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1. Introduction 

This Social Impact Assessment (SIA) is a function of the Cornubia Phase 2 Environmental Impact 

Assessment (EIA), and focuses on the impacts on the receiving environment of the Cornubia 

development, specifically, the areas already established within and those areas surrounding the 

development. Cornubia is a 1 333ha greenfields site in the throes of development, to the north west of the 

Durban CBD, west of the N2 and less than 5km south of the new Dube Tradeport and King Shaka 

International Airport. The development is a combined effort by the land owners, Tongaat Hulett 

Developments and eThekwini Metro Municipality. The former developer has a framework plan to 

render a mixed-use development on roughly 60% of the site, while the latter is planning to deliver 

approximately 15 000 Breaking New Ground and other affordable housing options on 337ha as part of 

its housing provision programme. The original development plan was divided into two phases for the 

purposes of initiating the development from an authorisation perspective. The size and scale of the 

proposed development will see it materialise over a 15 – 20 year span. At this point of the 

development’s life-cycle, an overall framework plan has been drawn and approved in principle. The 

Phase 1 ROD has been received as has that for the Retail Park. Several areas of Phase 1 have already 

been or are in the process of being developed. The Cornubia Industrial and Business Estate (CIBE) was 

constituted into 41 sites, 37 of which have been sold and are in the process of being developed. Two 

factories on this precinct are already operational with another five likely to open doors in the first 

quarter of 2015. Earthworks and the infrastructure installation in CIBE is complete except for the 

MR458/Blackburn link Road which will become the main access to the industrial estate. Anticipated 

completion for this work is September 2015. The site known presently as the Retail Park has also been 

sold out, with earthworks presently in progress. To date, contracts with a value of more than R600 

million have been awarded in the CIBE and Retail Park; over R102 million in the Phase 1A and another 

R104m in Phase 1B housing projects. 

The full Cornubia site is immediately surrounded by nine different communities ranging from an 

informal and impoverished settlement through to a highly resourced and affluent suburb, with all the 

variations in between. The impact of a development of this magnitude will be significant on all these 

local communities to one degree or another, but it will also impact substantially on the broader locus 

of Durban’s northern reaches. Once complete, the development will result in an influx of 

approximately 100,000 residents into the area, and a significant number of “day visitors” working 

within the various precincts of the site. Along with this increase in the local population, there will be a 

significant increase in infrastructural investment, as well as in general economic opportunity and 

activity. Seen alongside the development of the “aerotropolis”, the area including and immediately 

surrounding the new King Shaka International Airport and Dube Tradeport, the face of this part of 

eThekwini is in the process of total transformation. 
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This SIA seeks to document and anticipate the major socio-economic impacts flowing from this 

development; and to ensure, that where negative impacts are identified, mitigating alternatives or 

offsets are identified and recommended. 

A Social Impact Assessment seeks to report on the potential impacts of any development or policy on 

any grouping of people associated with the action, and typically takes place before the 

implementation of that action. These impacts include a range of social and cultural aspects that define 

how people live, work, play, worship, relate to one another, and function generally within their social 

frameworks. An SIA works in the realm of likely and possible changes that may occur as a result of the 

introduction of a specific action. The primary aim of an SIA is to: 

‣ Anticipate issues that can then feed into the planning process in order to optimise positive 

and minimise negative, outcomes.  

‣ Assist in the management of change, and may include recommendations around alternatives, 

around management strategies, and around systems of monitoring and evaluation so as to 

keep track of changes as they occur.  

‣ To address issues of sustainability, so that decisions can be taken to enhance positive impacts 

on the socio-economic, cultural and ecological outcomes of any targeted action. 

Basically, a “social impact assessment includes the processes of analysing, monitoring and managing 

the intended and unintended social consequences, both positive and negative, of planned 

interventions (policies, programs, plans, projects) and any social change processes invoked by those 

interventions. Its primary purpose is to bring about a more sustainable and equitable biophysical and 

human environment.” (Vanclay, 2003: 2). 

An SIA is by definition a social act, and a social product, and depends largely on engaging with affected 

communities, to gather information and opinions, which are then integrated with the best information 

available regarding the areas affected in terms of physical, economic, infrastructural and technical 

information. This agglomeration of fact, opinion and speculation allows an educated assessment of 

potential impacts. However, it should be noted that there is an inherent limitation associated with 

projecting opinions and anticipating possibilities into this kind of study, given the subjective nature of 

this information. In addition, circumstances external to the action may unexpectedly change, thus 

affecting part or all aspects of the SIA. An SIA should be read as a tool to assist in achieving the best 

possible results from any development, and this primarily for those whose lives will be affected, so as 

to achieve the most sustainable and beneficial outcome for all parties. 

It has been noted that as the SIA has the potential to impact on planning processes, it has inherent in 

it a responsibility to be accountable to a set of values and principles. Tony Barbour (2007: 11) refers to 

the need for the “SIA process [to] include a commitment to: 
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‣ The principles of sustainable development and social sustainability; 

‣ Vulnerable groups; 

‣ Meeting basic needs and services; 

‣ Livelihood strategies; 

‣ Fairness and equity; 

‣ Social justice; 

‣ Openness and participation; and, 

‣ Accountability.” 

Aside from introducing a socially responsible element into the development process, the investment 

into these specified values and principles enable the Cornubia development to be understood in terms 

both of international best practice, and in terms of the commitment from the South African 

Government to principles of Integrated Human Settlements, which is fundamental to the specific 

design ethic of this particular development.  

As noted above, the overall Cornubia site is to be developed by a “partnership” between eThekwini 

Metro Municipality and Tongaat Hulett Developments. While the former is obliged to deliver on 

national government policies, the latter has an interest in embracing design policies and practices that 

maximise the best possible outcome from their developments, both from the user and the investor 

perspective. Flowing from this commitment, this SIA will build into the recommendations that 

accompany the assessment, specific interventions that are guided by the set of values and principles 

indicated earlier. 

Aside from providing useful planning information, an SIA can have the desired or undesired effect of 

mobilising communities for or against the action in question. If done sensitively, it can do this to 

enhance positive impacts. It should, however, be noted that in the process of gathering information, 

the SIA activity must also disseminate information. This places an unusual responsibility on the SIA 

practitioners to have information that is as accurately reflective of the proposed planning as possible.  

In this SIA, four aspects will be presented, and will form the basis of the report: 

1. A contextual analysis, looking at the site itself, the proposed plans and the planning 

imperatives. 

2. The main anticipated social impacts will be identified based on information available through 

the consultation process and through engagement with specialists involved in planning for 

both the construction phase and the operational phase, with different impacts noted on the 

different areas and communities. 
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3. The opinion of Interested and Affected Parties (I&APs) towards the proposed project has been 

canvassed and documented. 

4. A set of recommendations drawn from the primary research will be presented. 

The most obvious impacts on communities in the immediate surrounds of the Cornubia site that will 

be explored in this SIA relate to social responses to the following:  

‣ Change to the overall “urbanscape”, including the creation of new linkages within the 

broader urban system, the so-called “stitching” of the previously dislocated and detached 

region that was a function of Apartheid planning. 

‣ Changes to settlement patterns and land uses. 

‣ Changes to quality of life and sense of place for those living in the surrounding areas. 

‣ Pollution from noise, economic activities and other sources. 

‣ Job and income opportunities and losses. 

‣ Changes to traffic and transport patterns. 

‣ Land and tenure rights. 

‣ Crime and security. 

Given that the Cornubia site is so large, and is surrounded by a number of quite disparate 

communities, both in the primary and secondary impact zones, it will be useful to understand that the 

above impacts could be experienced quite differently by people living in different areas by virtue of 

the defining characteristics and features, socio-economically, culturally and physically, of the different 

areas. 

In addition to the more localised impacts identified above, the Cornubia development will have a more 

generalised impact based on both the location and the scale of the site:   

‣ The site lies within 5km of the new King Shaka International Airport and Dube Tradeport 

site. 

‣ The site lies at the beginning of the Northern Urban Development Corridor (NUDC), which 

represents a focal point of both Provincial and Municipal development planning. 

‣ As described by the Background Information Document, the strategic location of the 

development “provides a unique and significant opportunity to create meaningful and 

viable new east-west and north-south linkages and the integration of peripheral areas into 

the urban economy” (BID, 2014). 
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‣ The site lies on the Durban – Richard’s Bay spine, alongside the N2. 

‣ The areas surrounding Cornubia represent the broadest range of socio-economic profiling, 

from poor and informal settlements, through to high value, luxury settlements; from 

agricultural through to residential and industrial land use.  The space upon which Cornubia 

is evolving separated these areas and will in the future connect them. 

‣ The sheer scale of the Cornubia development entails an extraordinary investment by the 

public and private sectors into infrastructure and business opportunities, with over R6 

billion to be spent on roads, bridges and other infrastructure. 

‣ The expansion of the rates base will be significant, with an estimated R250 million per 

annum revenue being raised for eThekwini. 

‣ The inflow of new residents and day visitors (including those working within the 

development) into the area will be significant.  It is likely that the whole of Cornubia will 

accommodate more than 100 000 residents and be host to a regular day visitor number of 

similar proportions.  Of course this will be graduated over an approximately 15 year 

period. 

Further to the impacts identified above, the Cornubia development may impact upon urban 

development in general, both in South Africa and possibly beyond, in ways that are as yet 

unchartered: 

‣ The development represents a de facto Public Private Partnership between Tongaat Hulett 

(and recent private sector buyers of sections within Cornubia Phase 1 and the Cornubia 

Retail Park) on the one hand, and a multi-layered “consortium” of public agencies from 

national, provincial and local government on the other. This partnership will model an 

urban development methodology that is likely to become increasingly normal. 

‣ The Cornubia Development has been designed upon the principles of Integrated Human 

Settlement, a similarly new model, and will therefore demonstrate the possibilities and 

pitfalls of this design approach. 

The communities living on the edge of Cornubia range from highly informed and politicised through to 

uninterested and indifferent.  There are distinct expectations, especially from communities in the less 

resourced areas, regarding potential opportunities inherent in the development of Cornubia. 
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Zone A: Cornubia; Mt 
Edgecombe; North 

Phoenix; Ottawa; Park 
Gate; South Verulam; 
Waterloo; Blackburn 

Village;  

1.1 Focus areas of this SIA 

The areas that will form the basis of this study are divided into three zones for the purposes of this 

study. Zone A consists of those communities that will be directly affected by the development, mainly 

by virtue of either of their geographical proximity, or of their specific relationship to the site. Zone B 

consists of those areas more likely to be affected indirectly. Zone C refers to the broader regional 

impact zone.  

               

    

 

 

 

 

 

 

 

 

  

 

 

 

 

 

 

Figure 1. Zones of impact                                      

1.2 A cautionary 

The planning of the Cornubia site has been on the table for many years, and a number of imperatives 

have emerged over the period that has resulted in shifts in the planning. The original design 

commissioned by Tongaat Hulett Developments was a high value mixed-use development, much in the 

mode of their present format, as expressed by the Umhlanga Ridge Town Centre. There was always 

the understanding that the Cornubia development would incorporate the principle of integrated 

human settlement, although in the early planning stages, this did not specifically include BNG housing. 

The purchase of some 517 ha of the full 1 333ha site by eThekwini Municipality for the establishment 

of about 15 000 subsidised housing and affordable units on 337 developable hectares has altered the 

overall plan for this development quite considerably, and has expanded the notion of a mixed-use 

Zone B: South Phoenix; North Verulam; 
Tongaat; East Umhlanga; INK (Inanda, 
Ntuzuma, KwaMashu); Umdloti 
Umhlanga (Prestondale, Herrwood 
Drive, Gateway 

 

Zone C: Northern Corridor; 
eThekwini 
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development to include the broadest definition of the concept of integrated living. This poses an 

exciting challenge to the team of developers, and has been fully engaged with by the town planning 

team. The final design of the Cornubia development sees a “blending” of the municipal precinct with 

the rest of the development, despite the difference in resources that will be spent on and uses of the 

different sites. Opportunities to use an economical, or “low-cost”, budget to generate an attractive, 

people and environmentally friendly housing development have been conceptualised in the 

framework plan in innovative and exciting ways. If this aspect of the development is operationalised as 

per plan, an important precedent in the concept of integrated human settlement will have been 

achieved. It is true that there are observers who are cynical about the capacity of the developers to 

realise both the innovative design and the successful management of the overall Cornubia plan. 

Despite the economic challenges of the past five years or more, the sales of sites on the Phase 1 areas 

of the Cornubia site have proved the interest of the market in this strategically located development. 

This Social Impact assessment applies specifically to the Phase 2 aspect of the Cornubia Development. 

Much of the information is the same as that prepared in an earlier report that focussed on Phase 1 in 

the context of the whole site plan. The development of the site that has taken place in Phase 1 reveals 

important actual information that is incorporated into this SIA. 

Note: It goes without saying that the desired social (and other) impacts of Cornubia will only be 

realised as speculated if the development is rolled out in its presently planned format, in the context 

of an active market.  

 

2. Approach and Methodology 

This section identifies the approach, the SIA consultant, outlines the purpose of the Cornubia SIA and 

the methodology used in its preparation. 

 

2.1 What is an SIA 

A Social Impact Assessment (SIA) seeks to report on the potential impacts of any development or 

policy on any grouping of people associated with the action, and typically takes place before the 

implementation of that action. Impacts include a range of social and cultural aspects that define how 

people live, work, play, worship, relate to one another, and function generally within their social 

frameworks. An SIA therefore works in the realm of likely and possible changes that may occur as a 

result of the introduction of a specific action. The primary aim of an SIA is twofold: to anticipate issues 

that can then feed into the planning process in order to optimise positive and minimise negative, 

outcomes. The second aim is to inform stakeholders about an intervention and its likely impacts. An 
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SIA assists in the management of change, and may include recommendations around alternatives, 

around management strategies, and around systems of monitoring and evaluation so as to keep track 

of changes as they occur. An SIA essentially seeks to address issues of sustainability, so that decisions 

can be taken to enhance positive impacts on the socio-economic, cultural and ecological outcomes of 

any targeted action. Basically, a “social impact assessment includes the processes of analysing, 

monitoring and managing the intended and unintended social consequences, both positive and 

negative, of planned interventions (policies, programs, plans, projects) and any social change 

processes invoked by those interventions. Its primary purpose is to bring about a more sustainable 

and equitable biophysical and human environment” (Vanclay, 2003: 2). 

An SIA is by definition a social act, and a social product, and depends largely on engaging with affected 

communities, to gather information and opinions, which are then integrated with the best information 

available regarding the areas affected in terms of physical, economic, infrastructural and technical 

information. This agglomeration of fact, opinion and speculation allows an educated assessment of 

potential impacts. However, it should be noted that there is an inherent limitation associated with 

projecting opinions and anticipating possibilities into this kind of study, given the subjective nature of 

this information. In addition, circumstances external to the action may unexpectedly change, thus 

affecting part or all aspects of the SIA. An SIA should be read as a tool to assist in achieving the best 

possible results from any development, and this primarily for those whose lives will be affected, so as 

to achieve the most sustainable and beneficial outcome for all parties. 

It has been noted that as the SIA has the potential to impact on planning processes, it has inherent in 

it a responsibility to be accountable to a set of values and principles. In his Guidelines for involving 

social assessment specialists in EIA processes Barbour (2007: 11) refers to the need for the “SIA 

process [to] include a commitment to: 

‣ The principles of sustainable development and social sustainability; 

‣ Vulnerable groups; 

‣ Meeting basic needs and services; 

‣ Livelihood strategies; 

‣ Fairness and equity; 

‣ Social justice; 

‣ Openness and participation; and, 

‣ Accountability.” 

Aside from introducing a socially responsible element into the development process, the investment 

into these specified values and principles enable the planned Cornubia development to be understood 

in terms both of international best practice, and in terms of the commitment from the South African 



 16 

Government to principles of Integrated Human Settlements. This policy is fundamental to the design 

ethic of this particular development.  

Aside from providing useful planning information, an SIA can have the desired or undesired effect of 

mobilising communities for or against the action in question. If done sensitively, it can do this to 

enhance positive impacts. It should, however, be noted that in the process of gathering information, 

the SIA activity must also disseminate information. This places an unusual responsibility on the SIA 

practitioners to have information that is as accurately reflective of the proposed planning as possible.  

