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DEVELOPMENT FRAMEWORK: LINBRO PARK
1. INTRODUCTION
1.1. Study Area and Project Brief

The Gauteng Provincial Housing Department appointed Plan Associates to undertake a Planning Framework for the Linbro Park area in the City of Johannesburg. The Alexandra Renewal Project requires land for the de-densification of Alexandra and Linbro Park was identified as an option. The focus of the Spatial Framework will therefore be on the provision of housing in the Linbro Park area in terms of the Province’s current housing provision programme. 
Figure 1 reflects the study area, hereinafter referred to as “Linbro Park”, which includes the following sub-areas:

· Linbro Park Agricultural Holdings; and
· Modderfontein Agricultural Holdings. 

The study area is located in the north east of the City of Johannesburg, close to the boundary with the Ekurhuleni Metropolitan Municipality. It is separated from Alexandra by the N3 freeway and the Linbro Park landfill site. 
The Spatial Framework was undertaken within the ambit of the following policies, guidelines and principles:

· National Housing Code;

· Breaking New Ground Policy;

· National Housing Subsidy Policy;

· National 2014 Vision;

· Accelerated and Shared Growth Initiative (ASGISA);

· National Spatial Development Perspective;

· Gauteng Growth and Development Strategy (GDS);

· Gauteng Department of Housing: Housing Delivery Objectives and Programmes;

· Gauteng Spatial Development Framework 2000 (GSDF);

· Gauteng Urban Edge;

· Gauteng Open Space System (GOSP). 

1.2. Project Objectives

The following is a summary of the main project objectives and outcomes as required by the Gauteng Department of Housing:

To develop a Development Framework for the Linbro Park area which will:
· ensure the long term sustainability of the area and its surrounds, 

· ensure that local and regional (city wide) development needs and objectives are met.

· integrate existing development plans and proposals affecting the key identified areas, including the relevant Department of Housing Strategic Plan 2004/2005, Municipal Integrated Development Plan (IDP), Spatial Development Framework (SDF), Municipal Housing Development Plan (MHDP) and municipal housing strategies. 

· assess the study area within its local and regional context to determine compatibility and integration considerations;

· identify and quantify economic opportunities;

· identify and consider all issues and proposals forthcoming from major stakeholder groups;

· provide a workable, feasible development plan enjoying the support of major stakeholders;

· provide a detailed housing inventory for the delivery of housing in terms of the various housing programmes;

· address future expansion of housing;

· co-ordinate housing provision with the provision of engineering services through Municipal Infrastructure Grants as well as community facilities and social services. 

1.3. Points of Departure

The Framework Plan was formulated based on the following premise:

· This plan is the Alexandra Renewal Project’s submission for the RSDF area.

· The entire Linbro Park is to be considered for redevelopment in order to serve the needs of the broader community.

· The area should cater for existing Alexandra backlog of 11 000 units and future needs.

· The Plan supersedes the interventions and guidelines of the Regional Spatial Development Framework for Region E for Linbro Park and Modderfontein Agricultural Holdings.
· The Plan will act as the guideline against which future development applications will be assessed by the City of Joburg.
The Framework Plan was prepared within the context of the following development principles:

· Guiding Principles for development contained in Chapter 1 of the Development Facilitation Act, Act 67 of 1995;
· National 2014 Vision;

· The National Breaking New Ground Policy;

· The National Spatial Development Perspective;

· Gauteng Growth and Development Strategy;

· The envisaged Global City Region in Gauteng Province;  and

· The Gauteng Department of Housing’s objectives for housing development in the Province.

1.4. Approach and Methodology

The study was conducted in six distinct phases:

Phase 1:  Inception – scoping report

During this phase the project team familiarised itself with the study area and what the expected outcomes from the client were.  

Phase 2: Principles and Points of Departure

During phase 2 the project team established and reached consensus on principles, overall guidelines and points of departure for the project.  The draft spatial planning guidelines were refined as the project progressed (in consultation with the relevant officials and the most appropriate solutions were eventually adopted for implementation.

Phase 3: Base Data Collection and Status Quo Analysis

The objective of this phase was to establish what the current reality in and around the study area is, and to identify what development constraints/activities/trends would impact on the project outcome.

Phase 4: Analysis, evaluation and issue identification

Following from the Situational Analysis, the project team proceeded with the evaluation, analysis and identification of issues.  This phase also identified development opportunities and constraints as well as key issues, and this determined the guidelines and requirements which the plan had to comply with, and be responsive to.  

Phase 5: Formulation of a Spatial Development Framework (SDF) and Development Guidelines

The first step during Phase 5 was to formulate Development Objectives for the Study Area based on the findings and outcomes of the Situational Analysis (Phase 3) and Opportunities, Constraints and Issue Identification (Phase 4). Considering the points of departure, different development scenarios were formulated and considered. The most viable development scenario was identified. The project team then proceeded with the design of the Spatial Development Framework for the area.

Phase 6: Implementation Plan

Following the completion of the SDF and the associated Development Guidelines the project team formulated an Implementation Plan/Programme which includes the following:

· A prioritised list for the implementation of proposed projects and associated costs in IDP format.

· Development plans/documents to be rescinded/partly rescinded with approval of this SDF.

Public participation

A public meeting was held at the Linbro Park Library on 15 March 2007 where the draft Development Framework was presented. During the meeting the community had the opportunity to raise issues of clarity and/or concern about the proposals. The community had a further opportunity to submit written input by 30 April 2007. This comment period was later extended up to 30 June 2007.  Annexure A1 contains the attendance register of the meeting held on 15 March 2007. 
Three main submissions were officially received during the comment period.  The first was from Kagiso Property Developments (see Annexure A2), the second from VBGD Town Planners (Annexure A3). The third submission was from the Linbro Park community and comprises a plan which was unanimously agreed upon by the community during a local public meeting held by the Linbro Park community on Wednesday, 26 September 2007 (refer to Annexure A4), and a last submission was made by Settlement Planning Services (Annexure A5). Representatives from the Linbro Park community discussed these proposals with ARP during two sessions held on 13 September 2007 and 3 October 2007 respectively.

With due consideration to all the inputs referred to above, the draft framework presented on 15 March 2007 was slightly amended and the second draft Linbro Park Development Framework was subsequently completed by mid October 2007. This plan was presented to the City of Joburg Infrastructure Coordination Committee on 15 October 2007 following which inputs and comments were received from the various technical departments.
Following further discussions with representatives of the community and a meeting with property owners on 30 January 2008, the final document was completed.

1.5. Report Structure

Section 1 of this report sets out the introduction, overview of the study area and project background. Section 2 sets out a detailed Situational Analysis, dealing with the study area in terms of its regional and local context. It addresses the planning context of the area in terms of its regional location, impact of the strategic transport network and Gautrain as well as nodes and employment opportunities. The spatial structure of the broader area is analysed, as well as the conservation and agricultural potential. Regional development proposals impacting on the study area are explored. Within the local context, the COJ’s relevant Regional Spatial Development Framework and proposals for the study area are unpacked, as well as community dynamics. An assessment of the land uses, internal roads, ownership and infrastructure services is provided as part of the local issues impacting on the study area. The section ends with a Conclusive Summary detailing the development opportunities and constraints as well as key issues to be taken forward. 

Section 3 sets out the Framework Plan in terms of a Development Vision and Objectives. Various development options are considered and the desired option is further explored. The Development Framework focuses on the open space system, movement system, nodes and community facilities as well as residential development. A Land Use Budget is provided detailing the type and extent of proposed uses. A detailed breakdown of housing typologies and densities is also provided. 
2. SITUATIONAL ANALYSIS
2.1. Regional Context

2.1.1. Location

Figure 2 indicates the regional context of the study area. Linbro Park is situated in the east of the City of Johannesburg, adjacent to the N3 freeway and it comprises the Linbro park Agricultural Holdings and the Modderfontein Agricultural Holdings. It is strategically located in the Provincial Economic Core identified in terms of the Gauteng Spatial Development Framework, 2000 (Figure 3). This area is located between the Johannesburg CBD, Tshwane CBD and OR Tambo International Airport and was identified as the area where the bulk of economic development in Gauteng is expected to take place in future.
While the areas within the N1/N3 ring road in the north of Johannesburg are mainly urbanised and built up, there is a decline in urban activity from the N3 freeway eastwards, with large vacant areas between Johannesburg and Kempton Park. These areas present development opportunities of strategic significance to the future of the province due to their extent and locality. 

2.1.2. Transport Network and Gautrain

Figure 2 indicates the Provincial Strategic Transport Network and Gautrain. The study area is located adjacent to the N3 freeway, which forms the eastern leg of the ring road around the City of Johannesburg. The N3 connects Gauteng Province with KwaZulu-Natal. The study area is located close to the N1 Ben Schoeman freeway, a development corridor which connects Johannesburg CBD and Tshwane CBD. 
The proposed PWV3 runs along the southern boundary of Linbro Park. This freeway forms part of a grid comprising first order roads which converge on the Johannesburg CBD. This freeway runs through the northern areas of Edenvale and Kempton Park and intersects with the R21 freeway. 
There are a number of second order (K-routes) which terminate at the N1/N3 freeway. The termination is due to the City of Johannesburg’s policy to scale the K-routes down to metropolitan routes. The plan shows the road reserve of the proposed K206, which would have provided a direct link between the proposed PWV3/N3/M1 freeways. This road has however been discontinued and development is currently taking place within its former reserve in Alexandra. 
The proposed K113 forms the eastern boundary of the study area. This road will provide links with Ivory Park and Ebony Park in the north and Edenvale in the south. There have been proposals to also scale this road down to a metropolitan route and re-align the route 50 metres away from Linbro Park. 
A further important road proposal is the extension of Marlboro Drive eastwards from the N3 to the K113. This road is currently the only link between the M1 and the N3 and this extension will improve connectivity with the Sandton CBD and regional access to Linbro Park. 

