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PART 1: GENERAL OVERVIEW 

 

1.1 PREAMBLE 

 

The Constitution of the Republic of South Africa, 1996 (Act No. 108 of 1996) has given 

municipalities developmental responsibilities. Sections 152 and 153 of the Constitution 

provide that local authorities are responsible for the provision of services to communities in a 

sustainable manner, giving priority to the basic needs of the local residents. Furthermore, 

Section 26 of the Constitution obligates the State to enable citizens to have right of access to 

adequate housing, which ultimately constitutes of equitable spatial patterns and sustainable 

human settlements. 

 

To facilitate the above-mentioned provisions of the Constitution, the Housing Act, 1997 (Act 

No. 107 of 1997) states that ñevery municipality must as part of its integrated development 

planning processes take all reasonable steps within the national and provincial housing 

legislation and policy plan and promote an enabling environment for housing development 

within its area of jurisdictionò.  

 

The Mangaung Metro Municipality (MMM) has accepted these responsibilities and has 

consequently developed an Integrated Human Settlement Plan (IHSP), which serves as the 

strategic development direction for providing sustainable human settlements within the 

Municipal area. 

 

1.2 PURPOSE OF THE IHSP 

 

The purpose of the IHSP is to provide a uniform approach to development in the MMM for the 

next five (5) years so that all stakeholders share the same vision regarding the growth of 

MMM. When vision is shared, focused spending and effective development is consequential. 

The IHSP is therefore bold in guiding MMMôs sector departments and all other stakeholders 

towards development that will result in sustainable human settlements. 

 

Part 

1  
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This IHSP is compiled consistent with the Spatial Planning and Land Use Management Act 

(SPLUMA), 2013 (Act No. 16 of 2013), and the Municipal Systems Act (MSA), 2000 (Act No. 

32 of 2000). Specific sections having relevance to the IHSP are outlined below: 

 

¶ MSA Section 26(a) ñThe municipal councilôs vision for the long term development of the 

municipality with special emphasis on the municipalityôs most critical development and 

internal transformation needs.ò 

¶ MSA Section 26(b) ñAn assessment of the existing level of development in the municipality, 

which must include an identification of communities which do not have access to basic 

municipal services.ò 

¶ MSA Section 4(2)(j) ñThe council of a municipality, within the municipalityôs financial and 

administrative capacity and having regard to practical considerations, has the duty to 

contribute, together with other organs of state, to the progressive realisation of the 

fundamental rights contained in sections 24, 25, 26, 27 and 29 of the Constitution.ò 

¶ SPLUMA Section 21(d) ñIdentify current and future significant structuring and restructuring 

elements of the spatial form of the municipality, including development corridors, activity 

spines and economic nodes where public and private investment will be prioritised and 

facilitatedò 

¶ SPLUMA Section 21(f) ñInclude estimates of the demand for housing units across different 

socio-economic categories and the planned location and density of future housing 

developmentsò 

¶ SPLUMA Section 21(h) ñIdentify, quantify and provide location requirements of 

engineering infrastructure and services provision for existing and future development 

needs for the next five yearsò 

¶ SPLUMA Section 21(i) ñIdentify the designated areas where a national or provincial 

inclusionary housing policy may be applicableò 

¶ SPLUMA Section 21(k) ñIdentify the designation of areas in the municipality where 

incremental upgrading approaches to development and regulation will be applicableò 

 

1.3 AIM AND VISION OF THE IHSP 

 

The aim of the IHSP is to evaluate current urbanisation realities facing the MMM, and specifically 

to focus on the diverse housing challenges it faces.  However, simply addressing a housing 

need will not adequately meet the need of the citizens of MMM. Rather, all aspects required in 

sustainable human settlements must be provided for. Hence, the vision of the IHSP is: ñTowards 

Integrated and Sustainable Human Settlements in MMM by 2030.ò 

 

1.4 MISSION AND OBJECTIVES 
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The mission of the IHSP is ñTo develop sustainable human settlements which are socially and 

spatially integrated and are characterised by mixed-development initiatives through efficient 

and effective resource allocation in partnership with the private sector, other spheres of 

government and agencies and the communities to ensure that the citizens have access to 

settlements where they can live, work and play.ò 

 

The objectives of the MMM IHSP are as follows: 

 

¶ To densify and compact the city; 

¶ To redress land ownership disparities; 

¶ To expand the economic base of MMM; 

¶ To address the backlog in basic services; 

¶ To address the backlog in housing; 

¶ To ring-fence arable land for food security; 

¶ To reverse the spatial effects of apartheid; 

¶ To promote innovation and alternative technologies;and 

¶ To identify environmentally significant areas and establish means to protect these areas. 

 

1.5 SETTING THE SCHENE 

 

1.5.1 Introduction 

 

Since 1990, the world has seen an increased gathering of its population in urban areas. This 

trend is not new, but relentless and has been marked by a remarkable increase in the absolute 

numbers of urban dwellers - from a yearly average of 57 million between 1990-2000 to 77 million 

between 2010-2015 (UN Habitat, 2016). 

 

Urbanization fosters growth, and is generally associated with greater productivity, opportunities 

and quality of life for all. Cities create wealth, generate employment and drive human progress 

by harnessing the forces of agglomeration and industrialization. Cites also offer greater societal 

freedoms. In the process of urbanization, however, there have been some bumps along the 

road. Many rapidly growing cities keep sprawling, informal settlements are expanding, there is 

increasing poverty and inequality, and crime can be rife in large cities, on top of which comes 

the contribution that cities make to climate change. Although urbanization has the potential to 

make cities more prosperous and countries more developed, many cities all over the world are 

grossly unprepared for the multidimensional challenges associated with urbanization. Poorly 

planned and managed urbanization ï which translates into low densities, separation of land 

uses, mismatch between infrastructure provision and residential concentration, and inadequate 

public space and street networks, among others ï diminishes the potential of leveraging 

economies of scale and agglomeration (UN Habitat, 2016). 
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South Africa has also been experiencing rapid urbanization for decades. Approximately 60% of 

the countryôs population lives in urban areas. In line with global trends, the movement of people 

from the countryside to the cities is expected to continue, and by 2030 about 70% of South 

Africans will live in urban areas (NDP, 2013). Combined with increasing urban poverty, chronic 

shortages of serviced land and adequate housing and inadequate urban policies and planning 

approaches, large numbers of urban dwellers have had few other options than to settle in life 

and at times health threatening conditions. This situation is posing a significant threat to the 

social, economic, and environmental sustainability of cities. 

 

The Mangaung Metro Municipality (MMM) is well familiar with the opportunities and constraints 

that may arise from urbanization and has therefore prepared this Integrated Human Settlements 

Plan (IHSP) to guide their prospects regarding development in the Municipality so that 

sustainable human settlements are enabled. 

 

 

1.5.2 A Paradigm Shift: From Housing to Human Settlements 

 

Formerly the government placed great emphasis on the provision of housing for the poor and 

vulnerable. Millions of beneficiaries have received so-called RDP houses as the government 

attempted to comply with its constitutional mandate. However, the effectiveness of this housing 

product has been questioned as it appeared that no significant improvement to the quality of life 

for the beneficiaries has been realized. The government then recognized that simply providing 

a family with a decent house does little to improve their livelihoods. Only when a house is located 

close to places of work, to schools and hospitals, to recreation, etc. can the lives of beneficiaries 

adequately be improved. Hence, the emphasis of housing delivery has shifted from simply 

building houses to recognition of the importance of providing access to opportunities and 

resources that would facilitate the active participation of residents in the economic and social 

fabric of South Africa (SACN 2014). From 1994 to 1996 the backbone of government policy was 

the Reconstruction and Development Programme (RDP). This programme was eventually 

replaced by the Breaking New Ground (BNG) policy, which resulted in key shifts in the housing 

policy of South Africa. The main shifts can be summarized as follows: 

 

1.5.2.1 From Housing to Neighbourhoods and Communities 

 

To effectively address the spatial and economic fragmentation found in South African cities, the 

housing mandate must expand beyond mere housing delivery to the creation and enablement 

of integrated neighbourhoods and communities (SACN 2014:8). 

 

1.5.2.2 From Shelter to Asset 

 

Housing must not only be perceived as a means to provide people with shelter, but must also 

be seen as an asset for households that are excluded from accessing the economy (SHISAKA, 

2011). Housing is also an asset for the local economy since more rates and taxes are collected 

when the property market grows. The BNG policy further acknowledges the value of property by 

stating that property must be accessible by all ñas an asset for wealth creation and 

empowermentò (Department of Housing, 2004). 
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1.5.2.3 From Top Structure to Services 

 

Housing must be provided consistent with the effective delivery of basic services such as water, 

electricity, and sanitation, as well as social amenities. Households must have easy access to 

economic opportunities and improved transport services. This will give residents a quality 

livelihood (SACN 2014:8). 

 

1.5.2.4 From Over-expensive Housing to Standard Housing 

 

The housing norms and standards that were introduced through the Housing Code of 1997 were 

aimed at enhancing the delivered housing product. These norms and standards frequently 

resulted in houses that were too expensive for the state to build and had very high maintenance 

costs to the owners (SACN 2014:8). The aim today is to build houses that is adequate and safe, 

yet is not too expensive for the state to build or for the owners to maintain. 

 

1.5.2.5 From Formal to Informal 

 

Informality is likely to be a feature of the future South African urban landscape. Informal practices 

(economic sector as well as shelter) provide important coping mechanisms and should be 

harnessed, especially where they reflect the investment and agency of individuals, households 

and communities (SACN 2014:8). 

 

1.5.3 Components of Human Settlements 

 

It is apparent that the government is no longer focused on housing provision per se, but rather 

on the creation of sustainable human settlements. A human settlement is a very complex system 

that consists of five elements - man, society, physical structures, networks and nature (Doxiadis, 

1970). The spatial relationship between the different parts of the habitable space and the form 

of the built environment provide the material support for the inhabitants of the settlement. The 

following are the main physical components of sustainable human settlements that must be 

taken into consideration in the planning, design and development of sustainable human 

settlements. 

 

1.5.3.1 Housing 

 

The most basic element of any human settlement is housing because it forms the operational 

base from which humans function. Access to decent and well-located housing is vital since it 

directly affects human health and wellbeing. Where homes are located, how well designed and 

built, and how effectively they are weaved into the environmental, social, cultural and economic 

fabric of communities are factors that influence the daily lives of people, their health, security 

and wellbeing, and which, given the long life of dwellings as physical structures, affect both the 

present and future generations. 

 

1.5.3.2 Movement Networks 

 

The movement of people, services and goods is the energy network of settlements. Activities 

requiring the greatest degree of exposure will tend to gravitate towards the most accessible 
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points and links in the network. Examples of movement networks are roads, railways, and 

passages. These are used by means of busses, taxis, private vehicles, bicycles or pedestrians. 

Emphasis is placed on the importance of generating sufficient numbers of high-density 

developments in and adjacent to movement networks to make the systems more viable. The 

most efficient and affordable public transport system currently operating in and between South 

African settlements is the informal/semi-formal taxi services provided by private operators. 

These provide a convenient, inexpensive and flexible service to commuters. 

 

1.5.3.3 Services Infrastructure 

 

Services Infrastructure refers to the supply of basic services such as water, sanitation, 

stormwater, electricity and communication (infrastructure that allows access to the internet and 

telecommunications). Without services infrastructure a city cannot function. 

 

1.5.3.4 Public Amenities and Social Services 

 

Public space takes various forms, and can be grouped into a clear hierarchy with each fulfilling 

a specific function and have a myriad of benefits, spanning from recreational to economic and 

aesthetic. Some of these include: 

 

¶ Educational facilities such as schools and places of further education. 

¶ Health facilities such as hospitals and clinics. 