It has been noted above that an SIA is a predictive exercise. For this reason, it is important that the 

contextual environment of the study area be well understood and that the likely impacts be carefully 

identified. To this mix it is important to be clear about the assessment criteria and the ratings used. 

The following tables assist in understanding these assessment factors. The following tables, drawn 

from the work of Barbour (2008) assist in understanding these assessment factors. There are three 

main criteria used, namely the extent, or spatial impact of the development; the magnitude of the 

impact; and the duration of the impact (see Table 1). Following this, the probability of the impact is 

noted (see Table 2). The confidence with which the impacts can be managed through access to 

information is described in Table 3. Finally it is useful to understand the degree to which an impact is 

reversible or not, as in Table 4. 

 

Table 1. Assessment criteria for the evaluation of impacts  

Criteria Category  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Description 

Extent or spatial 
influence of impact 

Regional Beyond a 20 km radius of the Study Area  

Local Within a 20 km radius of the Study Area 

Site specific On site or within 100 m of the Study Area 

Magnitude of impact (at 
the indicated spatial 
scale) 

High 
Natural and / or social functions and/ or processes are 
severely altered 

Medium 
Natural and/ or social functions and / or processes are 
notably altered 

Low  
Natural and / or social functions and / or processes are 
slightly altered 

Very Low 
Natural and / or social functions and / or processes are 
negligibly altered 

Zero 
Natural and/ or social functions and/ or processes remain 
unaltered 

Duration of impact 

Construction period Up to 5 years 

Medium Term Up to 10 years after construction 

Long Term More than 10 years after construction 
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Table 2. Definition of probability ratings  

Probability Ratings Criteria 

Definite Estimated greater than 95 % chance of the impact occurring. 

Probable Estimated 5 to 95 % chance of the impact occurring. 

Unlikely Estimated less than 5 % chance of the impact occurring. 

 

Table 3. Definition of confidence ratings 

Confidence Ratings Criteria 

Certain 
Wealth of information on and sound understanding of the environmental factors 
potentially influencing the impact. 

Sure 
Reasonable amount of useful information on and relatively sound understanding 
of the environmental factors potentially influencing the impact. 

Unsure 
Limited useful information on and understanding of the environmental factors 
potentially influencing this impact. 

 

Table 4. Definition of reversibility ratings 

Reversibility Ratings Criteria 

Irreversible The activity will lead to an impact that is in all practical terms permanent. 

Reversible The impact is reversible within 2 years after the cause or stress is removed. 

 

2.2 The SIA Consultant 

Luci Coelho is a social and economic development consultant with Real Consulting, based in Hillcrest, 

Durban. She was responsible for the preparation of the SIA for Phase 1 of the Cornubia site. She has 

done SIAs for other developments in the eThekwini and Jozini areas. She has been engaged in a 

number of assignments related to community engagement in relation to development programmes in 

the Durban area, specifically in the locations directly associated with the northern parts of eThekwini, 

within which Cornubia lies. She has worked on baseline studies for areas surrounding INK, Verulam, 

Umhlanga, Tongaat, RiverHorse Valley, and around Tongaat Hulett owned sugar estates in KZN. 

2.2.1 Declaration of independence 

I hereby declare that I am fully aware of my responsibilities in terms of the National Environmental 

Management Act 2006 EIA Regulations and that I have no financial or other interest in the undertaking 

of the proposed activity other than the imbursement of consultants fees. 

Name:   Luci Coelho 

Company:  Real Consulting 

Signature:   

Date  17 February 2015 
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2.3 Scope of Cornubia Phase 2 SIA  

The Cornubia Phase 2 SIA aims to identify the range of impacts that could occur as a result of the 

development of the rest of the Cornubia site in the format as designed by the developers, who in this 

case are made up of Tongaat Hulett Developments and eThekwini Metro Municipality. The impacts are 

discussed in the context of the socioeconomic profile of the receiving area, with the view of 

maximizing positive impacts and minimizing negative impacts. It is noted that an SIA is compiled 

during the EIA phase, enabling planning teams to incorporate material included in the report into 

planning processes. It should be noted that extensive stakeholder consultation occurred over a two-

year period, and that findings, concerns and recommendations derived from these engagements were 

specifically channeled into the planning process, enabling the planning team to respond proactively to 

concerns as they were raised. In this regard, this Cornubia SIA is made up of the following general 

aspects: 

‣ A description of the legislative environment and guiding principles, which provides a basic 

context that defines clear limits on development planning based on environmental, 

developmental and human rights issues. 

‣ A description of Cornubia, including a site description and development plan, which provides 

the physical context and vision of the proposed development itself. 

‣ A description of the socioeconomic profile of the receiving area; which identifies the socio-

economic complexity of the broader receiving environment, and identifies clear opportunities 

for the role that Cornubia could play specifically in respect of historical urban planning 

anomalies.  

‣ An identification and assessment of Social Impacts that are typically assessed as part of Social 

Impact Assessments. 

‣ An identification of a range of concerns and recommendations raised by communities within 

the receiving area, to which the planning team were able to respond. 

 

2.4 Methodology  

The methodology used in this SIA was mixed and used as its starting point the development 

framework as presented to authorities and the public at different points during the EIA process.  

Data gathering during the course of the SIA process used both primary and secondary information 

from existing sources, as well as from individual and public meetings with experts and with members 

of the communities surrounding the Cornubia site, as well as those who, for one reason or another, 
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are likely to be specifically affected. Anticipated impacts are based on the current proposed plan as 

assessed in the EIA process, and finalised in 2014. 

Primary information gathering took place from the pre-EIA throughout the EIA process, for Phase 1 

and for the scoping phase of Phase 2 EIA. 

A number of public engagements were held during Phase 1 and during the Scoping and EIA periods of 

the Phase 2 EIA. 

Table 5. PPP & SIA Public Engagements 

Phase Date Target community Venue 

Phase 2 Scoping July 2012 Several individual meetings with all 

councillors from Wards 35, 48, 49, 50, 

51, 58, 59, 60, 102 

Councillors’ offices 

16 September 2012 Waterloo Area 2 Training Field, 

Waterloo 

16 September 2012 Sharper’s Town/Blackburn Village Sharper’s Town Open 

Space 

17 September 2012 Ottawa/Phoenix/Parkgate Ottawa Civic Hall 

18 September 2012 Mt Edgecombe Mt Edgecombe Country 

Club 

19 September 2012 Umhlanga The Sizakala Centre, 

Umhlanga Rocks Drive 

20 September 2012 Phoenix Woodview Secondary 

School 

Phase 2 EIA October 2014 Several individual meetings with all 

councillors from Wards 35, 50, 51, 58, 

102 

Councillors’ offices 

18 November 2014 Residents of Pilot Site Cornubia Pilot Phase Open 

Space 

19 November 2014 Ottawa/Phoenix/Parkgate Ottawa Community Hall 

20 November 2014 Phoenix Stanmore Hall, Phoenix 

23 November 2014 Blackburn Estate & Village Blackburn Open Space 

23 November 2014 Waterloo, Verulam Waterloo Community Hall 

25 November 2014 Umhlanga Sizakala Centre Umhlanga 

Rocks Drive 

26 November 2014 Mt Edgecombe Mount Edgecombe 

Country Club 

 

In addition to these formal meetings with larger groups, individual meetings and interviews were held 

with the planning team, the developers, as well as office bearers from a range of community 

organisations active in the areas surrounding Cornubia and with representatives of various 

government departments. The PPP team fielded a significant number of queries and comments made 

by stakeholders via telephone and by email and facsimile. These were mainly from stakeholders from 

less resourced communities enquiring about housing possibilities, but a number were in relation to 

environmental concerns.  
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2.5 Assumptions 

The following assumptions underpin the Cornubia Phase 2 SIA: 

‣ The development of the full 1333ha site will take place over the next 15-20 years. 

‣ The precise details of the planning for the whole site may change at any time. 

‣ This SIA is done on the basis of the plans as they are revised in 2014, and as described in the 

next section. 

‣ The areas surrounding Cornubia represent the broadest range of socio-economic profiling, 

from poor and informal settlements, through to high value, luxury settlements; from 

agricultural through to residential and industrial land use. 

‣ The communities living on the edge of Cornubia range from highly informed and politicised 

through to uninterested and indifferent. 

‣ There are distinct expectations, especially from communities in the less resourced areas, 

regarding potential opportunities inherent in the development of Cornubia. 
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3. Legislative environment and guiding principles 

All development, housing or otherwise, takes place in a socio-economic and a political context. There 

are imperatives that affect what is and what should be approved by government, by private interests 

and by civil society. A responsible SIA needs to factor these into assessing the impacts of any 

development. Given the extraordinary nature of the Cornubia development, in relation to its size and 

scope, its multi-tiered government mandate, its mixed-use integrated human settlement character, its 

“ownership” profile being a joint venture / Public Private Partnership, and its status as a priority 

project, as well as its location in the context of the so-called “aerotropolis” surrounding the King Shaka 

International Airport and Dube Tradeport, the legislative context becomes all the more salient. 

This section of the SIA addresses a broader context comprising the national legislative and policy 

framework, as well as municipal factors that may affect our understanding of the social and economic 

impacts of the Cornubia Development. The Cornubia Development has the unusual status of being a 

development that is a Public Private Partnership, which integrates the mandates of all levels of 

government in terms of responsibility for different components. As a one of eight National Priority 

Projects for 2011/12 declared by the National Department of Human Settlements, it has support and 

accountability to national government. The KZN provincial government is also an active partner in 

Cornubia, given that the development requires extensive physical and social infrastructure, some of 

which, such as education, health facilities and transport infrastructure, are the responsibility of 

provincial government. Finally, local government in the form of the eThekwini Metro Municipality is 

the closest and most direct public partner in the delivery of the Cornubia Development. The nature of 

the partnership therefore requires that the Cornubia Development be contextualised in a wide range 

of national, provincial and local legislative and policy frameworks. 

National legislation and policy guidelines are listed to provide the broadest context. Provincial 

legislation and guidelines are closer to the development, but are largely in line with their national 

counterparts. Local legislation is the closest, and will provide an immediate planning and resourcing 

context within which developments take place.  

A further contextual factor in relation to the Cornubia Development which bears noting is the fact that 

from the outset it was conceptualised as an economic catalyst specifically to the northern corridor of 

eThekwini, but also to the metro as a whole. The scope and size of the development makes this 

assertion cogent. Therefore, it would be prudent that the planning and implementation of Cornubia 

should be in line with municipal planning processes and products. Given the differing mandates of the 

public and private sector partners, this should be considered closely. 
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3.1 National Legislation 

The legislative background that supports the preparation of an SIA in South Africa is encapsulated 

largely in three major acts of legislation, namely the Constitution of the Republic of South Africa (Act 

108 of 1996), the Development Facilitation Act (Act 67 of 1995), which addresses sustainable urban 

settlements and the National Environmental Management Act (Act 107 of 1998). In these Acts, social, 

economic and environmental rights are enshrined in such a way that all major acts of development 

need to address the way in which the said development action impacts on the social and economic 

well-being of affected people. Issues of sustainability are also relevant in that they also are concerned 

with social and economic well-being of our society. In the light of this, an SIA needs to at least identify 

the features of impacts that fall within these Acts of legislation. In addition to these three Acts, there 

are a number of other pieces of legislation and policy guidelines that address issues underpinning SIAs. 

The following table presents a summary of relevant national legislation. 

Table 6. National legislation relevant to property developments 

Name Description 

Constitution of the Republic 

of South Africa (Act 108 of 

1996) 

 

It is the Bill of Rights, within the Constitution of the Republic of South Africa that is 

the key feature of this Act that coincides with issues of relevance to an SIA. The Bill of 

Rights determines that all South Africans should be protected in respect of their 

human rights, namely to life, dignity, equality & freedom. Flowing from these 

principles are the rights to: 

- A protected & safeguarded environment, now & for the future. 

- Safeguarded property ownership, unless this is against the rights of the public 

interest. 

- Adequate health care, food, water & social security. 

- Protection of culture, including language, religion, art & other social activities. 

- Protection within the law. 

- Access to information. 

Development Facilitation Act 

(Act 67 of 1995)  

 

Addresses sustainable urban settlements & addresses following planning issues 

specifically (Tony Barbour, 2007): 

- Promotion of integration of social, economic, institutional & physical aspects of l& 

development. 

- Promotion of integrated l& development in rural & urban areas in support of each 

other. 

- Promotion of the availability of residential & employment opportunities in close 

proximity to or integrated with each other. 

- Optimisation of use of existing resources including those relating to agriculture, l&, 

minerals, bulk infrastructure, roads, transportation & social facilities. 

- Promotion of a diverse combination of l& uses. 

- Discouragement of "urban sprawl" in urban areas, supporting development of more 

compact towns & cities. 

- Contributing to the correction of historically distorted spatial settlement patterns in 

SA & to the optimum use of existing infrastructure.  

- Encouragement of environmentally sustainable l& development practices & 

processes. 

- Promotion of l& development within the fiscal, institutional & administrative means 
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of the Republic. 

- Promotion of establishment of viable communities. 

- Promotion of sustained protection of environment. 

National Environmental 

Management (Act 107 of 

1998) 

 

NEMA contains a number of important constitutional rights that specify the 

relationship between people, their environment & sustainability. It addresses the 

balance between protecting human rights against the protection of the environment, 

& where the former can be accommodated by the appropriate management of the 

latter, based on the maximum benefit to the long term benefit of society. Included in 

NEMA are principles dedicated to: 

- Ensuring that the environment is protected for greatest number of people for the 

greatest length of time. 

- Pollution control & management. 

- Sustainability issues. 

- Integration & equality enshrined in “environmental justice” based on participation 

& capacitation. 

- Balancing all forms of knowledge that may impact on a decision, including 

scientific & traditional. 

- Protection of health resulting from any given action. 

Promotion of Administrative 

Justice Act (Act 3 of 2000) 

This law states that, legally, an organ of state that  implements a decision that 

impacts on an individual or community is obliged to ensure that information sharing 

& consultation have taken place. 

National Water Act (Act 36 of 

1998) 

This law states that ensures that water reserves are protected, used, developed, 

conserved, managed & controlled for the benefit of all in South Africa. 

 

3.2 National policy guidelines 

Unlike legislation, policy guidelines seek to encourage best practice and are often aligned with 

international practices. The following table brings into the debate issues that affect how people should 

live, what access they should have to basic human rights and services. 

Table 7. National Policy Guidelines relevant to property developments 

Name Description 

United Nations Millennium 

Declaration, General 

Assembly resolution 55/2 

(Millennium Development 

Goals) 

Adopted by all member states of the United Nations in 2000. The Declaration was an 

important acknowledgement of the development challenges facing especially 

underdeveloped nations of the world economy, as well as a statement of 

commitment to address these challenges. “The Millennium Development Goals 

(MDGs) constitute the unprecedented commitment of world leaders to address key 

development priorities through a set of specific goals & targets to eradicate extreme 

poverty & hunger, ensure all boys & girls complete primary school, promote gender 

equality, improve the health of mothers & children, reverse the spread of HIV/AIDS, 

protect the environment, & create a global partnership for development.” (SNAP-

UNDP)  As a signatory, & as a country for whom each one of the eight MDGs is 

relevant, the South African Government has incorporated these principles into 

policies implemented by our national parliament.  

New Partnership for Africa’s 

Development (NEPAD) 

Similar to the Millennium Development Goals, the NEPAD was adopted at the 37th 

OAU Summit in Lusaka, Zambia in July 2001. The NEPAD, aims to (DFA): 

- Eradicate poverty. 

- Place African countries, both individually & collectively, on a path of sustainable 
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growth & development. 

- Halt the marginalisation of Africa in the globalisation process & enhance its full & 

beneficial integration into the global economy. 

- Accelerate the empowerment of women. 

Medium Term Strategic 

Framework Plans (MTSF) 

The MTSF of the period 2009 – 2014 states the following as its areas of focus & 

commitment: 

Strategic Priority 1: Speeding up growth & transforming the economy to create 

decent work & sustainable livelihoods. 

Strategic Priority 2: Massive programme to build economic & social infrastructure. 

Strategic Priority 3: Comprehensive rural development strategy linked to land & 

agrarian reform & food security. 

Strategic Priority 4: Strengthen the skills & human resource base. 

Strategic Priority 5: Improve the health profile of all South Africans. 

Strategic Priority 6: Intensify the fight against crime & corruption. 