While the PWV3 and K113 have been part of provincial road planning since the 1960’s, there is no clear time frame for the implementation thereof. There has also been uncertainty about the precise alignment of the K113, but current indications are that it will run along the eastern boundary of the study area. The extension of Marlboro Drive is also subject to the availability of funds.  

In the past the strategic road network was aimed at serving private motor vehicles, but the emphasis has now shifted to public transport to deal with the high levels of congestion on the network and support sustainable development. Traffic congestion is a particular problem affecting the N1 and N3 freeways in the vicinity of the study area. 
Apart from the strategic road network, Linbro Park will benefit from the Gautrain, of which the eastern link will connect the Sandton CBD with the OR Tambo International Airport. This link will run through the north of Linbro Park with a station in Marlboro on the opposite side of the N3 freeway. 

2.1.3. Nodes and Employment Opportunities

At regional level the study area is favourably located in relation to the major nodes and employment opportunities indicated in Figure 2, being:

· Johannesburg CBD1;

· Sandton CBD2;

· Wynberg industrial area3;

· Midrand CBD4;

· Corridor development along the Ben Schoeman freeway5;

· OR Tambo International Airport and Industrial Development Zone6;

· Linbro Business Park7;

· Longmeadow Business Park8;

· Kempton Park CBD9, Spartan10 and Isando11 industrial areas;

· Edenvale CBD12;

· Bedfordview and Primrose CBDs13, 
· Bruma and Eastgate14;

· Germiston CBD and industrial areas15; 

· Wadeville / Alrode industrial area (Blue IQ Project)16; and 
· East-west Corridor running along the mining belt in Johannesburg17. 

Figure 4 indicates the current formal workers per node in Gauteng Province in terms of the size and composition of nodes. The concentration of economic activities in the triangular area between Johannesburg CBD, Pretoria CBD and the ORT International Airport is again evident from this figure. At provincial level the Johannesburg CBD is dominant, followed by Pretoria CBD. It is also clear that the Johannesburg CBD and the nodes in the west of the COJ comprise mostly office workers, while the nodes east of the COJ (in Ekurhuleni) comprise mostly industrial / commercial workers. The Midrand node is clearly visible on this figure and comprises mainly industrial / commercial workers, followed by a mix of retail / office and other formal workers. 
Figure 5 indicates the projected formal workers per node in 2025, in terms of size and composition of nodes. Of interest is the fact, that in comparison with Figure 4, the size and composition of nodes are expected to change, but the location and distribution of nodes is unchanged. This implies that there are no shifts in the physical distribution of nodes expected to occur and no new nodes are expected to develop. The composition of nodes is also expected to remain similar to 2001. The nodes are however expected to grow considerably, specifically the Johannesburg and Pretoria CBDs and the nodes in Ekurhuleni around the ORT International Airport. The Midrand node is projected to show considerable growth and the composition of the workers in the node will change to predominantly retail/office workers. Apart from the Midrand node, the node in the east of the COJ constituted by Modderfontein and Linbro Business Park is also expected to show considerable growth and a similar composition as the Midrand node. 
The study area is located in close proximity to the latter node, which is expected to show considerable growth for workers in the office / retail and commercial / industrial sectors. These are secondary and tertiary economic sectors which require qualified, skilled workers. 

2.1.4. Spatial Structure, Conservation and Agricultural Potential
There are various physical and developmental elements that play a role in the structure of the region indicated in Figure 2, namely:
· Modderfontein Nature Reserve18, an area with high conservation potential; 

· The Alexandra complex19, affected by urban and social degradation and now the subject of a renewal project;

· AECI National Security Key-Point – manufacturer of explosives20;

· Vast open land parcels available for development with in the urban edge, particularly Modderfontein21, Frankenwald22, Huddle Park23 and Farm Waterval (Mia’s Land)24, with proposals for mixed use development on these parcels; and 

· Linbro Park Landfill Site25, which occupies a vast area. The landfill site has been closed and will be rehabilitated, but will always pose development constraints. 

Within the context of the City of Johannesburg, the entire area within the ring road constituted by the N1/N3/N12 freeways is fully developed and has become the focus of densification. Development is now occurring north of the ring road in areas such as Fourways and Ruimsig, mainly in the form of medium and high density housing for the private, bonded housing market. Considering its regional location, Linbro Park is located the same development path as the aforesaid areas. 
Linbro Park is mainly surrounded by middle to high income residential areas, such as Lyndhurst, Bramley Gardens, Corlett Gardens and Lombardy East in the City of Johannesburg as well as Marais Steyn Park and Edenvale in Ekurhuleni. Alexandra, which is situated directly east of Linbro Park is the only exception, being a former black township housing predominantly low income groups. 

The Gauteng Department of Agriculture, Conservation and Environment (DACE) formulated a Conservation Plan for Gauteng Province. This plan investigated a number of environmental aspects and classified the province in terms of sensitivity ratings relating to these aspects. The information and figures in this section was sourced from this Department. 

Figures 6 and 7 indicate the conservation potential and agricultural potential of the region respectively. Figure 6 also indicates buffer zones around potential environmental threats, such as landfill sites, slimes dams etc. 
As indicated in Figure 6, the study area is slightly affected by the following aspects of ecological importance:

· Irreplaceable sites to the east;

· Ecological Processes;

· Wetlands to the east; and

· Transformed ridges. 

The area is furthermore affected by the buffer zones surrounding the Linbro Park Landfill Site and the Modderfontein industrial area. 

As far as the study area’s conservation potential is concerned, Figure 7 indicates that the central part of the study area has high agricultural potential, while the surrounding areas have low development potential. 

The Environmental Management Framework (EMF) for the Kyalami/Modderfontein Corridor identifies development constraint zones in the eastern portion of the City, including the Linbro Park area, which determine the environmental sensitivity of a given portion of land. In terms of this framework Linbro Park is identified as being in constraint zone 5 (no to low constraint zone). This is defined in the report as follows:
“The no to low constraint zone is suitable for most types of development and redevelopment except for new activities that require permits in terms of the Second Schedule to the Atmospheric Pollution Prevention Act, 1965) or new legislation that are about to replace the Act and the Schedule. The most important factors that should be considered for development proposals in these areas are:

· The edge effects of developments in these areas on zones 1 to 3;

· The generation and management of stormwater;

· The generation water and air pollution;

· The management and disposal of waste; and

· The effects on the aesthetic quality of the EMF area in general.”
2.1.5. Regional Development Proposals
This section summarises some of the findings and development proposals from studies conducted for areas adjacent to, or around the Linbro Park precinct.
a) Alexandra Urban Renewal Project
Figure 8 is an aerial photograph of Alexandra, a former black township area in the north of Johannesburg. It is characterised by urban decay and social blight. The high built density of Alexandra and invasion of open space is clear from the aerial photo. 
In 2001 President Thabo Mbeki announced the Alexandra Urban Renewal Project. Alexandra was identified as part of eight urban nodes that comprise part of the Government’s Integrated Sustainable Rural Development and Urban Renewal Programme. This programme is a key component of the Government’s approach to addressing urbanisation and housing challenges in South Africa and comprises the integrated development of an area addressing economic, social and physical challenges simultaneously. 

The population of Alexandra is estimated at approximately 350 000 people who reside at very high densities. The area has about 4 060 formal houses and 34 000 shacks. In addition there are various other forms of accommodation including hostels, flats and warehouses. 

The original Housing Strategy formulated for the Alexandra Renewal Project (ARP) set the following targets:

· 22 250 households to be re-located. This figure includes informal settlements and makes allowance for 4 000 households to be relocated within the framework of the back yard structures upgrading program. It also includes the large numbers of people, estimated at 3 000 households, that have invaded the various privately owned factories and buildings in neighbouring precincts.

· Hostels converted into family accommodation. This will impact on 2 500 households.

· 6 500 backyard shacks upgraded. 

The ultimate aim of the ARP is to de-densify the settlement to approximately 270 000 people, which is considered to be an acceptable density for the area, and ensure that these people reside in a formal, sustainable environment. The ARP comprises an integrated set of objectives, of which housing is only one component. Figure 9 indicates the ARP’s Spatial Development Framework, which represents the vision for the physical development of Alexandra. 
The first stage of the project, which has now been completed, involved detailed planning for the area and upgrading of infrastructure and amounted to approximately R320 million. In order to implement the ARP it was imperative that relocations happen from land that is needed to implement key projects, such as road construction, school upgrading and the like. Housing, social and engineering infrastructure has to be provided as part of the relocation of families to ensure that the families are moved to viable housing areas. Initially three greenfields area were identified to accommodate the need for the ±20 000 RDP units, namely Doornkop, Olievenhoutbosch/Diepsloot and Bram Fischerville. Of the 21 000 projected housing opportunities only 3 256 sites were realised in Bram Fischerville and        3 500 in Diepsloot.
A political decision was however taken that no further large-scale relocations of people from Alexandra should be undertaken, therefore proposed projects such as relocations to Olievenhoutbosch South was cancelled. The aim is now to find land in the immediate vicinity. 
While the ARP has historically placed its emphasis on Social Housing, the greatest need in Alexandra is for a mix of RDP and Affordable Rental housing projects. Eight key short-term housing projects have been identified and fast tracked since January 2005. All these projects are on land identified within the greater Alexandra area. Of the targeted 21 500 houses that need to be relocated only 10 212 units are to be found within the immediate Alexandra area. The remaining 11 288 units need to be constructed on land outside of Alexandra but within the greater sub region. On the basis of an average density of 125 units per hectare an outstanding land need of 90 hectares is identified.

There were three Memoranda of Understanding (MOU’s) which would assist with the relocations, namely projects in Waterfall City (Mia’s land), Frankenwald and Modderfontein/Westlake. It was however found that Waterfall City was not a viable option, as only social housing could be provided due to tenure constraints and this was not affordable to the people to be relocated. No land will therefore be taken up by residents from Alexandra in Waterfall City. 