¶ Security services such as police stations. 

¶ Emergency services such as fire and ambulance services. 

¶ Cultural facilities such as community centres, and heritage sites (such as cemeteries). 

 

1.5.3.5 Open spaces and Recreational Areas 

 

Each city must have open spaces, like formal parks at the city core, the streets, sidewalks, and 

footpaths that connect the residents to various areas in a city. It is essential that considerations 

for parks and open spaces form part of every development, particularly residential 

developments. 

 

1.5.3.6 Business, Commercial, and Industrial Areas 

 

Settlements must have business and commercial nodes and industrial areas that provide 

residents with goods, services, and economic opportunities. Informal retail also contributes to 

economic opportunities in a city. 

 

1.5.3.7 Agricultural Zones 

 

Urban populations are heavily dependent on a daily supply of fresh produce.However, high yield 

land is often used for commercial purposes. Municipalities must create spaces to promote the 

productive use of arable land in human settlements to the benefit of communities.Thus, a well-

balanced settlement will contain a wide variety of the above-mentioned aspects. 
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PART 2:  LEGISLATIVE FRAMEWORK AND POLICY ALIGNMENT 
 

2.1 LEGISLATIVE FRAMEWORK 

 

This document upholds the view that all Municipal legislative requirements and local policies are 

guided and informed by National and Provincial Legislation and Policy directives. The principles, 

directives and guidelines set out in National and Provincial laws and policies are already 

addressed within the Municipal IDP, SDF and sector plans.  Consequently, the relevance and 

context of applicable National and Provincial legislation are discussed separately in the 

Legislative Framework, attached to the IHSP as Appendix A. 

 

The various Municipal Policy documents and sector plan directives impacting on the IHSP are 

discussed in more detail below. 

 

2.2 POLICY ALIGNMENT 

 

It is crucial that all legislative principles and policy directives must find expression in the 

Mangaungôs Integrated Human Settlements Plan (IHSP) by setting and delivering on local 

targets in support of national targets. The Cityôs IHSP has therefore been developed within the 

context of these legal and policy provisions. The IHSP is intended to be a well-resourced guide 

that will assist the Municipality to achieving the objectives of creating integrated and sustainable 

human settlements. 

 

Through the IHSP the Municipality will be able to stimulate the local economy, create an 

environment conducive for local job creation and address the needs of the homeless, the aged, 

street kids, the disabled and those affected by HIV/AIDS.  Furthermore, the Municipality intends 

correcting the spatial disparities of the past through consciously planned human settlements 

projects, taking cognisance of all the dynamics that are required to ensure integration and 

restructuring of the City. 

 

 

 

Part 

2 
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2.2.1 Mangaung Integrated Development Plan (IDP) 

 

The Mangaung Integrated Development Plan (IDP) forms the backbone for the IHSP, whereby 

the Municipality commits itself to ñcreating prosperous, liveable and inclusive living spaces 

with abundant social and recreational amenitiesò, which stands core to formulating an IHSP 

that will guide the provision of municipal services, housing and supporting facilities, as well as 

economic development opportunities to all citizens. In addition to this, the IDP is also ambitious 

in its approach, as it states that the Municipality intends to ñfast-tracking the development of 

mixed housing to build integrated human settlement and invariably upgrade informal 

settlementsò. 

 

The IDP identifies eight development priorities, which are all aligned to both the national and 

provincial priorities.  Sustainable Human Settlements is one of these priorities and the IDP 

identifies the following key objectives in relation thereto; 

 

¶ Economic Development; 

¶ Built Environment; 

¶ Public Transport; 

¶ Rural Development; 

¶ Provision of effective and reliable services; 

¶ Water services development; 

¶ Integrated waste management; 

¶ Revenue enhancement; 

¶ Poverty reduction; 

¶ Youth and Gender development; and 

¶ Spatial planning. 

 

These objectives deal with a variety of issues relating to housing, transport, economic 

development, social upliftment and community infrastructure. Consequently it will tackle the past 

distortions of the municipalityôs spatial configuration head-on, and will effectively guide the 

provision of sustainable human settlements.  More specifically, the Metropolitan IDPôs direct 

response for Human Settlements is to: 

 

¶ Address housing backlog; 

¶ Provide housing opportunities; 

¶ Upgrade informal settlements; 

¶ Acquire land to promote sustainable human settlements (public and private). 

 

 

2.2.2 Municipal Spatial Development Framework (SDF) 

 

The MMM Spatial Development Framework (SDF) forms an extension to the IDP and serves as 

the main intervention tool as far as spatial restructuring is concerned.   The SDF is geared 

towards creating an efficient built environment by promoting a compact city model, which is 

based on principles relating to settlement integration and densification, as well as optimization 

of services infrastructure.More specifically the SDF is aimed at: 



 

_______________________________________________________________________________________________________________ 

Mangaung Integrated Human Settlements Plan:  First Draft July 2017 

18  

 

¶ Supporting an efficient movement system; 

¶ Supporting sustainable Environmental Management; 

¶ Initiating and implementing Corridor Development; 

¶ Managing Urban Growth and densification;  

¶ Delineating an urban development boundary; and  

¶ Facilitating sustainable housing environments in appropriate locations.  

 

 

2.2.3 Mangaung Built Environment Performance Plan (BEPP) 

 

The Built Environment Performance Plan (BEPP) for the Mangaung Metropolitan Municipality is 

compiled as a requirement of the Division of Revenue Act (DORA) in respect of and in support 

of Human Settlement and Urban Settlement Development Grant and related infrastructure 

provisioning for the built environment of the municipality. 

 

The Mangaung BEPP is aimed at identifying and implementing a number of strategic 

interventions that are geared towards evolving a more inclusive, liveable, productive and 

sustainable urban built environment.   

 

The strategic objectives of the Municipality to striking a balance between providing well located 

serviced land to poor communities and ensuring economic growth and job creation at the same 

time, are to; 

 

¶ Identifying appropriately located land which can be serviced cost effectively;  

¶ creating sustainable human settlements through undertaking housing 

developments with secure tenure, which establish and maintain habitable, stable 

and sustainable public and private residential environments;  

¶ ensuring viable households and communities in areas allowing convenient access 

to economic opportunities, health, educational, social amenities, potable water, 

adequate sanitary facilities and domestic energy supply;  

¶ correcting spatial disparities through cautiously planned developments and ensure 

that integration takes place between housing and other service sectors such as the 

economy, infrastructure development, roads, transport, education, health, safety 

and security, as well as other myriad municipal services. 

 

The BEPP has adopted several catalytic projects which are deemed to have potential to make 

a significant impact on the built environment and ensuring real economic growth, not only in the 

City, but also in the surrounding towns and rural areas. These are: 

 

¶ Airport Development Node; 

¶ Botshabelo / Thaba Nchu Development Node; 

¶ Vista Park 2 and 3; 

¶ Cecilia Park; 

¶ Brandkop 702; and 

¶ Estoire. 
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These main focus areas identified in the Municipal IDP are also aligned through three core 

implementation strategies that will inform the IHSP, namely: 

 

¶ Strategic Integrated Projects (SIPs),  

¶ Informal Settlement Upgrading; and  

¶ Land Release development Strategy.  

 

The catalytic projects and implementation strategies cut across the entire development mandate 

of the metro and will indeed help stimulate growth in the Metro and also support the 

eightdevelopment priorities, as contained in the IDP. 

 

2.2.4 Municipal Sector Plans 

 

2.2.4.1 Economic Development Strategy 

 

Local Economic Development (LED) is regarded as one of the key priorities for creating the 

suitable conditions for secure investment, a stable economy and sustained growth. The 

Municipal Economic Development Strategy (EDS) identifies a number of key thrusts to facilitate 

and fast track economic growth. These include, amongst other, the following; 

 

¶ Creating economic opportunities along the N8 corridor; 

¶ Diversification of the local economy into a balanced assortment of economic 

sectors; 

¶ Strengthening partnerships with the private sector and parastatals. 

 

2.2.4.2 Integrated Public Transport Network (IPTN) 

 

The Municipality is currently in a process of finalising an Integrated Public Transport Network 

(IPTN) Plan, which was expected to be completed by June 2017. The IPTN aims to bring an 

affordable public transportation alternative for the citizens in Mangaung and will address trends 

in demand for transport services by mode and income group; average trip lengths (time, 

distance, cost, reliability and safety). The City has leveraged R615 million from the Public 

Transport Network Grant (PTNG) to build trunk routes, transit stations, NMT projects and 

attendant road infrastructure for the Cityôs public transport network.  

 

The adoption of an IPTN necessitates and promotes transit oriented development so that the 

city moves towards a well-connected, densified and sustainable human settlements resulting in 

a more efficient urban form supporting economic development and growth. 

 

2.2.4.3 Environmental Implementation and Management Plan (EIMP) 

 

Environmental management is a vital function of the MMM, and the Municipality recognises the 

need to protect the social, natural and economic resources on which the areaôs future 

development and quality of life depends. This approach makes it mandatory to use resources 

wisely to maximise opportunities for sustainable growth and development at present and in the 

future. 
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The Cityôs Environmental Management Unit will strategically focus on:  

 

Å Generation of energy from waste; 

Å Solid Waste Management; 

Å Environmental Policy and Education; and 

Å Climate Change adaptation and mitigation. 

 

Responding to and preparing for climate change, Energy Management, Reducing emissions, 

managing water, minimizing and reusing waste are key areas that will require strategic planning 

for implementation and alignment with international and national requirements and treaties in 

order for the municipality to embrace the Millennium Development Goals and Local Agenda 21 

targets centred on Sustainable Development efforts. These are all issues that the municipality 

will engage in to form partnerships with retailers, property developers, manufacturers and/or 

office based organizations to achieve an effective Environmental Management System. 

 

2.2.4.4 Informal Settlements Upgrading Strategy (ISUS) 

 

In line with developing Sustainable Human Settlements, the Metro with the assistance from the 

HDA, has developed an Informal Settlements Upgrading Strategy (ISUS), which aims to come 

up with a more focused and logical manner to deal with upgrading of Informal Settlements. The 

objectives of the ISUS are to: 

 

¶ Ensure alignment with National and Provincial Human Settlement strategies, 

planning directives and policies; 

¶ Ensure sustainable and spatially integrated Human Settlement delivery; 

¶ Consolidating, confirming and installing a shared human settlement division 

between Mangaung Metro and all spheres of government, role players and 

stakeholders by outlining and emphasising targeted informal settlements focus 

areas in respect of informal settlements within the Municipal area; 

¶ Ensure alignment and integration with the Metroôs other strategic documents; 

¶ Align budgets and capacities to the objectives of the Metro.  

 

The ISUS is a developmentally focused strategy which seeks to bring about more rapid, 

equitable and broad based responses to the challenge of informal settlements in the Metro. The 

focus is strongly in line with the Part 3 of National Housing Code and current developmental 

priorities of government as recently reflected in the National Development Plan 2030. For this 

to happen, informal settlements upgrading should be city-wide and the notion that it is a housing 

problem needs to be changed. This will therefore, require all the service delivery directorates 

within the Metro to assist in the incremental upgrading of the informal settlements within the 

jurisdiction of the Metro. 

 

The upgrading of informal settlements is also prioritized via Breaking New Ground and the 

Upgrading of Informal Settlement Programme (UISP), which advocates a developmental and 

incremental approach with relocations as a last resort.  
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The overriding objective for the strategy is to address and comply with the requirements of the 

government programme of action Outcome 8 National Delivery Agreement, which places a high 

priority on the upgrading of informal settlements with an emphasis on basic services, community 

empowerment and security of tenure.  