Strategic Priority 7: Build cohesive, caring & sustainable communities. 

Strategic Priority 8: Pursuing African advancement & enhanced international co-

operation. 

Strategic Priority 9: Sustainable Resource Management & use. 

Strategic Priority 10: Building a developmental state including improvement of public 

services & strengthening democratic institution 

(The Presidency, 2012).  

National Development Plan 

(NDP), presented in 2013 

It is described thus, “The National Development Plan is a plan for the country to 

eliminate poverty & reduce inequality by 2030 through uniting South Africans, 

unleashing the energies of its citizens, growing an inclusive economy, building 

capabilities, enhancing the capability of the state & leaders working together to solve 

complex problems” (CoGTA, 2011). The objectives of NDP include the following: 

- Increase employment from 13 million in 2010 to 24 million in 2030. 

- Raise per capita income from R50 000 in 2010 to R120 000 by 2030. 

- Increase the share of national income of the bottom 40 percent from 6% to 10%. 

- Establish competitive base of infrastructure, human resources & regulatory 

frameworks. 

- Ensure skilled, technical, professional & managerial posts better reflect the 

country's racial, gender & disability makeup. 

- Broaden ownership of assets to historically disadvantaged groups. 

- Increase quality of education so all children have at least two years preschool 

education & all Grade 3 children can read & write. 

- Provide affordable access to quality health care while promoting health & 

wellbeing. 

- Establish effective, safe & affordable public transport. 

- Produce sufficient cost effective energy to support, ensuring access for poor 

households, while reducing carbon emissions per unit of power by about one-

third. 

- Ensure all South Africans have access to clean running water in their homes. 

- Make high-speed cost-effective broadband internet universally available. 

- Realise food trade surplus, one-third produced by small-scale farmers or 

households. 

- Ensure household food & nutrition security. 

- Entrench social security system covering all working people, with social protection 

for the poor & other groups in need, such as children & people with disabilities. 

- Realize developmental, capable & ethical state that treats citizens with dignity. 

- Ensure all people live safely, with an independent & fair criminal justice system. 
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- Broaden social cohesion & unity while redressing past inequities. 

- Play leading role in continental development, economic integration & human 

rights. 

The Employment Strategy 

Framework (1998) 

This framework speaks to the need to enhance employment opportunities particularly 

to those sectors identified as vulnerable, such as women, youth & the disabled. 

National Spatial Development 

Perspective (NSDP) 

 

Formulated in 2006, the NSDP identifies city region areas & other key regions as 

drivers of South Africa’s economic growth & competitiveness as well as social & 

economic inclusion. It recognizes that there is a direct link between space & economic 

circumstance, & that part of the process of economic redress requires a concerted & 

strategic building of access of all people to sites of economic activity, specifically 

overcoming the results of Apartheid spatial planning which effectively divorced the 

poor from location of work. The NSDP aims to do just that. The focus areas of this 

plan are determined by three guiding questions: 

- Where should government direct its investment & development initiatives to 

ensure sustainable & maximum impact? 

- What kinds of spatial forms & arrangements are more conducive to the 

achievement of our objectives of democratic nation building & social & economic 

inclusion? 

- How can government: 

 Capitalise on complementarities & facilitate consistent decision-making? 

 Move beyond mere focusing on integration & coordination procedures to 

establishing processes & mechanisms that would bring about strategic co-

ordination, interaction & alignment? (The Presidency, 2006) 

Part of this involves “Undertaking rigorous analysis of the space economy to identify 

areas of economic significance & concentrations of poverty & relative & dynamic 

comparative advantage of localities” (The Presidency, 2006). 

The White Paper on 

Integrated Pollution & Waste 

Management (2000) 

This policy specifies the need for developments to include mechanisms & strategies to 

minimize pollution & thus protect the quality of life of those likely to be affected. 

The Global Action Plan, 

Agenda 21 

South Africa became a signatory in 1995, to this programme that encourages the use 

of local materials which do not harm health & environment, energy efficient designs, 

& are geared to employing more people. 

3.3 Housing legislation and policies in South Africa post-1994 

The provision of housing is a fundamentally political issue in South Africa. This has determined where 

and in what kinds of houses and areas people live in - by design during the Apartheid years, and by 

history and the capacity to deliver even today. The post-1994 government has paid much attention to 

this issue and claims to have provided around 3 million free houses to date, and developed a variety of 

packages over the years in an attempt to deal with the issue. Section 26 of the Bill of Rights within the 

Constitution acknowledges the right of citizens to “have access to adequate housing” (Wikipedia.com). 

At the same time it is unrealistic to expect that the state can or will provide free housing to all the 

poor and marginalised of this country.  

This section contains information about legislation that applies nationally but which focuses 

specifically on housing. 
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Rampant urbanisation in recent years has put extraordinary pressure on the provision of housing in all 

parts of the country. eThekwini alone is presently facing an urgent circumstance of over 500 informal 

settlements housing around 240,000 households (HDA, 2012). This is aside from areas needing 

upgrading and maintenance. The provision of housing includes by association, the provision of services 

such as water and sanitation, roads, schools, health care and security. In South Africa the issue is 

complicated by the legacy of Apartheid spatial planning. It is clear that the government is unable to 

manage the responsibility of providing for the massive demand for adequate housing alone, and has 

acknowledged that efforts to address the challenge have fallen short of public expectation. Even as we 

face elections in 2014, the provision of housing, and the access to what is developed, is highly 

contentious, with delivery in no way coming close to meeting demand.  

The private sector has become involved in the territory, both by choice and as a result of legislation 

that has forced the matter. Developers are required to engage with the provision of affordable 

housing in one way or another as part of sector transformation legislation. At the Housing Indaba of 

2005 during which event the public and private sector once again debated the issues, it was agreed 

that “every commercial development including housing developments that are not directed at those 

earning R1500 or less1, spend a minimum of 20 percent on the construction of homes within human 

settlements for those who qualify for government subsidies” (Tissington, 2011). Also, the provision of 

housing at the scale determined by the demand represents significant opportunities to private sector 

developers and construction companies. Tongaat Hulett Developments has recently broadened its 

usual product range to look into the possibilities and opportunities in the affordable housing sector. 

The provision of affordable housing is closely tied to the concepts of sustainable settlements, which 

notion has refined in the years since 1994. Quoted in a study commissioned by the National 

Department of Human Settlements (NDHS), Giriardet (Cited in Smeddle-Thompson, 2012) defines the 

concept thus: “…a city that works so that all its citizens are able to meet their own needs without 

endangering the well-being of the natural world or the living conditions of other people, now or in the 

future” In South Africa, this definition is pressurised by the need to balance strictly environmental 

pressures with socio-economic and political pressures. Allied to the concept of sustainable settlement 

is that of Integrated Human Settlement, by which policy guideline the unmanaged spread of RDP 

houses on the urban edge would be curbed, and brought into line with the notion of integrating 

housing provision into the provision of jobs and services. It also addressed the idea of densification. 

Integrated Human Settlement expresses the principle of the National development Plan. 

The National Development Plan notes that managing urbanisation over the next few decades will 

require an approach that acknowledges that most of the urban population will be poor, and that 

settlement planning will have to take into account the following factors (City of Cape Town. No date). 

                                                
1
 Later amended to serve those earning below R7500. 
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‣ The inequities in the land market, which make it  difficult for the poor to access the benefits of 

urban life. 

‣ The need for stronger measures to reconfigure towns and cities into more efficient and 

equitable urban forms. 

‣ The introduction of housing and land policies that accommodate diverse household types and 

circumstances. 

‣ The need for municipalities to put economic development and jobs at the heart of what they 

do and how they function. 

This section of the SIA seeks to add further to building a context within which the Cornubia 

Development is taking place. Given that the development is largely housing which is split roughly 

50:50 between FLISP (partially subsidised) housing and housing that is sold on the open market, 

targeting a middle- to upper-income buyer. 

Since 1994, the following legislation, policies and guidelines have guided delivery. 

Table 8. Primary legislation and policies pertinent to housing delivery in South Africa since 1994 

Name of legislation, policies 

or guideline 

Description 

Housing White Paper (1994) Identifies “secure tenure; quality residential structures which ensure privacy, equity 

in home ownership; access to economic activities for the poor; environmental 

sustainability; access to basic & social services” (City of Cape Town. No date) while 

specifying subsidised housing for those earning below R3500 per month. By 2004, 

1.5 million houses had been built.
2
  

Urban Development Strategy 

& Urban Development 

Framework (1997) 

Attempt to address the numbers of houses & cost implication for the state by 

attempting to attract developer investment. Product was a “subsidised one room, 

30m² house with a toilet” (City of Cape Town. No date). These were the early RDP 

houses. Delivery of this product was not successful, resulting in a greater number of 

still disconnected & under serviced areas, removed from commercial activities & 

potential employment opportunities. 

The Housing Act (Act 107 of 

1997); Housing Amendment 

Act (28 of 1999); Housing 

Second Amendment Act (60 

of 1999); Housing 

Amendment Act (4 of 2001) 

Introduced a more relevant & refined understanding of the housing debate. It 

identifies: 

- The state as the responsible delivery agent.  

- Roles & responsibilities of various role players within government;  

- The impact & importance of spatial development, both iro status quo influencer, 

redress, & forward planning. 

- The need for integration, developing housing near employment possibilities, 

social infrastructure, transport, etc. 

- The need for the provision of physical & social infrastructure.  

- Need to address access to housing by different social groupings. 

- Differences in requirements faced by urban & rural people. 

- Subsidy requirements & responsible sub-agencies designated to handle subsidy 

management. 

                                                
2
 There are questions about the quality of the housing products, and the areas within which the houses were 

delivered. 
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- The need to record statistics at local regional & national level. 

Subsequent amendments to the Act responded to various issues that emerged, 

including: 

- The range of housing products that should be made available. 

- Procurement of products & services. 

- Restrictions regarding sales of subsidised housing. 

People’s Housing Process 

(1998)  

An extension of the Housing White Paper, the PHP addressed the needs of those 

amongst the poor who aimed to rationalise their funds by building their own 

subsidised homes. “The process assists households to access housing subsidies & 

technical, financial, logistical & administrative support regarding the building of 

their homes, on a basis that is sustainable & affordable.” (USN. 2003) 

The PIE Act (1998) This law “provides safeguards against the eviction of unlawful occupiers living on 

both private- & publicly-owned land” requiring land owners to seek a formal 

eviction order from the courts to evict occupiers (Tissington, 2011). 

Housing Consumers 

Protection Measures Act (95 

of 1998) 

This Act “provides for the regulation of the home building industry, warranty 

protection of new homes & the establishment of technical standards in the industry. 

(CIDB, 2005)” 

Rental Housing Act (50 of 

1999) 

This law protects the abuse of tenants by landlords & provides for Rental Housing 

Tribunals to mediate between landlords & tenants. 

The Home Loan & Mortgage 

Disclosure Act (2000) 

This law makes sure that banks lend money to all communities & do not refuse to 

give bonds to some communities while giving to others; 

Local Government: Municipal 

Systems Act (32 of 2000) 

This Act requires the provision of services by municipalities “necessary to ensure an 

acceptable & reasonable quality of life &, if not provided, would endanger public 

health or safety or the environment” (SAHRC, 2000). 

Breaking New Ground: A 

Comprehensive Plan  

for the Development of 

Sustainable Human  

Settlements (September 

2004) 

In an attempt to further create an appropriate response to the ongoing housing 

crisis, the Breaking New Ground Policy aimed to address sustainable human 

settlements. Basic tenets include: 

- Accelerating the delivery of housing as a key strategy for poverty alleviation. 

- Utilising provision of housing as a major job creation strategy. 

- Ensuring property can be accessed by all as an asset for wealth creation & 

empowerment. 

- Leveraging growth in the economy. 

- Combating crime, promoting social cohesion & improving quality of life for the 

poor. 

- Supporting the functioning of the entire single residential property market to 

reduce duality within the sector by breaking the barriers between the first 

economy residential property boom & the second economy slump. 

- Utilizing housing as an instrument for the development of sustainable human 

settlements, in support of spatial restructuring. (NWPG, no date) 

Importantly this policy recommends a partnership between the state & the private 

sector iro delivering human settlements that link the provision of housing to other 

economic & social activity. 

Framework for an 

Inclusionary Housing Policy  

(IHP) in South Africa (2007) 

Attempts to broaden delivery mandate to improve delivery by including private 

sector. According to a SERI report: “The IHP proposes two distinct but 

complementary strategies: a Voluntary Pro-Active Deal-Driven (VPADD) component 

& a component referred to as the Town Planning Compliant (TPC) approach. In the 

former voluntary approach, municipalities identify inclusionary housing projects 

that they want to pursue with private sector partners, possibly using local 

government-owned land & other incentives. In the compulsory but incentive-linked 

regulation-based approach, rezoning or subdivision approval for the private sector 

would be contingent on meeting specified inclusionary requirements in return for 
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certain development rights. There would be added incentives that include: public 

investment in bulk & connector infrastructure, density bonuses & the allowance of 

multi-story units & some commercial rights. However, 30% of units developed in the 

project would have to be affordable i.e. the VPADD approach is based on individual 

projects, while the TPC is based on town planning & development control 

processes.” (Tissington, 2011) 

National Norms & Standards 

for the  

Construction of Stand Alone 

Residential  

Dwellings Financed through 

National Housing  

Programmes (2007) 

Reviewing the 1999 law, this 2007 version specifies that stand alone houses must 

have minimum standards, including: 

- “Minimum gross floor area of 40m
2
; 

- Two bedrooms; 

- Separate bathroom with a toilet, a shower & hand basin; combined living area & 

kitchen with wash basin; & 

- Ready board electrical installation, if electricity is available in the project area.” 

(Tissington, 2011) 

It also regulates the provision of water, sanitation, roads, storm water–management 

& proper street lighting. 

Housing Development Agency 

Act (23 of 2008) 

This Act establishes the Housing Development Agency, specifying its functions & 

powers, which is basically to facilitate the acquisition of land & landed property, in 

an appropriate manner directed at fast-tracking of land acquisition & housing 

development services for the purpose of creating sustainable human settlements. 

(HDA, no date) 

Social Housing Policy for 

South Africa (June  

2005) & Social Housing Act 

(2008) 

Based on the policy approved in 2005, the Social Housing Act (2008) aims “to 

establish & promote a sustainable social housing environment & define the 

functions of national, provincial & local governments in respect of social housing 

[they] allow for the undertaking of approved projects by other delivery agents with 

the benefit of public money & gives statutory recognition to social housing 

institutions (SHIs).” (Tissington, 2011)  The Social Housing Regulatory Authority 

(SHRA) is also a product of this legislation. 

National Housing Code (2000, 

revised in 2009) 

This Code takes a more comprehensive view of housing, locating it more clearly in a 

socio-economic context, addressing current imperatives, such as radically increased 

urbanisation. It encompasses the notion of Integrated Human Settlement, where 

the vision is housing vision is “the establishment of viable, socially & economically 

integrated communities, situated in areas allowing convenient access to economic 

opportunities, as well as to health, educational & social amenities” (DHS, 2009). The 

shift is away from simply providing houses to building communities with houses, 

amenities, access to economic opportunities etc. Building partnerships is a 

fundamental principle to ensure success. Involvement of the private sector is an 

explicit intention. Location of housing developments is given keener attention, 

maximising socio-economic linkages. The devolution of responsibility for provision in 

integrated housing settlements to municipal level is also emphasised, which 

assumes the establishment of capacitated units within local government structures 

to identify available development sites, align developments with IDPs & LAPs. 

Finally, the Code acknowledges the importance of inter & intra governmental 

coordination, & improving the flow & management of funds for the purpose of 

effective delivery. 

Key focus areas of the Code include: 

- Stimulating the Residential Property Market. 

- Spatial Restructuring & Sustainable Human Settlements. 

- Social (Medium-Density) Housing Programme. 

- Informal Settlement Upgrading Programme. 

- Renewal of inner city areas, thus leveraging existing infrastructure & access. 
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- Institutional Reform & Capacity Building. 

- Housing Subsidy Funding System Reforms. 

- Developing social & economic infrastructure. 

- Explicit Job Creation (DHS, 2009). 

The policy includes a set of recommendations around the provision of housing in 

different contexts. It addresses:  

- Increasing the range of housing products, from those aimed at the indigent to 

those in “middle-income” brackets. 