Westlake within Modderfontein has already been purchased by the project. The secured Westlake land is ultimately planned to house 1 000 Social housing units of which 350 are in detailed planning. The Frankenwald project is however going ahead and will accommodate approximately 3 000 families from Alexandra. 

Due to the limitations with the land associated with the MOU’s, alternative land has also been identified, which is now under investigation. This includes:

Table 1: Land Currently Under Investigation:

	AREA
	SIZE
	LOCATION
	NUMBER OF UNITS

	Highlands Estate Township (large greenfields development)
	40 ha 
	Off Allandale Road opposite the Klipfontein View housing project
	3 200 (diversity)

	Linbro Park - smaller infill sites 


	±34 plots of 2 ha each
	Linbro Park Area
	4 000 (high density)

	Marlboro Gardens 


	
	Part of K206 Road Reserve
	400 RDP

800 rental

	Various infill sites (Council owned):


	15 ha
	Portion 31 Zandfontein 42 IR (Sandton), 

Erven 54 

to 57 Kelvin 

Erf 30 Edenberg
	2 400 

Social Housing units

	TOTAL
	
	
	10 800


Considering all these alternatives, the ARP still requires a housing compliment of 11 000 units to cater for the current backlog, while provision should also be made for future growth. 
Figure 10 reflects a Spatial Framework prepared for Alexandra and surrounds as part of the 1997 Land Development Objectives of the former Eastern Metropolitan Local Council of Johannesburg. Of significance is the fact that this planning, dating from 10 years ago, proposed the eastern expansion of residential development towards Linbro Park, to cater for future residential development. 

Emanating from the ARP and the above, the challenge thus lies in developing Linbro Park according to the Breaking New Ground Principles to accommodate residential growth, including some of the surplus families from Alexandra. The N3 freeway and Linbro Park landfill site however constitute major physical constraints that prohibit the integration of Linbro Park and Alexandra. The creation of safe pedestrian links across the freeway to particularly the Marlboro Station is essential to the development of the study area. 
b) Modderfontein Framework
The Modderfontein Conservation Area and Modderfontein Industrial Site (AECI) are located east of the study area and are partially situated in the jurisdictional area of the Ekurhuleni Metropolitan Municipality. Large parts of the Modderfontein industrial site were recently made available for development. 
The Modderfontein Framework Plan (Figure 11) indicates the development proposals for the above mentioned properties. This Plan has no official Council Approval from the City of Johannesburg. The development comprises a mix of land uses, including business, office, industrial and residential. The Conservation Area is incorporated as part of a central open space system. 

Large parts of the proposed development are set aside for residential use, although this would be for private, bonded housing in the middle to high income groups. Approximately           3 000 subsidised housing units will be provided to accommodate families from Alexandra in the area. 

The Framework Plan indicates the proposed K113 and the proposed eastern extension of Marlboro Drive. The developers of the Modderfontein land reached an out of court settlement with the Bombela Consortium, responsible for the construction of the Gautrain railway line, to construct a number of bridges according the road layout of the Modderfontein Framework Plan. One of these bridges is located on the proposed K113 in the northeast of Linbro Park. The bridges will be important structuring elements in the planning of Linbro Park and create opportunities for integration with surrounding development. 
The challenge in the development of Linbro Park arising from the above is twofold, namely:

· integrate development with the proposed Modderfontein developments and specifically the town centre to the east;

· plan the internal road network according to the surrounding road network and Gautrain to ensure optimal connectivity. 
c) Waterfall City (Mia’s Land) Framework
The area known as Mia’s Land24 spans the N1 freeway and is located close to the Midrand Central Activity District, Sunninghill office and residential node and the Woodmead commercial node. 

Mia’s Land constitutes some of the prime infill development opportunities that will integrate the northern areas of Johannesburg with Midrand. Linear development has already occurred along the N1 freeway on almost the entire length of the freeway, except for this section. 

The development on Mia’s Land will be known as Waterfall City and is located on property owned by Witwatersrand Estates Ltd, which was formed in 1934 .The company was used as vehicle by wealthy trader Moosa Ismail Mia to buy the 3 000 ha farm Waterfall, because the Asiatic Tenure Act prevented him from owning property in his personal capacity. He bought it as a charity on which to educate underprivileged children. All the proceeds from the development will go to the charity, the Waterfall Islamic Institute, run by the Mia family. 

Due to the above, ownership in the development will be based entirely on leasehold instead of freehold. Development is done in accordance with the overall Development Framework (Figure 12) based on leasehold agreements with large property developers, including Investec, Sanlam, Zenprop and Group Five. (Figure 12 has no official Council Approval from the City of Johannesburg). These agreements are aimed at ensuring the maximum sustainable returns for the Islamic Institute over the next 100 years. The developers are responsible for providing all the engineering infrastructure to the standards set by Waterfall Estates Ltd before they can begin to market their properties. 

The development will contain, inter alia, the following:

· Up to 20 000 apartments and 860 unit golf estate;

· 5 500 subsidised housing units;

· A golf estate with 2 600 homes and a private 18 hole golf course7;

· A second, public golf course;

· A hotel, health clinic and schools;

· More than 700 000 m2 office space5,6,8,11;

· A shopping centre of 80 000 m2;

· Approximately 160 000 m2 industrial space; 

· A service yard for the Gautrain; and

· Africa’s largest cemetery, with 500 000 grave sites. 

On the downside, the development will reduce on of the undeveloped area in the city and aggravate congestion of roads and services networks.  

The land is currently developed with the World of Golf and Islamic Academy and construction of offices next to the N1 is underway. 

The Development Framework proposes a development of 5 500 subsidised housing units, which will be mostly social housing. The remainder of the housing targets the private, bonded housing market and specifically the middle to high income groups. 
d) Marlboro Station Urban Development Framework

The Marlboro Station Urban Development Framework was compiled during 2007 and the following are extracts from this document:

Background

“The Marlboro Station area is located along Marlboro Drive and between the intersection of Marlboro Drive and Northway and Marlboro Drive and the N3 highway. The immediate surroundings comprise in general of large tracks of vacant land to the north, established residential areas to the northwest and west, the communities of Alexandra to the south and the Linbro Commercial estate and small holdings to the northeast and southeast respectively.
The area has been the topic of two previous spatial planning studies related to the GRRL project i.e. Station Functional Area Guidelines March 2003, and the Marlboro Station Opportunity Map, August 2005. Key vision components were identified in the Station Functional Area Guidelines and included:

· That the station area could be a major catalyst to unlock commercial development and opportunities within the Alexandra node.

· That a significant commercial node could be established at the intersection of the N3 highway and Marlboro drive.

· Residential development is an obvious need in the area but residential typologies should encourage high density and new urban forms.

· Important linkages ought to be created, especially north-south.

· The vacant land is an important resource that should be optimally used.

Principles and Standards

The opportunity created by the Gautrain Rapid Rail clearly points towards the establishment of a TOD around its stations, forming a string of nodes connected by an efficient transport system. The stations provide a platform in which various transit systems can be integrated to service the wider community, while strongly focussing on pedestrian movement to and from them. Movement overlaps with retail opportunities and subsequently, a TOD is a catalyst for economic growth due to their higher densities and diversity of uses.

The principles however, includes, but are not exclusively based on a TOD approach due to the nature of the development framework, as mentioned. In order to integrate and guide future developments, the following principles apply:

· To promote the identity and character of the different districts in the framework;

· To promote quality public spaces and routes that is effective for all communities.

· To develop places that is easy to get to and move through via the different modes of travel.

· To promote a robust and adaptable development environment that can respond to changing social and economic conditions.

· To create places with variety and choice by promoting a mix of compatible activities and typologies;

· To create compact and pedestrian friendly neighbourhoods that will encourage the use of public transport and walking;

· To promote transit supportive land uses: They promote patronage, with inversely generate high levels of transit use. Locate uses close to the node to support socio-economic growth.

Development Concept and Approach
It is clear that the Gautrain Station at Marlboro will initially be located in a greenfields environment with limited connectivity to the rest of the area. The manner in which the whole area will be developed/allowed to be develop, will determine the success of the station in both the short and the long term. Integration is thus much more than merely providing pedestrian gates at the right positions in the fence surrounding a building located in the middle of a parking area.

Should the issue of integration not be sufficiently addressed (on both the larger scale of urban structuring, as well as the very detailed scale of building design) the Gautrain station will remain a sorrowful expensive, yet isolated monument to local engineering excellence. However, if the issue of integration is taken up seriously and the challenge is capitalised on, Marlboro could be one of the biggest successes of the Gautrain initiative; a future example to be referred to where the Gautrain station acted on the obligation to integrate our cities and finally eradicate the segregated city mentality left by the apartheid legacy.

The Marlboro station could thus become a secure ‘knot’, not only pulling together the loose threads threatening to further segregate, but also acting as a catalyst that could unlock and enhance the development potential of all the pieces of vacant land (from the smallest SLOAP portion to the biggest already viable piece of land) by providing efficient and pleasant linkages.

The concept comprises of a number of elements that together ensures that not only the station area, but the broader Marlboro area is developed in an integrated and sustainable manner. These elements are:

· A central spine

· Gateway Parks

· The actual station development

· The bridge that will connect the areas north and south of Marboro Drive

· Gateway markers

· Districts

The station building just south of Marlboro Drive is the major element and focal point in the area. The station will be more visible than most other Gautrain stations that are in general integrated in the existing built-up urban fabric. As such, it is important that the design has significant place-making qualities. The station building should have a unique design, with the potential to create a landmark and ‘icon’ for the area.

e) Spatial Planning and Housing Framework for the Northern Areas of the City of Johannesburg

This Framework was undertaken to consider the medium to long term development of the City (up to 2025) and to find solutions for the housing backlog, within the parameters of the Breaking New Ground Policy. Figure 13 indicates the housing backlog per functional area in the City. The figure emphasises the high concentration of people in Alexandra, considering the backlog of 45 000 units, compared to a backlog of approximately 12 000 in a much larger area such as Ivory Park. 