 

Finally, ISUS is also aligned with other Metro strategic planning documents such as Integrated 

Human Settlement Plan (IHSP), Spatial development Framework (SDF), Integrated 

Development Plan (IDP), Growth and Development Strategy 2040 (GDS), Informal Settlements 

By-Laws, etc. 

 

 

2.2.5 Accreditation 

 

Outcome 8 and 9 of Governmentôs National Programme of Action (2009 ï 2014) positions  

accreditation as a key instrument to achieve accelerated delivery of housing opportunities and 

the 2014 target of 400 000 households in well located informal settlements with access to basic 

services and secure tenure.  

 

Mangaung is one of the Metropolitan Municipalities identified for Accreditation. This programme 

is about the constructive implementation of National Human Settlements Programmes, and sets 

the following objectives of Accreditation: 

 

Å Achievement of co-ordinated development (horizontal integration). Municipalities 

are a logical platform for the effective alignment of inter-departmental and inter-

governmental funding streams. 

Å Accelerated delivery (vertical integration). Municipalities should lead housing 

delivery and ensure improved expenditure patterns. 

 

In order to achieve the assignment level, the City must demonstrate the capacity to plan, 

implement the projects identified in the Integrated Development Plan, and monitor the capital 

expenditure linked to the projects being implemented. 
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PART 3:  SITUATIONAL ANALYSIS 
 

3.1 MANGAUNG IN CONTEXT 

 

3.1.1 Composition 

 

Mangaung is centrally located within the Free State and is accessible via National Roads, including 

the N1 (which links Gauteng with the Southern and Western Cape), the N6 (which links 

Bloemfontein to the Eastern Cape), and the N8 (which links Lesotho in the east and with the 

Northern Cape in the west via Bloemfontein).  The Mangaung Local Municipality (MLM) was 

established in 2000 with the amalgamation of four former transitional councils, but was recently 

(2016) extended by the inclusion of Naledi Local Municipality and part of Masilonyana local 

Municipality. 

 

The Municipal area covers 9 887 km² and comprises several urban centres, which are surrounded 

by an extensive rural area. The area is characterised by three different land use types including 

formalized stands in urban areas, small holdings and farms. The size and number of land units are 

indicated in the Table below. 

 

Table 3.1: Number and size of land units in Mangaung 

Land Use 

Type 

Area Land Units Size 

No. (%) Km² (%) 

Formal Stands 

(Urban Area) 

Bloemfontein 106,829 51.56% 106.73 1.08% 

Botshabelo 55,227 26.66% 37.56 0.38% 

ThabaNchu 22,805 11.01% 23.84 0.24% 

Soutpan 1,212 0.58% 1.08 0.01% 

Dewetsdorp 3,770 1.82% 2.85 0.03% 

Wepener 4,496 2.17% 4.43 0.04% 

Van Stadensrus 927 0.45% 1.14 0.01% 

Small Holdings (Bfn only) 3,201 1.54% 91.1 0.92% 

Farms 8,719 4.21% 9,618.30 97.28% 

Part 

3 
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TOTAL 207,186 100% 9,887.00 100% 

Source: Surveyor General, Bloemfontein. 

 

From the above table, it is evident that the urban area makes up a very small percentage (2.72%) 

of the entire Municipal area. The Municipal area is distributed across 50 wards. 

 

3.1.2 Development Character 

 

Bloemfontein, the largest of the urban centres in MMM, is also the sixth largest city in South Africa 

and the administrative capital of the Free State Province. Bloemfontein is also the judicial capital of 

South Africa and it represents the economic hub of the regional economy. The area is highly 

accessible with well-developed infrastructure and transport networks, including three national roads, 

a railway link between Gauteng and the Western Cape, as well as a national airport.Bloemfontein 

itself has a fairly conventional and compact urban form, without any extremely dense zones. The 

variation in density levels across the city also seems lower than in any of the other eight cities. The 

main residential areas are reasonably accessible to the Central Business District (CBD), which is 

the dominant employment centre.  

 

Botshabelo, 55 km east of Bloemfontein, was established in the 1980s with the intention to 

providing much needed labour for Bloemfontein at the time. This settlement has a primary residential 

nature, whilst a small range of factories and warehouses provides employment opportunities for 

around six thousand people. With an unemployment rate of 56%, the town greatly depends on 

Bloemfontein for employment. 

 

Thaba Nchu is a ñtribal areaò located 12km further to the east of Botshabelo and used to form part 

of the Bophuthatswana homeland, which was home to the Tswana people for more than 180 years.  

The area was incorporated into South Africa after 1994 and comprises two urban centres (Thaba 

Nchu and Selosesha), surrounded by 37 rural villages and a vast area of communal rural land where 

people have grazing rights and practice small scale farming.  Thaba Nchu is co-managed by the 

metropolitan council and the Barolong baa Seleka Traditional Council.  

 

Soutpan is a very small urban settlement located 38km to the north-west of Bloemfontein that was 

established due to salt mining activities in the area.  The area comprises two urban areas (Soutpan 

and Ikgomotseng), which is surrounded by agricultural land characterised by small subsistence 

farmers, as well as extensive commercial farming in the west along the lower drainage area of the 

Modder River.  The well-known Florisbad where valuable anthropological were made, is also to be 

found in this area. 

 

Dewetsdorp is 84 km south-east from Bloemfontein along the R702 road, which is also known as 

the Battlefields Route. The Town also comprises two urban settlements (Dewetsdorp and 

Morojaneng), and is surrounded by land with a medium to high agricultural potential.  The 

Kareefonteinspruit River runs through the settlements in a north-south direction. Dewetsdorp lies in 

a prime sheep and cattle area although wheat and maize are also cultivated.  
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Wepener is located 43km further south-east of Dewetsdorp on the R702 and serves as one of the 

gateways into Lesotho, given its proximity to the Van Rooyenôs border post (Ñ7km to the east).  The 

Town comprises two urban settlements (Wepener and Qibing), which are divided into northern and 

southern components by the Sandspruit River, flowing in an east-west direction. Wepener is rich of 

historical memorials, national monuments and other places of interest.  The area is a centre for 

wool, grain, maize and livestock farming, as well the mining of sand.  
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Figure 3.1:  Mangaung in Context 
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Van Stadensrus is a very small urban settlement located 30km south of Wepener, still along 

R702 en route to Zastron.  The two urban settlements (Van Stadensrus and Thapelang) are 

relatively young urban settlements and only provide limited services and facilities. Van 

Stadensrus is a compact area with almost all of the urban land uses located within a 1km radius, 

although a number of large undeveloped land parcels exist in the western parts of the town. The 

Nuwejaarspruit River flows along the northern boundary of the settlements, forming a natural 

barrier limiting any further urban development in this direction. 

 

The Mangaung rural area is characterised by extensive commercial farming in the west (mainly 

mixed crop production and cattle farming), with more intensive farming along the lower drainage 

area of the Modder River in the north-west and the west. The area surrounding Thaba Nchu and 

Botshabelo is Trust land, which is utilised by subsistence and small farmers. The area is also 

characterised by high unemployment rates. Glen Agricultural College to the north of 

Bloemfontein is an asset to the rural area, especially in offering support to the establishment 

and sustenance of emerging farmers. Several dams are located in the rural area of which the 

Krugerdrift dam, Tierpoort dam, Mockes dam, Rustfontein dam and MoutlatsiSetlogolo dam are 

some of the more prominent water sources.  

 

 

3.1.3 Population 

 

The Mangaung Metro Municipality (MMM) has an estimated population of approximately 

820,000 people, as indicated in the table below. This figure had been calculated by increasing 

the 2011 census data with a growth rate of 1% per annum for urban areas, whilst rural areas 

had been decreased with a negative growth rate of -1% per annum.  The estimated population 

compares well with the population growth figures of Global Insight (806,054 for 2016 and 

826,979 for 2018 respectively), as set out in the Mangaung IDP (2017 ï 2022). 

 

Table 3.2: Estimated Population Distribution in Mangaung 

Area 

Population 

Census  

2011 

2017 calculated @ 

1% increase per 

annum 

(%) 

Urban 

(Incl. Small 

Holdings 

Bloemfontein 465,444 494,078 60.32% 

Botshabelo 181,713 192,892 23.55% 

Thaba Nchu 72,228 76,671 9.36% 

Soutpan 3,253 3,453 0.42% 

Dewetsdorp 9,498 10,082 1.23% 

Wepener 9,555 10,142 1.24% 
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Van Stadensrus 1,746 1,853 0.23% 

Rural  31,746 29,906 3.65% 

TOTAL 755,183 819,079 100% 

Source: (StatsSA, 2011increased with 1% per annum) 

 

It is expected that the population for Bloemfontein will continue to grow at an average rate of 

between 1.1% and 2.1%, whilst that of Botshabelo and Thaba Nchu is expected to remain stable. 

 

As far as the population distribution is concerned, more than half of the population is 

concentrated in the Bloemfontein area (60%), followed by Botshabelo (23%) and Thaba Nchu 

(9.4%). The rural area has the lowest concentration of people (3.65%), as indicated in the above 

table. 

 

If the above figures are considered, Mangaung has an average population density of 2,900 

persons per km² in urban areas and an overall average population density of 82 persons per 

km² for the entire municipal area. 

 

The diagram below indicates that that more than 35% (281 182 people) of the total population 

in MMM is between the age of 15 ï 35 years, whilst more than half of the population (51.51%) 

are females. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 3.2: Mangaung Population Pyramid 
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Source:  Mangaung IDP, 2017 ï 2022 

 

According to the Mangaung IDP, 2017 ï 2022, there has been an increase in the number of 

households.  Approximately 265 414 households reside in the Municipal area with an average 

size of 3.36 personsperhousehold(StatsSA, 2011). 

 

3.2 ECONOMIC DEVELOPMENT 

 

3.2.1 Economic Contribution 

 

As the largest contributor to the GDP in the Free State, Mangaung has a well-developed 

economy, which is regarded as one of the most diverse in nature.  

 

The relative contribution to the GDP per sector for Mangaung is indicated in the table below. 

 

Table 3.3: Breakdown of MMM Economy (GDP) per sector (2001 ï 2014) 

GDP 

Sector 

MMMôs Economic Contribution to GDP per sector 

% of RSA % of Free State Province 

2001  2004  2007  2010  2012  2001  2004  2007  2010  2012  

Agriculture  1.5  1.4  1.1  1.3  1.3  12.1  12.1  12.0  12.0  12.3  

Mining  0.1  0.1  0.1  0.2  0.1  0.5  0.8  0.9  2.1  1.1  

Manufacturing  0.7  0.5  0.3  0.3  0.3  12.8  12.2  7.8  6.9  7.7  

Electricity  1.6  1.4  0.9  0.8  0.6  19.0  18.0  13.5  12.2  10.4  
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Construction  1.7  1.2  1.1  1.4  1.0  38.3  42.3  38.4  37.4  34.6  

Trade  1.9  1.9  2.1  2.0  1.9  41.3  46.2  44.1  43.5  41.2  

Transport  2.0  1.9  2.2  2.0  1.8  44.4  50.7  48.4  45.2  42.2  

Finance  1.5  1.3  2.1  1.8  1.5  44.5  49.8  45.0  44.7  37.3  

Community Services  2.7  2.6  3.0  2.8  2.7  41.4  43.0  43.2  43.4  43.6  

Total  1.5  1.5  1.7  1.6  1.5  25.5  32.6  31.5  30.7  29.8  

 

The overall economy of MMM has grown at a steady pace of 4, 65% per annum between 2001 

and 2012, whilst Bloemfontein remains the economic hub of the region. However, there is a 

disturbing downturn in the Gross Value Added (GVA) by the region when the broad economic 

sectors for both the municipality and the province are considered.  This is substantiated by the 

fact that the majority of economic sectors have declined during the period 1996 ï 2011. The 

following reflections need to be made in respect of the table above: 

 

¶ MMM increased its share of the Free Stateôs economy from 25.5% in 2001 to 

32.6% in 2004 but have fallen since to 29.8% in 2012. 