- Financial Programmes, including Individual Housing Subsidies, provision of Social 

& Economic Facilities, responsibilities of local government, etc. 

- Incremental Housing Programmes, including integrated settlement planning & 

upgrading programmes, & Emergency Housing issues. 

- Social & Rental Housing Programmes, including Institutional Subsidies, Social 

Housing Programmes, etc. 

- Rural Housing Programmes, including subsidies & informal & rights. 

The code specifies the need to strengthen existing social housing instruments, such 

as: 

- Redefining the concept of Social (Medium-Density) Housing. 

- Developing new funding mechanism for social housing. 

- Establishment of a Social Housing Regulatory Authority to build institutional 

capacity in social housing sector. 

 

Aside from the laws specifically identified in the above table, there are a plethora of secondary laws 

and policies that impact directly or indirectly upon housing provision, and access to tenure rights. 

Some of these relate to rights around services such as water and health. Others relate to 

environmental rights. Still others bring into the picture land reform factors. There are also a host of 

legislated practices and obligations pertaining to municipal delivery of services that impact on the 

development of housing solutions for, especially poor South Africans. 

Key to housing delivery to the subsidised target market is an understanding of the different subsidy 

products and the associated targeted beneficiary groupings. 

3.3.1.1 A summary of affordable housing programmes, products & subsidy criteria 

Housing policies and legislation implemented since 1994 have been accompanied by the need to 

subsidise housing allocated to the poor. Over the years the product range, qualification criteria and 

subsidy amounts have changed. In general the qualifying criteria for receiving subsidy support are the 

following: 

‣ Must be a South African citizen. 

‣ Must not have received government subsidy before. 

‣ Combined household income must not exceed R3500. 

‣ Must not presently own or have owned property before. 

‣ Must be married or cohabiting with long term partner or single with financial dependants. 
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‣ Must be 18 years of age or above. 

A brief summary of the current programmes and criteria are captured in the following table: 

Table 9. Current Housing programmes 

Programme Purpose Beneficiaries Qualification criteria 

Integrated 

Residential 

Development 

Programme. 

Acquisition of land, servicing of 

stands for a variety of land uses 

including commercial, 

recreational, schools, clinics, 

residential stands for both low, 

middle & high income groups. 

The land use & income group 

mix will be based on local 

planning & needs assessment.  

People earning a 

combined income 

below a specified 

amount. 

- SA citizenship. 

- Legal competency. 

- Proven never to have previously 

benefited from state housing aid. 

- Never owned fixed residential 

property.  

- Married or habitually cohabiting. 

- Single with financial dependants. 

- Single aged persons, disabled 

persons & military veterans. 

- Land Restitution Programme 

beneficiaries meeting above criteria. 

Informal 

Settlement 

Upgrading 

Programme 

Designed to upgrade the living 

conditions of millions of poor 

people by providing secure 

tenure & access to basic services 

and housing in existing informal 

settlements. 

Poor people living 

in informal 

settlements. 

- Households that comply with the 

Housing Subsidy Scheme 

qualification criteria; 

- Households exceeding maximum 

income criteria in special cases. 

- Households headed by minors, 

assisted by the Department of Social 

Development; 

- Persons without dependants; and 

- Persons who are not first-time home 

owners. 

- Some other special cases based on 

need. 

Social Housing 

Programme 

Applies only to “restructuring 

zones”, identified by 

municipalities as areas of 

economic opportunity and 

where urban renewal/ 

restructuring impacts can be 

developed. Aims to: 

- Facilitate access to 

employment opportunities 

and urban amenities.  

- Make affordable rental 

available in areas where 

bulk infrastructure may be 

under-utilised. “It provides 

for grant funding to 

establish, capacitate and 

capitalise social housing 

institutions which may 

develop, hold and 

administer affordable rental 

Poor qualifying 

individuals through 

the Social Housing 

Institutions 

- Projects must demonstrate viability 

in each specific settlement context. 

- Projects must demonstrate 

commitment to objective of 

achieving the goals of integration 

and restructuring. 

- Subsidy funding will be provided on 

a sliding scale based on the number 

of poor households accommodated 

subject to certain conditions. (Chief 

Directorate Policy Development. 

2010) 
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units within identified 

restructuring zones.”
 

(Chief 

Directorate Policy 

Development. 2010) 

Institutional 

Housing Subsidy 

Programme 

Aims to: 

- Provide capital grants to 

social housing institutions 

which construct and manage 

affordable rental units.  

- Provides for the sale of units 

by the social housing 

institution after at least four 

years have lapsed. 

People earning a 

combined income 

below a specified 

amount. 

- SA citizenship. 

- Legal competency. 

- Proven never to have previously 

benefited from state housing aid. 

- Never owned fixed residential 

property.  

- Married or habitually cohabiting. 

- Single with financial dependants. 

- Single aged persons, disabled 

persons and military veterans. 

- Land Restitution Programme 

beneficiaries meeting above criteria. 

Community 

Residential Units 

Programme 

Aims to: 

- Facilitate provision of 

secure, stable rental tenure 

for lower income 

persons/households, 

including different existing 

public sector residential 

accommodation e.g. 

publicly- & privately-owned 

hostels, publicly-owned 

houses, abandoned / 

dysfunctional buildings in 

inner cities. 

Lower income 

persons / 

households looking 

to rent. 

- Must be seeking to escape 

overcrowded, sub-standard but 

inexpensive accommodation in 

backyards and informal settlements 

Individual 

Subsidy 

Programme 

Aims to: 

- Provide access to state 

assistance to purchase 

existing houses/stands, 

linked to residential 

construction contracts 

through approved mortgage 

loans for households with an 

income of less than R3500, 

are eligible for a subsidy of 

R160,573. (Western Cape, 

no date)  

Beneficiaries unable to qualify 

for formal credit from ordinary 

financial institutions due to 

poverty & lack of assets. 

Qualifying 

households of poor 

people. 

- SA citizenship. 

- Legal competency. 

- Proven never to have previously 

benefited from state housing aid. 

- Never owned fixed residential 

property.  

- Married or habitually cohabiting. 

- Single with financial dependants. 

- Single aged persons, disabled 

persons and military veterans. 

- Land Restitution Programme 

beneficiaries meeting above criteria. 

Rural Housing 

Programme 

Designed to overcome 

difficulties related to accessing 

tenure in communal land in 

rural areas. 

Rural poor. - SA citizenship. 

- Legal competency. 

- Proven never to have previously 

benefited from state housing aid. 

- Never owned fixed residential 

property.  
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- Married or habitually cohabiting. 

- Single with financial dependants. 

- Single aged persons, disabled 

persons and military veterans. 

- Land Restitution Programme 

beneficiaries meeting above criteria. 

 

In summary the subsidised housing products available are identified in the following table. 

Table 10. Subsidised housing products available 

Product Description Qualification criteria 

Finance Linked 

Individual Subsidy 

Program (FLISP)  

Launched in April 2012 by the Department of 

Human Settlement to enable South African citizens 

and legal permanent residents earning between 

R3,501 – R15,000 per month the opportunity to 

purchase homes, given that this sector generally 

do not qualify for bonds from commercial banks. It 

replaces the GAP subsidy (NHFC, no date) 

The once-off FLISP subsidy amount ranges 

between R10,000 and R87,000, depending on 

monthly income.  

- SA citizenship. 

- Legal competency. 

- Proven never to have previously 

benefited from state housing aid. 

- Have an Approval in Principle of home 

loan from an accredited South African 

financial institution  

- First time home buyer, earning from 

R3 501 to R15 000 per month. 

Breaking New 

Ground (BNG) 

subsidy 

Launched in 2005 to replace the RDP housing 

policy, the BNG policy was designed to “address 

increased demand and accommodate greater 

responsiveness to demand … all households 

earning below R3500 will be able to access a 

uniform subsidy amount” (NWCG, no date). This 

subsidy allows for free housing to those who 

qualify. The approximate value of the housing loan 

is R110 997. 

- SA citizenship. 

- Legal competency. 

- Proven never to have previously 

benefited from state housing aid. 

- Never owned fixed residential 

property.  

- Married or habitually cohabiting. 

- Single with financial dependants. 

- Single aged persons, disabled persons 

and military veterans. 

- Land Restitution Programme 

beneficiaries meeting above criteria. 

- Earning less than R3500 per month. 

 

Responsibility for provision of housing is also an issue that needs to be understood. The following 

extract provides insight. 
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Figure 2. Summary of the roles and responsibilities of the sector stakeholders 
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3.4 Provincial legislation & policy guidelines 

As with the national legislation and policy guidelines, it is important to note those that apply 

provincially. The following table captures these for reference. 

Table 11. Provincial legislation & policy guidelines relevant to property developments 

Name Description 

KwaZulu-Natal Provincial 

Growth & Development 

Strategy 

Revised regularly, the PGDS guided by KZN’s vision of being, “Prosperous Province with 

a healthy, secure & skilled population, acting as a gateway to Africa & the world” 

(Provincial Planning Commission. March 2012). It aims to “grow … the economy for the 

development & the improvement of the Quality of Life of all people living in the 

province of KwaZulu-Natal”. This to be done by focusing on key areas: 

- Job creation, by expanding agriculture, enhancing industrial development through 

trade, investment, & exports; Expansion of government-led job creation 

programmes; Promoting SMME, entrepreneurial & youth development; Enhancing 

Knowledge Economy.  

- Human resource development, through supporting Early Childhood Development, 

Primary & Secondary Education; Skills alignment to economic growth; Youth skills 

development & life-long learning. 

- Human & community development, through poverty alleviation & social welfare; 

Enhancing health of communities & citizens; Enhancing sustainable household food 

security; Promoting sustainable human settlements; Enhancing safety & security; 

Advancing social capital. 

- Strategic Infrastructure, through development of harbours; Development of ports; 

Development of road & rail networks; Development of ICT infrastructure; Improving 

water resource management & supply; Developing energy production & supply.  

- Environmental Sustainability, through increasing productive use of land; advancing 

alternative energy generation; managing pressures on biodiversity; adaptation to 

climate change. 

- Governance & Policy, through strengthening policy & strategy co-ordination & IGR; 

Building government capacity; Eradicating fraud & corruption; Promoting 

participative, facilitative & accountable governance.  

- Spatial Equity, through actively promoting spatial concentration; Facilitating 

integrated land management & spatial planning 

Provincial Spatial Economic 

Development Strategy 

(PSEDS)
3
  

 

 

Aligned with the National Spatial Development Programme, KZN’s PSEDS identifies 

potential & priority development nodes in KZN, to “halve poverty & unemployment by 

2014” (UKZN, no date). It stands alongside the Provincial Growth & Development 

Strategy (PGDS). eThekwini identified as key, & the Durban – Richard’s Bay (or 

eThekwini – Mhlatuze) corridor is identified as a key node. King Shaka Airport & Dube 

Tradeport are strategic points along corridor, & in the development strategy. The PSEDS 

identifies the usual focus areas, for which special funding has been earmarked: 

- Agriculture & land reform, with successful commercial agricultural yields will be 

encouraged & protected alongside smaller emerging agricultural enterprises on 

peri-urban periphery. Both groups will benefit from export opportunities facilitated 

by KSIA & Dube Tradeport facilities. 

- Tourism potential is to be explored in new areas, such as Ndwedwe, & integrated 

into the existing tourism offerings of KZN. 

                                                
3
 In order to expedite this process, provincial govt has made funds available to develop the Northern urban 

Corridor Development and local Area Plan. 
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- Industry, focusing on building on the potential of Dube Tradeport, & expanding the 

“sustainable management of industrial & residential land development between 

eThekwini & KwaDukuza municipalities”. (Urban-Econ. 2008) 

- Services, which would focus on addressing significant housing backlogs & related 

services, & improving water resources. 

 

3.5 Municipal Policy Issues 

Within EThekwini Municipality there is a hierarchy of planning and policy documents which have direct 

or indirect relevance to the Cornubia Developments and these are listed follows: 

‣ EThekwini Long-Term Development Framework 

‣ EThekwini Integrated Development Plan  

‣ Northern Spatial Development Plan 

‣ NUDC: Verulam-Cornubia Local Area Plan 

The context provided by these policy documents enables the reader to appreciate how Cornubia fits 

into eThekwini’s strategic planning framework.  It is noted by Redman in her Spatial Concept for the 

NUDC that “The spatial structure of the eThekwini Municipality Area (EMA) is changing. Whereas 

previously the structure was focused primarily around the CBD, the Port and related South Durban 

Basin and the Pinetown New Germany hubs, the structure is reforming and new key strategic 

zones/hubs are emerging on the outskirts of the Municipality. The new King Shaka Airport and Dube 

Trade Port have established themselves in the north and Cato Ridge in the west is growing in 

importance ... These emerging zones/hubs have strategic significance to the City in that they are major 

drivers and locations of economic growth and employment creation and play an important role in the 

logistics platform of the EM and the national logistics platform for South Africa. Each has a different 

role. The City and Port together are the business engine of Durban focussed around transportation, 

maritime industry and business support, the SDB’s role is to support the Port and forms the 

petrochemical hub, the West will to support road based logistics and industrial development whilst 

the new northern hub will provide the air-based logistics installations and related supportive industrial 

and business development.”  (Redman, 2010. Pg 1). The brief explanations of policy documents that 

follow aim to provide a context for understanding how Cornubia fits into short, medium and long term 

planning for the development of eThekwini Municipality.  

3.5.1 EThekwini Long Term Development Framework 

This policy is the lynchpin of eThekwini’s efforts to create a city that is sustainably able to meet the 

needs of future generations. Known as “Imagine Durban”, the plan aims to “protect the environment, 

drive social equity and promote economic prosperity” (Imagine Durban, 2012).  

The Long-Term Plan is divided into six thematic areas: 
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‣ Creating a safe city. 

‣ Promoting an accessible city. 

‣ Creating a prosperous city where all enjoy sustainable livelihoods. 

‣ Celebrating our cultural diversity, arts and heritage. 

‣ Ensuring a more environmentally sustainable city. 

‣ Fostering a caring and empowering city. 

For each theme, a goal statement is provided to articulate the vision for the eThekwini Municipal Area 

for that theme. This is followed by a set of short, medium and long-term targets to provide 

measurable indicators of success in achieving the goal of each theme. Further, each theme includes 

key strategies for achieving the goal of the theme, and these are associated with a set of actions for 

implementing the strategies.  

 

3.5.2 EThekwini Integrated Development Plan  

The Integrated Development Plan (IDP) a medium-term planning document that addresses a 5-year 

period. It is reviewed annually. The eThekwini IDP is divided up into a number of priority areas to 

make EThekwini: 

‣ A safe city. 

‣ An accessible city. 

‣ An environmentally sustainable city. 

‣ A city creating sustainable livelihoods. 

‣ A socially cohesive city. 

‣ A financially sustainable city. 

In the IDP, the Municipality has identified a number of strategic capital projects that would have the 

potential to deliver on the on the strategic objectives of the municipality. Some of the projects listed 

below are influenced by National and Provincial priorities. The projects below are exclusively those 

focusing on the Northern Spatial Planning area, within which Cornubia is located. 

‣ Verulam / Cornubia New Town Development, focusing on developing the area between 

Verulam and the N2 for mixed use (residential, light industry, commercial, retail, recreational, 

etc). 

‣ Bridge City New Town Centre, a joint venture between Tongaat Hulett and eThekwini 

Municipality, located on the edge of KwaMashu, serving the broader Phoenix, Inanda, 

Ntuzuma and inanda areas. 

‣ Tongaat / Dube New Town Development  
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The following major challenges are highlighted in the IDP: 

‣ High rates of unemployment and low economic growth. 

‣ High levels of poverty. 

‣ Low levels of skills development and literacy. 

‣ Limited access to basic household and community services. 

‣ Increased incidents of HIV and AIDS and communicable diseases. 

‣ Loss of Natural Capital. 

‣ Unsustainable developmental practices.  

‣ High levels of crime and risk. 

‣ Ensuring adequate energy and water supply. 

‣ Ensuring food security. 

‣ Infrastructure degradation. 

‣ Climate change. 

‣ Ensuring financial sustainability.  

‣ Ineffectiveness and inefficiency of inward-looking local government still prevalent in the 

Municipality. 

The IDP identifies an 8-point plan to “ensure greater impact in delivery and *ensure that+ its goals and 

outcomes are achieved” (eThekwini Municipality IDP, 2013). 