The study found that there is a surplus of 35 000 dwelling units in the north of the City, which are not being catered for in current planning initiatives. In terms of conventional layout planning (erven of 250 m²), this equates to an area 4.5 times the current size of Diepsloot which would be required to address this backlog. 

In terms of the projected growth in housing demand from 2005 to 2025, it is estimated that there will be a total increment of 188 000 dwelling units, of which approximately 68 000 units or 36% will be in the high income category, approximately 61 000 or 34% in the middle income category and 60 000 units or 30% in the low income category. It could thus be said that one out of every three dwelling units to be built during the period up to 2025 should be a low income unit, to provide for growth in this category.  Including the current backlog, the total housing demand up to 2025 to almost 223 000 units. This translates to about 11 000 residential units to be developed per annum (all income groups).

Figure 14 indicates the area required to accommodate the total housing demand up to 2025, also considering aspects such as existing bulk services, viability of service provision, drainage systems and existing development trends. It is clear from this figure that the bulk of the land within the N14 will be taken up by development. In terms of this figure, Linbro Park was regarded as an area that will be taken up by development within the next 5 years. 
The Framework Plan emphasised the importance of addressing the full spectrum of housing needs from the onset of development, seen in light of the rapid rate of private sector development which up to now did not cater for the lower income groups. It also illustrates the fact that the entire northern part of the City of Joburg experiences pressure for development (for all income categories) and that it is inevitable that future developments will have to comprise higher densities and a greater mixture of income categories. The pressures experienced in and around Linbro Park are thus not unique to this area.
2.2. Local Context

2.2.1. RSDF and other Planning Guidelines
a) Historic Planning Guidelines

Before looking at the RSDF, it is necessary to provide an overview of previous planning guidelines which applied to the area. The myriad of plans indicate the dynamics in the area and the divisions in the community, mainly a group wanting to retain the status quo vs. a group in favour of mixed use development. Table 2 provides a summary of these:
Table 2:
Historic Planning Guidelines Undertaken for Linbro Park

	DATE
	DESCRIPTION

	1989/1990
	Sandton Town Council: Linbro Park Development Plan (formally adopted):

Proposed residential use, linear park strips and future mixed use. 

	1994
	Linbro Park Development Plan Process Report (Setplan Report) (not formally adopted):

Vision for a residential area that allows other land uses and retains a country-like atmosphere. 

	1995
	Sandton Town Council Assessment Report (not formally adopted):
Proposed the creation of zones of different intensity of usage, specifically three zones in the west of Linbro Park for industrial/commercial, commercial and retail activities. Proposals for internal road network. 

	1995
	Heritage Report prepared by Nic Nel (not formally adopted):
Proposed the rejection of the Setplan report and the enforcement of the 1990 Structure Plan. 

	1998
	Linbro Park Integrated Development Framework prepared by Setplan – Figure 15 (formally adopted and integrated into the later RSDF):

This plan promoted mixed land use in Linbro Park consisting of:

· Business node in the northwest;

· Clean industries adjacent to the landfill site;
· Mix of commercial and residential use as an interface next to the clean industries;

· Residential mix use in the core area;

· Residential and future business use along the interface with the proposed K113. 

	2004
	Linbro Park and Modderfontein Agricultural Holdings Precinct Plan prepared by Henry Nathanson Partnership (not formally adopted):

This report was prepared as community submission into the COJ’s RSDF process. The basis of the report was that the community was divided about the 1998 report adopted in the RSDF and the Precinct Plan was intended to serve as a unified submission based on consensus. The report was also intended to deal with community issues, such as the future of the landfill site, proposed Modderfontein developments, traffic congestion, crime etc. 
The Plan recognised the community was polarised into two camps, namely those who supported Setplan or the notion of the industrial/commercial component of the plan, and those who supported the notion of a residential option and rejected any non-residential uses. The Plan put forward four development options, namely:
· Setplan option;

· refined Setplan/residential option;
· commercial option; 
· residential option; 
and recommended the residential option. 

The Precinct Plan was submitted to the COJ for consideration.  It was clear to the COJ that the Precinct Plan did not enjoy wide consensus and therefore did not formally adopt it. The COJ decided to withdraw the 1998 Framework Plan which was included in the RSDF. The current RSDF thus represents the only formal planning document for the area. 


b) RSDF 2007/2008
The RSDF recognises the Metropolitan SDF’s guidelines, which earmarks the study area as an opportunity area, together with the Modderfontein area. This is due to its status as large, mostly undeveloped areas which pose the opportunity for development and infill. The RSDF puts forward the objectives and development guidelines for the study area set out below. The RSDF does not include a Framework Plan (map) indicating a spatial proposal for the region, thus Linbro Park is solely managed in terms of the table below:

Table 3: RSDF Development Objectives and Guidelines:

	DEVELOPMENT OBJECTIVE 1

To define, consolidate the non-residential development along the N3

	INTERVENTIONS
	GUIDELINES

	1.1
Improve accessibility to the sub-area
	· Encourage the construction of K-113; extending Marlboro Drive eastwards to link with K-113 and K-115
· Construct the Gautrain Rapid Rail Link and Marlboro Station node.

· Upgrade the N3 interchanges at London Road and Marlboro Drive

· Ensure that public transport facilities are provided at new commercial developments to ensure that residents from Alexandra may access these employment opportunities. 

· Construct a secure pedestrian link between Marlboro Station and commercial developments in Frankenwald Township 

	1.2.
Contribute to improving security in the area

 
	· Deploy in association with property owners and industrialists an effective and efficient security system

	1.3.
Contain industrial and commercial development to the Business Park’s current footprint
	· Complete construction on remaining vacant erven.
· Ensure that the Sub Area is included in the Marlboro Station Precinct

	DEVELOPMENT OBJECTIVE 2

Develop Linbro Park Agricultural Holdings and the Modderfontein Agricultural Holdings as a sustainable human settlement

	INTERVENTIONS
	GUIDELINES

	2.1.
Support applications for the division of land and for second dwellings on agricultural holdings until a consolidated precinct plan has been adopted for the Sub Area
	· Apply Growth and Development Strategy and Spatial Development Framework



	2.2    Improve accessibility to the Sub Area
	· Encourage the construction of K-113; the construction of the PWV3 as an extension of London Road; and extending Marlboro Drive eastwards to link with the proposed K-113 and K-115

· Construct the Gautrain Rapid Rail Link and Marlboro Station node

· Upgrade the N3 interchanges at London Road and Marlboro Drive

· Ensure that public transport facilities are provided at commercial developments to ensure that residents from Alexandra may access these employment opportunities

	2.3 Support the rehabilitation and development of a recreational/ educational facility on the Linbro park Landfill Site, to complement the Modderfontein Conservation Area
	· Apply the Linbro Park Landfill Site Permit Conditions

· Comply with NEMA regulations for environmental management and compliance


The development objectives and guidelines above therefore promote the creation of linkages in and around the study area with especially the Gautrain. The second objective promotes the development of the area with residential uses as a sustainable human settlement, which is in line with the Breaking New Ground policy. 

The table below represents capital projects put forward in line with the above mentioned objectives and guidelines. These projects support the development of Linbro Park for residential development in accordance with the RSDF, but represent an incremental approach to the upgrading of services in the area. 

Table 4: RSDF Proposed Capital Projects in Linbro Park
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Linbro Park Landfill Site PIKITUP R 4,000,000.00

Linbro Park Link Water Supply Development Planning R 936,000.00

Linbro Park Site Link Sewer Development Planning R 1,289,000.00

Linbro Park Stormwater Development Planning R 567,000.00

Linbro Park Link Roads Development Planning R 2,832,000.00

Lakeside Extensions upgrade water in Region E Joburg Water R 500,000.00

Construction of K60 between Modderfontein and K71JRA R 10,000,000.00

Linbro Park implementation of electrical network City Power R 1,513,000.00

Linbro Park Street Lights City Power R 209,000.00

TOTAL R 21,846,000.00


2.2.2. Land Use Analysis

a) Surrounding Land Use

Figure 16 indicates the study area within its local context and surrounding land uses. To the east the study area is bounded by middle to high income residential areas, such as Kelvin, Lombardy East and Lyndhurst. These are older, established residential areas developed with single residential erven. In terms of the City’s Metropolitan Spatial Development Framework residential densification is encouraged in these areas in favour of compaction and efficient public transport. Alexandra stands out within this context, because of the fact that it is a low income area and also because of the high residential and built density of the area. Tsutsumani, a new extension of Alexandra built in the late 19990’s is located adjacent to the freeway. 
North of Tsutsumani and Kelvin is a large, vacant area which belongs to the University of the Witwatersrand. The property is known as the Frankenwald property. Figure 17 indicates the current development proposals for this site. This 287 ha area is to be developed as a high density, mixed use area to be known as Buccleuch Extension 2. The development will consist of superblocks which are to be developed as a basket of rights which will include shops, offices, residential and institutional uses. The development will inter alia include a business node with 80 000 m2 retail space and offices. The residential component will consist of approximately 3 000 high density residential units which will accommodate people from Alexandra as well as approximately 2 000 higher income units by a private developer acting as an agent for the land owner.
Directly north of Linbro Park is the Frankenwald/Linbro Business Park area, which comprises commercial and light industrial uses. The development in this area capitalises on the freeway frontage and high accessibility.  
Immediately to the west of Linbro Park (the southwestern quadrant of the N3-Marlboro Drive intersection) is a fairly large pocket of land on which the Gautrain Marlboro station will be developed. The station will be the central core of a future mixed use node. (Also refer to section 2.1.5(d)).