 

¶ Mangaungôs overall contribution nationally (1.5%), is larger than its national 

population share of 1.4% (based on Census 2011), whilst its economic contribution 

provincially (29.8%), is also larger than its provincial population share of 27.2%. 

¶ Mangaungôs Agricultural sector remained relatively stable provincially, but 

decreased slightly nationally. 

¶ Virtually no changes are visible nationally in respect of Mining, although there has 

been variable growth in the provincial share. 

¶ Manufacturing has shown a considerable decrease nationally (from 0.7% to 0.3%), 

whilst the share contribution to the Free State also dropped slightly from 12.8% in 

2001 to 7.5% in 2012. 

¶ Similarly, Electricity has also experiences a drastic decrease both nationally and 

provincially. 

¶ The contribution of Construction towards national GVA declined steadily between 

2001 and 2012 (from 1.7% to 1.0%), whilst the contribution to provincial GVA 

initially increased between 2001 and 2004 (from 38.3% to 42.3%), but has since 

declined steadily to well below the 2001 contribution (to 34.6%). 

¶ Trade remained relatively steady at both national and provincial levels.  

¶ Transportôs experienced some fluctuations over the 10 year period, but has shown 

an overall decrease both nationally and provincially.  In fact, transport had lost its 
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position as the sector in which MMM had the highest percentage share in the Free 

State. 

¶ In Finance, the national contribution showed significant fluctuations ranging from 

1.3% in 2004 to 2.1% in 2007. Provincially an increase of 5.3 percentage points 

was recorded between 2001 and 2004, however all of this has since been eroded 

and finance is now below the 2001 contribution. 

¶ Community services has more or less retained it proportional share nationally 

between 2001 and 2012. However, at provincial level there has been slow but 

steady growth between 2001 and 2012. Community services remains the largest 

contributor, both nationally (2.7%) and provincially (43.6%). 

 

Overall, the above picture portrays a situation in which MMMôs contribution to the national 

economy has remained about the same as in 2001, but in terms of the Free State itself, the 

contribution increased considerably between 2001 and 2004 before showing steady decline 

towards 2012.  According to the Mangaung IDP, 2017 - 2022, the economy of MMM is projected 

to register an average annual growth rate of 2.01% between 2014 and 2019.The significance of 

some of the economic sectors is discussed in more detail below; 

 

 

3.2.2 Economic Sectors 

 

3.2.2.1 Agriculture 

 

The agricultural sector is characterised by both large- and small-scale commercial agriculture 

as well as subsistence farming. Livestock production and poultry is prominent in the metro, with 

the following characteristics; 

 

¶ The largest concentration of dairy cattle is situated in the metro; 

¶ Poultry is prominent in the Botshabelo area (namely Supreme Chicken). 

 

One of the drawbacks of the region is that very little grain products are produces comparing to 

other regions.Opportunities in MMM centres around value-chain development especially in beef, 

dairy and poultry, whilst the following opportunities have been identified; 

 

¶ Establishment of Agri-park in Thaba Nchu; 

¶ Establishment of N8 livestock corridor. 

 

In order to stimulate development of the agricultural sector, the following programmes need to 

be implemented in collaboration with the envisaged opportunities. 

 

¶ Upgrading and maintenance of road and rail infrastructure at strategic agricultural 

nodes to ensure effective and efficient distribution of agricultural products; 
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¶ Identification of strategic growth points for value adding programmes and alignment  

with SDF; 

¶ Development  of a cargo airport and continuous development of the Strategic 

Economic Zone within that N8 corridor precinct; 

¶ Unlocking agro-processing potential by implementing incentives to attract 

investments; and 

¶ Implementation of grain and livestock beneficiation programmes. 

  

3.2.2.2 Mining 

 

Historically, mining has played a small role in the economy of MMM and the only form of activities 

includes the mining of sand, gravel, clay, and salt to a lesser extent.  The Department of Minerals 

and Energy has identified limestone and shale gas as two strategic minerals that could be mined 

around Bloemfontein in future. 

 

3.2.2.3 Manufacturing 

 

Although a number of industrial areas are located in Bloemfontein (Hamilton, East End and 

Bloemdustria), as well as in Botshabelo and Selosesha, almost all these areas are 

underdeveloped, or still have a large number of stands available for development.  Furthermore, 

there are no large manufacturing enterprises located within these areas and the only form of 

value adding includes packaging and the production of beverages.   The following opportunities 

have been identified; 

¶ Manufacturing of medical devices and pharmaceuticals; 

¶ Manufacturing of green technologies; 

¶ Development of agro-processing and packaging hub; 

¶ Construction of Aerotropolis at the Airport Development Node. 

 

3.2.2.4 Tourism 

 

Tourism in MMM is predominantly centred around three components, namely cultural-historic 

tourism, events tourism and leisure tourism. The first is based on several historical events 

scattered throughout the municipal area (i.e. Battle sites and memorials related to the British 

War), as well as historical buildings such as museums and the Supreme Court of Appeal. 

 

Events tourism focusses mainly the domestic market and includes festivals such as Macufe, 

ñVry Feesò, Bloemfontein Show and Rose festival, as well as several sporting events during the 

year.  Leisure Tourism includes attractions such as the Phillip Sanders, Maselspoort resort, 

Planetarium, Bloemfontein zoo, and Naval Hill nature reserve. 

 

In order to support differentiated tourism product development, the following opportunities have 

been identified; 

¶ Adventure tourism; 

¶ Conferencing and Education / Medical excursions; 

¶ Commercialisation of existing resorts ( Soetdoring, Phillip Sanders and Rustfontein 

dam); 
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¶ International Convention Centre; 

¶ Township tourism; 

¶ Construction of the Naval Hill cableway. 

 

 

3.2.3 Employment and Income 

 

Employment creation in Mangaung had been significant between 2001 and 2012 with 14 531 

jobs added to the economy over the term.  Although Bloemfontein has shown a modest increase 

in employment opportunities, all other urban centres have shown a steady decrease. The sector 

that created the most employment over this period is Community Services with a net gain of 18 

640 employment opportunities, compensating for significant losses in other sectors. This 

situation is becoming potentially dangerous as too many people are dependent on a single 

employer, being Government.  

 

The economic active population of Mangaung represents 36.25% of the total population with 

24.66% residing in Bloemfontein, 8.71% in Botshabelo and 3.88% in Thaba Nchu. Due to the 

high influx rate of people seeking better living conditions the area has a high unemployment rate 

(27.7%), and is characterised by high levels of poverty.  

 

The average annual household income in Mangaung was R141 294 during 2012. Once again, 

the dominance of Bloemfontein is evident with a household income of R165 700 per annum, 

whilst those of Botshabelo and Thaba Nchu were R91 906 and R102 967 respectively. 

 

The per capita annual income during 2012 in MMM (R43 448) was more than the per capita 

income in the Free State (40 633) and also higher than the national average (R41 925). As was 

the case with household income, Bloemfontein has a significantly higher per capita income 

compared to Botshabelo and Thaba Nchu. (R53 037 compared to R25 685 and R31 813). 

 

3.3 HOUSING 

 

3.3.1 Development Trends and Backlog 

 

As in the case of South Africa has, Mangaung has also been experiencing rapid urbanization 

for decades, which is expected to continue for several years to come. Increasing urban poverty, 

chronic shortages of serviced land and adequate housing, as well as inadequate urban policies 

and planning approaches, has resulted in many large numbers of urban dwellers having to settle 

in serious health threatening conditions. This situation is posing a significant threat to the social, 

economic, and environmental sustainability of the Metro. 

 

The significant increase of the cityôs urban population leads to a crisis of unprecedented 

magnitude in the provision of adequate urban shelter, employment and basic services. Limited 

financial capacity and resources has led to the inability of the Municipality to meet all these 
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needs, which range from the availability of suitable land, provision of bulk infrastructure, serviced 

stands tenure security, socio-economic facilities, availability of appropriate construction 

materials and building technologies, poverty, high unemployment, and vulnerability. 

 

According to Mangaung IDP, 2017 ï 2022, the current housing backlog of Mangaung stands at 

approximately 31 200 housing units, the bulk of which are residing in the Mangaung Township, 

with the demand mainly found in the RDP, affordable (GAP), and the rental market. 

 

Table 3.4:  Current Housing Backlog in Mangaung 

Housing Type No. of  

Households 

(%) 

Formal Dwellings 231 214 87.11% 

Informal Dwellings 31 149 11.74% 

Traditional Dwellings 2 000 0.75% 

Other 1 042 0.39% 

Not Specified 10 0.00% 

TOTAL 265 414 100% 

Source: Mangaung IDP, 2017 ï 2022 

 

A large percentage of this demand is derived from the illegal occupation of land in the form of 

informal settlement which mainly occurs along the south-eastern periphery of Mangaung where 

the majority of informal settlements are located. This stimulates urban sprawl as there is 

continuous pressure to formalise these settlements in-situ. This trend of development along the 

edge of the urban footprint leads to longer travelling distances and the dislocation of poor people 

on the fringe of the City. It also increases travel demand which results in the congestion 

experienced on major arterials linking these areas with the CBD. 

 

3.3.2 Informal Housing 

 

At present, there are 28 informal settlement areas in the Metro, housing between 25 000 and 27 

000 households in informal dwellings and backyard shacks. The majority of these (19 informal 

settlements), are located in and around Bloemfontein, whilst the remaining 10 informal 

settlements are located in Botshabelo and Thaba Nchu. These informal settlements vary in size 

and sometimes occur as pockets of informal dwellings scattered in invaded open spaces.  
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A complete list, indicating the current status, size and development intension in respect of all 

informal settlements, is reflected in Appendix B. The location of these Informal settlements is 

indicated on the two Maps forming part of Appendix B. 

 

Some of the settlements occupy parcels of land earmarked for the public spaces such as parks, 

schools, healthcare facilities, etc.Although most settlements have access to the existing social 

facilities within township areas, only rudimentary infrastructure services are installed by the City, 

pending upgrading. A total of 24 settlements making provision for 21 500 households are in a 

process of being formalised and upgraded with services, (2017 ï 2022 IDP).  Ten smaller 

settlements involving approximately 850 households need to be relocated. 

 

 

3.3.3 Formal Housing 

 

3.3.3.1 Low Income Housing 

 

Low-income housing occurs mostly in the former ñtownship areasò, and especially in older parts 

of such areas.  These areas are characterised by old four-room houses, as well as the 

government subsidised houses built since 1994. Informal houses in the form of shack structures 

are also common in these areas and occur either on developed sites, unplanned sites or in the 

backyard of formal houses.  

 

Many of the old houses are no longer suitable for human habitation (some houses still have 

asbestos roofs), and are thus a constant risk to the lives of the occupants. Although the City has 

commenced with in situ upgrading of some of these areas, the urban renewal processes remains 

a big challenge due to budgetary constraints. 

 

3.3.3.2 Middle to High Income Housing 

 

Large scale formal housing developments are primarily being undertaken by private developers.  

Several new formal residential developments had been implemented in recent years in the 

Grassland, Woodland Hills and Vista Park areas surrounding Mangaung townships, as well as 

mixed land use developments in the Estoire area to the north-east between the Spoornet land 

and Bram Fisher National Airport. 

 

The Municipality is not directly involved in providing formal freehold top structures, although the 

City has been involved, in partnership with the Free State Department of Human Settlements, 

with implementing several Social Housing- and Community Residential Units (CRU) Projects, 

which were geared towards the refurbishment and construction of new rental accommodation 

for integrated communities. 