Plan 1:  

Develop and sustain the Spatial, Natural and Built Environment so as to direct and manage the use of 

the built and natural environment to ensure sustainable and integrated growth and development of 

eThekwini Municipality. 

Plan 2:  

Develop a Prosperous, Diverse Economy and Employment Creation, so as to develop the economic 

wealth of the eThekwini Region for the material well-being of all its citizens.  

Plan 3:  

Creating a Quality Living Environment so as to promote access to equitable, appropriate and 

sustainable levels of household infrastructure and community services, and facilitate access to 

housing.  

Plan 4:  

Fostering a Socially Equitable Environment, so as to promote and create a safe, healthy and secure 

environment.  
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Plan 5:  

Creating a Platform for Growth, Empowerment and Skills Development, so as to establish eThekwini as 

a learning city which uses knowledge management techniques and processes to enhance the skills 

base of the citizenry as well as share good practice with other municipalities.  

Plan 6:  

Embrace our Cultural Diversity, Arts and Heritage, so as to create an enabling environment for social 

cohesion and economic development through arts, culture, sports, recreation and heritage.  

Plan 7:  

Good Governance and Responsive Local Government, so as to ensure a strong, caring and democratic 

institution to promote and support a consultative and participatory local government.  

Plan 8:  

Achieve a financially Accountable and Sustainable City, so as to maximise the Municipality’s financial 

resources to ensure long-term financial viability and sustainability. 

 

3.5.3 Northern Spatial Development Plan 

The Northern Spatial Development Plan NSDP, which was adopted by Council in March 2011, is 

basically a spatial and transport planning initiative, comprising of three Local Area Plans undertaken in 

parallel to an intensive transportation planning exercise.  It attempts to translate the policy intent of 

the SDF into more geographically specific physical development and land use management guidelines. 

Key aspects of the NSDP are: 

‣ The concept of “structuring elements” - such as corridors, spines, nodes, densities and lifestyle 

options etc. that provide a ‘toolkit’ for preparing more detailed local area plans for the NUDC. 

‣ The concepts of an ‘urban development line’ (UDL) and a ‘development phasing line’ moving 

away from the Urban Edge concept. 

‣ The identification of three parallel north-south development corridors with different 

characteristics and roles, i.e. Coastal, Urban Development and Rural. This concept of corridors 

is a concept known as the Northern Urban Development Corridor (NUDC) which is essentially a 

linear system of urban land use, oriented and integrally linked to multiple forms of 

transportation routes/spines and is serviced by a hierarchy of nodes e.g. business, industrial, 

social, recreation etc in the area from the CBD to KSIA, and beyond (Redman & Sim. 2011).  

‣ For planning purposes, the NUDC comprises three local areas (LA’s), which are identifiable 

geographic areas within the sub-metro area which are physically and functionally connected, 
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and which display predominant and homogeneous characteristics. The three LA’s are Phoenix-

INK, Verulam-Cornubia and Tongaat-DTP. 

 

Figure 3. Northern Corridors and LAs (Sim, 2010) 

The NSDP identifies a number of key development principles that need to be addressed in subsidiary 

plans, and it is worth noting these for the socio-economic impact assessment report:  

‣ Any planning must align with the principles contained within the National SDP. 

‣ The northern expansion of Durban is supported. 

‣ Development of NUDC has national, provincial and local policy support. 

‣ Promotion of high quality and sustainable living environments. 

‣ Promotion of high density living environments. 

‣ Clustering of economic, social and transport facilities is required to maximize thresholds and 

to ensure the maximum and efficient use of resources. 

‣ Fully integrated multi-modal transport systems must be promoted through the integration of 

land use and transportation (e.g. densification). 

‣ Increase in mixed use/multi-use spaces. 

‣ Basic needs of citizens in NUDC must be met. 

‣ The development of the corridor requires more than just physical investment and intervention 

and must focus also on the development of people. 

‣ Development must not compromise environmental assets. 

‣ Integrated catchment management should govern development and infrastructure services 

planning. 

‣ Development of the corridor must not compromise high value/potential agricultural land. 
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‣ Development in corridor is not to be “business as usual”. 

‣ Focused investment to ensure sustainable and maximum impact. 

Looking at the Local Area most relevant to the developments of Cornubia, the NSDP divides it into 

three sub areas, namely Verulam, Cornubia and Sibaya West, each with somewhat different planning 

roles.  (Sim, 2010. Pg 13) 

Table 12. Planning use of sub areas in Verulam-Cornubia Local Area 

Area Use 

Verulam Local mixed use, mixed density and mixed income urban living areas. 

Sub-metropolitan mixed use, business and services town centre (Verulam). 

Regional public transport intermodal terminal (Verulam). 

Consolidation of Existing Industrial precinct (Canelands). 

Protection of urban development line. 

Protection of the environmental roles of the Ohlanga and Mdloti River systems. 

Cornubia New Town to accommodate local mixed use, mixed density and mixed income 

urban living areas expansion zone. 

New local light industrial node (Ottawa Flats). 

Establishment of part of new north-south multi modal transit oriented 

development spine connecting Phoenix-INK and metro HPPTN to the KSIA & DTP. 

Protection of the environmental roles of the Ohlanga River systems. 

Sibaya West Short term agricultural zone. 

Long term expansion zone new town to accommodate local mixed use, mixed 

density and mixed income urban living areas. 

Protection of the environmental roles of the Mdloti River system. 

Sub metropolitan and Local provision of environmental services. 

 

The NSDP identifies a hierarchy of planning nodes that indicate the rational design principles of 

creating accessible opportunities to people in different areas.  It also represents the investment 

intention of the municipality in the area. Obviously KSIA represents a powerful node in the NUDC, and 

is described as a metropolitan node (Sim, 2010), with regional significance. Other smaller, or sub-

metropolitan, nodes are identified such as Bridge City, Verulam CBD and Tongaat CBD (Ibid).  

Cornubia, along with Phoenix, Newlands and KwaMashu, are local urban nodes.  Finally, 

neighbourhood nodes are described as well, being the smallest planning node.  It is noted that there 

will be such smaller nodes within Cornubia. 

Development nodes are linked by “spines”, which serve to “integrate land use and transportation into 

more accessible, efficient and sustainable urban living systems, the promotion of cohesive and 

integrated communities and the efficient use of, and access to urban resources thus supporting the 

notion of transit-orientated development.” (Ibid, pg 16). The major, or metropolitan, spines are 

identified as follows: 

‣ R102/Chris Hani Road (North Coast Road) and Rail Line that goes via Bridge City. 
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‣ R102/Gopalal Hurbans Road and Rail Line to link DTP / KSIA with Verulam, Tongaat, Stanger 

and further north. 

‣ New Transport Oriented Multi Modal Spine connecting Bridge City - Mt Edgecombe industrial - 

Cornubia – DTP / KSIA - Tongaat. It is proposed that this connection will eventually stretch 

back to Durban CBD and forward to Richards Bay. 

A set of smaller, or sub-metropolitan spines are also identified, and “provide access and linkages 

between and within local areas” (Ibid, pg 17): 

‣ MR 93/M25 (Curnick Ndlovu Highway). 

‣ M21 (Inanda Road). 

‣ MR577 (Dumisani Makhaye Drive). 

‣ New Eastern Arterial. 

‣ M45 (Queen Nandi Drive). 

‣ Northern Expressway. 

‣ Malandela Road. 

‣ M23 (Ntuzuma Highway). 

‣ New Cornubia Arterial. 

‣ M27 (Jabu Ngcobo Drive). 

‣ King Shaka International Airport Link Road (M65). 

‣ Ushukela Highway (M47). 

‣ New Tongaat East/West link north of Tongaat River. 

 Associated with the nodes and spines are a number of “transportation concepts” that are noted to 

ensure economic growth.  Simms identifies these principles as:  

‣ Transit Oriented Development, which entails a “central mobility corridor” running parallel to 

the N2, connecting Bridge City to DTP / KSIA via Cornubia. 

‣ The protection of regional mobility along the N2. 

‣ Connecting the NUDC with other developing nodes such as Pinetown / New Germany, and 

facilitating other east-west connectivity. 

 

Underpinning the identification of nodes and spines for sustainable and efficient economic growth and 

development is a set of principles that support how people in urban contexts negotiate space and 

communication. Sims identifies some of these principles as follows: 

‣ Trip Reduction, by facilitating better transport connectivity, and by the increase in people operating 
from virtual (or home) offices. 

‣ Modal Shifts by improving public transport options. 

‣ Peak Spreading, where increased flexibility allows more options resulting in less concentrated peak 
travel times.  

‣ Creating working and living opportunities in close proximity, to limit cross area commuting. 

Finally, the NSDP speaks to the need to protect and enhance the Open Space system.  Sims identifies 

“portions of the Umgeni, Ohlanga, Mdloti, and Tongati River Catchment Systems within the NUDC 

which drain west / east and which link the ecological assets contained within the rural hinterland of 
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the metropolitan area with those located in the coastal corridor” as key ecological resources along the 

NUDC, that will require special protection and management.   

 

3.5.4 Verulam-Cornubia Local Area Plan (LAP) 

As noted above, three LAPs form the planning framework for the NUDC.  Most relevant to 

understanding how Cornubia fits into the region is the Verulam-Cornubia LAP. In introducing this LAP, 

it is noted that like other planning documents, a number of principles are identified aligning planning 

at a local with that at a regional or even national level, such as with the National Spatial Development 

Plan.  So once again, core issues such as the following are noted as starting points (Redman & Sim, 

2011): 

‣ High density living environments are seen as inevitable and necessary. 

‣ Living environments must be of a high quality and be sustainable. 

‣ Efficiencies must be achieved through Clustering of economic, social and transport. 

‣ Fully integrated multi-modal transport systems must be utilised. 

‣ Mixed use/multi-use spaces should be encouraged. 

‣ The basic needs of citizens in NUDC must be met. 

‣ Development must not compromise environmental assets. 

‣ High value/potential agricultural land should not be sacrificed. 

‣ The development of people is also important. 

Although the Verulam-Cornubia LA is the smallest of the three that make up the NUDC, it has special 

significance precisely because of Cornubia, and the impact that this development will have on the 

area. This LA is described as including “the Verulam Local Urban Node (Town Centre) and its suburbs including 

the Ottawa industrial area, and the large undeveloped area of Cornubia, owned by Tongaat Hulett” (Ibid, pg 8) 

and eThekwini.  As Cornubia comes on stream, many of the present descriptive statistics of the LA will change, 

for example, presently only 8% of the population of the NUDC reside in this LA.  This is likely to more than double 

over the next decade. Similarly, the profile of the LA in respect of land use will change with the development of 

Cornubia.  Presently, the node most developed in this Local Area is around the Verulam Town Centre. 

 

3.6 Concluding comments 

The above description of national, provincial and local legislation, policies, guidelines and area plans all 

share the same basic principles, namely that South Africa needs to stay firmly on the path of growth 

and development, and in so doing must address issues of poverty and unemployment, and access to 

housing, services and opportunity, while promoting sustainability to the point of recognizing and 

planning around the impacts upon climate change. This does not mean development for the sake of 
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development, but rather, that development should be responsible, rational, and result in the best 

possible outcomes.  The information contained provides a contextual framework within which all 

development, housing or otherwise, must be viewed. Principles are clearly indicated and developers 

need to ensure that what they bring on to the market reflects the principles of development as 

outlined by policy and legislation. 

This SIA will address the detailed impacts of the Cornubia Phase 2 Development. It will also draw 

conclusions about the way in which the development partnership has aligned plans with the principles 

underpinning policy and legislation, with particular emphasis on the policy of Integrated Human 

Settlements.  
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4. Cornubia: Site description & development plan 

This chapter will describe the Cornubia Phase 2 site and the proposed development for this location. 

4.1 The site 

The site in question, presently known as Cornubia Phase 2, is a large greenfield’s site of 960ha owned 

by eThekwini and Tongaat Hulett, with the former owning 580ha and the latter owning the remaining 

380ha. Part of the bigger full Cornubia site, the Phase 2 portion of Cornubia is located to the north of 

Mt Edgecombe and Phoenix, bounded by the N2 in the east, the Ohlanga River in the north and 

Cornubia Phase 1 and beyond that, the R102/railway line in the west. It is surrounded by nine distinct 

communities, creating a highly complex and mixed socio-economic profile. All nine areas were 

themselves created largely by or as a result of Apartheid planning, being almost entirely racially 

defined, so that Umhlanga is primarily White, Waterloo is African, Phoenix is primarily Indian; 

Umhlanga is largely affluent, Ottawa is largely middle class and Blackburn Village is impoverished. 

Attached to Cornubia Phase 1, this Phase 2 portion of the full site now has a precedent to follow. 

The Cornubia site lies in a highly strategic location  from a development point of view, given its 

proximity to existing infrastructure, nodes of economic development and to the new Aerotropolis 

surrounding and including Dube Tradeport and King Shaka International Airport. The strategic value of 

the site has been indicated by the rate at which sites at the Cornubia Industrial and Business Estate 

and at the Cornubia Retail Park have been sold. 

Access to Cornubia presently is gained from either Flanders Drive or from the Ottawa side across the 

Ohlange River. It lies adjacent to the South African Sugar Association headquarters and has a 

substation within its boundary and extensive pylons carrying power lines. There is also a sewage 

disposal works within the Cornubia perimeter. There is a sizeable dam (Marshall Dam) in the south-

western reaches of the site. Cornubia Phase 2 is separated from Ottawa by Cornubia Phase 1. 
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Figure 4. Locational map, showing the Cornubia site in relation to other areas 

 

4.2 The current land use and zoning  

Presently the site is zoned agricultural, and is used by Tongaat Hulett for the growing of sugar cane. 

About 70% of the surrounding land is built up, with the remaining 30% on the northern border used 
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for sugar cane production. Cornubia lies within one of the three zones that have been identified by the 

Integrated Development Plan (IDP) for developments “characterised by well-resourced development, 

with high density urban form and high value infrastructural investment (Bohlweki, 2009)”. It lies at the 

start of the so-called Northern Corridor, a growth and development node, specifically identified by 

eThekwini Municipality and the KwaZulu-Natal Provincial Government.  

As the site has not yet been awarded development rights, due process will be initiated to this end as 

part of the Environmental Impact Assessment presently under way. 

 

4.3 The planned development 

Figure 5 illustrates the layout of the proposed Cornubia Phase 2 development, integrating it into the 

whole Cornubia Framework Plan. 

The development of Cornubia aims to provide an “environmentally, spatially, economically and 

socially sustainable development incorporating mixed land uses. It is proposed that Cornubia will be a 

“multi-billion Rand project … mixed-use, mixed-income development, incorporating industrial, 

commercial, residential and open space uses. The project will yield affordable and sustainable housing 

and tenure options for a range of income groups and has the potential to accommodate more than 

22,500 dwelling units and house 100,000 people. The vision is to establish an integrated and 

sustainable settlement within the parameters of the National Department of Housing’s Breaking New 

Ground initiative (BNG), and as a result the development can make an important contribution to the 

realisation of the City’s vision of being Africa’s most liveable city. Cornubia is positioned as an 

affordable high density communal living environment, close to social facilities and urban amenities, 

without a quality lifestyle being sacrificed” (Tongaat Hulett Developments, 2009). 

This high density type development will include a significant residential component that caters for the 

full range of housing possibilities, from subsidised through to upper-middle income groups, as well as 

industrial, commercial and office space”4. Of the full site, approximately 60% is developable. The rest 

will be protected open space, managed to both protect the existing ecological status, as well as to 

contribute to the leisure and lifestyle enhancement of the residents of the site and the surrounding 

communities. 

The present plans refer to the following yields for the full site, as shown by the following table, which 

provides greater detail, and should be read against the Development Framework Plan in Figure 5. 