The Linbro Park Landfill site is situated directly west of the study area. The landfill site reached capacity and was closed in 2006. It is currently undergoing a rehabilitation process. There have been several proposals for the future use of this area, which includes a proposal by Pikitup to redevelop the area as a regional sport and recreation centre. The development concept includes a bridge across the N3 freeway, as a link to the Alexandra community. There are also proposals initiated by Linbro Park residents for the utilisation of the land for food gardens and other similar types of projects, to address poverty alleviation and encourage sustainable development practices (see Annexure C). These projects will also be targeting the Alexandra community. There was no formally adopted plan for the redevelopment thereof when the Linbro Park Framework Plan was compiled. 
The land to the east and south of Linbro Park will be developed according to the Modderfontein Framework (Figure 18). This Framework proposes mixed use development mainly comprising residential uses to the north and industrial uses to the east of the study area. 

In terms of this Framework Plan, Linbro Park will be surrounded by the following uses:

· North: Mixed use / business / commercial uses and offices;

· East: the Town Centre, office and institutional uses, as well as a residential component; and

· South: Longmeadow business estate – currently being developed. 

The Framework Plan earmarks the area adjacent to the freeway and route K113 for mixed use development. The proposed development south of the Town Centre will consist of residential developments, business estates and the proposed Greenstone shopping centre of approximately 50 000 m2. 

b) Land Use in the Study Area

Figure 19 indicates the land uses within the study area based on a visual inspection of the area.  It was not always possible to determine the exact land use on a site, but this information does not really influence the final proposals made in the Spatial Development Framework, and therefore it was not that crucial to the planning process to record the existing land use absolutely accurately. The overall character of the area is typical of a transition area between urban and rural area. In the past the Linbro Park and Modderfontein Agricultural Holdings had a strong rural character, consisting of rural residential uses. Many of the residents kept poultry and horses on the holdings, with a polo field and various equestrian centres still functioning in the area. There are also local community services, such as schools, a library, post boxes and a tennis club. 
There are also many uses which testify of the transitional nature of the area, specifically businesses conducted from agricultural holdings. Some of the businesses, such as nurseries, a fencing school, guest houses, dog training facilities, party farmyard and the primate sanctuary are typical of rural residential areas and are indicated on the plan as complimentary uses. There are however also many illegal businesses, such as builders yards, transport businesses, travel agencies and so forth which are indicated on the plan as peripheral uses. Many of the properties are derelict and in a state of disrepair, which is also indicative of a transitional area. The properties in close proximity to the Frankenwald/Linbro Park businesses estate are redeveloping for business/commercial purposes and will be of similar character to this estate. 
There are numerous vacant, undeveloped properties within the study area, with a strip of undeveloped properties along First Avenue on the northeastern boundary. These properties front onto the Modderfontein area which is proposed for development. 
To assess the development potential of the study area, it was divided into 19 functional precincts and the size of each of these was determined. Figure 20 and Table 5 indicate the current size and composition of each of these precincts. The total extent of the study area is 394.16 hectares, of which the Modderfontein A.H. constitute 132.71 ha and the Linbro Park A.H. constitute 261.45 ha. There are 76 agricultural holdings in Modderfontein and 152 in Linbro Park. 
Table 5: Functional Precinct Characteristics
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Modderfontein A.H.

1 23.8 14

2 21.34 10

3 31.00 19

4 32.14 19

5 24.43 14

Sub-total 132.71 76

Linbro Park A.H.

6 17.14 11

7 24.14 12

8 12.94 9

9 17.34 11

10 21.62 13

11 22.43 12

12 17.24 10

13 17.6 10

14 17.5 11

15 18.6 12

16 15.6 9

17 18 11

18 19.6 12

19 21.7 9

Sub-total 261.45 152

TOTAL 394.16 228


· This figure excludes the local street/road network within Linbro Park
2.2.3. Access and Internal Roads

The main access points to the study area are:

· N3/Marlboro Drive interchange; and

· N3/London Road interchange. 

Both these interchanges currently experience high levels of congestion during peak hours, a situation that will deteriorate even further in future given the magnitude of new developments taking place in the surrounding areas.

The N3/Marlboro Drive interchange also provides access to the Linbro Park Business Park. This access will be enhanced through the proposed extension of Marlboro Drive, the Gautrain and proximity to the Gautrain station. 

In terms of the proposed first and second order road network, the study area will be surrounded by higher order roads with limited access points. Redevelopment of the area should seek to optimise access points on this road network and obtain integration with adjacent development to the north and east. 

The study area currently consists of agricultural holdings, therefore the internal road network is not developed in fine detail and broadly conforms to a grid pattern. The refinement of the internal road network would be required to redevelop the area. Creating linkages with the surrounding road network and bridges across the Gautrain railway line are essential to integrate the study area with surrounding development. Linbro Park is already isolated due to inter alia the landfill site, N3 freeway and proposed provincial road network and effort should be made to avoid further isolation thereof. 

2.2.4. Ownership
Figure 21 indicates the vacant and government-owned land in the study area. It is clear from this figure that there are many undeveloped properties in the study area, particularly a strip of properties along the northwestern boundary bordering onto the Modderfontein area. Most of the vacant properties are however privately owned. The COJ’s Valuation Department was not able to provide recent property values for the study area. 
Table 6 indicates the details of the vacant and government owned land in the study area. 

Table 6: Vacant and Government Owned Land
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Vacant land 27 51.6

Government owned vacant 4 6.8

Government owned developed 2 0.9

Total 33 59.3


There are 4 properties which are government owned and vacant, with a total size of 6.8 ha. There are 27 properties which are vacant and privately owned, collectively measuring 51.6 ha. A combination of these two categories results in 31 properties measuring 58.4 hectares which are theoretically developable. 
2.2.5. Infrastructure Services

Figure 22 indicates the current engineering services and formgiving elements in the provision of services. The study area is located on a watershed, with the eastern part of the study area draining towards the Modderfontein River and dams and the western parts of the study area draining towards the Jukskei River. This watershed is an important formgiving element in the provision of water and sanitation services to the study area. 
There is a newly constructed reservoir located on the southern boundary of the study area. The reservoir was built as part of the Alexandra Renewal Project. In terms of the study area it will however only be able to feed the properties in the south of the study area, immediately surrounding the reservoir. Link services will be required to the northern areas. 

The provision of sanitation services closely follows the drainage pattern of the area. The eastern part of the study area drains towards the ERWAT works in Ekurhuleni. Recent upgradings were conducted to the sewer mains to accommodate the Modderfontein and Waterfall City developments. There should therefore be sufficient capacity to accommodate development in the study area. 

The western part of the study area drains towards the Northern Waste Water Treatment Works, which are in the process of being upgraded. Local service upgrading will be required to accommodate development in Linbro Park. The installation of an internal sewer network will be required in the study area to accommodate development. 

The roads and stormwater network in the study area are in a poor condition and major upgrading will be required to accommodate development. 

Eskom currently supplies electricity to the study area. With development City Power will become the main electricity provider. With the decommissioning of the Linbro Park landfill site waste in the northern areas of the city are disposed of at a private site in Midrand, while the approval of the site next to the Northern Waste Water Treatment Works is awaited. 
2.2.6. Development Opportunities and Constraints

The following is a summary of the key development opportunities and constraints impacting on the study area:

Table 7: Development Opportunities and Constraints

	OPPORTUNITIES AND STRENGTHS
	CONSTRAINTS AND WEAKNESSES

	· Favourable regional location in relation to nodes, the transport network and Gautrain. 
· Development is taking up similar large developable areas north of the N1/N3 ring road, such as Ruimsig/Poortview and Fourways. 
· Large scale private sector driven development occurring in close proximity to the study area (Waterfall City and Modderfontein). 

· Alexandra Urban Renewal and rehabilitation of the Linbro Park Landfill Site implies public-led investment in close proximity to the study area, which will benefit the study area. 

· The study area offers the opportunity for creating harmonious development between Alexandra and Modderfontein. 
· There are a considerable amount of vacant properties in the study area, some of which are government-owned. These properties pose the opportunity for short to medium term development. 
	· Uncertainty about the time frame for the implementation of the PWV3, K113 and Marlboro Drive, due to funding restrictions. 

· The local community is divided about the future of the study area, with some purporting the status quo and other favouring development for commercial uses and medium to high density housing.
· At a community meeting concern was expressed about proposals to accommodate the housing backlog from Alexandra in the area. The potential impact thereof on property values is seen as a threat.
· The status and future developability of the Landfill Site is a concern. If not properly developed it merely becomes a barrier.   


2.2.7. Conclusion: Key Issues

Figure 23 indicates the major formgiving elements in the study area, based on the Situational Analysis. The key issues to be considered in the development of the study area are as follows: 

· Development principles emanating from national and provincial policies and directives which have to be considered in development, specifically the Breaking New Ground Policy which emphasises mixed use, mixed income development.

· Favourable location of the study area in relation to existing and proposed freeways, high order routes and the Gautrain. The main routes of note are:
· The N3 freeway to the west of the study area;

· The proposed PWV3 freeway which forms the southern boundary of the study area; 

· Proposed K113 which forms the western boundary of the study area;

· Proposed eastern extension of Marlboro Drive; and

· Proposed bridges to be constructed across the Gautrain which will provide links with the Modderfontein developments. 

· Favourable location of the study area in relation to the major economic activities in the province. The study area is located in the triangular area situated between the Johannesburg CBD, Pretoria CBD and ORT International Airport, where the bulk of economic activities in the province are concentrated. 
· Anticipated growth in employment opportunities up to 2025 at existing nodes in close proximity to the study area, with specific emphasis on the Marlboro Node to the north-west of the study area. 
· The study area is located in the natural path of development in the City of Johannesburg which is occurring north of the N1/N3 freeways in similar areas such as Ruimsig, Poortview and Fourways. 
· The project area is located in close proximity to major developments which will have a significant impact on the COJ, namely:

· The Alexandra Renewal Project, which is aimed at the de-densification and upgrading of Alexandra. Land is required to accommodate a backlog of 11 000 housing units, as well as future housing needs. 

