum of 5 metres to accommodate  

lobby entrances, bicycle parking, or outdoor

communal areas.

FIGURES 36-38
Examples of positive building frontages



BUILDING HEIGHTS

The ability of buildings to fit into the  

existing context, and contribute 

positively  to the character of the 

streetscape, is  imperative to ensuring 

successful new  development within 

the Thelle Mogoerane Hospital 

Precinct. New buildings within  active 

edge zones should have a mid-

rise scale (up to 4 storey) that 

promotes  humanscaled development, 

minimizes  adverse impacts on 

adjacent streetscapes,  and provides 

appropriate transitions to  nearby 

residential neighbourhoods.

• All new buildings within active edge zones must  

achieve a minimum height of 7.5 metres (2-storeys)  

to promote intensification and ensure the most  

efficient use of existing infrastructure.

• New buildings within public edge zones should  

have a lower-rise scale (2 to 4-storeys) that

promotes humanscaled development, minimizes  

adverse impacts on adjacent streetscapes,

and provides appropriate transitions to nearby  

residential neighbourhoods.

• In the case of buildings that adjoin established low-

density residential suburbs, the height in this case  

should be kept to 2 stories.

FIGURE 39
Proposed building heights



PUBLIC SPACE FRAMEWORK

A high quality urban environment with well developed  

hard and soft public spaces will form an integral part of  

the Precinct development.

Streets forming part of the public space system are well

developed with supportive edges giving streets a sense

of enclosure and protection. Trees line all major streets

offering shade to pedestrians and serving to define and

add quality to streets.

The public realm contains carefully crafted public  

spaces each having their own identity and sense of  

place. Special buildings and places anchor and support  

public spaces and serves as important reference points  

contributing to a legible environment.

The public environment envisaged in the precinct is one  

of rich and activite street edges, focused public plazas  

and civic spaves, and high quality passive space in the  

form of the proposed park.

Importantly, the zone between the ‘back’ of Thelle

Mogoerane Hospital and sports field required 

softening through the addition of street trees and 

attractively paved walkways.

FIGURES 40-42
Examples of appealing open 

space planning



FIGURE 43
The proposed open space elements of 

the Thelle Mogoerane Precinct



Thelle

Mogoerane  

Hospital

Taxi Facility  

as a focus  

of activity  

patterns

FIGURE 44
Elevated 3D View of the overall precinct 

concept from the north
ELEVATED 3D VIEWS



Thelle

Mogoerane  

Hospital

New Park Area

Taxi Facility  

as a focus  

of activity  

patterns

FIGURE 45
Elevated 3D View of the overall precinct 

concept from the west
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IMPLEMENTING PHASE 1 OF THE PRECINCT

The preceding section of the report outlined the 

proposed development vision for the Thelle 

Mogoerane study area. Various controls to guide the 

development have been presented and illustrated 

however in order to unlock development within the 

area, an “Action Plan or process” needs to be 

developed in order to release catalytic phases 

incrementally. The Implementation section is thus 

aimed at identifying and defining specific projects to 

be implemented as part of the development of the 

precinct.  It is a road map highlighting the necessary 

steps to follow to ensure the development of Phase 1 

of the development.

The precinct is divided into 4 key phases guiding the 

way in which development is expected to unfold. The 

phasing is illustrated on the plan on the next page. 

This section identifies projects for Phase1 only.  

The implementation of each is geared towards the 

realisation of one of the following two strategies: 

1. Planning approval and Implementation set up,

2. Develop the Core Mixed Use precinct - Phase 

1,

Each of the projects proposed under the strategies 

above, has been assigned a proposed timeframe by 

which it is anticipated that it would be implemented. 

The time frames have been set to range between, 

Immediate and Long term. The classification of these 

timeframes are provided as follows: 

 Immediate: these are actions or projects that 

require  immediate action/ implementation. These 

are generally operational / maintenance related 

projects that could be realised without much project 

detail or further studies, some of which may be 

a meeting with key strategic stakeholders, line or 

Provincial. Department to co-ordinate resources etc. 

It is proposed a timeframe of 1 to 2 years for this 

classification.

 Short-term: These projects generally require some 

detail design work and possibly further engagement 

and or acquisition of funding etc. These projects 

may require specific briefs drawn up and will need 

to go out on  tender and therefore these timeframes 

would need to be factored in the programme. It is 

proposed a timeframe of 2 to 5 years although it is 

highly dependent on the project and what approvals 

are required for instance TIA or EIA, SPLUMA etc 

which would need to considered in the timeframe.

 Medium-term: These are projects that are more 

intensive design detailed or research driven projects  

requiring a fair amount of project detailing, 

approvals etc. and therefore can not be 

implemented or considered in the short term. These 

are capital intensive projects and may require large 

outlay of capital for implementation. It is proposed a 

timeframe of 5 to 10 years

 Long-term: These projects are often reliant on the 

short and medium term projects being completed 

before being considered for implementation. They 

are reliant on a sequence of events to be 

undertaken before being considered as a project. 

These projects are also often dependent on a series 

of high level studies as the projects are often 

visionary and requires many detailed studies to 

refine the vision. It is proposed a timeframe of 10 to 

15± years

It is important to note that due to a large percentage 

of the precinct in municipal ownership, most of the 

projects identified for Phase 1 can be realised almost 

immediately by the municipality.

This section of the report will also provide a summary 

sheet of all of the proposed projects for Phase 1. It 

will also include 3D visual images reflecting the 

intended vision. Detailed project sheets for each 

project within Phase 1 are prepared and will include a 

host of information found towards the end of this 

section.

The proposed release of Phase 1 was a deliberate 

design intervention to release this catalytic precinct 

which hosts a Retail Centre, Proposed BRT, 

Business/retail opportunity and Residential/Mixed use 

development. The remainder of the phases cannot be 

fixed and the aim is to ensure as much flexibility as 

possible to respond to market demand and private 

sector investor needs. For instance, Phase 3 and 4 

(Residential) could be developed much sooner which 

will be dependent on market forces as well as 

infrastructure phasing. It is the responsibility of the 

Ekurhuleni Municipality to manage and monitor all 

interest in the precinct to ensure the overall vision is 

achieved.
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The core precinct of Thelle Mogoerane has been 

divided up into four phases, in a prioritised 

manner (see plan on the right) 

Phase 1 (outlined on the adjacent plan in red) 

forms the focus of this section, whereby individual 

projects are packaged for short-term 

implementation.

The overarching land uses within Phase 1 are:

• Business / Retail / Offices

• Linear Urban Space (which may contain 

Informal Trading)

• Residential/Mixed Use

• Retail/Business Centre

• Taxi Rank- under construction

• Hospital- existing

• Road Reserves

Note: Annexures A-G provide broad future 

guidelines for development and urban 

management for this phase of the precinct, as 

well as consideration for prioritising future 

projects.

BRT station

Retail/ Business 
Centre

Business/  Office

Residential/Mixed Use

Hospital

Taxi Rank +Trading

Under Construction

Under Construction

FIGURE 46
Overview of development 

phasing
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The plan on the right reflects the current land 

ownership tenure within Thelle Mogoerane.

As indicated earlier, a majority of the land are 

within the Ekurhuleni Municipality ownership 

which is reflected as a blue hatch on the plan to 

the right. A small proponent of land is owned by 

National Government reflected as an orange fill on 

the plan to the right.

Off interest, Phase 1 where a bulk of the key 

catalytic projects are contained are within 

Ekurhuleni Municipality ownership. This elevates

Thelle Mogoerane over and above other areas 

within the Ekurhuleni Municipality as a priority 

zone for immediate implementation.

PHASE 1

FIGURE 47
Land ownership
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PHASE 1 PROPOSED CONTROLS

Note:
1. Retail can be phased in accordance with market demand. The estimated yield is indicating future intent
2. The above uses indicates the desired activities. Any other use will be in accordance with permitted uses as per the scheme and municipal intent

The desired land uses and controls proposed for Phase 1 of the 

precinct are outlined in the table below. The site numbers and 

associated controls in the table align with the numbers on the 

areas of the adjacent map of the precinct.

Phase 1, comprises a total site area of approximately 23 

hectares which includes the Hospital and Taxi Rank. The total 

GLA within Phase 1 is estimated at 52 417m2. The maximum 

building heights proposed are 4 storey blocks, with FARs of up 

to 1,2 ha.