 

 

                                                
4
 Tongaat Hulett communication 
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Table 13. Cornubia Phase 2 LUMS Precinct Plan Area Schedule 

LAND USE CATEGORY & QUANTIFICATION 

Use 

Gross Developable 

Area (Ha) % 

Medium Density Residential  - Subsidised Duplex / Simplex Housing (BNG) 58.61 6.6 

Medium Density Residential  - Affordable 15.07 1.7 

High Density Residential - Affordable 5.03 0.6 

Mixed Use 1  (Residential Apartments + Retail Base) - 90% / 10% desired 

split) 17.48 2.0 

Mixed Use 2  (Residential Apartments + Retail Base) - 90% / 10% desired 

split) 11.23 1.3 

T.O.D 1 zone Mixed Use (With Residential) (90% / 10% desired split) 5.35 0.6 

T.O.D 2 zone Commercial Only (No Residential) 8.31 0.9 

T.O.D 3 zone - Centre Median Development (50% / 50% desired split) 1.61 1.0 

General Business  83.79 9.4 

Light Industry  58.86 6.6 

Social Facilities 44.24 4.9 

Community Facility  4.04 0.5 

Transport: IRPTN Depot Site 3.75 0.4 

Open Space 308.83 34.5 

Open Space Servitudes 55.38 6.2 

Highway Planting 17.29 1.9 

Parks 11.50 1.3 

Servitudes 9.20 1.0 

Blackburn Reservoir 9.45 1.1 

Roads 165.67 18.5 

TOTAL - PHASE 2  895 100 

 



 

  

 

Figure 5. Framework Plan for Phase 2



The maximisation of linkages is a key design principle, so that Cornubia is itself linked to all 

surrounding areas, and also so that the development itself participates in linking surrounding areas 

to one another. Just as Cornubia functioned historically during the Apartheid era to separate 

different racial groupings, so it now has the potential to “stitch” together these same communities 

by modelling an integrated social and economic unit, well linked to all areas that it previously 

separated. 

4.4 Objectives of the development 

As noted, the development is at this stage an informal Public Private Partnership between Tongaat 

Hulett Developments and eThekwini Metro Municipality. This pre-planning arrangement came about 

through the latter purchasing land from the former with the view of using a portion of the site to 

provide affordable housing units to the growing population of people living in informal settlements 

in the metro boundary. The two developers see the Cornubia site as an opportunity to address a 

number of development objectives, including the following, as specified by the development team: 

‣ Make a key contribution to building, consolidating and integrating the social and economic 

base of the northern portion of eThekwini. 

‣ Ensure a sustainable mixed use, inclusionary mixed income development that maximises 

economic opportunities for future residents and investment. 

‣ Model development principles as expressed in the various levels of government 

development strategy at a national, provincial and local level, including the Imagine Durban, 

IDP and NUDC planning processes. 

‣ Create value by maximising the potential of the land through public-private partnerships so 

that the development of the land delivers a positive and a balanced economic, 

environmental and social return that is both financially sustainable and contributes to 

redressing inequalities. 

‣ Position both Tongaat Hulett Developments and the eThekwini Municipality as leaders, 

innovators and promoters of integrated visionary planning and development. 

‣ Use the opportunity for creating substantial black economic empowerment opportunities in 

property development ownership and urban management (Royal Haskoning DHV, 2012).  

The Background Information Document states that, “The Project aims to leverage, assemble, and 

systematically align multiple institutional, financial, human and managerial resources, in a creative 

and innovative manner, covering aspects such as informal settlement eradication, inter-and intra-

settlement integration, urban restructuring and renewal, densification, tenure diversification, 

improved settlement design, better quality shelter, poverty eradication, and greater responsiveness 

to livelihood strategies. Cornubia will be about “Breaking New Ground” through the creation of 

Integrated Human Settlements” (Royal Haskoning DHV, 2012). It is also noted that the planned 

development and the guiding principles that determine the planning process fall directly in line with 

the principles of the City’s IDP, as well as the commitments expressed by national government. 
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In terms of the design process, a number of principles were incorporated that address issues such as 

densities, aesthetics, historical urban design anomalies, accessibility, integrated living, 

environmental impact, linkages and social welfare. In this regard, the following elements have been 

integrated into the site planning: 

‣ Assisting local and regional government to contribute towards aims regarding housing and 

employment, in a rational way that brings those elements together. 

‣ “Stitching” together an urban environment historically disjointed. 

‣ Creating meaningful and viable east-west linkages in the north of the city. 

‣ Using a suburban model that moves away from freestanding single houses on individual 

plots predicated on individual car ownership and access, hence a more clustered or group 

housing approach is used as a shift toward a ‘newer’ model of urban settlement and 

community building, and promoting the building of “sense of place”. 

‣ The housing form allows for semi-detached duplex arrangements, on sites of between 4m by 

12m and 6m by 15m in size, built in clusters of units around common courtyard spaces. 

‣ A concern with a more street related architecture where buildings define the street. 

‣ A search for a more continuous built edges. 

‣ The making of well defined urban space, courtyards and streets. 

‣ The need to achieve compactness and intensity. 

‣ Creating green spaces within groups of houses, and between with trees liberally scattered 

around. 

‣ Creating areas that are easily defined and easier to manage. 

‣ Incorporating public transport within easy access, specifically 5 minutes walking distance. 

‣ Incorporating social amenities that also follow the 5-minute walking distance principle. 

 

 

        

Figure 6. Diagrams showing proposed clustering and courtyard arrangement of housing 
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4.5 Land ownership  

The full Cornubia site is presently owned by Tongaat Hulett, eThekwini Metro Municipality, the 

South African Sugar Association, with Corobrik owning mining rights in a small section on the 

western side of the site. A number of sites in the CIBE and Cornubia Retail Park have been purchased 

by the private sector.  The BNG houses that make up the Pilot Site in Phase 1 are also owned by 

beneficiaries. The following map illustrates the land ownership profile in late 2014. 

 

Figure 7. Land ownership profile, 2014 (THD) 

 

The ownership proportions are as follows: 

‣ ETM owns 659ha, representing 52% of the overall site. 

‣ THD and other private sector buyers own 579ha, representing 43% of the overall site. 

‣ SASA owns 69ha representing 5% of the overall site. 

 

4.6 A phased approach 

Cornubia Phase 2 will be developed in phases over the next ten to fifteen years. Figure 8 shows the 

areas of Cornubia Phase 2 clearly outlined. 



 

  Figure 8. Layout showing delineation of Phase 1 and 2 (THD)



5. Socio-economic profile of the receiving area  

The receiving area includes areas surrounding the Cornubia site which will be part of the impact 

zones. As noted above, Cornubia is immediately surrounded by nine quite distinct “suburbs”, 

reflecting an extremely diverse range of socio-cultural views, economic baselines and consequently, 

expectations. There is also a new area, namely the small area within Cornubia known presently as 

the Cornubia Phase 1 Pilot Site. This precinct is part of the eThekwini-owned portion of Cornubia, 

and a total of 482 BNG houses have been built and allocated to beneficiaries who have already taken 

occupation.  

Data used to describe these areas is drawn from a range of studies including census data gathered in 

2011. 

An anomaly of the receiving area is the relationship between Cornubia and its surrounding areas 

geographically on the one hand, and as a spatial planning unit on the other hand.  According to the 

Northern Spatial Development Plan, Cornubia has been integrated into a planning space along with 

Verulam, i.e. into the Verulam-Cornubia Local Area.  From a planning perspective this works as part 

of a 3-LAP group making up the NUDC, alongside Phoenix linked with INK, and Dube Tradeport with 

Tongaat. However, from the point of a social analysis, the links between Verulam and Cornubia are 

less obvious.  The areas are separated by Waterloo, which has no access link to Cornubia at this 

time.  Access from Verulam (and Waterloo) will be via Ottawa. It is posited that the impact of the 

Cornubia Development upon Verulam will be economic and broad, affecting residents indirectly, 

whereas the impact on areas with more physical links will be more direct. 

In the light of this, for the purposes of this impact assessment, Verulam is placed partly in Zone A 

(closest to Cornubia) and partly in Zone B (somewhat further from the site).  In the course of the 

impact assessment, this distinction shall be held; however, in discussing the impact upon Verulam, 

this study will acknowledge a broader spatial and economic impact.  In describing the receiving area, 

information will be presented in two formulations.  The first will look at the Verulam-Cornubia Local 

Area, which provides a socio-economic context of the Verulam-Cornubia area in relation to the 

NUDC.  The second will look at areas within wards that include and surround the Cornubia site. 

5.1 Verulam-Cornubia Local Area 

The Verulam-Cornubia Local Area is made up of three sub areas, named Verulam, Cornubia and 

Sibaya West (see figure 9).  
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Figure 9. Verulam-Cornubia LA, showing sub areas (Redman & Sim, 2011) 

 

The Verulam-Cornubia LA is defined as including the Verulam CBD and its suburbs, Waterloo, the 

Ottawa industrial area, Cornubia and Sibaya West.  It covers 5,825ha, and comprises 17% of the total 

NUDC area of 33,665ha, and 3% of eThekwini. Verulam is an important economic node in the area. 

According to Redman and Sim (2011), the demographics of the area are comparable to other LAs in 

the NUDC, and are reported as follows: 

‣ The population is approximately 86 000 people, out of the approximately 1,021,350 people 

living in the NUDC, living in 23,430 households. 

‣ The average population density is typical of eThekwini, and stands at 148/ha. 

‣ 37% of the population is aged 19 years or less. 

‣ 26% have completed secondary school and further. 

Employment statistics for the Verulam-Cornubia LA speak to an historical situation.  There is a 

massive disparity in employment figures between Black African residents and other demographic 

groups living in the area.  Employment is reasonably high for the latter group. 
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Present land use in the area is reflected in the following table: 
 

Table 14. Current land use in Verulam-Cornubia LA (Redman & Sim, 2011) 

  NUDC (ha)   V-C (ha)   

Urban Settlement Formal  10438 31.00% 1347 23.10% 

Urban Settlement Informal  1711 5.10% 69 1.20% 

Industrial areas  956 2.80% 69 1.20% 

Commercial / Retail  189 0.60% 44 0.70% 

Other Uses 979 2.90% 206 3.50% 

Sugar Cane  9453 28.10% 2395 41.10% 

Other farming  844 2.50% 483 8.30% 

Undeveloped Land (excl D'Moss)  3295 9.80% 497 8.50% 

D'Moss  5779 17.20% 715 12.30% 

Total 33644   5825   

 

Residential typology is almost entirely low density across the area, not surprising given that much of 

the area is peri-urban.  Commercial and industrial use is concentrated in and around the Verulam 

CBD, and Ottawa.  Commercial activity, especially in Verulam, is linked to agriculture in the model of 

many rural towns that serve themselves and a rural hinterland. It should be noted that residents 

from a significant distance use Verulam for their access to amenities and services, from shopping to 

health to education. Such users come not only from the rural areas west and north of Verulam but 

also from Waterloo and Blackburn Village, for whom Verulam is the closest point. This is largely 

because newer areas to the east such as Waterloo have no such amenities.  The town also has a well 

developed retail sector and an automotive sector that employs considerable numbers of people.  

Redman and Sim note that “46% of those employed are able to find employment within the area” 

(Redman & Sim, 2011. Pg 13).  

The high proportion of agricultural use (41.1% of the total) in the Verulam-Cornubia LA speaks 

largely to the Cornubia and Sibaya West areas, both of which are earmarked for change.  

 

5.2 Ward-based information in areas immediately surrounding Cornubia 

Prior to the 2011 local government elections, a few new wards were demarcated in eThekwini. One 

of these was Ward 102, which encompasses the whole of Cornubia as well as Mt Edgecombe and a 

part of Phoenix known as Mt Moriah. It is also important to note that Wards, especially Wards 102 

and 58, are not homogenous at all. Ward 102, for example, includes both the poorest (Blackburn 

Village) and the most affluent (Mt Edgecombe) areas, consequently the ward-based statistics 

provided here are generalised and therefore somewhat skewed.  

The following tables should be read in conjunction with the area descriptions that follow. 
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Table 15. Areas within Wards surrounding Cornubia  

WARD NO. 35 50 51 58 102 

 Areas within 
Wards 

Glen Anil, La 
Lucia, Malacca 
Road, Park 
Hill,  Red Hill, 
Sunningdale, 
Umhlanga, 
North Coast Rd, 
Hawaan 
 

Mount 
Egdecombe, 
Phoenix 
(Forest Haven, 
Grove End, 
Stanmore, 
Woodview) 

Ottawa, 
Park Gate, 
Phoenix 
(Shastri 
Park, 
Caneside, 
Palmview, 
Riet Rivier) 

Waterloo, 
Desainagar, 
Flanders, 
La Mercy,      
Shayamoya, 
Lungelani,  
Mt Moreland, 
Ocean Drive-In, 
Umdloti, 
 Seatides, 
Thuthukani 

Cornubia, 
Blackburn Village, 
Burnside, 
Mt Moriah, 
Tongaat Beach 
Rural,  Mt 
Edgecombe  

 

Having noted the areas that make up the wards that include and surround Cornubia, it is useful to 

note a snapshot picture of the profiles of these areas.  Table 16 indicates that Ward 102 (in which 

Cornubia is to be found) already contains the largest number of residents.  This will dramatically rise 

as more of Cornubia is inhabited. Likewise, Ward 102 has the least culturally mixed profile.   
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Table 16. Socioeconomic profile of the areas surrounding Cornubia5 

WARD NO. 35 50 51 58 102 

Population     
  

  

Total nr of residents 31084 28547 40217 37665 41333 

Number of households 11472 7651 10407 11566 12663 

Males % 47 49 49 49 49.62 

Females 53 51 51 51 50.38 

0-4yrs 6.01 6.42 8.06 9.37 8.82 

5-14yrs 11.76 11.93 13.62 14.94 16.07 

15-24yrs 12.45 15.76 17.94 20.42 20.10 

25-34yrs 15.47 19.88 19.77 20.66 20.28 

35-64yrs 35.27 33.46 29.84 26.02 26.68 

65yrs + 12.5 5.41 4.49 4.16 3.96 

Race           

Black African 17.63 3.6 24.17 68.44 66.86 

Coloured 2.04 1.55 1.78 1.03 0.66 

Indian or Asian 24.33 93.95 73.01 22.98 22.47 

White 54.96 0.13 0.13 6.94 9.49 

Other 1.04 0.77 0.91 0.61 0.52 

Employment           

Employed 70.24 50.45 42.92 48.9 49.14 

Unemployed 3.28 7.75 12.81 16.65 11.71 

Discouraged work Seeker 0.68 1.63 3.06 2.05 3.46 

Not Active Economically 25.81 40.16 41.2 32.4 35.68 

Income           

No Income 30.57 47.62 47.56 42.22 46.52 

R1-R400 1.41 1.58 5.84 13.82 10.38 

R401-R800 1.19 1.29 1.94 3.95 2.93 

R801-R1600 4.06 12.55 13.49 12.23 9.22 

R1601-R3200 4.06 12.55 13.49 12.23 9.22 

R3201-R6400 5.73 8.66 9.8 9.51 8.44 

R6401-R12800 6.98 12.21 10.14 5.61 6.08 

Over R12801 50.06 16.1 11.21 12.66 16.44 

Education           

No Schooling 0.9 2.08 2.77 4.16 2.95 

Some Primary 2.77 6.95 10.54 9.38 9.10 

Complete Primary 0.97 2.84 4.06 3.41 3.13 

Some Secondary 13.34 32.17 34.39 29.35 27.76 

Std10/Grd12 33.7 45.56 40.96 38.59 37.57 

Higher 48.32 10.4 7.29 15.11 19.49 

Tenure Status           

Rented 25.8 17.7 17.91 28.53 16.32 

Owned not yet paid off 37.08 33.42 26.49 16.07 23.77 

Owned fully paid off  5.48 1.93 7.5 13.07 16.87 

Occupied rent free  29.13 45.71 44.99 38.63 37.08 

Other 2.51 1.24 3.1 3.69 5.96 
 

 

 

  

                                                
5
 Own calculations based on Census 2011 data 
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Table 17. Access to services for areas surrounding Cornubia6  

WARD NO. 35 50 51 58 102 

Type of Dwellings 
     House of Brick/Concrete on separate yard 58.31 62.78 80.60 70.12 67.51 