· The Modderfontein development area, which constitutes business, commercial, industrial, residential and open space uses. The Town Centre of this development will be located directly adjacent to the study area. The Modderfontein Framework Plan provides for links across the Gautrain railway line and route K113 into the study area, which will potentially be main access points to the study area. The residential component will provide housing targeted at the medium to high income bonded housing market, with a small component of affordable housing. 

This development poses a challenge to develop the study area in a coherent and harmonious manner as infill development between the eastern suburbs of Johannesburg, including Kelvin, Buccleuch, Lyndhurst and Alexandra and the proposed Modderfontein development. 

· Waterfall City, which constitutes business, commercial, open space, residential uses and a cemetery. The residential uses are aimed at the medium to high income bonded housing markets, with a small component of affordable housing. 

· Housing and Spatial Planning Framework for the Northern Areas of Johannesburg: This Framework identified land requirements to meet the housing backlog and projected growth up to 2025. It concluded that an area of approximately 9 900 hectares will be required to cater for the full spectrum of land uses and income groups. The Framework emphasised the need for accommodating all income groups in an integrated and economically viable manner. 
· Significant land uses and development surrounding the study area, which have to be considered in development proposals include:

· The Linbro Park landfill site, which is in the process of rehabilitation. A final decision has not been made on the future use of the site, although a regional sport and recreation precinct is currently proposed. 

· Longmeadow business estate and the Frankenwald/Linbro Park business estate north and south of the study area respectively. These estates capitalise on the freeway frontage and high accessibility. 
· Proposed Buccleuch Extension 2: This will be a mixed land use development on the Frankenwald site which belongs to the Witwatersrand University. The development will cater for low to medium income groups and will also include business uses. 

· Specific proposals from the Modderfontein Framework which impact on the study area include a mixed land use area and offices to the north of the study area as well as the Town Centre, residential and institutional uses to the east. 

· At local level there are opposing community views on the future development of the study area. There are two main groups – one purporting the status quo and the other supporting a strip of commercial development along the landfill site and the remainder of the area for medium density housing.
· There are several vacant properties in the study area, some of which are government-owned. The local land use character is typical of a transitional area with illegal land uses and derelict properties amidst rural residential and related uses. 
· The Regional Spatial Development Framework which earmarks the study area for sustainable human settlement development. This recognises that Linbro Park is ripe for development and puts forward projects to unlock the area. In the interim only low-key land uses are permitted, as there is no consensus from the community on development proposals. 
· The internal roads are in a poor condition, with limited links to the surrounding areas. The construction of the K113 and PWV3 as well as eastern extension of Marlboro Drive is important to unlock the area. A pedestrian link with Marlboro Station and improved public transport will also be required as part of the development of the area. 

In conclusion the Linbro Park area can thus be considered to be ripe for development, considering its regional context and development in the immediate vicinity. The main challenges in the development of the study area are:

· Accommodating the housing backlog and future growth of Alexandra;

· Ensuring coherent and harmonious development within regional context, specifically considering the Modderfontein development, Mia’s Land and Buccleuch X2. 

3. DEVELOPMENT FRAMEWORK
3.1. Development Vision and Objectives
The Development Vision for the Study Area is “to create an integrated, sustainable neighbourhood through infill development on well-located land within Linbro Park.” 

Within the broad parameters set by the aim of the study as reflected above, the following more detailed objectives also need to be achieved:

· Ensure the long term sustainability of the area and its surrounds. 
· Ensure that local and regional (city wide) development needs and objectives are met.

· Ensure coherent and harmonious development at local level with surrounding developments, particularly the Alexandra Renewal Project, Linbro Park Landfill Site and the Modderfontein development.
· Provide a workable, feasible development plan enjoying the support of major stakeholders that will support the RSDF and constitute the ARP’s submission for the RSDF. 
3.2. Development Principles

The future development of Linbro Park should not just be seen within its local or district context, but should also be viewed in terms of the broader provincial and national context. There is a wide range of national, provincial and local policies and legislation which provide principles/guidelines to guide and direct all development, and which should be adhered to. These principles/guidelines thus also serve as formgiving elements to the study area. The following section details the most pertinent principles to be considered from some of the most relevant legislation and policies:  
3.2.1. Development Facilitation Act

In this regard, the following principles from the Development Facilitation Act, Act 67 of 1995 are applicable:

· Promote the integration of the social, economic, institutional and physical aspects of land development;

· Promote integrated land development in rural and urban areas in support of each other;

· Promote the availability of residential and employment opportunities in close proximity to, or integrated with each other;

· Optimise the use of existing resources including such resources relating to agriculture, land, minerals, bulk infrastructure, roads, transportation and social facilities;

· Promote a diverse combination of land uses;

· Discourage the phenomenon of “urban sprawl” in urban areas and contribute to the development of more compact towns and cities;

· Contribute to the correction of the historically distorted spatial patterns of settlement in the Republic;

· Encourage environmentally sustainable land development practices and processes;

· Promote land development which is within the fiscal, institutional and administrative means of the Republic;

· Promote the establishment of viable communities;

· Meet the basic needs of all citizens in an affordable way; and

· Ensure the safe utilisation of land by taking into consideration factors such as geological formations and hazardous undermined areas.

The above principles provide the broad policy framework of National Government within which all provincial and local authorities have to conduct their day-to-day affairs.  It is thus national policy in South Africa to promote compact, high density cities and to correct historically distorted spatial patterns of settlements emanating from the past.  It is also policy to promote a diverse combination of land uses where residential and employment opportunities are in close proximity, and to see to the establishment of viable communities.  The fundamental principle is promoting sustainable development i.e. finding a balance between the Natural, Social and Economic Environment.  This definition is also in line with the Local Agenda 21 Principles.

3.2.2. National Spatial Development Perspective

Government is committed to economic growth, employment creation, sustainable service delivery, poverty alleviation programmes and the eradication of historic inequalities. In order to ensure that infrastructure investment and development programmes are channelled towards these objectives, the National Spatial Development Perspective (NSDP) was formulated. The principles enshrined in the NSDP are thus of great importance to local government investment, through the IDP and capital expenditure. 

The National Spatial Development Perspective reads as follows:

South Africa will become a nation in which investment in infrastructure and development programmes support government’s growth and development objectives:

· by focusing economic growth and employment creation in areas where this is most effective and sustainable;

· by supporting restructuring where feasible to ensure greater competitiveness;

· by fostering development on the basis of local potential; and

· by ensuring that development institutions are able to provide basic needs throughout the country.
The following normative principles are put forward as guide for all spheres of government when making decisions on infrastructure investment and development spending:

· Economic growth is a prerequisite for the achievement of other policy objectives, key among which would be poverty alleviation. 

· Government spending on fixed investment, beyond the constitutional obligation to provide basic services to all citizens, should therefore be focused on localities of economic growth and/or economic potential in order to attract private sector investment, stimulate sustainable economic activities and/or create long-term employment opportunities. 

· Efforts to address past and current social inequalities should focus on people not places. 

· In order to overcome the spatial distortions of apartheid, future settlement and economic development opportunities should be channelled into activity corridors and nodes that are adjacent to or link the main growth centres. Infrastructure investment and development spending should primarily support localities that will become major growth nodes in South Africa and the Southern African Development community region to create regional gateways to the global economy. 

The NSDP thus seeks to focus the bulk of fixed investment of government on those areas with the potential for sustainable economic development, as it is in these areas where government’s objectives of promoting economic growth and alleviating poverty will best be achieved. 

3.2.3. Breaking New Ground Policy

The policy document, Breaking New Ground: A Comprehensive Plan for the Development of Sustainable Human Settlement, provides the following guidelines:

· Residents should live in a safe and secure environment, and have adequate access to economic opportunities, a mix of safe and secure housing, and tenure types, reliable and affordable basic services, educational, entertainment and cultural activities, and health, welfare and police services.

· Ensure the development of compact, mixed land use, diverse, life-enhancing environments with maximum possibilities for pedestrian movement and transit via safe and efficient public transport in cases where motorised means of movement is imperative.

· Ensure that low-income housing is provided in close proximity to areas of opportunity.

· Integrate previously excluded groups into the city, and the benefits it offers, and to ensure the development of more integrated, functional and environmentally sustainable human settlements, towns and cities.  The latter includes densification.

· Encourage Social (Medium-Density) Housing – Social Housing is generally medium-density, and this housing intervention may make a strong contribution to urban renewal and integration.

· There is a need to move away from a housing-only approach to a more holistic development of human settlements, including the provision of social and economic infrastructure.

· Multi-purpose cluster concept will be applied to incorporate the provision of primary municipal facilities, such as parks, playgrounds, sports fields, crèches, community halls, taxi ranks, satellite police stations, municipal clinics, and informal trading facilities.

· More appropriate settlement designs and housing products, and more acceptable housing quality.

· Enhancing settlement design by including design professionals at planning and project design stages, and developing design guidelines.

· There is a need to focus on changing the face of the stereotypical RDP houses, and settlements, through the promotion of alternative technology and design.

· Social housing must be understood to accommodate a range of housing product designs to meet spatial and affordability requirements.  Social housing products may include:

· Multi-level flat, or apartment options, for higher income groups, incorporating beneficiary mixes to support the principle of integration and cross-subsidisation;

· Co-operative group housing;

· Transitional housing for destitute households; and

· Communal housing with a combination of family and single-room accommodation with shared facilities and hostels.

· Funding support will shift away from the current emphasis on uniform individual subsidies towards equity support for social institutions, determined as a percentage of the total capital cost of the project, including medium-density housing, communal housing, hostels and transitional housing.

The directives, presented above, should be translated into a hierarchy of spatial directives and normative principles.

The underlying principles of the Breaking New Ground Policy are clear from the above, namely:

· mixed income development and social integration across race and income levels; and 

· the development of subsidised housing on well-located land, which due to high land values is normally taken up by medium to high income housing. 

3.2.4. Gauteng Growth and Development Strategy

At provincial level, the Gauteng Growth and Development Strategy (GDS) was formulated to build a sense of provincial unity and responsibility amongst all sectors of society towards reducing poverty and unemployment, creating jobs and ensuring socio-economic transformation in the Province.