Thelle Mogoerane  Density Controls Table- Phase 1

Site
No (Town 
Planning no’s)

Proposed Site 
Area(M2) Desired Activity Patterns

Proposed
height (max 
storeys)

Proposed 
FAR

Proposed
GLA

1 7 832 Residential/Mixed Use 4 1,2 9398

2 5 782 Residential/Mixed Use 4 1,2 6938

3 3 110 Residential/Mixed Use 4 1,2 3732

4 3 426 Residential/Mixed Use 4 1,2 4111

5 1 987 Business/Retail/Office 3 0,6 1192

6 2 926 Business/Retail/Office 3 0,6 1756

7 2 960 Business/Retail/Office 3 0,6 1776

8 3 223 Business/Retail/Office 3 0,6 1934

9 3 452 Business/Retail/Office 3 0,6 2071

10 16 163 Retail/Business Centre 3 0,8 12930

11 1 347 Park 0

12 780 Park 0

13 8 558 Urban Space 0

14 32 891 Taxi Rank 2 0,2 6578

15 74 842 Hospital 0

61 010 Road Reserves 0,0 0

TOTAL 
GLA BASED ON 
PRECINCT 
FRAMEWORK 230 289 52417

1 2 3 4

5
6 7

89

10

11

12 13

14
15

FIGURE 48
Locations of development controls

TABLE 5
Overview of development controls
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PHASE 1 CATALYTIC PROJECTS LIST

PROJECT 
NO 

STRATEGY AND PROJECT TIMEFRAME/ 
PRIORITY

COMBINED CAPITAL & OPERATIONAL 
BUDGET ESTIMATE*

CATEGORY 1:  PLANNING APPROVAL AND IMPLEMENTATION SET UP
TOTAL ZAR: 6 000 000

1
Thelle Mogoerane Phase 1 Precinct Design Immediate R3 000 000

2
Survey, consolidation, Sub-division and 
Rezoning Of Land (Scheme Amendment) 
(SPLUMA)

Immediate R3 000 000

CATEGORY 2:  DEVELOP CORE MIXED USE PRECINCT - PHASE 1
TOTAL ZAR: 28 100 000 (exclusive of IRPTN)

3
Develop Public Urban Linear Space including 
Traffic Circles, additional trading stalls as well 
as Gateway elements within circles

Short Term R8 900 000

4
Construct And Upgrade New Roads and bulk 
infrastructure within The Precinct

Short Term R18 300 000

5
Develop Necessary IRPTN Infrastructure Station 
To Support Initial Development

Short Term TBD

6
Facilitate The Development of The Retail 
Centre Site through Public Private 
Partnerships (PPP’s)

Short Term R300 000

7
Release of Residential/Mixed use opportunity 
within Precinct- PPP’s

Short Term R300 000

8
Release of Retail/Business opportunity within 
Precinct- PPP’s

Short Term R 300 000

In line with the proposed land uses in Phase 1 of the 

precinct, a series of catalytic projects are proposed in the 

table below, and elaborated on in the project sheets 

which follow. 

These projects below have been split accordingly into 

planning versus more developmental/capital projects. 

The associated project sheets that follow assign 

responsibility and timeframes to various internal and 

external stakeholders – both government and private. 

*Budget is an Estimate and  Reflects Construction and Internal Operational Cost Only (Excludes Site Preparation 
Costs, P and G's, Contingencies, Escalation and External Professional Fees, VAT and equates to an additional ± 60% 
To Total – Varies)

All of the catalytic projects below are proposed for the 

immediate to short term, to incept the necessary 

activity and life into this precinct, in the hopes of 

catalysing further activity in future.

Draft budgets and funding methods are also itemised 

in each project sheet as a guideline. However, since 

these are high-level, each project will require more 

detailed planning and budgeting by the officials 

responsible.

Thelle Mogoerane
Hospital

1

2

3

4

5 6

7

8

Taxi Rank

Retail Centre

Residential/Mixed use

Business/Retail

FIGURE 49
Locations of catalytic projects

TABLE 6
Overview of catalytic projects
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3D IMAGES

The following series of slides illustrates 3 dimensional  views of 

a portion of  the Phase 1 Precinct. The image conveys the 

design concept intention however are not reflective of the final 

material palette/ finishes and or architectural language etc. 

These will be undertaken as a separate detail design study at a 

later stage.

The four image locations are illustrated on the plan on the right.

Retail 
Centre

2

FIGURE 50
Locations of 3D views
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3D IMAGE 1. This view illustrates the Business/Retail use at the junction of the Traffic Circle. It also reflects a portion of the proposed Traffic Circle as well as the Urban space with trading stalls fronting the hospital.

FIGURE 51
3D view 1
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3D IMAGE 2. This view illustrates the Urban space zone. A linear space fronting the hospital which will become a thoroughfare for commuters using the Taxi facility as well as the hospital. The space will be landscaped 

with benches, trees, feature lighting including trading opportunity for the local community. 

FIGURE 52
3D view 2



573D IMAGE 3. This view is taken from the Urban space looking towards the Taxi Facility. It demonstrates the ease of movement for commuters from the Taxi Rank into the Urban Space.

FIGURE 53
3D view 3



583D IMAGE  4. This view illustrates the mixed use/residential development within the precinct . The intent is for the built form to frame key intersections, in this case the proposed Traffic circle

FIGURE 54
3D view 4
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PROJECT NO: 1 PROJECT TITLE: Thelle Mogoerane Phase 1 Precinct 

Design

PROJECT TYPE: Urban Design & Planning PROJECT ILLUSTRATION:

PROJECT DESCRIPTION/SIGNIFICANCE:
• Detailed precinct design plan with sufficient detail for municipality to package tangible projects /RFPs for developers. 

The plan will compromise detailed level design to inform the implementation of identified projects. 

KEY PROJECT 
COMPONENTS:

ENGINEERING SERVICE CAPACITY:

1.Detailed precinct design plan
2.Detailed zoning controls  and form 

based codes
3.Detailed TRL and bulk engineering 

design
4.Detailed landscape plan
5.Action plan & costs
6.PPP arrangements

1.Need to consult GLS Engineering about water and sewer capacities
2.Electricity capacity is unknown – requires interviews
3.Preparation of bulk service drawings for discussion with Infrastructure 

departments during Precinct design phase.

ADDITIONAL STUDIES 
REQUIRED:

INSTITUTIONAL: IMPLEMENTORS:

INTERNAL: EXTERNAL:

1. EIA N/A 1. URBAN MANAGEMENT: Develop
mechanisms for a future Urban 
Management Zone within precinct

Key 
Department 
(s):
1.City 

Planning: 
Spatial 
Planning

2.Urban 
Manage-
ment

Supported 
By:
1.Economic 

Develop-
ment

Key
Stakeholder 
(s):
1.National 

Govern-
ment (e.g. 
Treasury)

2.Provincial 
Govern-
ment (e.g. 
COGTA)

2. TRAFFIC ASSESSMENT/ 
TIA

3. PLANNING STUDY 2. INCENTIVES: N/A
To be considered when entering into 
PPP’s to initiate development. Land cost 
reductions or incentives such as rates 
rebate to induce investors within 
precinct.

4. URBAN DESIGN

5. ARCHITECTURE 3. FINANCING OPTIONS: Annual 
governmental operational budgets, 
National Treasury funding if area deemed 
as an Hub and is considered previously 
disadvantaged- Technical+ Capital grant 
funding will be allocated.

6. OTHER: Geotechnical and 
Environmental studies to Inform 
Detailed Precinct Layout, & QS 
Costing

PHASING: IMMEDIATE
(0-2 YRS)

SHORT 
(2-5 YRS)

MEDIUM   (5-
10 YRS)

LONG
(10-15+ YRS)

x

BUDGET: *Budget Reflects Construction 

and Internal Operational Cost Only (Excludes Site 
Preparation Costs, P and G's, Contingencies, 
Escalation and External Professional Fees, 
Additional ± 60% To Total – Varies)

CAPITAL: OPERATIONAL: CADASTRAL DESCRIPTION: The affected properties are described as the following  7112, 
599, 1659-1664, 1683-1694,1669-1681,1697-1719,1720-1736,1737-1749,1866 ERF of 
Vosloorus

N/A ZAR 3 000 000 

PROJECT IMPLEMENTATION SHEETS

1
Taxi Rank

Retail Centre

Residential/Mixed use

Business/Retail

TABLE 7
Priority Project 1
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PROJECT NO: 2 PROJECT TITLE: Survey, Consolidation, Sub-division and 

Rezoning Of Land (SPLUMA)

PROJECT TYPE: Statutory Planning PROJECT ILLUSTRATION:

PROJECT DESCRIPTION/SIGNIFICANCE:
• Detailed statutory process including land survey, pegging, registering at SG office etc. and planning 

related work to achieve a ready state for developers to buy into the precinct

KEY PROJECT 
COMPONENTS:

ENGINEERING SERVICE CAPACITY:

1.Surveys & Registration to SG 
Office

2.Consolidation,
3.Sub-division and Rezoning Of 

Land (SPLUMA)