In terms of the study conducted by Mangaung Metro in collaboration with Centre for Affordable 

Housing Finance in Africa, and National Treasury in 2017, a total of 84% of the total population 
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fall in the entry market segment with affordability of R300,000 and less for a house. The main 

challenge is that there are no products for this segment as majority of the houses in this bracket 

are government subsidized houses. It is therefore of significant importance for the Metro to 

innovatively look into addressing this gap to deal with the demand of this segment of the 

population.  

3.4 SERVICES INFRASTRUCTURE 

 

The Municipalityôs successful delivery of sustainable human settlements is largely dependent 

on the availability of services and adequate capacities.   

 

3.4.1 Water 

 

Mangaung is currently experiencing increasing shortages in terms of bulk water supply.  The 

Municipality is currently busy three Bulk augmentation options to obtain water from the Gariep 

Dam. All reservoirs in Bloemfontein, Botshabelo and Thaba Nchu have sufficient capacity to 

cater for daily demands, except for the Longridge reservoir in Bloemfontein, Noô 5 reservoir in 

Botshabelo Block F and an existing reservoir in Thaba-Nchu. 

 

The city currently provides water services to 261 815 households(Mangaung IDP, 2017 ï 2022), 

thus leaving a backlog of only 3 599 (1.4%) households with limited access to water. 

 

Current projects relating to bulk water supply, distribution and water reticulation in MMM are 

summarized below: 

 

¶ In Botshabelo Section F, a new eight (8) mega-litre reservoir with 2 km water supply 

and a pump station housing 2 x 65kw pumps are nearing completion to anchor the 

Cityôs VIP and Bucket Eradication Programme; 

 

¶ The City is currently upgrading and extending the capacity of the Botshabelo 

WWTW from a 20 million litres per day works to a 40 million litres per day works, 

which will benefit additional 22 000 households.  Completion of construction is 

expected by September 2018. 

 

 

3.4.2 Roads 

 

MMMôs bulk roads services consist of approximately 197 km of main roads. Visual assessments 

are done every two years on MMMôs road networks and the results are captured into the 

Pavement Management System, which is used to prioritise the roads to be 

resealed/rehabilitated. Each year some of the main roads are rehabilitated, but more funding is 

needed to eradicate the backlog. In the case of new developments and densification of existing 

urban areas, the capacity of the main roads is investigated and upgrading of the existing main 

roads is facilitated through the bulk services contribution policy. 
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3.4.3 Stormwater 

 

MMMôs bulk stormwater consists of approximately 56 km of major stormwater canals. The 

capacity of the major systems varies from a 10-25 year storm frequency depending on the area 

to be served.   In general there are no major capacity constrain in the major systems, although 

some portions need serious rehabilitation regarding overgrown vegetation and structural 

collapses.  

 

MMM is making use of a Stormwater Management System (SMS) to determine the flows and 

capacities of stormwater conduits and contractors are appointed on a regular basis to do 

rehabilitation work on major stormwater systems.  Additional funding is, however, needed to 

cater for the total stormwater rehabilitation need. 

 

 

3.4.4 Sanitation 

 

Most of the Waste Water Treatment Works (WWTW) in Mangaung are operating to full capacity, 

whilst several other are completely under capacity.  The combined capacity of all WWTW is 

118.4 Ml/day, whilst the current demand is 164.12 Ml/day. The demand therefore exceeds the 

existing capacity with 45.72Ml/day. The current status and extent of Waste Water Treatment 

Works (WWTW) in MMM is summarized in the table below. 

 

Table 3.5: Extent of WWTW in MMM (Centre for Environmental Management, 2016, p. 34) 

Treatment Works 

and (Licence 

No.) 

Class, Design 

Capacity (Ml/d) & 

Discharge 

Status and comments 

Bloemfontein  

BloemSpruit 

(permit 842B) 

Class: B 

Capacity: 56 

Vaal, Harts and 

SkoonSpruit CMA. 

Existing Lawful Use: Basic Assessment  for decommissioning 

submitted; 

¶ Rehabilitation of access roads in Progress; 

¶ Cleaning and refurbishment of digesters and two new 

digesters in detail design stage; 

¶ Cleaning, repair and refurbishment of sludge drying beds. 

Bloemfontein 

Sterkwater  

(16/2/7/C522/D1/X) 

Class: C 

Capacity: 10 

Discharge CMA 

undetermined. 

Unlicensed, Exemption: Application for integrated 

environmental authorisation submitted 24/10/2011 

¶ Undergoing extension (doubling of capacity) 

Bloemfontein 

Welvaart 

 

Class: C 

Capacity: 6 

Discharge CMA 

undetermined. 

 Existing Lawful Use: 
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Treatment Works 

and (Licence 

No.) 

Class, Design 

Capacity (Ml/d) & 

Discharge 

Status and comments 

Bloemfontein 

Bainsvei 

Class: D 

Capacity: 5 

Discharge to  

Irrigation Ponds 

Existing Lawful Use: 

¶ Refurbishing in process (installation of UV pilot system); 

¶ Rehabilitation of sludge ponds including outlet structures and 

access ramps. 

Bloemfontein 

Northern Works  

(16/2/7/C522/D1) 

Class: B 

Capacity: 1 

Orange, Caledon 

&Kraai. 

General authorisation:  Undergoing expansion 

Bloemfontein 

Bloemdustria 

(No registration  

certificate)  

Class: E 

Capacity: <1 

Vaal, Harts 

&SkoonSpruit. 

 General authorisation:   

Botshabelo  

 (1272B) 

Class: B 

Capacity: 20 

Klein Modder River 

Exemption: Water use registered. Water use application 

(WULA) submitted 14/05/2012.  

¶ Undergoing extension (doubling of capacity). 

Selosesha 

 

Class: D 

Capacity: 6 

SepaneSpruit& 

Modder-Riet Rivers. 

Unlicensed: Water use application WULA submitted 16 March 

2016. 

¶ Undergoing extension. 

Dewetsdorp 

Sewerage Works  

 

Class: C 

Capacity: 2 

KareefonteinSpruit. 

Status Uncertain: 

¶ Upgrading/extension recommended. 

Wepener 

Sewerage Works  

Class: C 

Capacity: 5 

Sand Spruit. 

Status Uncertain: 

¶ Upgrading/extension recommended. 

Van Stadensrus  

Sewerage Works 

Class: C 

Capacity: 3 

Wit Spruit. 

Water Use Registered: 

¶ Upgrading/extension recommended. 

Soutpan  

Sewerage Works 

Class: E 

Capacity: 0.7 

Modder-Riet River. 

Unlicensed:  In the process of applying for a new licence. 

¶ Upgrading/extension recommended. 
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Despite the current or planned upgrading efforts to improve performance of the various 

WWTWs, the following challenges are being experienced; 

 

¶ WWTWs exceed the legal limits for key water quality parameters;  

¶ Some WWTWs continue to exceed their design capacities;  

¶ WWTWs do not meet the legal requirements for staffing and staff competencies;  

¶ WWTWs have interim arrangements in terms of Section 21 of the NWA; 

¶ Poor management of EIA processes, authorisations  and records associated with 

upgrades; 

¶ Poor management of water quality data;  

¶ Lack of environmental performance objectives and indicators recorded in the IDP 

and two SDBIPs. 

 

The City currently provides sewer services to 193 558 households (Mangaung IDP, 2017 ï 

2022), thus leaving a backlog of 71 856 (27%) households without proper sanitation with 

majority of the backlog found in informal settlements. 

 

Resulting from this backlogMMM has embarked on a six year programme of upgrading VIP and 

bucket toilets into decent waterborne sanitation system. 

 

 

3.4.5 Solid Waste 

 

Most Municipal areas have access to waste services, whilst rural areas, farms, small holdings 

and some informal areas do not have access to the service due to, amongst other, 

accessibility and distance. The unavailability of a reliable fleet, as well as a lack of equipment 

and skilled personnel exacerbates the situation.  

 

In MMM 211 461 households receive formal kerb-side refuse removal (Municipal IDP, 2017 ï 

2022), thus leaving a shortfall of 53 953(20%) households which are not being serviced. 

 

The currently licenced landfill sites are not being operated in accordance with the permit 

requirements and are therefore non-compliant, although efforts are being made in order to 

ensure operational compliance. 

 

Table 3.6: Summary of Landfill Sites in MMM (CEM, 2016, p. 62) 

Landfill site and 

(Licence No.) 

Size & remaining 

air space 
Status and comments 

Bloemfontein  

Northern landfill site 

(16/2/7/C522/D1/Z2/P478) 

Size: 40 ha 

Air space: 

885 362 m3 

Operational: The MMM could be compelled to close this 

landfill due to its close proximity to the residential area. 
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Bloemfontein  

Southern landfill site  

(B33/2/350/2/P162) 

Size: 117 ha 

Air space: 

5 504 332 m3 

Operational: This site has the potential to develop a 

waste-to-energy project and also to create green jobs 

through the sorting and separation of waste. 

Thaba Nchu  

waste disposal site  

(WML/BAR/02/2013) 

Uncertain 

Closed:  The current Thaba Nchu landfill site is in the 

process of being closed in terms of the legal 

requirements. 

Botshabelo  

Eastern landfill site 

(16/2/7/C521/D1/1/P255) 

Size: 24 ha 

Air space: 

1 330518 m3 

Operational: The life expectancy of this landfill site can 

be extended when the Thaba Nchu transfer station 

redirects waste. 

Soutpan solid  

waste disposal site  

(WML/BAR/14/2014) 

Uncertain 
Operational: Major non-compliance with licence 

conditions. 

Dewetsdorp solid  

waste disposal site  

(WML/BAR.25/2014) & 

(16/2/7/D203/D1/Z2/1) 

Uncertain 

Operational: This landfill site has been scheduled for 

closure and the closure licence has been issued.  A new 

landfill site has been licensed, but it needs to be 

constructed. 

Wepener  

waste disposal site  

(EM1/8/08/43) 

Uncertain 
Operational: Major non-compliance with licence 

conditions. 

Van Stadensrus  

waste disposal site  

(Not licensed) 

Uncertain 
Operational: Concerns are raised about the impact of the 

landfill site on human and environmental health. 

 

The following solid waste projects and initiatives are currently being implemented by the MMM: 

 

¶ Upgrading of three permitted landfill sites; 

¶ Rehabilitation and official closure of Thaba Nchu landfill site; 

¶ Establishment of a waste transfer station in Thaba Nchu;  

¶ Establishment of 5 drop ïoff/recycling facilities in Mangaung. 

 

3.4.6 Electricity 

 

Centlec, a Municipal utility, is responsible for providing electricity in Mangaung. According to 

community survey 2016 the city is providing electricity services to 254 525 
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households(Mangaung IDP, 2017 ï 2022), leaving a shortfall of only 10 889 (4%) households 

without electricity. 

 

The ongoing growth due to the new developments over the years results in an equal growth of 

electrical load as well.  Centlec is faced with the following challenges concerning the lack of 

investment in respect of electrical infrastructure: 

 

¶ Accelerating the provision of household electricity connections; 

¶ Fast-tracking the completion of Fichardtpark, Cecilia Park Distribution Centre and 

Northern Ring from Noordstad to Harvard Distribution Centres and the Airport 

Development Node sub-station; 

¶ Recruiting additional staff; 

¶ Fast-tracking supply chain management processes; and 

¶ Enhancing debt collection strategies on the electricity services arrears debt. 

 

 

3.5 COMMUNITY FACILITIES 

 

The provision of adequate community facilities (education, health, recreational etc.), is one of 

the cornerstones of achieving sustainable human settlements. The availability, size and level of 

service differ widely between areas, with the larger and improved services located in the more 

affluent urban areas. 