The vision of the GDS is to ultimately create a better life for all citizens, including the Continent, through:

· Long term, sustainable growth of the provincial economy;

· Meeting the socio-economic development needs of our people;

· Creating jobs, and

· Reducing unemployment and poverty. 

3.2.5. Global City Region

Current planning tendencies show that Gauteng is fast becoming a Global City Region. The Provincial Government is aligning itself in accordance with this phenomenon and is channelling planning directives to support this. The following principles apply in working towards the Global City Region, namely:

· Perspective: think regionally;

· Cooperation: improve inter-city and provincial government relations; 

· Integration: stronger integration of plans and strategies for economic and social development, service delivery, infrastructure and public transport ; and

· Sharing: an equitable distribution of resources and sharing of information and capacity between different spheres of government and between municipalities. 

3.2.6. Conclusion: Implications for the Development of Linbro Park

The national and provincial perspectives have the following implications on planning done at local level and specifically in Linbro Park:

· Develop viable human settlements in well-located land close to economic nodes and hubs of towns and cities.

· Focus fixed government spending in areas with economic growth potential. 

· Meet basic service requirements and implement social upliftment programmes in areas lacking economic growth potential. 

· Apply a regional, long term perspective in support of a Global City Region. 
· Ensure that each development has an income mix, a housing typology mix and a housing tenure mix. 

· Focus on public transport-orientated settlement planning. 

· Make optimal use of existing engineering and social services. 

· Promote access to economic opportunities and community facilities (schools, clinics, shops, post office, pension payout points) as part of settlement design and early settlement development. 

· Promote safety by design in settlement planning and layout. 

3.3. Development Scenarios

Considering the current situation and development trends occurring at regional and local level, there are three options for the development of Linbro Park, namely:

a) Option 1: Business, Middle and High Income Bonded Housing

This option will result in Linbro Park being developed by private developers in the same manner as Waterfall City and Modderfontein. These development plans were however formulated prior to the launch of the Breaking New Ground Policy and thus do not comply with the policy. The problem with this scenario is that it does not meet the needs of low income groups, therefore it will not achieve the development envisaged by this policy and the Spatial Planning and Housing Framework for the Northern Areas of the City of Johannesburg. 

b) Option 2: Government Intervention: Subsidised Housing 

This option promotes for Linbro Park to be developed in its entirety for low income housing, to meet the current backlog and future housing needs of Alexandra and the COJ. Considering that the larger region will develop with medium and high income housing, this low income housing scenario is justifiable. It is however realised that this scenario will not achieve the objective of creating coherent and harmonious development. The creation of a precinct of low income housing is also not sustainable and does not contribute to community upliftment and economic development, as is evident from areas such as Alexandra and Diepsloot. 
c) Option 3: Business, Bonded and Subsidised Housing

The third option puts forward a mixed development approach which will consist of businesses uses, bonded housing and subsidised housing. This option recognises the status and location of the study area as a transitional area between Alexandra and Modderfontein and creates the opportunity to achieve coherent and harmonious development. It accommodates local business opportunities, specifically favoured by some segments of the local community. It supplements the surrounding development plans and adheres to the principles of Breaking New Ground and the Spatial Planning and Housing Framework for the Northern Areas of the City of Johannesburg. This option will allow for the area to be developed to the benefit of the city as a whole and not just specific groups, as put forward by the above mentioned scenarios. 
The formulation of the Development Framework is therefore based on Scenario 3. 
3.4. Development Framework

Figure 24 indicates the Development Framework for Linbro Park. The Framework plan was formulated based on the points of departure and principles set out in section 3.1 and 3.2 of this document, as well as Development Scenario 3 detailed above. 
3.4.1. Land Use Budget

As part of the Situational Analysis, the extent of the study area was determined and the development capacity was calculated with this as basis. Having determined the number of residential units that can be accommodated in the area based on certain density scenarios, the general standards used to determine the number of community facilities to be provided, were applied (see Table 8 below). This information was then used to compile a Land Use Budget for the Linbro Park area. The Land Use Budget ensures that the Framework Plan makes adequate provision for the full spectrum of non-residential land uses required to support the residential concept and to enhance the long term sustainability of the development. The Land Use Budget is set out in Table 9 below. 

[image: image4.emf]TABLE 8: LINBRO PARK: STANDARDS  IN LAND USE BUDGET

NUMBER

Population: 81020

Dwellings: 25408

USE STANDARD NUMBER OF  FACILITIES

Clinic 1/10 000 people 8

Community Centre / Library 5 000 - 50 000 people 2

Municipal Offices 1/50 000 people 2

Hospital 4beds/1000 people @350 beds / hospital 1

Post Office 1/11 000 people 7

Police Station 1/25 000 people 3

Fire Station 1/60 000 people 1

Primary School

24% of population is of school going age of 

which 65%go to primary school @ 

1800/school, and

7

Secondary School

35% to secondary school @ 2000/school

3

Source: PLAN ASSOCIATES,  2008


From Table 8 it is evident that the study area holds capacity to accommodate about 25 408 dwelling units with a population of about 81 020 people. In terms of national standards and ratios generally applied in South Africa, a community this size would justify the provision of 8 clinics, 2 community centres/libraries, 2 municipal offices, 350 hospital beds, 7 post offices/postal outlets, 3 police stations/satellites, 1 fire station, 7 primary schools and 3 secondary schools.
Experience however shows that these standards are nowadays seldomly achieved due to financial constaints. For this reason some of the figures were manually adjusted (reduced) in the Land Use Budget (see Table 9).

[image: image5.emf]TABLE 9 :     LINBRO PARK:  LAND USE BUDGET

LAND USE

no ha %

BASE DATA

Residential ha 260.1 52

Density du/ha (net) 98

Dwelling Units 25,408

Population 81,020

Education 10 36.0 7

Primary 7 19.7 4

Secondary 3 16.3 3

Business 114,305 38.1 8

Retail centre (floor area in m²)

55,175 18.4 4

Commercial  (floor area in m²) 59,130 19.7 4

Offices (floor area in m²) 197,423 32.904 7

Community Facilities 10.2 2

Clinic 3 0.3 0

Hospital  1 3.2 1

Post Office 4 0.4 0

Police 1 0.5 0

Fire Station 1 0.5 0

Municipal Office 1 1.0 0

Community Centre / Library 1 1.0 0

Other Community Facilities 3.3 1

Open Space 80.0 16

Water Tower 2.1 0

Street

40.2 8

TOTAL 499.1 100

% 9

Density du/ha (gross) 51

[image: image6.emf]TABLE 10 : EXPECTED RETAIL AND OFFICE FLOOR AREA PER NODE

LOCATION FLOOR AREA (m²) SITE AREA (ha) TYPE OF CENTRE OFFICE SPACE (m²)

CENTRE

4,800 1.6 Local Convenience

EAST

10,500 3.5 Neighbourhood

NORTH

14,400 4.8 Entry Level Community 113,448

SOUTH

25,475 8.5 Community 83,974

TOTAL 55,175 18.4 197,423


Table 9 indicates that the 25 408 residential units in the study area will cover about 260 hectares of land. The residential capacity was determined by applying an average density of 70 units per hectare to all areas earmarked as medium density residential on Figure 24, and 150 units per hectare on all the land indicated as high density residential. This results in an average nett density of 101 units per hectare.

A community of 81 020 people of mixed income could sustain about 56 643m² of retail space while the area to the north of the Gautrain, which is earmarked for commercial development, could accommodate about 59 130m².

The areas to the north and south earmarked for office development have sufficient capacity to develop about 197 498m² of office space.

Schools will require about 37 hectares of land and the other community facilities about 10 hectares.

The total gross density for the area if developed according to this scenario will be 52 units per hectare.

3.4.2. Open Space System

The regional perspective in the Situational Analysis indicated that there are large open spaces surrounding the study area, specifically the natural open space which forms part of the Modderfontein Conservation Area. There is also a proposal to redevelop the Linbro Park Landfill Site as a regional sport and recreation complex, which is incorporated into the Framework. These features will form part of the regional open space system. 

Based on this, the Spatial Framework and Land Use Budget propose the sharing of open space and recreation areas, rather than duplication within Linbro Park. 

However, at a more detailed erf level provision should be made for playlots and recreation areas on the site development plans of individual developments in the area. It is furthermore suggested that the existing sports facilities in the central part of the study area be upgraded and expanded to be able to serve the needs of the broader community – depending on the outcome of the initiative to develop the landfill site as a regional sports and recreation precinct.
3.4.3. Road Network and Public Transport

Figure 24 indicates the proposed road network, main access points and Gautrain bridges. The focus of the proposals is to create linkages to the north, east, south and west of the study area to open it up and achieve integration with the surrounding areas. 

The Framework Plan indicates the first, second, third and fourth order road network, as well as a few proposed additional road links. The first order road network comprises existing and proposed freeways and includes the existing N3/12 freeway along the western boundary of the area, and the proposed PWV3 freeway towards the south.  Route PWV3 will have two access roads running parallel on both sides of it, of which the northern access road will run along the southern boundary of Linbro Park.

The study area will have two accesses to the N3/12 freeway – the one at Marlboro Drive to the north, and the other at London Road to the south.

Two K-routes will serve Linbro Park in future.  Route K232 (Marlboro Extension) will run through the northern section of Linbro Park and parallel to the alignment of the Sandton-OR Tambo Gautrain link, while route K113 will run along the eastern boundary of Linbro Park. Route K113 will be essential to accommodate north-south movements generated by Linbro Park and the future Modderfontein Town Centre.