N/A

ADDITIONAL STUDIES 
REQUIRED:

INSTITUTIONAL: IMPLEMENTORS:

INTERNAL: EXTERNAL:

1. EIA 1. URBAN MANAGEMENT: N/A Key 
Department
(s):
1.City 

Planning: 
Spatial 
planning

2.Facilities & 
Real Estate

3.Urban 
Manage-
ment

Key
Stakeholder 
(s):
1.National 

Govern-
ment (e.g. 
Treasury)

2.Provincial 
Govern-
ment (e.g. 
COGTA)

2. TRAFFIC ASSESSMENT/ 
TIA

N/A

3. PLANNING STUDY 2. INCENTIVES: N/A

4. URBAN DESIGN N/A

5. ARCHITECTURE N/A 3. FINANCING OPTIONS:
• Government funding

6. OTHER:  Land Surveyor/ 
conveyancer and other specialists 
deemed necessary for SPLUMA 
submission and approval

PHASING: IMMEDIATE
(0-2 YRS)

SHORT 
(2-5 YRS)

MEDIUM   (5-
10 YRS)

LONG
(10-15+ YRS)

x

BUDGET: *Budget Reflects Construction 

and Internal Operational Cost Only (Excludes Site 
Preparation Costs, P and G's, Contingencies, 
Escalation and External Professional Fees, 
Additional ± 60% To Total – Varies)

CAPITAL: OPERATIONAL: CADASTRAL DESCRIPTION: The affected properties are described as the following  7112, 
599, 1659-1664, 1683-1694,1669-1681,1697-1719,1720-1736,1737-1749,1866 ERF of 
Vosloorus

N/A ZAR 3 000 000.00

2
Taxi Rank

Retail Centre

Residential/Mixed use

Business/Retail

TABLE 8
Priority Project 2
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PROJECT NO: 3 PROJECT TITLE: Develop Public Urban Linear Space 

including Traffic Circles, additional Trading stalls as well as 
Gateway elements within Circles.

PROJECT TYPE: Urban Design/ Engineering 

Construction

PROJECT ILLUSTRATION:

PROJECT DESCRIPTION/SIGNIFICANCE:
• Construction of Urban Linear Space fronting the hospital. The intension is to create a pedestrian friendly urban space that accommodates 

informal trading, a landscaped paved environment that is surveillance and managed for people using the hospital, Taxi facility as well as 
proposed uses within the precinct.

KEY PROJECT 
COMPONENTS:

ENGINEERING SERVICE CAPACITY:

1. Paving (Artevia) 8880m2 X R600 (rate varies)
2. Trees (150 litre): 37 @R5000 (6m spacing)
3. Benches – polymer concrete:22 @ R7000
4. Feature Lighting : 22@R30000 (10m spacing)
5. Bins: 11@R2500(20m spacing)
6. Trading stalls: 12@R15000(10m2 pods)
7. Traffic circles: 7501m2 @ R300 (paving)

1. Irrigation- sleeves for Trees;
2. Sleeves for lighting;
3. Relocation and or upgrade of certain bulk services;
4. Excavation and new layer works may be required;
5. Detailed engineering plan needs to be undertaken and approved.

ADDITIONAL STUDIES 
REQUIRED:

INSTITUTIONAL: IMPLEMENTORS:

INTERNAL: EXTERNAL:

1. EIA 1. URBAN MANAGEMENT: 
• Urban Management Zone 

rules to apply

Key 
Department
(s):
1.Transport
2.Roads & 

storm-
water

Supported 
By:
1.City 

Planning:
Spatial 
Planning

2.Urban 
Manage-
ment

Key
Stakeholder:
1.Provincial

Supported By:
1.Surrounding 

developers + 
hospital

2. TRAFFIC ASSESSMENT/ 
TIA

N/A

3. PLANNING STUDY N/A 2. INCENTIVES: 

4. URBAN DESIGN

5. ARCHITECTURE 3. FINANCING OPTIONS: 
• MIG Funding
• Budgeted government funds
• National Treasury, DBSA6. OTHER: Landscape 

architecture, engineering 
construction drawings

PHASING: IMMEDIATE
(0-2 YRS)

SHORT 
(2-5 YRS)

MEDIUM   (5-
10 YRS)

LONG
(10-15+ YRS)

x

BUDGET: *Budget Reflects Construction 

and Internal Operational Cost Only (Excludes Site 
Preparation Costs, P and G's, Contingencies, 
Escalation and External Professional Fees, 
Additional ± 60% To Total – Varies)

CAPITAL: OPERATIONAL: CADASTRAL DESCRIPTION: Road Reserve

ZAR 8 900 000.00

Develop a Traffic circle with 
gateway feature

Develop a Traffic circle with 
gateway feature

Create an urban space that 
is pedestrianised. It will 
consist of feature lighting, 
paving, bench’s, trees and 
trading zones. Zone should 
be one level so the space 
reads as an extension of 
the hospital and taxi rank

Taxi Rank

Thelle Mogoerane
Hospital

TABLE 9
Priority Project 3
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PROJECT NO: 4 PROJECT TITLE: Construct And Upgrade New Roads and 

Bulk infrastructure within The Precinct

PROJECT TYPE: Design & Construction PROJECT ILLUSTRATION:

PROJECT DESCRIPTION/SIGNIFICANCE:
• Design and construct new roads, with curbing, sidewalks, paving treatments, lighting, trees bollards and services 
• Place emphasis on the public realm and therefore enhance key routes , which will translate  to new investments and 

show up-front commitments by the municipality

KEY PROJECT 
COMPONENTS:

ENGINEERING SERVICE CAPACITY:

1. Roads-Asphalt: 20677m2 @R500m2
2. Sidewalks: 7850m2@R300(pavers)
3. Trees (150 litre): 110 @R3000 (10m spacing)

4. Lighting : 45@R15000 (24m spacing)

5. Bins: 22@R2000 (50m spacing)

6. Traffic circle+ crossing: 5258m2 @ R300

1.Irrigation- sleeves for Trees;
2.Sleeves for lighting;
3.Relocation and or upgrade of certain bulk services;
4.Excavation and new layer works may be required- new roads;
5.Detailed engineering plan needs to be undertaken and approved.

ADDITIONAL STUDIES 
REQUIRED:

INSTITUTIONAL: IMPLEMENTORS:

INTERNAL: EXTERNAL:

1. EIA N/A 1. URBAN MANAGEMENT: 
• Urban Management Zone 

rules to apply

Key 
Department
(s):
1.Transport
2.Roads & 

storm-
water

Supported 
By:
1.City 

Planning:
Spatial 
Planning

2.Urban 
Manage-
ment

Key
Stakeholder:
1.Provincial

2. TRAFFIC ASSESSMENT/ 
TIA

3. PLANNING STUDY N/A 2. INCENTIVES:

4. URBAN DESIGN

5. ARCHITECTURE 3. FINANCING OPTIONS: 
• MIG Funding
• Budgeted government funds
• National Treasury, DBSA6. OTHER: Landscape 

architecture, engineering 
construction drawings

PHASING: IMMEDIATE
(0-2 YRS)

SHORT 
(2-5 YRS)

MEDIUM   (5-
10 YRS)

LONG
(10-15+ YRS)

x

BUDGET: *Budget Reflects 

Construction and Internal Operational Cost 
Only (Excludes Site Preparation Costs, P and 
G's, Contingencies, Escalation and External 
Professional Fees, Additional ± 60% To 
Total – Varies)

CAPITAL: OPERATIONAL: CADASTRAL DESCRIPTION: Existing Road reserve and properties affected are as 

follows 1672,1670,1671,1722, 1720,1734,1733,1732, 1723,1731, 1729,1742,1743, 
1735,1719, 1677,1678,1679,1680,1681,1868,1756,1755 ERF of Vosloorus

ZAR 18 300 000.00

4
Taxi Rank

Retail Centre

Business/Retail

Residential/Mixed use

TABLE 10

Priority Project 4
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PROJECT NO: 5 PROJECT TITLE: Develop Necessary IRPTN Infrastructure 

& Station To Support Initial Development

PROJECT TYPE: Public Transit Planning & 

Design

PROJECT ILLUSTRATION:

PROJECT DESCRIPTION/SIGNIFICANCE:
• Engage with national DoT to roll-out necessary BRT infrastructure and station in precinct. Project may be 

combined with Project 4.

KEY PROJECT 
COMPONENTS:

ENGINEERING SERVICE CAPACITY:

1.Ensure timely and appropriate 
roll-out of IRPTN infrastructure 
in precinct, acknowledging its 
catalytic role 

2.Station & precinct design

1.Need to consult GLS Engineering about water and sewer and 
electrical capacities.