 

3.5.1 Education 

 

Mangaung is well known for high level educational facilities found in Bloemfontein, ranging from 

pre-primary, primary, secondary and tertiary education. Amongst these are the University of the 

Free State (UOFS), the Central University of Technology (CUT), as well as several secondary 

schools which are rated some of the best in the country. 

The best educational facilities are, however distant from disadvantaged communities and pupils 

generally have to travel long distances to receive quality education.This can be attributed to 

financial constraints from the Department of Education to construct new schools, the high 

density of settlements and the lack of proper co-ordination and integrated planning between the 

municipality and the Department of Education. 

 

The following table reflects the availability of primary and secondary educational facilities in 

Mangaung. 

 

Table 3.7: Education Facilities in MMM (Urban Dynamics (FS) Inc., 2017) 
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Facility 
Combined 

School 

Intermediate 

School 
Primary Secondary 

Schools in Rural 

Areas 

Bloemfontein 5 13 51 28 

14 

Botshabelo 1 28 15 10 

Thaba Nchu 1 4 17 7 

Soutpan - - - - 

Ikgomotseng 1 - - - 

Dewetsdorp - - 1 1 

Morojaneng 1 - 1 - 

Wepener 1 - - - 

Qibing 1 1 - - 

Van Stadensrus - - - - 

Thapelang - - 1 1 

Total 11 46 86 47 14 

 

3.5.2 Health 

 

Similar to education facilities, health facilities are also well provided for in the Metro with some 

of the best hospitals located in Bloemfontein.  However, there is a huge backlog in terms of 

clinics especially in new settlements in the south-eastern part of Bloemfontein, the western 

settlements of Botshabelo and in the rural trusts of Thaba-Nchu. The municipal plan is to ensure 

that the health facilities, especially primary healthcare facilities, are within reasonable walking 

distance in the urban settlements and to ensure that mobile clinics visit rural areas at least twice 

a week. 

 

The following Table reflects the health care facilities located in the settlements of MMM. 

 

Table 3.8: Health Facilities in MMM (Urban Dynamics (FS) Inc., 2017) 

Facility Clinics 
Mobile 

Clinics 

Private 

Hospitals 

State 

Hospitals 

Ambulance 

Service 

Bloemfontein 31 8 10 5 1 

Botshabelo 17 2 - 1 1 

ThabaNchu 8 4 1 2 1 

Soutpan - - - - 1 

Ikgomotseng 1 - - - - 
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Dewetsdorp 1 2 - - 1 

Morojaneng - - - - - 

Wepener 1 1 - - 1 

Qibing 1 - - - - 

Van Stadensrus 1 2 - - - 

Thapelang - - - - - 

Total 61 19 11 8 6 

 

 

3.5.3 Recreation (Parks and Open Spaces) 

 

The City acknowledges an attractive, clean, green and healthy environment as the basis for 

sustainable economic development to enhance the quality of life for present and future 

generations.   The Municipality supports a wide variety of open spaces, ranging from vast natural 

open spaces (ñgreen beltsò), to large undeveloped regional parks and small developed 

neighbourhood parks. 

 

3.5.4 Cemeteries 

 

The primary objective of the Cemeteries Division is to provide graves and crematoria services 

to the residents of Mangaung in accordance with their cultural requirements. The Municipality 

further aims to provide sustainable, innovative, affordable service informed by the national 

guidelines and policies as well as MMM by-laws. 

 

The shortage of burial space is a national challenge faced by many municipalities, especially 

those in the urban areas. Rapid urbanisation and a high mortality rate have put a lot of pressure 

on the existing cemetery facilities. A cemetery is more than just a burial place - it also has cultural 

significance. As a result, there is often resistance among communities to adopt alternative ways 

of disposing of the dead, such as sharing of graves and cremation, making it difficult to deal with 

the land shortage for this service.  

 

The current status of MMMôs cemeteries is summarized in the table below.  

 

Table 3.9: State of Cemeteries in MMM (MMM, 2012, p. 37) 

Location Name Size 
Estimated 

Lifespan 
Utilization 

Bloemfontein 

Bainsvlei 17 ha 10 years Underutilized (5 burials / week) 

Storm Avenue 

(Bainsvlei) 3.9 ha 5 years Underutilized (1 burial / week ) 

Bloemspruit 8.5 ha Full Full, only top on top burials 

Southpark 88 ha Full Over utilized (80 burials / week) 
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Hither heights 

Heidedal 8 ha Full Full, only top on top burials 

Memoriam 

(Monument Rd) 27 ha Full Full, only top on top burials 

Crematorium 

(Monument Rd) Uncertain Full Optimally utilized 

President Brand 

(Rhodes Ave.) 4.2 ha Full Full 

Hamilton 

(Ehrlichpark) 50 ha Full Full 

Phahameng 496 ha Full Full, only top on top burials 

Batho Uncertain Full Graves no longer visible - open veld. 

Botshabelo 

Old Uncertain Full Full 

Current 130 ha Full Optimally utilized 

 New 231 ha 30 years Not yet operational 

Thaba Nchu 

Selosesha 10 ha 5 years Optimally utilized 

Old Town 4 ha Full Full, only top on top burials 

 New 65 ha 9 years Not yet operational 

Soutpan       

Dewetsdorp       

Wepener       

Van 

Stadensrus       

 

 

3.6 TRANSPORT 

 

3.6.1 Transport Networks 

 

Mangaung is well serviced in terms of National road, rail and air transport networks linking the 

municipal area with several other provinces, and therefore benefits greatly from its central 

location in South Africa and the Free State Province. 

 

Mangaung is strategically linked via the following Class 1 national roads: 

 

¶ The N1 linking Bloemfontein with Gauteng to the North and the Western Cape to 

the South; 

¶ The N6 linking Bloemfontein with the Eastern Cape, and 
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¶ The N8 linking Bloemfontein with Lesotho in the east and the Northern Cape in the 

west. 

 

Furthermore, MMM has a series of Class 2 arterial roads linking Bloemfontein with smaller towns 

located in the municipal area and in the province. These roads include inter alia the R702, R706, 

R700, R30, and the R64. 

 

In addition to the above, a passenger railway network connects the MMM with Johannesburg, 

Port Elizabeth and East London, while the freight railway network links the MMM with 

Johannesburg, East London, Port Elisabeth, Durban and Maseru via Thaba Nchu. Transnet also 

has a major inland freight terminal in Bloemfontein.  MMM has no metropolitan train service, 

 

Finally, the Bram Fischer International Airport is also located in Bloemfontein. From here flights 

are directed to Johannesburg, Durban, Cape Town, George, and Sishen. The Tempe Military 

airport base also provides MMM with flight services.  

 

 

3.6.2 Trip generation and Modes of Transport 

 

The National Household Travel Survey, 2013 (NHTS), indicates that a total number of 195 000 

work-related trips are being generated daily in Mangaung.  The Table below reflects the total 

number of trips generated during the morning peak period from each Traffic Analysis Zone 

(TAZ). 

 

Table3.10: Total Daily Trips and modes of transport in Mangaung 

Traffic Analysis 

Zone (TAZ) 

No of Work 

Related Trips 

(%)  Modes of Transport No. of 

People 

(%) 

Mangaung 91 000 46.70  Private Vehicle 57 595 29.56 

Bloemfontein 45 454 23.33  Lift clubs / passenger 16 445 8.44 

Botshabelo 27 089 13.9  Public: Taxi 63 440 32.56 

Thaba Nchu 15 146 7.77  Public: Bus 20 556 10.55 

Naledi 5 831 2.99  Walk 33 435 17.16 

Rural areas 10 321 5.3  Other 3 370 1.73 

TOTAL 194 841 100%  TOTAL 194 841 100% 

Source: NHTS, 2013 & Mangaung IDP, 2017 - 2013 

 

From the above table it is clear that 84 000 trips (43%) are being made in terms of public 

transport services (bus & taxi) every day, which calls for a transportation system that provides 

a safe and reliable service.The Municipality is currently in the process of finalising its Integrated 

Public Transport Network (IPTN) Plan, expected to be completed by April 2017. The IPTN aims 
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to bring an affordable public transportation alternative to the citizens in Mangaung and will 

address trends in demand for transport services by mode and income group and average trip 

lengths (time, distance, cost, reliability, safety). 

 

 

3.6.3 Transport Opportunities 

 

The following opportunities have been identified with the view to strengthening the transport 

networks in the municipal area; 

 

¶ SIP 6 - Construction of Thaba Nchu Public Transport Route; 

¶ SIP 7 - N8 Development Corridor;  

¶ SIP 17 - Bloemfontein-Maseru rail network. 

 

3.7 SUMMARY OF COMMUNITY NEEDS 

 

As part of the Mangaung annual IDP review process the Municipality follows an intense public 

participation process each year, encouraging local communities to contribute to the decision-

making processes of the municipality by submitting written or oral recommendations, 

representations and/or complaints. This process takes the form of interactive meetings each 

year during which several specific needs are identified for each of the 50 Municipal wards, prior 

to finalising the IDP and Budget.  The diagram below summarises the community needs 

identified during the 2017 participatory process. 

 

Figure 3.3:Summary of Community needs by number of Wards 



 

_______________________________________________________________________________________________________________ 

Mangaung Integrated Human Settlements Plan:  First Draft July 2017 

46  

 

Source:  Mangaung IDP 2017 ï 2022 

 

The following critical aspects are evident from the community needs analysis and the above 

diagram: 

 

¶ The upgrading of Roads and Stormwater seem to be a serious issue that occurs in 

almost all the wards; 

¶ More than half the wards expressed a need for housing (29 wards), street- or high 

mast lights (28 wards), as well as for health facilities in the form of either permanent 

or mobile clinics (28 wards); 

¶ The provision of waterborne toilets also appears to be a high priority in 17 wards, 

whilst there is also a need for community halls or multipurpose centres in 21 wards. 

 

From the above it can be concluded that the massive services infrastructure backlogs requires 

an accelerated roads and stormwater upgrading programme and eradication of sanitation 

backlogs.  Furthermore, the existing housing backlog and informal settlements need to be 

addressed by building mixed housing (BNG, GAP and bonded) in different locations.  In order 
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to facilitate these challenges, it is important that the Municipality be awarded Level 2 

Accreditation. 
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PART 4:  TOWARDS AN INTEGRATED HUMAN SETTLEMENT PLAN 
 

 

4.1 CONSIDERING NATIONAL HOUSING PROGRAMMES 

 

The Mangaung IHSP gives consideration to a number of National Housing Programmes that 

serve as tools to plan and develop integrated settlements including all the necessary land 

uses, housing typologies and price categories to ensure truly integrated and sustainable 

communities. 

 

4.1.1 Integrated Residential Development Programme (IRDP) 

 

The National Integrated Residential Development Programme (IRDP) provides for planning 

and developing an integrated project, focusing on housing, as well as social and economic 

needs of different income categories. It does away with the requirement found in other policy 

programmes to identify subsidised housing recipients up front and provides for both 

subsidised, as well as finance linked housing, social and rental housing, commercial, 

institutional and other land uses to be developed (NDHS, 2009). 

 

Owing to the holistic planning and development approach, this instrument also provides for 

substantial economies of scale to be realised. Integration is achieved through the provision of 

both bonded and subsidised housing in a mix appropriate to the project location, which in turn 

lends itself to facilitating inclusionary housing development, requiring a certain number of 

affordable housing units to be delivered in any residential development.  

 

Projects can be planned and developed in two phases. The first phase encompassing 

planning, land acquisition, township establishment and providing serviced residential stands in 

a variety of price categories, as well as stands for other land uses to ensure a holistic and 

sustainable community. In the second phase houses are constructed for qualifying 

beneficiaries, the sale of stands to non-qualifying beneficiaries, as well as to investors with 

commercial and other interests. 