Traditional dwelling 0.70 0.77 0.55 0.71 0.40 

Flat or Apartment 18.47 11.47 7.96 6.63 9.89 

Cluster House 12.02 0.20 0.18 2.48 4.46 

Townhouse in complex 7.30 1.05 0.23 1.13 1.15 

Semi-detached House 0.76 16.51 7.30 0.59 1.36 

Backyard Dwelling 0.88 1.95 1.78 0.67 1.78 

Informal in Backyard 0.24 0.25 0.85 2.19 1.93 

Informal in Settlement 0.71 0.24 0.23 13.97 15.09 

Granny flat/ servants quarters 0.61 0.33 0.23 0.44 0.22 

Caravan - 0.01 0.12 0.10 0.06 

Other 0.42 0.31 1.32 0.80 0.39 

Refuse Collection %           

Removed weekly 98.08 99.48 99.51 87.34 90.14 

Removed less often 0.56 0.21 0.14 3.93 2.66 

Communal Dump 0.39 0.08 0.14 1.98 0.99 

Private dump 0.65 0.20 0.12 5.27 4.45 

No Rubbish disposal 0.19 0.03 0.05 0.80 1.63 

Other 0.13 0.01 0.04 0.67 0.13 

Source of Water      

Municipality 98.04 98.52 98.14 95.42 91.83 

Borehole 0.24 0.17 0.22 0.75 5.62 

Spring 0.10 0.08 0.03 0.24 0.06 

Rain Tank 0.14 0.09 0.09 0.31 0.13 

Dam/Stagnant water 0.15 0.05 0.06 0.52 0.24 

River/Stream 0.05 0.01 0.03 0.15 0.02 

Water Vendor 0.24 0.17 0.27 0.40 0.74 

Water tanker 0.22 0.30 0.39 0.99 0.55 

Other 0.81 0.60 0.78 1.23 0.80 

Toilet  Facilities      

None 0.18 0.09 0.27 5.65 12.22 

Flush with sewerage 98.16 99.41 97.84 79.28 82.41 

Flush with septic tank 0.70 0.21 1.21 3.93 0.37 

Chemical 0.09 0.03 0.10 1.84 0.58 

Pit Toilet no ventilation 0.15 0.08 0.12 2.52 0.18 

Pit Toilet with Ventilation  0.10 0.07 0.03 4.52 1.29 

Bucket Toilet 0.07 0.07 0.14 0.61 0.28 

Other 0.56 0.05 0.30 1.63 2.68 

 
 
  

                                                
6
 Own calculations based on Census2011 data 
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Table 18. Fuel sources for areas surrounding Cornubia7 

WARD NO 35 50 51 58 102 

Fuel for Heating      

Electricity 88.70 95.63 92.34 76.54 80.11 

Gas 1.70 0.27 0.38 1.47 0.74 

Paraffin 0.09 0.10 0.25 7.54 4.06 

Wood 0.66 0.12 0.32 1.18 1.20 

Coal 0.07 0.08 0.07 0.16 0.18 

Animal Dung 0.05 0.07 0.10 0.09 0.06 

Solar 0.87 0.29 0.33 0.51 0.30 

Other 0.05 0.01 - 0.02 - 

None 7.80 3.42 6.22 12.49 13.35 

Fuel for Lighting      

Electricity 98.84 99.22 98.59 83.69 89.36 

Gas 0.12 0.13 0.26 0.18 0.12 

Paraffin 0.03 0.05 0.25 2.61 0.96 

Candles 0.65 0.14 0.25 12.85 9.07 

Solar 0.20 0.27 0.39 0.35 0.26 

None 0.15 0.18 0.26 0.32 0.22 

Fuel for Cooking      

Electricity 89.87 97.45 97.39 80.02 85.17 

Gas 7.74 1.02 1.09 4.26 3.66 

Paraffin 0.61 0.18 0.36 14.07 10.26 

Wood 0.17 0.13 0.24 0.75 0.24 

Coal 0.03 0.01 0.04 0.14 0.11 

Animal Dung 0.02 0.03 0.07 0.04 0.04 

Solar 0.14 0.24 0.37 0.24 0.24 

Other 1.26 0.90 0.34 0.32 0.18 

None 0.17 0.04 0.12 0.16 0.09 

 

 

5.3 Zone A: Areas of primary impact 

As noted above, aside from the informal settlements to be relocated into the housing component of 

Cornubia, the areas closest to the site will experience the greatest impact of the Cornubia 

development. These include: 

‣ Cornubia Phase 1 Pilot Site. 

‣ Mt Edgecombe. 

‣ North Phoenix.  

‣ Ottawa and Park Gate.  

‣ Verulam. 

‣ Waterloo.  

‣ Blackburn Village/Sharper’s Town. 

‣ King Shaka Airport and Dube TradePort.  

 

                                                
7
 Own calculations based on Census2011 data 
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5.3.1 Cornubia Phase 1 Pilot Site 

Four hundred and eighty two houses have been built in the Cornubia Phase 1 Pilot Site. All of these 

units have been allocated to beneficiaries according to the Allocation Policy adopted by eThekwini 

Municipality. It should be noted that the Cornubia Housing precinct was always seen as a flagship 

opportunity to create a sizeable example of the recently adopted Housing Policy termed Integrated 

Human Settlement, described in an earlier chapter. Cornubia Housing was also designed to alleviate 

pressure on existing informal settlements within the metro boundary. Formulating an allocation 

policy has been complicated by the huge demand for housing and the limited units on offer. Finally, 

in allocating the units for the Pilot Site, eThekwini Housing followed the following guidelines: 

Priority would be given to the most vulnerable individuals residing in the most unsafe and 

vulnerable informal settlements. Special Needs individuals would be prioritised. 

Being provided with BNG homes in Cornubia will fundamentally alter the lives of identified 

beneficiaries. The impact will be total, from having a safe and solid home to having reasonable 

access to services and amenities. There is a reasonable likelihood that this grouping will enjoy access 

to long term job opportunities emerging from the development, according to the policy agreed upon 

by eThekwini and Tongaat Hulett Developments of “zero unemployment” within Cornubia. 

The residents are all drawn from various informal settlements, with others gaining priority by virtue 

of specific disadvantage or disability.  An advice office has been established in this precinct, staffed 

by a resident and sponsored by Tongaat Hulett as part of its Social Sustainability and Innovation 

Programme.  The mandate of this office is to facilitate communication between residents and the 

City of Durban, and to facilitate a number of upliftment programmes, including providing job seeking 

assistance to those looking for work, hosting an Adult Basic Education and Training programme, and 

facilitating a job placement programme with a skills development agency called Harambe. 

The following table provides a snapshot view of people already residing in the Cornubia Phase 1 Pilot 

Site.   
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Table 19. A Socio-economic Profile of homeowners in the Cornubia Phase one Housing Project8 

 

At this time (in 2014) the residents of this precinct, who have been living there for less than a year, 

raised the following comments: 

‣ Gratitude for having been prioritised for housing. 

‣ Concerns about issues related to living in the middle of a building site – dust, noise, safety of 

children from construction vehicles. 

‣ Concerns about being a distance from amenities and services such as schools clinics and 

shops, without access to regular transport options. 

‣ Concerns about employment. 

 

                                                
8
 Own calculations based on Cornubia Phase 1a social Survey Summary 

 Beneficiaries 
in Sample 
study 

Male 
Beneficiaries 

Female 
Beneficiaries 

  

Population 
Sample 265 114 151   

Age Average Age Ages 17-25 Ages 26 – 40 Ages  41 – 60 Ages 61 - 80 

39 12% 49% 31% 8% 

Gender Males 
    

43% 57% 
   

Race African Indian Coloured 
  

94% 5% 1% 
  

Education Nil Primary Secondary Matric Post matric 

7% 20% 50% 6% 17% 

Employment Unemployed Employed    

72% 28%    

Looking for 
jobs 

Looking for any 
job 

Looking for semi-
skilled jobs 

In need of 
training  

85% 62% 7% 81%  

Income 
source 

Employment None Social grants Self-employed Other 

16% 27% 29% 6% 22%? 

Marriage Single Married Living with a 
partner 

Divorced Widowed 

90% 8% 32% 1% 1% 

Dependents Total Below 18 Above 18 Male Female 

527 63% 37% 46% 54% 
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5.3.2 Mt. Edgecombe 

Mt Edgecome lies to the west of the N2, east of Phoenix, and directly to the south-east corner of the 

Cornubia site. It falls into Ward 102. The area is largely upmarket, and scenic. There are at least two 

exclusive estates in the area decorated by golf courses and exclusive shopping facilities. Mt 

Edgecombe has a population of about 4,363 people. Middle class Indian families occupy the more 

westerly reaches of Mt Edgecombe, while the Estates are lived in by affluent, mainly White families.  

The area is well resourced and generally quite affluent. It lies in easy reach of a range of facilities, 

from commercial and office to recreational. People living in this area are generally well-resourced, 

educated and live in areas well-serviced by local infrastructure. 

Residents of Mt Edgecombe have invested a massive amount into the area, particularly those 

residing in and utilising the two Mt Edgecombe Estates, and the Mt Edgecombe Golf Course and 

Country Club. The monthly rates contribution in early 2009 from these two Estates alone amounted 

to over R2 million per month.  

Being close to the Cornubia site, this group will be significantly affected by the development, and the 

general perception at this time is one of concern. The main concerns emanating from this 

community relate to the following: 

‣ The impact of the development on the investment into Mt Edgecombe. 

‣ The impact of the development on rates for communities around the development. 

‣ The impact of the development on the fiscus of eThekwini, and about the affordability of the 

development. 

‣ The potentially negative impact of increased traffic on roads around and even within the Mt 

Edgecombe precinct, thus introducing an element of inconvenience.  

‣ The impact of the development on existing (already pressurised) infrastructure such as 

sewers, storm water drains, electricity and more recently, water. 

‣ Anxiety regarding the timing and the actual provision of social services to prospective 

residents of Cornubia, including schools, health services. 

‣ Crime and security management relevant to influx of large numbers of people, many of 

whom are under-resourced. 

‣ Liability risk associated with increased traffic past the Mt Edgecombe Golf Course 
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5.3.3 Phoenix 

Phoenix is situated slightly to the northwest of Mt Edgecombe and on the southern side of the 

Cornubia site. Phoenix hosts one of the largest communities of eThekwini, and is made up of 26 

different areas, accommodating a population of some 148,597 people, living in about 35,092 

households.   Phoenix is a relatively well-developed, well-serviced suburb, with five busy shopping 

centres, and a predominantly lower to middle class Indian population. Access to basic services such 

as water, sanitation, electricity and refuse collection is not generally a problem. Having noted that 

the basic conditions within Phoenix are reasonable, population growth and pressure facing the 

country as a whole is visible in Phoenix. The younger generation are frustrated by lack of 

employment opportunities, and housing. Existing social amenities are under mounting pressure, and 

crime, particularly drug-related, is a major social problem. 

Phoenix falls into five wards, namely Ward 48, Ward 49, Ward 50, Ward 51 and Ward 52. The 

suburbs closest to the Cornubia site are Woodview, Grove End and Forest Ham. These areas are 

situated in Ward 50, which presently falls under the political leadership of Councillor Davanand 

Singh of the Minority Front.  

It is likely that the Cornubia development will have a largely beneficial impact on Phoenix, and this is 

the general impression held at this stage by residents and community leaders in the area. Aside from 

a number of positive expectations, the main concerns that were raised during the consultations held 

in Phoenix during the scoping phase include the following: 

‣ The extent to which job opportunities emerging from the construction and implementation 

phases of the development would be enjoyed by Phoenix residents. 

‣ The extent to which people living in Phoenix would be able to access housing opportunities, 

especially those in the affordable range. 

‣ Traffic congestion as a result of increased population densities. 

‣ Increase in crime. 

‣ Pressure on existing social services, and concern about the lack of certainty regarding the 

provision of additional services. 

‣ Impacts from the construction phase of the development. 

Having noted that expectations about the development are generally positive, there is a marked 

increase in the frustration levels of this community, largely related to housing.  At a public meeting 

held in November 2014 in Phoenix, approximately 700 local people attended, with a strong majority 
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present to find out whether there would be housing opportunities available to them. Residents in 

Phoenix are battling a major housing availability crisis. 

 

5.3.4 Ottawa 

Ottawa lies to the west of Phoenix, bordering on the area of Cornubia called CIBE. It falls within 

Ward 51 under the political custodianship of MF Councillor Patrick Pillay. While the area is formal, it 

is much smaller and is generally poorer than its neighbour, Phoenix. People living in Ottawa have 

access to basic services such as water, electricity, sanitation and refuse collection. Except for spaza 

shops and a local supermarket, which caters for day-to-day groceries, there are no specific shopping 

precincts in Ottawa. The Ottawa community normally shop at the Phoenix Plaza, in Verulam and in 

Mt Edgecombe. There are a number of industrial activities in the area. Although there are primary 

schools there is a shortage of high schools in the area. Crime was indicated as a serious problem in 

this area.  There is a ward committee as well as other civic bodies in Ottawa, including religious and 

environmental lobby groups.  

The community of Ottawa, like neighbouring Phoenix, is largely enthusiastic about the Cornubia 

development seeing in it a number of economic opportunities for its increasingly unemployed 

community. However, initial meetings revealed some concerns, including: 

‣ The lack of information available to the public about the development, and the associated 

lack of opportunity for local residents to feed into the planning process. 

‣ The impact of the development on traffic congestion. 

‣ The impact of the development on environmental issues, specifically pollution and the 

protection of water ways that presently course through the Cornubia site, and the loss of 

“green lungs”. 

‣ Concerns about the change in land use and the loss of agricultural land. 

‣ Water provision was raised as a serious concern. Ottawa has been affected along with 

Verulam and other areas further north with water outages in past months. They are 

especially sensitive to increased pressure on increasingly scarce water resources. 

‣ The management of crime. 

‣ The potential increased pressure on already overcrowded schools. 

‣ Access to housing opportunities for locals. 
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‣ Access to business and job opportunities for locals. 

‣ Construction phase concerns were raised, especially dust management for areas bordering 

on Phase 1, where problems are being experienced with excessive dust, increased pressure 

on access roads and also with damaging of roads by construction vehicles. 

 

5.3.5 Park Gate 

Park Gate is situated between Ottawa and Verulam. The area also falls within Ward 51, represented 

in Council by Patrick Pillay, from the Minority Front. The original part of Park Gate has a number of 

large middle class homes; however the area was identified and developed as part of the eThekwini 

Department of Housing slum clearance project. Many of the more recent inhabitants of the area stay 

in typical stand-alone “low-cost” houses. Although there are tarred roads, some newer parts of this 

area are not easily accessible due to very poor urban planning. Residents of the newer parts of Park 

Gate complain about the poor quality of housing, lack of jobs and the high incidence of crime. 

In terms of transport people normally use buses and taxis. The area is predominantly Black African 

although there are few Indians, living mainly in the more affluent end of Park Gate. There are no 

visible formal shops except for spaza shops. There is one primary school in the area. 

While Park Gate is small, it represents an important foil for Cornubia. It is an example of a housing 

precinct, and has a number of “lessons” to offer the Cornubia planning process.   The area is not an 

example of Integrated Human Settlement, being somewhat isolated from employment areas, 

amenities such as shops and other social infrastructure. Commenting on their own experience, 

residents of Park Gate noted that no amenities or infrastructure were put in place with the building 

of houses in the area. They also noted that the quality of the houses was not particularly good and 

that residents battled to get the authorities to address these issues.  

Residents in Park Gate are concerned primarily with access to jobs and social amenities in the 

Cornubia development.   

5.3.6 Verulam 

Verulam as part of the Verulam-Cornubia LA has been discussed above. As noted above, the suburbs 

of Verulam closest to Cornubia may be affected in similar ways to those of other geographically 

close areas, though it is clear from stakeholder engagement that people do not perceive Cornubia as 

being “on their doorstep”.  Those that expressed interest were people without permanent housing 

looking broadly for solutions, or contractors and other entrepreneurs looking for work and business 

opportunities flowing from the construction phase of the Cornubia development. 
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However, it is useful to consider Verulam as an economic node that will likely be affected by 

Cornubia in a number of important ways. 

Verulam is a sizeable town, with a population of well over 60 000 people. The area of Verulam 

covers 18.13 km², is divided into 23 suburbs, and accommodates a population of 37,273 living in 

10,896 households (Census, 2011).  Over 59% of the population are of Indian descent.

The area falls into three Wards, namely 58, 59 and 60. It contains densely populated residential and 

industrial areas, with several shopping precincts clustered along the main roads, and a number of 

mosques, temples & churches. There is a large “township” area called Hambanathi associated with 

Verulam, in which economic conditions are historically less favourable than in Verulam itself. 

Verulam is surrounded by farming lands. Historically, Verulam has close ties to the sugar industry, 

being surrounded by cane fields even to this day.   

The south-eastern areas of Verulam verge on Cornubia, and fall within Ward 58.  