ADDITIONAL STUDIES 
REQUIRED:

INSTITUTIONAL: IMPLEMENTORS:

INTERNAL: EXTERNAL:

1. EIA 1. URBAN MANAGEMENT: 
• Urban Management Zone 

rules to apply

Key 
Department
(s):
1.Transport

Supported 
By:
1.City 

Planning: 
Spatial 
Planning

2.Urban 
Manage-
ment

Key
Stakeholder:
1.National

DOT2. TRAFFIC ASSESSMENT/ 
TIA

3. PLANNING STUDY 2. INCENTIVES:

4. URBAN DESIGN

5. ARCHITECTURE 3. FINANCING OPTIONS:
• Government Funding 

(National Treasury)
• DBSA funding6. OTHER: All relevant disciplines to 

complete a full specialist team

PHASING: IMMEDIATE
(0-2 YRS)

SHORT 
(2-5 YRS)

MEDIUM   (5-
10 YRS)

LONG
(10-15+ YRS)

x x

BUDGET: *Budget Reflects Construction 

and Internal Operational Cost Only (Excludes Site 
Preparation Costs, P and G's, Contingencies, 
Escalation and External Professional Fees, 
Additional ± 60% To Total – Varies)

CAPITAL: OPERATIONAL: CADASTRAL DESCRIPTION: n/a

Dependent on Provincial 
Budgets

To Be Determined

Taxi Rank

Retail Centre
Proposed BRT station, 
connections with Taxi rank 
and linkages to proposed 
Retail Centre- to be 
resolved in detail design

TABLE 11
Priority Project 5
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PROJECT NO: 6 PROJECT TITLE: Facilitate the Development of the Retail Centre 

Site through Public Private Partnerships

PROJECT TYPE: PPP – Planning, Design & 

Construction

PROJECT ILLUSTRATION:

PROJECT DESCRIPTION/SIGNIFICANCE:
• Develop a Retail centre or business centre in the vicinity of the Taxi Rank- could be a phased development.
• This centre is viewed as a catalyst within the precinct to induce other development

KEY PROJECT 
COMPONENTS:

ENGINEERING SERVICE CAPACITY:

1.EOI addressed to private investors 
to develop shopping mall with 
specific requirements

2.Possible PPP arrangement

Developers to submit site development plans and building plans for 
municipal approval of services (i.e. provision) and building works

ADDITIONAL STUDIES 
REQUIRED:

INSTITUTIONAL: IMPLEMENTORS:

INTERNAL: EXTERNAL:

1. EIA 1. URBAN MANAGEMENT: 
• Urban Management Zone 

rules to apply

Key 
Department
(s):
1.Economic

develop-
ment

Supported 
by:
1.City 

Planning: 
Spatial 
Planning

2.Urban 
Manage-
ment

Key
Stakeholder:
1. Private 

investors

Supported 
By:
1.Gauteng 

Depart-
ment of 
Economic 
Develop-
ment

2. TRAFFIC ASSESSMENT/ 
TIA

3. PLANNING STUDY N/A 2. INCENTIVES:
• Incentive-Based Zonings to 

reward developers if they 
commit to certain 
requirements

4. URBAN DESIGN N/A

5. ARCHITECTURE 3. FINANCING OPTIONS:
• Private funding
• Possible PPP6. OTHER: 

• Economic Feasibility study
• Engineering/services study

PHASING: IMMEDIATE
(0-2 YRS)

SHORT 
(2-5 YRS)

MEDIUM   (5-
10 YRS)

LONG
(10-15+ YRS)

x

BUDGET: *Budget Reflects Construction 

and Internal Operational Cost Only (Excludes Site 
Preparation Costs, P and G's, Contingencies, 
Escalation and External Professional Fees, 
Additional ± 60% To Total – Varies)

CAPITAL: OPERATIONAL: CADASTRAL DESCRIPTION: The affected properties are described as the 
following Erf 1673,1674,1675,1676,1736,1749,1748,1747,1746,1744, 
1741,1740,1739,1738,1737,1750,1751,1752,1753,1754,1760,1759,1758 
and 1757 of Vosloorus

Dependent on nature of 
development (PPP or not)

ZAR 300 000.00 (internal cost to 
prepare EOI, negotiations etc)

Taxi Rank

Retail Centre

Express 
corner of 
retail centre

• Consider Interface of 
Retail Centre with 
proposed BRT at location 
also consider Pedestrian 
connections into the 
centre from BRT station.

TABLE 12
Priority Project 6
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PROJECT NO: 7 PROJECT TITLE: Release of Residential/ Mixed Use opportunity within 

Precinct (PPP’s)

PROJECT TYPE: Planning PROJECT ILLUSTRATION:

PROJECT DESCRIPTION/SIGNIFICANCE:
• Develop a mixed use environment within the precinct that has residential high density offerings.
• The increased foot traffic within the precinct will create a vibrant 24 hour activity zone in Phase 1.

KEY PROJECT 
COMPONENTS:

ENGINEERING SERVICE CAPACITY:

1.EOI addressed to private 
investors to develop mixed use 
precinct with high density
residential. 

2.Possible PPP arrangement

1.Need to consult GLS Engineering about water and sewer capacities;
2.Electricity capacity is unknown – requires interviews

ADDITIONAL STUDIES 
REQUIRED:

INSTITUTIONAL: IMPLEMENTORS:

INTERNAL: EXTERNAL:

1. EIA N/A 1. URBAN MANAGEMENT: 
• Urban Management Zone 

rules to apply

Key 
Department
(s):
1.Real Estate
2.Economic 

Developme
nt

Supported 
By:
1.Urban 

Manage-
ment

Key
Stakeholder 
(s):
1.Private 

Developer
2. TRAFFIC ASSESSMENT/ 
TIA

N/A

3. PLANNING STUDY N/A 2. INCENTIVES:

N/A

4. URBAN DESIGN N/A

5. ARCHITECTURE N/A 3. FINANCING OPTIONS:
• Government funding
• MIG funding
• NDP programme funding6. OTHER: N/A                     

institutional discussions

PHASING: IMMEDIATE
(0-2 YRS)

SHORT 
(2-5 YRS)

MEDIUM   (5-
10 YRS)

LONG
(10-15+ YRS)

x

BUDGET: *Budget Reflects Construction 

and Internal Operational Cost Only (Excludes Site 
Preparation Costs, P and G's, Contingencies, 
Escalation and External Professional Fees, 
Additional ± 60% To Total – Varies)

CAPITAL: OPERATIONAL: CADASTRAL DESCRIPTION: The affected properties are described as the 
following a portion of Erf of 7112,VosloorusN/A ZAR 300 000.00

Taxi Rank

Residential/Mixed use

Business/Retail

TABLE 13
Priority Project 7
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PROJECT NO: 8 PROJECT TITLE: Release of Retail/ Business opportunity 

within Precinct- PPP’s

PROJECT TYPE: Urban Design & 

Construction

PROJECT ILLUSTRATION:

PROJECT DESCRIPTION/SIGNIFICANCE:
• Develop Retail/Business opportunity within the precinct.
• This will create a platform for new businesses to be located in proximity to a Public Transport facility 

and form part of an emerging precinct node.

KEY PROJECT 
COMPONENTS:

ENGINEERING SERVICE CAPACITY:

1.EOI addressed to private investors 
to develop business opportunity. 

2.Possible PPP arrangement

1.Need to consult GLS Engineering about water and sewer capacities;
2.Electricity capacity is unknown – requires interviews

ADDITIONAL STUDIES 
REQUIRED:

INSTITUTIONAL: IMPLEMENTORS:

INTERNAL: EXTERNAL:

1. EIA N/A 1. URBAN MANAGEMENT: 
• Urban Management Zone 

rules to apply

Key 
Department
(s):
1.Real Estate
2.Economic 

Developme
nt

Supported 
By:
1.Urban 

Manage-
ment

Key
Stakeholder 
(s):
1.Private 

Developer
2. TRAFFIC ASSESSMENT/ 
TIA

N/A

3. PLANNING STUDY N/A 2. INCENTIVES:
N/A

4. URBAN DESIGN N/A

5. ARCHITECTURE N/A 3. FINANCING OPTIONS: 3. 
• Government funding
• MIG funding
• NDP programme funding6. OTHER: institutional

discussions

PHASING: IMMEDIATE
(0-2 YRS)

SHORT 
(2-5 YRS)

MEDIUM   (5-
10 YRS)

LONG
(10-15+ YRS)

x

BUDGET: *Budget Reflects Construction 

and Internal Operational Cost Only (Excludes Site 
Preparation Costs, P and G's, Contingencies, 
Escalation and External Professional Fees, 
Additional ± 60% To Total – Varies)

CAPITAL: OPERATIONAL: CADASTRAL DESCRIPTION: The affected properties are described as the 
following a portion of Erf of 7112,VosloorusN/A ZAR 300 000.00 

Residential/Mixed use

Business/Retail

TABLE 14
Priority Project 8
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CONCLUSION
The proposed Thelle Mogoerane Hospital Precinct Plan serves to 

promote meaningful infill development with continuous lines of 

linkage through the precinct, diversified mobility, adequate 

public, residential and both formal and informal retail/business 

space. 