 

In summary, the IRDP provides for a phased approach to provide for: 

Part 

4 
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¶ Land acquisition where required; 

¶ Township planning and engineering services designs;  

¶ Township establishment and the provision of engineering services to all the stands 

where no alternative funds are available; 

¶ The sale of the stands not intended for subsidised housing; and 

¶ The construction of houses by registered contractors for housing subsidy 

beneficiaries who chose contractor built houses, which can be achieved through a 

variety of contracting options. 

 

 

4.1.2 Enhanced Peopleôs Housing Process (EPHP) 

 

The Enhanced Peopleôs Housing Process (EPHP) provides for a process in which 

beneficiaries actively participate in decision-making over the housing process and housing 

product. Through this programme beneficiaries are empowered individually and collectively so 

that the community ultimately takes control of the housing process themselves. This includes 

identifying the land, planning the settlement, getting approvals and resources to begin the 

development, building the houses themselves (or pay for a contractor to do the construction) 

and providing the services, living in and upgrading their homes and continually improving the 

community.  

 

The EPHP is a very unique programme that is relatively unexplored in MMM. However, it should 

become a serious consideration in transforming informal settlements due to the numerous 

benefits linked to this programme, as listed below: 

 

¶ Various partnerships are created; 

¶ Social capital is retained and expanded upon; 

¶ Housing is valued as an asset far beyond its monetary value; 

¶ Housing citizenship is built, with beneficiaries realizing their housing rights and 

responsibilities; 

¶ Local economic development is promoted with money spent being kept in the 

community increasing the local multiplier effect; 

¶ Stable communities with a direct stake in the future of their neighbourhoods are 

fostered;  

¶ Houses are built that are better suited to the needs of individual households; 

¶ Women and the youth are more directly involved in the process, ensuring skills 

transfer; 

¶ Human settlements are built due to the direct investment of communities. 

 

Apart from the benefits of community initiative and participation in the process, the programme 

also provides for the involvement by the National Home Builders Registration Council (NHBRC). 

The programme requires project enrolment with the NHBRC through the Province to foundation 
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and slab level, but will not require individual house enrolment. In addition, the NHBRC will be 

required to participate as a partner in the programme to build the capacity of the community in 

which the project is being initiated. 

 

4.2 UNDERSTANDING THE HOUSING ENVIRONMENT 

 

4.2.1 Informal settlements 

 

Informal settlements refer to areas within the urban fabric that are not formally planned but are 

nevertheless occupied illegally by the dwellers. Globally informal settlements form an intricate 

part of the urban fabric of cities. These settlements are generally defined by the following 

characteristics:  

 

¶ illegality and informality; 

¶ inappropriate locations; 

¶ restricted public and private sector investment; 

¶ poverty and vulnerability; and  

¶ social stress (HDA, 2012, p. 12).  

 

In addition to the above informal settlements, unless upgraded, does not offer security of tenure 

to dwellers, whilst access to basic services and/or infrastructure remains a big challenge. 

Education, Health and Emergency services are also hard to come by and it is essential for the 

Metro to changing these unacceptable living conditions, so that dwellers in these areas may 

enjoy the same benefits than other citizens living in formal areas.  

 

The most hazardous element of informal settlements is the housing structures that are erected 

by residents. These structures do not comply with building regulations (or requirements set by 

the NHBRC) and therefore poses the risk to collapse or could be easily set aflame.  

 

 

4.2.2 Social housing 

 

Social housing is defined as ñA rental or co-operative housing option for low income persons at 

a level of scale and built form which requires institutionalised management and which is provided 

by accredited social housing institutions or in accredited social housing projects in designated 

restructuring zonesò (NDHS, 2009). 

 

In support of Social Housing the government initiated a Social Housing Programme, which has 

two primary objectives: Firstly, to contribute to the national priority of restructuring South African 

society in order to address structural, economic, social and spatial dysfunctionalities thereby 

contributing to Governmentôs vision of an economically empowered, non-racial, and integrated 

society living in sustainable human settlements. Secondly, to improve and contribute to the 

overall functioning of the housing sector and in particular the rental sub-component thereof, 

especially insofar as social housing is able to contribute to widening the range of housing options 
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available to the poor.  The Social Housing Programme also aims to develop affordable rental 

units in areas where bulk infrastructure (sanitation, water, transport) may be under-utilised, 

therefore improving urban efficiency (NDHS, 2010, p. 6). 

 

Social Housing includes a very broad range of housing delivery and management mechanisms 

including housing stock which: 

 

¶ is rented by tenants from a private company in which they have some form of interest; 

¶ is under the collective ownership of tenants; 

¶ is delivered and managed by an independent, non-profit, privately owned company with 

some sort of social mission such as delivery of lower-than-market rentals to the poor; 

¶  is delivered and managed by a local authority; and 

¶ may be rented for an initial period and then purchased by tenants on a rent-to-buy basis 

under sectional title, etc. 

 

Social housing can ñcontribute strongly toward the achievement of urban restructuring and urban 

renewal through urban integration and impacting positively on urban economiesò (NDHS, 2009). 

 

4.2.3 Community Residential Units (CRUs) 

 

The National Community Residential Units (CRU) Programme was launched during 2007 and 

replaces the National Hostel Redevelopment Programme. The CRU Programme is aimed at 

rationalizing the Public Sectorôs rental housing stock and structured to replace the dormitory 

style hostels that were used to provide low cost rental accommodation to people who could not 

afford other accommodation 

 

More specifically the CRU Programme aims to facilitate the provision of secure, stable rental 

tenure for lower-income individuals. The programme targets low-income individuals and 

households earning between R800 and R3 500 a month, who are unable to enter the formal 

private rental and social housing market.  Although the primary target market is residents living 

in existing housing stock, the programme also focusses on displaced persons from informal 

settlement upgrading or eviction processes.  

 

The CRU Programme covers the following type of projects: 

 

¶ public hostels owned by provincial housing departments and municipalities; 

¶ ñgreyò hostels that have both private and public ownership; 

¶ public housing stock that cannot be transferred and has to be managed as rental 

accommodation 

¶ post-1994 newly developed public residential accommodation owned by provincial 

housing departments and municipalities; 

¶ Existing dysfunctional, abandoned, and/or distressed buildings in inner city or 

township areas. 

 

The CRU programme can therefore also be regarded as a restructuring programme for resolving 

certain historical problems relating to public-housing stock, as well as for the provision of new 



 

_______________________________________________________________________________________________________________ 

Mangaung Integrated Human Settlements Plan:  First Draft July 2017 

52  

formal rental accommodation in conjunction, and complementary to the other rental housing 

programmes. It should support the transition of individuals and households from an informal and 

inadequate housing situation into the formal housing market. 

 

The CRU Programme requires that ownership of the housing stock being funded rests with either 

a Provincial Housing Department or a Municipality, and cannot be sold or transferred to 

individual residents. The owner may choose to manage the housing stock in-house or outsource 

the management to a private company or a municipal entity as long as all costs related to the 

units forming part of a specific scheme can be financed within the operating budget for the 

specific housing stock. 

 

 

4.2.4 Subsidised Housing 

 

A housing subsidy is a grant by government to qualifying beneficiaries for housing purposes. 

One of the DHS areas of responsibility in the delivery of human settlements relates to the 

bottom-most end of the market, where it provides housing subsidies to the poor. This is where 

the bulk of the housing backlog exists, affecting mainly those who earn below R3 500 a month. 

 

The National Department of Human Settlements provides a subsidy (R140,000 per unit) for 

projects that propose housing units of a minimum of 40m² each. The subsidy amount is, 

however, dependent on the amount and quality of housing units to be built. The beneficiaries for 

each housing project are selected according to the National housing waiting list. 

 

4.2.5 GAP: Inclusionary Housing 

 

The term ñGap housingò describes the shortfall or gap in the market between residential units 

supplied by the State and houses delivered by the private sector. The gap housing market 

comprises people who typically earn between R3 500 and R15 000 per month, which is too little 

to enable them to participate in the private property market, yet too much to qualify for state 

assistance. 

 

To make this market more available to South Africans, the National Department of Human 

Settlements has initiated the Finance Linked Individual Subsidy Program (FLISP) that assist 

aspiring home owners to afford a mortgaged bond. The following principles apply to this 

program; 

 

¶ The subsidy is only available to first time homeowners; 

¶ The product price may not exceed R300,000; 

¶ The subsidy will only be awarded to a person who has successfully applied for 

mortgage finance; 

¶ All applications must be handed in at the financial institution of choice. 

. 

Inclusionary housing projects include both affordable housing and accommodation for middle 

income households. This is usually done by regulating projects done by private developers to 

provide a percentage of affordable units benefiting households earning below R15 000 per 
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month. This approach should be further explored by the Metro in order to achieve spatial 

transformation and integration (economic, spatial and social). 
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PART 5:  DEVELOPMENT STRATEGIES 
 

5.1 STRATEGIC FOCUS FOR SUSTAINABLE HUMAN SETTLEMENTS 

 

5.1.1 Overall Approach 

 

Mangaungôs approach towards the providing sustainable human settlements is derived from the 

Cityôs Integrated Development Plan (IDP) and Spatial Development Framework (SDF), 

which are the official legitimate policy directives, describing the efforts of the Municipality in 

providing equitable services and facilitating development within its current area of jurisdiction.  

Parallel to this, the Municipality has also formulated a BuiltEnvironment Performance Plan 

(BEPP) to implement a number of strategic interventions that are geared towards evolving a 

more inclusive, liveable, productive and sustainable urban built environment.   

 

The Strategic Development agenda of Mangaung stems from the key development priorities of 

the Municipality, as contained in the IDP, SDF and BEPP, and is unpacked in Appendix C.  The 

various interfaces between the development priorities have the effect of deriving two primary 

focus areas for the provision of sustainable human settlements, namely; 

 

¶ Spatial Transformation and integration; and 

¶ Social and economic restructuring. 

 

These two primary focus areas form the overall Integrated Human Settlement Agenda for 

Mangaung around which specific development strategies have been developed to support 

Human Settlement Programs and eventually guiding Project Implementation, as outlined in 

Diagram 5.1 below.  

 

5.1.2 Spatial Transformation and Integration 

 

The main objective of the Mangaung SDF is to rectify the fragmented spatial patterns caused by 

historical distortion through Spatial Transformation and Integration.  This objective is to be 

achieved through the Metroôs sound commitment to facilitating sustainable Integrated Human 

Settlements through threecore development strategies namely informal settlements 

upgrading, the release of well-located land and the implementation of large scale 

CatalyticMixed housingdevelopments and also the acceleration of title deeds restoration. 

Part 

5 
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5.1.3 Social and Economic restructuring 

 

The Metropolitan Municipality places a high priority on addressing the disintegration of 

development planning and ensuring a habitable built environment. The City intends contributing 

towards building more viable and safer communities through its commitment to ensuring social 

and economic restructuring. This overall focus will be guided by three additional development 

strategies aimed at socio economic restructuring and maximising the built environment, namely 

 

¶ Strengthening Urban Networks to facilitate effective linkages; 

¶ Facilitating Integrated Transit Oriented Development, to ensure development 

along transport corridors; and 

¶ Providing infrastructure support in relation to services and social facilities. 
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Figure 5.1:  Mangaung Integrated Human Settlement Agenda 
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5.2 INFORMAL SETTLEMENTS UPGRADING STRATEGY (ISUS) 

 

In order to address informal settlements, MMM has prepared an Informal Settlements Upgrading 

Strategy (ISUS), which is based on the following three principles of BNG: 

 

¶ Progressive upgrading of informal settlements by adopting a phased in-situ upgrading 

approach in line with international best practise. The plan supports the eradication of 

informal settlements through in-situ upgrading in desired locations and relocation only 

where development would not be feasible or desirable (MMM, 2013, p. 15). 