The proposed third order road network mainly comprises internal routes within Linbro Park which link to the three main entrances to the area, and include Third Road, Second Avenue, Clulee Road, Clifford Avenue and Oak Avenue. In the central part of the study area two pedestrian boulevards are proposed to accommodate pedestrian movement needs within this high density core area, and specifically along Second Road and Third Avenue. This implies a single lane facility with a central median and a 5 meter wide paved pedestrian walkway on both sides of the road. It is suggested that a 35 meter wide road reserve be provided for along the two proposed boulevards. 
Due to the projected future development in the area and the associated increased traffic volumes (private vehicles, public transport and pedestrian movement) it is expected that there will be a need to provide a local vehicular and pedestrian link across the N3 freeway in order to accommodate local traffic movement needs, and to alleviate the pressure on the two access interchanges to the north (Marlboro) and south (London Road) respectively.

Such a link will also give communities to the east and west of the freeway access to the proposed regional sports and recreation centre on the landfill site, and will provide for the sharing of community facilities on both sides of the freeway.

There is, however, still uncertainty as to whether this need will eventually materialise and whether it will be technically possible to construct a road across the landfill site. As and when the need for such link arise, a fully fledged Environmental Impact Assessment and associated community participation will take place in order to assess the potential impact of such link on the area and the community at large, and only then will a final decision regarding the construction of such a link be taken.
Depending on the outcome of such investigation it may also be necessary to provide a direct link between Third Avenue and Oak Avenue to provide for the continuous flow of traffic, instead of the existing staggered intersection (see Figure 24).

The remainder of the existing road network as reflected on Figure 24 represents the future fourth order network for Linbro Park.  Some additional fourth order links are provided for to either eliminate excessive block lengths or to serve as access routes separating different land uses.

Development should be focused on promoting the use of public transport, specifically the Gautrain and road-based public transport within and around the area. 

The study area is located directly adjacent to the diversion point where the Gautrain splits between a northern route leading to Tshwane and an eastern route leading to the ORT International Airport. There are two stations located on the eastern (Modderfontein) and western side (Marlboro) of the study area respectively. It will be important to create pedestrian links to both these stations in the layout plans done as part of detailed planning. Internal roads should also be focused on creating links with the Modderfontein Town Centre. Route K113 however restricts the intersections to 600 m intervals, as indicated on the framework. 
3.4.4. Business Nodes

Figure 24 indicates the main land uses surrounding the study area, which were considered in the land use proposals for Linbro Park. The impact of these uses on the Framework Plan is indicated below:
· Frankenwald/Linbro Park Business Estate: the extension of this estate is already occurring on properties along Third Road on the eastern boundary of the study area. The Gautrain alignment and proposed K232 will have a direct impact on these properties. The overspill of this commercial area was accommodated in the Linbro Park Framework Plan as all properties to the north of the Gautrain alignment have been earmarked for commercial development. 

· Offices, Town Centre and Westlake Residential Uses in Modderfontein Development: These uses create local business opportunities, however, the proposed K113 prohibits direct access. The Framework Plan promotes the integration and sharing of these uses by way of the eastern entrance to Linbro Park via Oak Avenue.
· Longmeadow Business Estate to the south of the study area across the PWV3 freeway.  It is uncertain whether this area will have a direct access link to Linbro Park in future, but provision has been made for retail and office development parallel to the PWV3 freeway in order to utilise the development potential associated with the visual exposure to be gained from this route. 

In order to enhance the sustainability of Linbro Park and to optimally utilise opportunities for economic development, the Land Use Budget and Spatial Framework provide for the development of three activity nodes at the three main entrance points to the Study Area. These nodes should comprise a mix of retail and office uses and include the following (see Figure 24):

· The node at the northern entrance of Linbro Park which will comprise a portion of the retail capacity of Linbro Park (14 400m²) as well as office space.
· The second node located around the future eastern entrance to the area which will functionally link to the proposed Modderfontein CBD in the vicinity of the Modderfontein Gautrain station, and will only cater for local retail (10 500m²) and some community facilities.

· The third node which is at the London Road entrance to the south and along the southern boundary of Linbro Park, can eventually accommodate about 26 943m² retail space as well as extensive office space to the east thereof.

· In the central part of Linbro Park along the Third Avenue Boulevard provision is made for a local convenience centre accommodating about 4800m² of retail space.

Table 10 below summarise the floor space potential of each of these nodes.


3.4.5. Residential Uses

Figure 24 illustrates the proposed spatial distribution of future high and medium density residential development in the area.  It is proposed that high density residential development with densities of up to 200 units per hectare be accommodated adjacent to the proposed regional sports and recreation area to the west, as well as along the northern and southern border of the study area. High density and high rise development is excluded from the eastern border of the study area in order not to obscure the scenic view provided by the slope towards the Modderfontein Spruit.

Medium density residential development with densities up to 70-100 units per hectare is proposed in the remainder part of the study area which includes the central and eastern parts of Linbro Park.

Based on these proposals the study area can yield about 25 408 residential units in future, accommodating a population of about 81 020 people. The medium density development will comprise about 11 160 units, and the high density the remainder 14 248 units.

In line with the principles of the Breaking New Ground Policy, the Framework Plan promotes the development of mixed income, mixed density residential development. Higher density developments should be concentrated along major public transport routes and around the proposed nodes, as illustrated on Figure 24. 

The following findings from the 2005 Alexandra Benchmark Survey should inform the housing typologies to be catered for in the area:
· Some 52% of residents in Alexandra consider elsewhere as home.

· Some 30% of households are either single persons or without children.

· Only 33% have fulltime employment and thus qualify for Social Housing.

· Only 7% of Households earn more than R5000 per month and can thus truly afford Social Housing.

Considering the above, the following housing typologies are proposed to cater for the needs of the lower income section of the community:
Table 11: Proposed Housing Typology and Number of Units

	TYPOLOGY
	COMPONENT

	RDP (fully subsidised) housing
	44%

	Affordable rental
	27%

	Upgraded hostels
	12%

	Social housing (working class housing rental)
	13%

	Bonded/credit linked
	4%

	Total
	100%


From the above it is clear that the development should provide for a mix of housing typologies and income groups. The current backlog of 9 500 units in Alexandra can be catered for, as well as rental housing according to the Benchmark Survey. A total of 25 408 housing units can be accommodated, which implies that the development could also address future housing needs and needs beyond the boundaries of Linbro Park and Alexandra. 
Table 12 sets out the proposed typologies, densities and type of ownership of the housing proposed by the Framework. 

Table 12: Proposed Housing Typologies, Densities and Ownership
	HOUSING TYPOLOGIES
	DENSITIES
	OWNERSHIP

	
	
	Full
	Rental

	1. Row Housing
	140 u/ha
	X
	

	2. RDP and Formal Backyard
	1:2
	X
	X

	3. RDP Flats
	170 – 200 u/ha
	X
	X

	4. Affordable Rental
	125 – 200 u/ha
	
	X

	5. Social Housing
	80 – 120 u/ha
	
	X

	6. RDP
	77 u/ha
	X
	

	7. Bonded
	20 – 50 u/ha
	X
	X


The table emphasises that the development will cater for a mixture of densities, typologies and tenure to address the full spectrum of the housing market. Annexure B contains examples of innovative housing typologies which have been developed for the Alexandra area and which can also be developed in parts of the Linbro Park area. 
3.4.6. Community Facilities

Table 9 gives an indication of the number of community facilities that will be required to serve the needs of the future community of about 43 500 people (based on the standards reflected in table 10).
It is suggested that these community facilities be developed in three clusters – one in the northern section of the study area (see Figure 24), the second in the central part, and the third towards the south.  There are existing facilities (one or more) at each of the three proposed nodes, and it is proposed that all future additional community facilities be concentrated at these points in order to provide a multi-purpose, one stop service and to accommodate the multiple use of a facility like a community hall. The bulk of future community facilities should however be concentrated in the central part of the study area along the Third-Oak Avenue Boulevard as this area is easily accessible to the entire Linbro Park community (within 1 kilometre range).

Higher order facilities like a fire brigade, hospital and police station have been placed at the southern entrance near the London Road interchange which would make these facilities accessible to the larger region. Post Offices and Clinics can be incorporated into the retail nodes as and where required.

3.5. Implementation Programme
The priority actions to follow from the approval of this plan are as follows:
· Compilation of Urban Design Framework based on the Spatial Development Framework

· ARP to acquire properties in the western section of Linbro Park with a view to commence with development processes

· Conduct detailed design of the following engineering service

· Water

· Sanitation

· Electricity

· Roads and stormwater

· Detailed design of community centres.
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		PROJECT		DIVISION		AMOUNT

		Linbro Park Landfill Site		PIKITUP		R 4,000,000.00

		Linbro Park Link Water Supply		Development Planning		R 936,000.00

		Linbro Park Site Link Sewer		Development Planning		R 1,289,000.00

		Linbro Park Stormwater		Development Planning		R 567,000.00

		Linbro Park Link Roads		Development Planning		R 2,832,000.00

		Lakeside Extensions upgrade water in Region E		Joburg Water		R 500,000.00

		Construction of K60 between Modderfontein and K71		JRA		R 10,000,000.00

		Linbro Park implementation of electrical network		City Power		R 1,513,000.00

		Linbro Park Street Lights		City Power		R 209,000.00

		TOTAL				R 21,846,000.00
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		PRECINCT		SIZE		NO OF ERVEN

		Modderfontein A.H.

		1		23.8		14

		2		21.34		10

		3		31.00		19

		4		32.14		19

		5		24.43		14

		Sub-total		132.71		76

		Linbro Park A.H.

		6		17.14		11

		7		24.14		12

		8		12.94		9

		9		17.34		11

		10		21.62		13

		11		22.43		12

		12		17.24		10

		13		17.6		10

		14		17.5		11

		15		18.6		12

		16		15.6		9

		17		18		11

		18		19.6		12

		19		21.7		9

		Sub-total		261.45		152

		TOTAL		394.16		228






_1237640526.xls
Sheet1

		DESCRIPTION		NO OF PROPERTIES		SIZE (HA)

		Vacant land		27		51.6

		Government owned vacant		4		6.8

		Government owned developed		2		0.9

		Total		33		59.3