It aims to improve on the current development momentum being 

driven by the hospital, taxi rank and nursing facility developments 

to create a cohesive and memorable urban space, with positive 

building articulation, frontages and overall amenity creation in the 

well-utilised public realm.

FIGURE 55
The Future of the Thelle Mogoerane

Hospital Precinct



ANNEXURES

A. Built Form Responses
B. Urban Management Overview
C. Classification of Open Spaces
D. Design and Landscaping of Open Spaces 
E. WSUDS
F. Approaches To New Urban Financing
G. Prioritising Catalytic Projects



Development  Guidelines form an integral part of the 
precinct planning for the Thelle Mogoerane Precinct –
especially the core development nodes. On the one 
hand, the intent of the guidelines is to ensure a level 
of continuity  between the Development  Vision that 
has been developed for the Precinct, and the actual 
built form that materialises on site.

These urban design guidelines are aimed at directing 
new development within the Thelle Mogoerane
Precinct. The guidelines must present a clear vision 
and a set of priority directions to ensure that new 
development  is compatible  with the existing built 
fabric, creates an attractive and safe pedestrian 
realm, supports alternative modes of transportation  
(i.e. walking, cycling and transit), maximises land 
uses and is environmentally  sustainable.

New buildings within the Precinct should be designed 
to address and frame streets and open spaces. 
Generally, new buildings should be appropriately 
massed and articulated to minimize their presence 
from adjacent streetscapes, and provide appropriate 
transitions to nearby residential neighbourhoods.

The diagrams overleaf provide a basic framework for 
the guidelines in terms of different development 
conditions  relating to the development  concept.

A high quality urban environment  with well developed 
hard and soft public spaces will form an integral part 
of the Precinct development.
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Streets forming  part of the public space system are well 
developed with supportive edges giving streets a sense 
of enclosure and protection.  Trees should line all major 
streets offering shade to pedestrians and serving to 
define and add quality to streets.

Building heights have been considered with specific 
reference to the existing urban context, and to the 
development  potential tied into the new activity 
proposals, as indicated in the adjoining plan.

The public realm contains carefully crafted public 
spaces each having their own identity and sense of 
place. Special buildings and places anchor and support 
public spaces and serves as important  reference points 
contributing to a legible environment.

The public environment  envisaged in the precinct core 
is one of rich and activity street edges, focused public 
plazas and civic spaces, and high quality passive space 
in the form of the proposed parks.



BUILDING ORIENTATION AND FRONTAGE

The relationship of buildings to one another, and to 
streets and open spaces, influences the amount of energy 
they consume, the comfort  of pedestrians at the street, 
and the quality of interior spaces. 

• Buildings should frame streets and open spaces, and 
preserve desirable views.

• Buildings should be positioned to frame abutting 
streets, sidewalks, parking areas and public spaces.

• On corner sites, buildings should be designed to 
frame both the primary and the secondary street.

• Where a building abuts a natural heritage feature or 
open space, the interface should create opportunities 
for easy public access and viewing from streets and 
adjacent developments. It is therefore encouraged 
that where possible, new developments in this 
condition  face and open towards the public open 
space.

• Building’s main entrances should be directly 
accessible from public sidewalks.

• Buildings within active edge zones should be built to 
the front property line, or applicable set-back line, to 
create a continuous streetwall.

• Development within active edge zones should have a 
100% frontage if there is side access and 75% if 
there is no side access.

PUBLIC EDGE ZONES

• Buildings within public edge zones should be built to 
the front property line, or applicable set-back line.

• Development within active edge zones should have a 
minimum  of 50% frontage

• The remaining 50% of the building frontage can be 
set back a maximum of 5 meters to accommodate 
lobby entrances, bicycle parking, or outdoor
communal  areas.
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MINIMUM GROUND  FLOOR HEIGHT

Floor heights for commercial  and mixed-use
zones, particularly those in more high- activity areas, 
are generally greater than a typically residential floor. 
Recognizing that ground floor retail will only 
immediately be required in the active edge zones 
(nodal zones) of Thelle Mogoerane, a flexible ground 
floor height is recommended in order to accommodate 
future conversion to retail uses where appropriate.

• Ground floor heights should be a minimum  of 4.5 
metres to accommodate retail uses and provide 
sufficient clearance for loading areas.

• Ground levels should be free of any significant
grade changes to promote  barrier- free access     
and retail activity
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SIDE BUILDING SET-BACKS

• New developments in the active edge zones (or nodes) 
should maintain as continuous  a street. It is important 
to maintain views and sunlight penetration to public 
boulevards through the articulation of the sides of the 
building. Providing breaks in the streetwall on the upper 
levels achieves this, and mitigates the “canyon effect” 
on longer roads/corridors.

• Where properties have wider frontages, the
building’s uppermost storeys can step back sideways
- allowing for the application of glazing, thereby 
reducing the amount of blank sidewalls, should that 
building be built ahead of its neighbours.

• Narrow sites will not be able to reasonably achieve side 
step-backs at the upper levels, and as a result may not 
achieve their maximum permitted height streetwall as 
possible, while respecting the adjacent properties access 
to natural light and air. As a result, new buildings should 
apply a minimum  distance from existing buildings with 
side windows.

• Where a new building is adjacent to a vacant lot, 
buildings should be built to the side property line 
(with no windows) to allow for a continuous 
streetwall in the future.

• New buildings must maintain a minimum  5.5 
metre distance from existing adjacent buildings 
that have windows on their side- facing walls.

• When the new building is set back at least 5.5 
metres from the property line, it should 
incorporate glazing where possible.



TRANSITION TO NEIGHBOURHOODS

• Where key mixed-use economic  zones are 
adjacent to stable residential neighborhoods,  the 
application of an angular plane is recommended 
to provide a transition in height from mid- rise 
buildings to low residential homes to reduce 
shadow impacts on the residential properties, as 
well as the perception of height.

• Above 80% of the building’s permitted height, 
the property should step-back sideways 5.5 
meters to provide sky views and sunlight 
penetration to the sidewalks in the right- of-way, 
and to other nearby properties.

• When a more “porous” street wall is preferred, 
side step-backs should be encouraged above the 
minimum  building height for that area.

• Upper storey side step-backs are not required for 
buildings that are 20 meters (6 storeys) or less.
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BUILDING ARTICUL ATION

The aesthetic qualities of the building, its façade, roof 
line, windows, and access points are all vital factors
in how the public perceive a building, and how that 
building impacts their experience of the street.
• The façades of large buildings should be designed to 

express individual commercial  or residential units 
through distinct architectural detailing, including 
entrance and window  design.

• Properties that face onto parks and public spaces 
should be subject to architectural and landscaping 
controls in order to provide an optimal interface.

• Corner buildings at key intersections should 
emphasize the focal nature and visibility of these 
buildings through elements such as bay windows, 
projections, recesses, special materials, and other 
architectural details.

• Buildings should incorporate architectural details 
such as vestibules, recessed entrances, covered 
walkways, canopies and awnings to provide weather 
protection.

• A significant amount of the building frontage on the 
ground floor and at building base levels should be 
glass to allow views of the indoor uses and create 
visual interest for pedestrians. Clear glass is preferred 
to promote  the highest level of visibility.

• When building frontages exceed 12 metres in width 
they should be divided into functionally and visually 
smaller units through the use of façade articulation, 
internal courtyards, and networks of connected 
walkways and landscaping.

• Building entrances should work in conjunction 
with retail uses and can be expressed and detailed 
in a variety of ways including large entry awnings, 
canopies or double-height  glazing. Retractable
awnings and canopies may encroach into the 
public right- of-way provided a minimum  of 2.7 
metres of vertical clearance is provided.

• Where residential uses are included above retail 
uses, separate entrances should be provided.

• Secondary entrances should not be the dominant 
entrance. However, they should be easily 
accessible and convenient for service, loading and 
parking areas.



ACCESS AND PARKING

• All the developments will be expected to include 
sufficient on- site parking to support the use of the 
building and the minimum  as required by the 
town planning controls.

• The overall number of parking spaces should be 
minimized by sharing the parking between 
adjacent properties - especially in the evenings, 
weekends and other off-peak times.