 

¶ Developing Social and Economic Infrastructure to move away from a housing-only 

approach towards the more holistic development of human settlements including the 

provision of social and economic infrastructure (MMM, 2013, p. 15). 

 

¶ Enhancing the location of new housing projects to undo and restructure the former 

unbalanced spatial settlement patterns. 

 

 

5.2.1 Management Strategy 

 

Informal settlements need to be managed effectively, or else challenges relating to basic service 

provision and poverty will be persistent.  MMM applies the following mechanisms in the 

management and administration of informal settlements; 

 

5.2.1.1 Understanding why people settle informally 

 

In order to properly manage the Informal Settlements, it is firstly important to understand why 

people settle informally ï the reasons include the following; 

 

¶ Poverty and unemployment; 

¶ Past policies that prevented people from obtaining housing in urban areas; 

¶ Shortage of legally obtainable housing alternatives; 

¶ Population growth and urbanisation take place faster than housing provision; 

¶ ñJumping the queueò (hoping to be helped to housing sooner); 

¶ Shortage of developed land in the vicinity of job opportunities; 

¶ Intra-urban migration to better-located land; 

¶ Encouragement of unlawful land occupations for political and financial gain; 

¶ The perception of unfair housing allocation; 

¶ The unlawful sub-letting and vacating of dwellings, leaving subtenants in occupation; 

and 

¶ The illegal selling of land before the expiry of the applicable sales restrictions. 

 

5.2.1.2 Anti-invasion Mechanisms 

 

The unlawful occupation of land, as well as the illegal eviction of people from land infringe upon 

basic Human Rights and Property Owner Rights, as entrenched in the Constitution.  It can be a 

very traumatic experience when a person is removed from his place of residence. Hence, in dealing 

with unlawful land occupation, MMM considers both the Constitution and the Prevention of Illegal 
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Eviction from and Unlawful Occupation of Land Act (PIE), 1998 (Act No. 19 of 1998), so as to make 

sound judgements regarding the matter.  

 

The unlawful occupation of land can be contained with reasonable effectiveness by implementing 

certain preventative measures. A three tier approach (Identification and prevention, 

communication, and action), is applied within the MMM to combat informal settlements, as 

discussed in more detail in the table below. These mechanisms are also contained in the Metroôs 

By-Law relating to Informal Settlements. 

 

Table 5.1:  Anti-invasion Mechanisms 

IDENTIFICATION AND PREVENTION COMMUNICATION 

¶ All informal settlements are registered in a proper 

database.  

¶ The database contains a profile of the informal 

settlement, as well as a profile of the households. 

¶ Each housing structure is clearly numbered and 

streets are named for identification purposes. 

¶ Aerial photographs of the existing settlement border 

is stored and monitored and no unauthorized 

extensions are permitted beyond the settlement 

border.  

¶ Land that is likely to be invaded is fenced off and 

signage will is erected to warn prospective invaders. 

(WC, 2003, p. 9). 

¶ A working relationship is 

established with the 

representatives of the particular 

communities to assist with 

curbing the growth of the informal 

settlement. If no leadership 

structure exists, the democratic 

establishment thereof is 

facilitated. 

¶ All municipal officials are 

sensitized to monitor, note, and 

report incidents of unlawful 

invasion. An Anti-Land Invasion 

Unit (ALIU) is established to 

continually monitor land 

invasion. 

¶ A contact person is appointed to 

file and communicate all 

information that was lodged 

regarding illegal occupation of 

land. 

¶ Both the community and 

municipal officials are informed 

about the proper procedure in the 

lodging of an unlawful occupation 

complaint. 

¶ All land owners are informed 

about their rights and 

responsibilities as far as the 

protection of their properties are 

concerned. 

¶ A working relationship with the 

SAPS is maintained to insure 

swift action against invaders 

(SAPS will generally not evict 

unlawful occupiers but will assist 

with ensuring the safety of 

officials and occupiers and to 

ACTION 

Municipalities may only take ñphysical on siteò action 

against unlawful land occupiers if the Municipality has 

the authority to act. Action against unlawful occupation 

may only be instigated by the owner of the property or by 

the Municipality if the Municipality has the consent of the 

landowner to act. The following action may be taken: 

¶ Lay a charge, or encourage the owner to lay a charge 

of trespassing at the SAPS, conveying details of the 

property and the ownerôs capacity to act. 

¶ Confront invaders with the instruction to vacate the 

property voluntarily. 

¶ If unlawful land occupiers do not voluntarily vacate 

the property, the MMM Land Invasion Reaction Unit 

must dismantle all incomplete or uninhabited 

structures; and 

¶ Not destroy materials from the dismantled structures. 

Instead, compile an inventory thereof and store 

materials off site (WC, 2003, p. 9). 
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maintain law and order) (WC, 

2003, p. 9). 

 

Still, one must note that land is frequently invaded by the most vulnerable groups in search of better 

opportunities. It is therefore not morally correct to simply remove illegal occupants without 

attempting to assist them in their need. In dealing with the challenges of urbanisation pro-actively, 

the Municipality has already provided for a rapid land release programme for the MMM area.   In 

addition to the ISUS, the Metro is also in the process of developing an Informal Settlements 

Resettlement Plan (ISRP) in an attempt to prevent further proliferation of the informal settlements 

within the jurisdiction of Mangaung. Timeous provision will be made by identifying land that can act 

as a ñreception areaò where the homeless can settle as an alternative to the unlawful occupation 

of land. 

 

 

 

5.2.2 Upgrading Strategy 

 

The Informal Settlements Upgrading Strategy aims at changing the situation of informality into 

formalised settlements that ideally serves the dwellers in the same way as other urban areas. 

Simply put, it refers to the changing of informality entrapments.   

 

In addition to the Management strategy, the following key steps are being followed in the upgrading 

of informal settlements: 

 

¶ Purchase land, if still in private hands; 

¶ Plan and survey developable areas; 

¶ Install infrastructure; and  

¶ Consolidate areas. 

 

Based on the above key steps, an upgrading implementation plan is formulated in accordance to 

the realities on the ground, as per settlement. Therefore, the above key steps form the backbone 

of the Metroôs upgrading strategy.  

 

The Metro, Provincial and National Departments of Human Settlements, the Housing Development 

Agency (HDA), as well as the National Upgrading Support Programme Team are working together 

towards refining the Strategy within the National Informal Settlements Upgrading Programme. 

 

 

 

5.2.3 Emergency Housing 

 

Mangaung doesnôt currently have an emergency housing and assistance policy in place and 

should consider drafting such a policy within the 2017/18 financial year. 

 

5.3 LAND RELEASE DEVELOPMENT STRATEGY (LRDS) 
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The City has formulated a Land Release Development Strategy (LRDS), through which well-

located public and private land had been identified.  The LRDS is regarded as the largest and 

most bold land development programme in the province since 1994, as it ensures the release of 

more than 30,000 hectares of land, with the potential to creating in excess of 45,000 employment 

opportunities and generating phenomenal growth in the construction industry. It will also create 

major downstream benefits in other sectors of the economy. 

Well located land 

 

The following four strategic objectives stand central to providing well located serviced land, not only 

to accommodating poor communities, but also to facilitating sustainable human settlements and 

ensuring economic growth at the same time. 

 

¶ Identifying appropriately located land which can be serviced cost effectively; 

¶  creating sustainable human settlements through undertaking housing developments 

with secure tenure, which establish and maintain habitable, stable and sustainable 

public and private residential environments; 

¶ ensuring viable households and communities in areas allowing convenient access to 

economic opportunities, health, educational, social amenities, potable water, 

adequate sanitary facilities and domestic energy supply; 

¶ correcting spatial disparities through cautiously planned developments and ensure 

integration between housing and other service sectors such as the economy, 

infrastructure development, roads, transport, education, health, safety and security, 

as well as other myriad municipal services. 

 

 

5.3.1 Acquisition of private land for integrated Human Settlements 

 

A program of selective upgrade was adopted in the Municipal SDF where investigations were 

carried out to ascertain the development potential of areas being occupied illegally. Several land 

parcels, identified mainly to the south-east of Bloemfontein, were acquired over the past 10 years 

from private owners for the purpose of transforming informal settlements to integrated human 

settlements.  

 

Table 5.2: Land Parcels earmarked for BNG projects (updated 31 March 2013)  

Land Parcel Size 

(ha) 

Land Use Development Status Output 

Planning Services Housing Tenure No 

Units 

Density 

Portion 2, 4, 5 

Rocklands 684 
171 Vacant Yes No No No 2654 15.52 

Farm Liege Valley 

1325 
272 Occupied 

Yes No Informal No 12094 15.35 

Farm Turflaagte 881 516 Occupied 

Rem. Farm 

Rodenbeck 2972 
710 Occupied Yes Basic Informal No 4200 5.92 

Grassland Phase 2 198 Occupied Yes Basic Formalized No 2882 14.56 

Grassland Phase 3 134 Occupied Yes Basic Formalized No 2808 20.96 

TOTALS 2001           24638 12.31 
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In addition to the above, the Municipality has also acquired several land portions for future 

development towards the east of Bloemfontein. The City gives preference to land within the urban 

edge as identified in the SDF and has earmarked land parcels for the following purposes: 

 

¶ Formalisation of informal settlements;  

¶ Affordable housing, also known as the GAP market;  

¶ Cityôs flagship catalytic projects; and 

¶ Future development and expansion of the City; 

 

 

5.3.2 Public land parcels for sustainable Human Settlements 

 

Eight parcels of land owned by the Municipality, and falling within the Cities urban edge, have 

been identified as infill areas to be integrated successfully within the existing urban fabric (formerly 

known as the ñ7 land parcelsò initiative). These land parcels are strategically located between the 

affluent and poor parts of the city, and present excellent opportunities for integrating the city 

spatially, socially and economically.  The land parcels have already become, and will remain the 

main focus areas for planning and development in future, and are aimed at accommodating mixed 

housing developments through medium- to long term infill planning and densification projects.  

 

 

The extent of the eight land parcels are listed in the table below, and also indicated on Figure 5.2 

 

Table 5.3: Extent and status of Eight priority land parcels. 

Project Name 
Size 

(Ha) 

Expected 

Output 
Development Status 

Density 
No. 

Units 

Land 

Assembly 
Planning Infrastr. 

Housin

g 
Tenure 

1 Cecilia 2532 155 12.26 1900 ã o x  x  x  

2 
Brandkop Race Track 

(Bfn 654) 
140 7.86 1100 ã o x  x  x  

3 Pellissier Infill  22 9.09 200 ã o x  x  x  

4 Brandkop 702  285 9.47 2700 ã o x  x  x  

5 Vista Park 2 (Bfn 654) 155 36.13 5600 ã ã o x  x  

6 Vista Park 3 (Bfn 654) 131 38.93 5100 ã ã o x  x  

7 
Hillside View (Rocklands 

684) 
85 48.29 4100 ã ã o o x  

8 ADN (Sunnyside 2620)  700 12.5 8700 ã o x  x  x  

 

The identified land parcels are mostly vacant and are meant to provide sustainable human 

settlements through integrated development, making available 29 400 housing opportunities for 

mixed development at an average density of 17,5 units per hectare. 

 



 

_______________________________________________________________________________________________________________ 

Mangaung Integrated Human Settlements Plan:  First Draft July 2017 

62  

Three of these land parcels are currently being developed for mixed land-use initiatives as part of 

the Cities Mega Project approach to boost the delivery of housing and to benefit from economies 

of scale. 

 

In addition, the MMM has already developed conceptual designs for mixed land-use developments 

in respect of three other remaining land parcels including Cecilia, Brandkop and the Airport Node 

(ADN). 
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Figure 5.2:  Eight Land Parcels 

 

 

 

 