• Preferential parking for bicycles, energy efficient 
vehicles and car- share services are encouraged.

• Service and drop- off  area circulation should not 
interfere with pedestrian circulation

• Large areas of uninterrupted parking should be 
avoided.

• Surface parking should be located at the rear of 
buildings. If the stand is not deep enough, the 
parking should be located at the side of the 
building.

• Where parking areas are adjacent to a public 
sidewalk, buffers such as landscaping, trees or 
bollards should be provided between the parking 
area and the sidewalk. This buffer should be 
located within the private realm to not reduce the 
total sidewalk width.

• Planting strips, landscaped traffic islands and/or 
paving articulation should be used to define 
vehicle routes and smaller parking courts that 
provide pedestrian walkways, improve edge 
conditions and minimise the aesthetic impact of 
surface parking.
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• The amount of landscaping should be proportionate 
to the overall parking lot size, but generally, 1 tree for 
every 8 parking spaces is recommended.

• Landscaping, or other parking area screening devices, 
should not obstruct the primary building façade or 
total visibility of the parking area.

• Distinctive pavement and/or markings may be used to 
indicate pedestrian crossings.

• Pedestrian- scaled lighting should be provided along 
pathways to enhance visibility and security.

• Where appropriate, permeable paving should be 
considered to promote  drainage.

STRUCTURED PARKING

• Underground parking is not always an economically 
viable option and since large surface parking lots

• are undesirable, above- ground structured parking 
should be considered. Above- ground structured 
parking can be incorporated  into new mixed-use 
buildings, maintaining a positive urban environment 
and allowing for a greater number of spaces and a 
more efficient use of land.

• When a parking structure fronts onto a street or 
open space it should be developed with an active

• at- grade use with an attractive façade that animates 
the streetscape and enhances pedestrian safety.

• At a minimum,  50% of the ground floor should be 
occupied by a use other than parking. In the case of 
a corner stand, 50% of the front and side of the 
building should be occupied by an alternative use.

• A vertical mix of parking, residential and/or office 
above should be considered a preferred development 
model, with parking on the lower floors and 
residential or office above. Shallow retail or office 
units should face the street minimizing the visual 
impacts of the structured parking lots.

• Vehicular access to parking structures should be 
located at the rear and/or side of buildings away 
from main building frontages and major streets.

• Pedestrian entrances for parking structures should 
be located adjacent to main building entrances, 
public streets or other highly visible locations.



SUS TAINABLE AND GREEN ARCHITECTURE

The architectural and urban ethic of the Thelle
Mogoerane Precinct must aim to create a built fabric 
that responds to the principles of ‘sustainable’ and 
‘green’ architecture.

The development in the corridor must reinforce and 
promote  ecology- conscious considerations in regards 
to built form, urban layout, transportation, renewable 
materials, waste recycling, efficient use and recycling 
of water, irrigation and energy management and
generation.

DEVELOPMENT SHOULD AIM AT A MINIMUM TO:

• Obtaining a minimum  rating of 4 stars in the
Green Star rating system (or equivalent)

• Using energy efficient technologies and moving 
toward a “green” and environmentally sustainable 
architecture

• Responding to local climatic conditions, including 
passive temperature control  by shading devices 
and capitalising on natural airflow

• Utilising environmentally friendly and renewable 
materials

• Recycling materials and water
• Choosing a contemporary  language that facilitates 

the above, while meeting aesthetic and functional 
requirements

• Building with materials that have low embodied 
carbon and which are preferably locally sourced.
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Urban Management relates to the Municipality’s
responsibility for the day- to-day operations of the 
city, although effective Urban Management also 
requires the involvement of the private sector, and of 
neighborhood and/or community organisations. This is 
particulalry important in the context of the Thelle
Mogoerane Precinct, where there is a need to elicit 
responsive investment/development in the area to 
realise the vision of a more sustainable, differentiated 
precinct.

The most basic level of Urban Management consists 
of simple, but highly visible, management functions, 
such as cleaning of stormwater channels, fixing 
potholes and removing litter. Appropriate stormwater
management in Thelle Mogoerane is critical to its 
success and sustainability, and ‘soft intervention’ is 
proposed through good catchment management and 
water sensitive urban design (explored below).

The second level deals with the enforcement of by-
laws such as those around illegal development which 
is currently taking place in the study area, with 
industrial sites being developed along Third Road 
(zoned purely for Rural Residential).

The shift from the lower level interventions (i.e. 
getting the basics right) such as urban management, 
to higher level interventions such as the creation of 
new nodes, requires not only increased budgetary 
allowances, but also a more integrated and focused 
approach to service delivery in Thelle Mogoerane. 

Annexure C considers a key aspect of urban 
management – that of the public realm and associated 
open space management.
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PUBLIC REALM 

CATEGORY
SUB CATEGORIES MAIN ELEMENTS

BASIC INFRASTRUCTURAL & MAINTENANCE 

REQUIREMENTS
RESPONSIBILITY

MANAGEMENT OPTIONS AVAILABLE FOR 

MUNICIPALITY OR PRIVATE LANDOWNERS TO 

ENTER INTO

SOFT

Passive Open Space  Conservation Reserves

 Critical Biodiversity Areas 

 Ecological Support Areas

 Remaining Natural Open Space (Ridges, steep 

areas, watercourses, floodplains, geotechnical 

constraints areas)

 Fencing 

 Security

 Pathways

 Control Burns

 Fire Breaks

 Brush cutting

 Weeding

 Cleaning/litter removal

Land Owner or Lessee (for 

duration of lease)

 Environmental stewardship initiative 

(coupled with incentives such as rates 

rebates)

 Management Association (whereby 

levies are paid by landowners/lessees 

and the site is maintained)

 Adopt-a-spot initiative

 PPP

Active Open Space  Parks

 Play lots

 Sports fields/grounds

 Fencing

 Security

 Signage

 Brush cutting

 Mowing

 Landscaping & tree pruning

 Cleaning, litter removal & maintaining of 

ablutions and halls

 Management Association (whereby 

levies are paid by landowners/lessees 

and the site is maintained)

 Adopt-a-spot initiative

 PPP

HARD

Roads  Roads

 Pavements

 Road Islands

 Traffic circles

 Street Trees

 Signage and traffic calming/safety

 Fixing pot holes

 Fixing paving

 Landscaping & tree pruning

 Cleaning/litter removal

 Management Association (whereby 

levies are paid by landowners/lessees 

and the site is maintained)

 PPP

Civic Spaces and Amenities  Town/civic squares

 Street Furniture

 Urban Art/Design/Water Features

 Promenades/walkways

 Paving Trees and flowerbeds

 Lawn

 Signage

 Security

 Landscaping & tree pruning

 Cleaning/litter removal

 Fixing paving

 Management Association (whereby 

levies are paid by landowners/lessees 

and the site is maintained)

 PPP

The public realm plays an important role in the Thelle
Mogoerane precinct. As such, it becomes necessary to 
characterise the range of open spaces housed within the 
precinct for future management and interventions. The 
public realm is split into two main categories, namely soft 
and hard.

Due to the presence of exisitng degraded open space in 
the precinct, it is proposed that investment be made in 
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TABLE OF PUBLIC REALM CATEGORIES AND ASSOCIATED MANAGEMENT OPTIONS

Rehabilitating these areas, including the pan system (e.g. 
through filtration strips and vegetated swales for improved 
water purification). The objective is to revitalise the open 
spaces as a catalyst to attract new investment in adjacent 
areas.



In respect of maintenance of the public realm and 
landscaping (hard or soft) it is suggested that the following 
guidelines be consulted to minimize long term 
maintenance requirements.

Hard: 

• Although aesthetics are important in hard landscaping, 
choices should be made to use readily available 
materials that do not require specialised equipment 
and personnel to maintain them

• Proper implementation of the surfaces and elements 
are to be done according to recommended standards 
and practices (compaction of sub-base, correct 
installation etc.)

• Where surfaces are meant/ designed for non- vehicular 
use protection of such areas from vehicles should be 
considered, such as using bollards to prevent access to 
such areas

• To prevent frequent “digging up of services” all 
services should preferably be bundled together for ease 
of (singular) access

• Use of hard-wearing materials is preferable when 
specifying materials for use in public realm elements.

Soft: 

• Planting should be selected to be environmentally 
sustainable: 
o This includes selecting water sensitive planting 

that does not require too much watering
o Planting should be preferably be of an indigenous 

species to the region in question (a 50km radius is 
considered best)

o Low maintenance plants should also be considered 
avoiding plants that need to pruned regularly

o Fast growing plants are a good option when trying 
to cover large areas of land quickly, and should be 
specified accordingly
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o Avoid using water intensive lawns (such as 
“evergreen”, which although visually attractive, 
require large amounts of water and maintenance) 
and try to eliminate any irrigation requirements were 
possible.

• Have a structured and comprehensive maintenance plan:
o Plant maintenance is greatest at the beginning 

stages of establishment and should be done 
correctly. Hence develop a suitable  maintenance 
plan that will ensure that plants grow correctly 
requiring less maintenance later on

o After establishment or maturity has been achieved, 
ensure that routine maintenance is carried out 
accordingly (trimming of branches, weeding, etc.) to 
avoid unforeseen damage to nearby property.

• Sizing of the plants and planting areas is also 
important:
o Larger areas of lawn that are accessible by larger 

mowing equipment are easier to maintain than 
smaller areas so this must be considered during 
design

o Planting larger, more mature plants will also 
decrease the amount of maintenance in the 
initial stages

o The right balance between hard and soft 
landscaping is also key. Hard landscaping 
requires less maintenance and should be used 
more where applicable and affordable.

Using paving blocks makes 
maintenance easier as only the 
desired line can be lifted up as 
compared to full concrete 
surfaces which will need to be 
broken up and are difficult to 
replace (Image adjacent). 
Pavers can be easily lifted and 
replaced.

Poured concrete slab 
damaged during 
underground services 
maintenance. Restoring to 
the original state is proving 
difficult for most 
municipalities 

Cracked sidewalk caused by 
parked cars

Consider using bollards to 
protect sidewalks were parking 
is prone
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• Managing water on site:
o Design sites so that any Storm water or water 

runoff  be channelled into the planting areas to 
minimise the amount the water required for 
irrigation

o Also try reduce the amount of non-porous 
surfaces by using materials such as permeable 
paving..

• Erosion control:
o Ensure that proper erosion control measures 

are put in place at the beginning to avoid 
constant maintenance.  Such elements can be  
items such as erosion control blankets or 
gabion walls.

• Pest control:
o To avoid using extensive pest control 

measures, plant selection is very important. 
Whereas some plants are favourable to some 
pests, others aren’t.  The grouping of certain 
planting communities can also help control the 
spread of pests but not totally eradicate them. 
Some pesticides might need to be used at 
regular intervals.

Bio-swale to help manage Stormwater in a 
parking area

In respect of safety considerations, the following 
guidelines are proposed for “crime prevention 
through environmental design” (CPTED).”

The guidelines is based on four principles: natural 
access control, natural surveillance, territoriality, 
and maintenance.

• Natural Surveillance:
o The aim for natural surveillance is to 

have as many unobstructed eyes onto a 
space as possible

o Try avoid planting elements  in areas 
where views  to a space can be 
obstructed 

o Keep plantings low for public spaces and 
avoid planting high/tall buses and shrubs

o If trees are planted, try to keep at least a 
two meters clearance from the bottom of 
a tree to the base of its crown

o Lighting is also very important and the 
use of street lights is encouraged

o This should be placed to avoid any dark 
sports along any movement route

o During design avoid 90 degree turns 
where the potential to hide  behind 
might be presented, try use long curves 
instead

o Also position amenities in the landscape 
in areas where they easily and clearly 
visible

o The flow of activities can be channelled 
to put more people (observers) near a 
potential crime area to help mitigate 
potential crimes.

Encourage visibility

Keep clearance from base of trees

Reduce vulnerability ability through lighting



80

ANNEXURE D DESIGN AND LANDSCAPING OF OPEN SPACES 

• Natural access control:
o planting, fences and wall form barriers which 

can be used as an access control method 
o strategically planting plants can help with 

deterring movement through certain areas
o also the type and placement of fences in a 

landscape is quite important and although 
fences are considered a safety feature in some 
case they can aid in making a place unsafe

o The use and non-use of fences should be 
thoroughly thought out before implementation. 
This also applies with the use of gates as 
access control methods

o Nonphysical or ‘psychological’ barriers can be 
used to achieve the objective of access control

o These barriers may appear in the form of signs, 
paving textures, nature strips or anything that 
announces the integrity and uniqueness of an 
area, making it either desirable or non-
desirable to users.

• Territoriality:
o Create a sense of place when designing spaces 

to get its users to feel obligated to use and 
protect the space

Natural barriers such as trees used to define space vs using fences. Glass is another safety option  when it comes to barriers.

o Clear boundaries between public and private areas 
achieved by using elements such as fences, 
pavement treatment, art, signs, and landscaping 
are ways to express ownership hence helping with 
the above

o Territorial reinforcement can be seen to work when 
a space, by its clear legibility, transparency, and 
directness, discourages potential offenders because 
of users’ familiarity with each other and their 
surroundings

o Build coalitions and alliances between agencies 
and key stakeholders with responsibilities for the 
public realm or particular precincts.

• Maintenance:
o As stated above
o Maintenance also includes the successful 

management of the space, which should form part 
of the initial designs

o Designs that make maintenance easy, promote 
sense of place and that are desirable to the 
targeted user are best.

Creating a Sense of place

• Avoid areas that are potential crime hotspots. These 
areas can be areas such as tunnels (making it easier 
to hide) or areas that are too outlying from activities.

• Use glass where appropriate.
• Incorporate CCTV installations.
• Clear and concise signage that would help in 

identifying spaces and elements easily and quickly is 
a strong factor in CPTED. 



Development normally reduces the natural 
permeability characteristics of land by 
replacing free -draining surfaces (soil) with 
impermeable surfaces that are typically drained 
by pipes and/or canals. This typically results in 
the loss of vegetation, biodiversity and amenity. 
Conventional drainage systems usually focus 
only on eliminating local flood nuisances and 
ignore critical factors such as water quality, 
amenity, and biodiversity. Water Sensitive 
Urban Design Systems (WSUDS) guidelines 
aim to mimic the natural hydrological cycle 
through ‘softer’ interventions, thereby 
improving water quality, preserving biodiversity, 
and enhancing amenity. The cumulative result, 
if applied to networks of drainage systems, is a 
more sustainable and liveable city.

WSUDS can be applied in all drainage contexts 
– from the individual household to the regional 
level.
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WSUDS promotes a runoff ‘mitigation hierarchy’ of stormwater management, which starts with good housekeeping (i.e. in-situ collection and 
reuse), and progresses towards other more advanced controls for local and regional runoff management.



WSUDS promotes a runoff ‘mitigation hierarchy’ of 
storm water management, which starts with good 
housekeeping (i.e. in- situ collection and reuse at 
the household level or individual building site), and 
progresses towards other more advanced controls for 
local and regional runoff management.

Examples of in- situ runoff management to curb 
downstream impacts include:
• Rainwater harvesting
• Permeable paving
• Green roofing

If runoff is not adequately controlled, and enters 
local systems, the next set of WSUDS options 
include:
• Bio- retention
• Use of filter strips
• Use of infiltration trenches

Thereafter, if storm water runoff is unable to be 
captured or attenuated adequately by these systems 
(e.g. in a high rainfall event, or in a catchment with 
generally poor drainage systems) the last method of 
runoff control becomes regional WSUDS options 
such as:
• Detention ponds
• Retention ponds 
• Wetlands/constructed wetlands.

.
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Examples of regional runoff controls 

Examples of local area runoff controls

Examples of  in-situ runoff mitigation options at the individual building/site level



The graphics adjacent and overleaf  give generic 
examples of some key WSUDS interventions at the 
local and regional scale. The local and regional 
scale are typically those where local authorities 
such as storm water , planning and/or 
environmental officials are (or can be) involved in 
storm water design and management.

As per the earlier section on open space 
classification and management however,  the local 
authority is just one stakeholder in storm water 
management. Private landowners and/or 
businesses need to play a role in this field too. 

Nevertheless, the municipality needs to consider 
the use of WSUDS on its land holdings (such as 
the neglected open space and pan system in the 
Thelle Mogoernae Precinct). This would aid in 
water quality improvement and amenity of the area 
and its adjacent development.
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Retention Ponds / Constructed Wetlands (above) improve 
environmental  resilience, enhance biodiversity and provide 
recreational opportunity. The pan in Thelle Mogoerane Precinct 
resembles this type of system.

Attractive Urban Streets with Vegetated  swales 
(below)serve to slow  and  filter storm water. 
Vegetation can further improve microclimate by 
reducing the urban heat island effects and enhancing 
aesthetics of area. City officials could implement this 
in council-owned streets, and should encourage 
private developers to do the same.

WSUDS for Car Parks (adjacent left) incorporate 
vegetated swales and bio retention areas (e.g. storm 
water planters) help to slow and filter storm water. 
Again, these systems also improve the urban 
microclimate and serve to enhance the urban 
landscape. City officials could implement this in 
council-owned buildings/properties where there are 
large parking lot areas. Private developers should be 
encouraged to do the same.



WSUDS for Residential Complexes (above) could  include a multitude of mechanisms such as green roofs, vegetated swales, detention ponds and underground rainwater storage tanks can be 
incorporated to provide irrigation etc. for the complex as well as attractive property enhancing recreational areas. This should be encouraged in any new residential or business complexes that are 
developed in Thelle Mogoerane in future.
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Highway / Road Islands (above) are also opportunity areas for WSUDS 
installations. Grass filters, vegetated swales  and  detention ponds with 
indigenous vegetation  could accept storm water from the roads and/or 
intersections within the Thelle Mogoerane precinct with the co-benefits of 
improved urban biodiversity as well as an improved urban microclimate.

Small Urban Plazas/Pocket Parks  (above) can also double-up as WSUDS for improved 
local storm water management and urban biodiversity.



To conclude, the adjacent table reveals the argument 
for WSUDS and the numerous co-benefits it provides  
per intervention - be it in situ, local or regional. 

This should be used to advocate for softer storm water 
mitigation solutions as opposed to hard, costly and 
potentially unsustainable solutions.
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WSUDS related benefits associated with the hierarchy of various urban interventions



ANNEXURE F APPROACHES TO NEW URBAN FINANCING

The study area that has significant potential to grow 
as a key urban node over time and provide 
opportunities for  jobs, housing, and a range of 
higher order social and community facilities. It is 
evident from this study, however, that such 
opportunities are not necessarily going to 
materialise without a concerted effort from the 
Municipality to facilitate and promote growth and 
reinvestment in a way that becomes an attraction to 
a developer, rather than a burden. In this regard, it 
is appropriate to explore the range of options that 
could be explored in this regard.

Incentives For Proactive Station Area Planning and 
Zoning

A key proposal in the current project relates to a 
future BRT route and station. A visioning process 
can help set standards and expectations before 
projects are proposed, smoothing the way for the 
approval of appropriate development. Once the 
plans and appropriate zoning are in place, 
development proposals for individual sites can be 
more easily evaluated and expeditiously approved. 
Transit-Oriented Development (TOD) can help 
alleviate blight, stop neighborhood decline, 
stimulate economic development, and leverage 
private investment in public benefit. TOD boosts 
affordability because residents can own and operate 
one less car or no cars. Transit- oriented projects 
and districts can be built around heavy rail, light 
rail, streetcars or bus, in either urban or suburban 
locations. Brownfields, underutilized commercial 
(retail, business and office) and industrial sites are 
opportunities for mixed- income TOD. 

Facilitate Use of Value Capture to Fund Affordable 
Housing

Tools such as tax increment financing, business 
improvement districts, and developer agreements can 
generate funds to help pay for housing and infrastructure 
improvements that benefit the greater community. By 
upgrading local infrastructure and preparing sites for 
development, an urban renewal authority or other similar 
local entity can lower the cost of private development, 
making affordable housing easier to finance. 

Public-Private Partnerships

Public-Private Partnerships can leverage private investment 
in mixed- income housing. Local governments can help by 
acquiring and assembling land, rezoning, and funding 
environmental remediation through grants. Tax- increment 
financing (TIF), business assessment districts and 
development agreements can be implemented. Public 
infrastructure improvements can improve transit access and 
make development feasible. Local governments can also 
engage the public in a transparent development review 
process that reduces the time and cost of development.

Local government can also help mitigate four key risks 
encountered during the development process —
entitlement, construction, financing and marketability. 
Construction risk can be reduced through programs that 
prioritize inspection services for mixed- income 
development. 

Governments can encourage local banks to provide lower-
cost loans for multifamily construction. Government can 
also help by investing in parks, sidewalks, streetscape 
improvements, and transit stop enhancements — which 
enhances the curb appeal and

marketability of larger developments. Government can also 
become an equity partner in the development. Value-
capture strategies and zoning incentives such as density 
bonuses allowing developers to build more units if some are 
affordable can also help provide for affordable housing and 
infrastructure. 

Target Existing Funding to Preserve and Create Affordable 
Housing along Transportation Corridors

Existing Funding For affordable housing should be targeted 
along transportation corridors since these corridors provide 
increased affordability — because of lower transportation 
costs — without increased funding. Resources should be 
used to preserve existing affordable housing, to purchase 
rental properties for permanent use as affordable housing, 
and/or to build new affordable housing in these locations.

Inclusionary Housing

Inclusionary Housing or zoning requiring that a share of new 
construction be affordable is the most widely used planning 
tool for mixed- income development because it harnesses 
the momentum of the local real estate market to provide 
affordable units without public funding, land acquisition or 
land assembly. Most inclusionary policies are enacted via a 
zoning ordinance or other regulation, and require that 10 
percent to 25 percent of units in a development be 
affordable. 

It is common in high- cost markets to require that ownership 
housing be affordable for low to moderate- income 
households and that rental housing be affordable for very-
low to low- income households. Inclusionary zoning works 
best when implemented over a large area rather than on a 
project-by-project basis. It should be noted that the 
Gauteng Provincial Government is currently in the process 
of developing a Provincial Inclusionary Housing Policy, 
which could inform an approach for the Precinct Area.



ANNEXURE F APPROACHES TO NEW URBAN FINANCING

Land Acquisition/Land Banking Funds

A Land Acquisition or land- banking fund can 
enable the early purchase of land around transit 
facilities or along transit corridors targeted for 
affordable and mixed- income housing — while this 
land is still affordable. Incentive-Based Zoning – A 
Strategy for the Region
Incentive-Based Zoning rewards developers with 
density bonuses or floor- area bonuses if they meet 
affordable housing objectives. 

Tax Increment Financing

TIF funds are generated by the increase in property 
and/or sales tax revenues that occur within a 
designated TIF district once new development and 
other improvements have occurred. Tax Increment 
Financing (TIF) is a financing mechanism used by 
many cities to revitalize blighted urban areas, often 
in a downtown core. 

Cities designate a TIF area for capital investment 
and then earmark any future growth in property 
taxes to pay for investments in infrastructure and 
other economic development initiatives. The 
rationale behind TIF districts is that revitalization 
can have a positive impact on urban quality of life 
and future tax revenue. TIF districts are often also 
the beneficiaries of federal and state grants and tax 
incentives. These additional sources of funds help 
to achieve the revitalization objective. TIF financing 
is useful to kick- start development where the 
upfront development costs are so high that they 
impede development (such as site preparation of a 
contaminated area) by any

private investors. If development would be happening 
anyway, TIF financing can be criticized for ring fencing 
property tax incomes which reduces adjacent areas’ 
abilities to meet their operational costs. 

Reduced Parking Requirements

Research shows that households living near transit own 
fewer cars than households in a region at large. Lower 
parking requirements for housing near BRT stations 
increase the financial feasibility of affordable housing, 
since parking is a significant expense for developers.

This strategy could have a significant impact on the 
development of new housing opportunities within the 
study area. 

Land Value Sharing

Land value capture is a way to share the benefits of a 
land value increase that results from public investment 
in infrastructure and amenities. It is a method of 
taxation that has been generally been proposed where 
the public sector is considering major infrastructure 
investment that is expected to increase the value of 
adjacent land. Major mechanisms of land value capture 
are valorization charges, land value increment tax, and 
TIF Financing. 

Land Value Increment Tax

A land value increment tax, is a tax designed to recoup 
the benefits from ‘urban actions’. Examples of urban 
actions are zoning changes allowing for higher densities 
or changes in land use classification from rural to urban, 
or public investments not covered by valorization
charges. The resulting increase in property value can be 
taxed by an amount between 30% and 50%, effectively 
sharing the value of property increase between private 
owners and the public. 



ANNEXURE G PRIORITISING CATALYTIC PROJECTS

In order to achieve more transformational urban renewal 
in the Thelle Mogoerane Precinct  over time, it is 
important to maintain long term, big picture thinking. The 
most effective projects for selection are those that are 
comparatively low risk, and that will achieve major 
change. As per the diagram (top right), the key objective is 
to ultimately roll out projects that promote 
transformation of the region, rather than change in mere 
increments over time.

The diagram below right schematically represents the 
‘ideal’ in terms of the project selection process from a risk 
versus benefit perspective. This model must be used as a 
guide / lens to narrow down choices in project proposals 
on a prioritised basis. Since risks and benefits are not 
precisely measurable, the perceived risks and benefits 
should be weighted against each other with the use of 
best professional judgement to arrive at appropriate 
projects  for future implementation.

The difference in impact achieved over time, via a series of finite transformational 
projects versus a series of numerous incremental projects

Optimum factors in project selection