The socio-economic profile of residents of this area indicates a community of mainly poor people, 

where the combined employment levels are only in the region of 36%. People living in Hambanathi 

are considerable less advantaged than those living in the Indian suburbs.   

5.3.7 Waterloo 

Waterloo is a typical South African “township” inhabited predominantly by Black African families, 

living in low cost houses.  It is a relatively small residential area that was developed in the late 1990s. 

In terms of infrastructure the roads are tarred although small. Waterloo is part of Ward 58, and the 

residents are organised and sensitive politically. People of this area normally work in Ottawa, 

Verulam, Umdloti, Mt. Edgecombe, Umhlanga and Phoenix. The primary modes of transport are 

taxis and buses.  

Ward 58 is under the political leadership of Councillor Mxolisi Ndzimbomvu from the ANC, and is the 

focus of much of this councillor’s attention. There are a number of civic organisations active in this 

area, including the Ward 58 CBI.  

The community of Waterloo will be impacted on significantly not only by the Cornubia development 

but also by the new airport. It is essential that opportunities be leveraged in both of those 

developments to respond to the needs of this community. The area is reasonably well organised, but 

employment and social services are major areas of weakness within Waterloo itself. With the 

proposed offerings in these areas that are inherent within the Cornubia plan, there is likely to be a 

good outcome in the two main areas of expectation from the residents of this community. In 

addition to jobs and services, the Waterloo community have lodged a concern regarding skills 

development opportunities for job seekers and potential entrepreneurs. 
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The lack of direct road access from Waterloo into the Cornubia site will be a barrier between the two 

areas. For geophysical reasons, the access was redirected via Ottawa. 

5.3.8 Blackburn Estate  

These are sugar estates owned by Tongaat Hulett Sugar. The Estate lies in the new Ward 102, which 

is under the leadership of Councillor Musa Dludla from the ANC. The housing component of 

Blackburn Estate is a company compound inhabited by Tongaat Hulett employees. There are about 

60 formal houses with access to basic services such as water, electricity and sanitation. The area is 

predominantly Black African from the Xhosa language group, explained by the historical pattern of 

the sugar plantations using migrant labour, housed in hostel-type accommodation. There are few 

Indian residents, also accommodated in company housing. In terms of infrastructure the roads are 

gravel which is a problem after heavy rains. 

There is one primary school serving the families living on the Estate, and those from neighbouring 

Sharper’s Town. For high school purposes children attend schools at Mt. Edgecombe, Verulam and 

Waterloo. 

 

5.3.9 Blackburn Village  

Blackburn Village is an informal settlement located on the northern edge of Cornubia in ward 102, 

consisting of approximately 1,600 informal structures and 40 formal brick and mortar structures on 

roughly 30ha.  The population is around 3500 people, though this changes from time to time. Most 

people in Blackburn Village hail from the Eastern Cape.  These “Eastern Capers” do not view 

Blackburn Village as home, but rather as a place to stay cheaply while they work, earn money to 

send home, and go home annually for a few months, or once they have saved enough to return 

home for good.   

The site lies about 5km from Mt Edgecombe northwards through the area that is defined as 

Cornubia, 7km east of Verulam through Hillhead farm, and about 5km from Umhlanga just on the 

west side of the N2.  There is road access to the site from all three centres mentioned, and these are 

farm roads maintained by Tongaat Hulett Sugar.   

The demographic profile of Blackburn was reveals the following: 

‣ Households are about 2.5% of Indian / Arab descent, 11% isiZulu speaking, 86% isiXhosa 

speaking and 1.5% from Mozambique. 
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‣ Those of Indian / Arab descent live in big extended families, in one or more formal houses 

grouped together in family units, with ties to the area either directly or by marriage going 

back to the 1950s. 

‣ The rest live in mostly 1-roomed informal structures, built of any available materials, with 

between 1-4 people, aged 18 and 50 years, either unemployed or working at temporary 

jobs, sending money “home”, mainly to the Eastern Cape. There are a small percentage of 

permanent workers living in Blackburn Village. 

The infrastructural profile of Blackburn Village is typical of most informal settlements, showing an 

area that has emerged organically for locational, or social reasons.  The following identifies the 

infrastructure evident in this case: 

‣ There is piped water into most of the forty brick and mortar houses, and there are 2 stand 

pipes and taps at each of the 3 communal ablution blocks shared between approximately 

3300 people.  There are frequent water cuts.  

‣ Sanitation is a major cause for concern - the place is filthy and unhygienic.  Refuse removal is 

supposed to happen weekly, but there is little evidence that this system works. 

‣ Technically, according to a site inspection carried out by SMEC, the sewerage “gravitates to 

the Ohlanga Sewer Pumpstation, and is then transferred to the Phoenix WWTW”9.  Some of 

the formal homes have internal flush toilets, though most have pit latrines. The rest of the 

communality of about 3300 people share 3 communal ablution facilities.  These are not well 

serviced and are hence frequently out of order.  People generally use the cane fields. 

‣ Electricity is a hot issue.  As with water and sanitation, the original houses of the village 

mostly have electricity lined to them, and most of these residents are using prepaid systems.  

However, there is obvious evidence of literally hundreds of illegal connections.  The rest of 

the community use paraffin and candles.  Fires commonly rage through the settlement due 

to the use of the latter. 

‣ Roads and footpaths within the settlement itself range from bad to worse.  They are all 

unmanaged and are eroded and potholed and very rough.  Unmanaged water erodes these 

tracks further. 

                                                
9
 SMEC. 2012. Blackburn Village: Social impact Mitigation Plan. 
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‣ There is no evidence of stormwater management, and flooding of homes is a frequent 

summer hazard.  The Ohlange River has broken its banks on numerous occasions, flooding 

nearby structures. 

Social services available (or not) to Blackburn Village residents are described as follows: 

‣ The lack of safety and security and the issue of crime features high in the list of concerns of 

the residents of Blackburn Village.  Drug peddling, robbery and rape are common, as was the 

lack of response from police services.  Other social problems include substance abuse, 

teenage pregnancy, alcohol/drug induced violence. 

‣ Residents have to go to Verulam, Phoenix and Umhlanga for real healthcare.  There is a 

weekly mobile clinic to provide basic issues.  There are no other visible social services. 

‣ It is probable that as many as 80% of households have at least one grants augmenting 

temporary earnings. 

‣ Levels of education and training of residents of Blackburn Village are generally low, ranging 

from no education at all to about 15% with matriculation examination passes. This is 

consistent with the fact that most residents who have jobs are working at menial or at best, 

semi-skilled positions. 

‣ Transport is available to residents of Blackburn Village, but many people walk the distance to 

work.   

‣ With regard to community leadership, there is a councillor responsible for the area, with a 

ward committee; there is an active and committed development committee; there is a 

policing forum, and there are faith-based structures.   

The biggest opportunity for this community lies way in the future with the evolution of the Cornubia 

Development.  It is important to note that as a “dormitory town”, the income earned by residents 

does not stay in the area for the large part, but gets exported “home” to the rural areas.  There is a 

surprisingly high number of people with jobs, albeit most of the jobs are temporary, and poorly 

remunerated.  There is local trade, with the biggest being the trade in alcohol and drugs, a few spaza 

shops and one panel beater. 

From the point of the community, the most significant issues of concern are the following: 

‣ Poverty – most people live on or below the breadline. 

‣ Temporary employment is poorly paid, has limited or no associated “employment 

benefits” and is insecure. 
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‣ Poor housing options – the units themselves are highly vulnerable, tiny, unplanned and 

unserviced, built on unstable terrain, with little or no space around.   

‣ Poor infrastructure – including roads, water, sanitation, electricity, including illegal 

connections & associated impacts. 

‣ A lack of safety & security, high crime, including drug and alcohol abuse – There are no 

police services on hand and those that are responsible are described as unresponsive.  

‣ Environmental disasters – Flooding is common, as is damage to structures caused by 

storms. 

‣ Human disasters – illegal electrical connections, paraffin stoves, candles, open braziers 

all lead to frequent fires. 

‣ Environmental aesthetics - The place is filthy, smells, is uncared for and is unattractive.  

‣ Lack of educational facilities – there are very limited educational facilities from crèche to 

adult.     

‣ Lack of access & irregular transport options. 

‣ Youth apathy and anti-social behaviour – mentioned as being a growing potential threat.   

‣ Lack of recreational and leisure facilities. 

‣ Lack of social services – advice clinics, social workers, etc. 

From the perspective of the eThekwini Municipality, Blackburn Village is recognised as an informal 

settlement prioritised by eThekwini Municipality for “Interim Service Provision”.  Some services have 

already been installed, such as the three communal ablution blocks.  In relation to Cornubia, the city 

recognises that Blackburn Village naturally is associated with this development, and that residents of 

Blackburn should be prioritised along with residents of other informal settlements that have been 

considered for inclusion in Cornubia.  There are 42 beneficiaries of houses in Cornubia Pilot Phase 

that have been drawn from Blackburn Village.  

 

5.3.10 King Shaka International Airport and Dube TradePort  

The Development of The King Shaka International Airport and Dube TradePort form a central part of 

the developments that have allowed the northern region of the Durban to become a buzzing point 

of economic activity. The future projections for the region and the generated job opportunities both 

direct and indirect will have an increasing impact on the surrounding areas. The Cornubia 

development will complement these other interventions and form part of the interconnected 

northern corridor. Being a mixed use and mixed income project, Cornubia will both allow for 

integration between freight, industry and commercial activities while at the same time providing for 

the residential needs of the employees in the new developments. The residential (middle to high) 

aspect of Cornubia is especially important given the restrictions on residential areas within the 

exclusion zone surrounding the Airport as it will satisfy a portion of the residence requirements of 
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the aerotropolis worforce. 

The new King Shaka International Airport had been in the pipeline a long time before being given the 

go ahead in 2005-6 (Sutherland et al. 2013). This was after a case was made combining the projected 

benefits from higher passenger and freight volumes and greater international connectivity with 

studies of the potential employment and investment increases that would come about. It was 

announced in 2006 that the airport would be coupled with the development of a major land 

development and infrastructure project aimed to stimulate air-freight related economic activities 

(Robbins 2014). This has become the Dube TradePort and is made up of five key development zones 

and drafted to a sixty year master plan to achieve its full impact. 

The five Zones as described by the Dube TradePort website (www.dubetradeport.co.za) are: 

‣ Dube Cargo Terminal: An ultra-modern cargo facility, with digital tracking and secure cargo 

flow.  

‣ Dube TradeZone: A 77 hectare (which will eventually expand to 300 hectares) industrial 

estate within the IDZ, for new generation storage, manufacture and assembly as well as air-

related cargo distribution amongst other plans. 

‣ Dube AgriZone: Part of the IDZ, this zone provides world-class facilities and technical support 

for propagating, growing, packing and distributing high-value perishables and horticultural 

products through an efficient supply chain. 

‣ Dube City: 12 hectares of office, retail and hospitality space - all located in an ultra-modern 

urban ‘green’ hub just three minutes from the passenger terminal. 

‣ Dube iConnect: All these zones are supported by Dube iConnect, the precinct’s dedicated IT 

and telecommunications provider and KZN’s only locally-hosted cloud service, making it the 

premier offering for regional data recovery. 

The state-of-the-art passenger and freight terminals and the specialised Dube development zones 

outlined above occupy a central position on the development corridor anchored in the ports of 

Durban and Richard’s Bay. The inter-leading infrastructural developments along the N2 serve to give 

strategic attention to the Dube Trade port and allow its full potential in strengthening the economies 

of the region. This is part of the vision of creating an Aerotropolis urban development that will allow 

an export driven development path for both the province and country as a whole (Robbins, 2013). 

Looking at the achievements of the Airport and the Dube TradePort we notice that since opening, 

the increase in passenger and freight volumes has been modest and given the rising costs of 

domestic flights the projections for 2013/14 passenger numbers were expected to fall to figures 

http://www.dubetradeport.co.za/
http://cargoterminal.dubetradeport.co.za/Pages/Home
http://tradezone.dubetradeport.co.za/Pages/Home
http://agrizone.dubetradeport.co.za/Pages/Home
http://city.dubetradeport.co.za/Pages/Home
http://iconnect.dubetradeport.co.za/Pages/Home
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lower than before the relocation. The Dube TradePort’s 2012/13 annual report (cited in Robbins, 

2014) provides a figure of 6123 tonnes of handled cargo. Robbins suggests this modest amount is 

the reason for increased focus on property development and the acquisition of a truck fleet to 

secure increased freight and raise cargo levels in the future.  

The slow pace at which the development seems to be proceeding may be of concern to Cornubia 

and other developments given the envisioned interconnectedness with Dube TradePort. In a broader 

sense however the Dube initiative has already made significant impacts on the spatial developments 

in the city especially by driving up the property market in the northern region by, on average, 20%, 

with an increasing number of development proposals submitted and approved (Robbins and Van 

Collier, 2009). So even if things seem slow at the moment it is not stopping the investment in the 

area and thing may pick up as the economic environment becomes more favourable.  

One of the most important impacts of the development especially with relevance to the surrounding 

areas is employment. Creating employment opportunities was a key motivator in the decision to 

relocate the airport and establish the Dube TradePort. In this regard apart from the employment 

generated by the construction projects, on site employment at the airport and Dube according to 

officials interviewed by Robbins (2014) have fallen short of the projected 1500 jobs per year. The 

average, amounting to just 425 direct jobs per year for the years of operation is significantly less. 

This does not include the indirect jobs that have been created throughout the economy but it does 

cause concern given that the first 5-15 years were expecting 16 268 sustainable jobs (Graham Muller 

and Associates, 2011). This especially since the airport was described in the City’s Integrated 

Development Plans as the most import of the city’s economic programmes (Ethekweni Municipality, 

2007).  

Another concern of the development is the amount of public funds that will be and have been 

injected into it and the impact this will have on municipal expenditure on other areas including 

housing projects and other basic services. Robbins (2014) reports on interviews in which municipal 

officials estimate future allocations will far exceed initial inputs to create the Dube Tradeport 

Company’s envisioned Aerotropolis.  

The focus on the Aerotropolis urban development model is key to our understanding of the way in 

which the Dube TradePort relates to surrounding areas including Cornubia. It is a model of 

development that sees airports at the centre of hubs of mixed use activity related by the need for 

effective connection to other destinations by way of air travel. Thus the success of the Airport and 

associated freight and industrial activities is central to the success of the other developments in the 

region. 
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5.4 Zone B: Areas of secondary impact 

The areas that fall into Zone B are those that are likely to experience a less direct impact from the 

development of Cornubia, though they will obviously enjoy the benefits of accessible goods and 

services that are part of the development. 

5.4.1 Phoenix 

The more southerly areas of Phoenix will be less impacted upon than those areas closer to the 

Cornubia site. These areas are in Wards 48, 49 and 50. The profile of these areas is largely similar to 

that reported above for the rest of Phoenix, i.e. lower to middle class people, with access to 

education and reasonable service provision, but who are vulnerable to shifts in the economy. People 

from these areas are aware of the proposed development at Cornubia and see in the development 

opportunity in terms of both jobs and housing. 

5.4.2 Umhlanga 

Umhlanga lies to the north of the city centre and has been the focus of much growth in the last 

twenty years. The growth of the city of Durban in a northerly direction has spurred the growth of its 

new and booming commerce and technological sector through the development corridors facilitated 

both by the eThekwini Municipality and Tongaat Hulett Developments. At the centre of this 

development is the development along the Umhlanga Ridge, namely the post-modern new urban 

centre that is made up of the Umhlanga Ridge Town Centre and the La Lucia Ridge Office Estate. The 

local economy of the area can be described as being largely dominated by service and tourism. The 

population of the area is in the region of 17 400 people. 

In relation to the Cornubia site, while Umhlanga is geographically close, it is separated from Cornubia 

by the N2 freeway. This boundary is significant, and will effectively reduce the impact of the 

Cornubia development on Umhlanga. The population of Umhlanga and particularly the areas closest 

to Cornubia are predominantly White and affluent. The area falls under both Wards 35 and 58. Ward 

35 falls under the political leadership of Councillor Heinz de Boer, who represents the DA, while 

Ward 58 is controlled by the ANC under the leadership of Councillor Mxolisi Ndzimbomvu. Ward 35 

residents are organised mainly under the banner of ratepayers and other civic associations, 

community policing fora and business associations. The areas are well resourced and well serviced.  

The primary concerns of the residents of this area relate to traffic congestion and crime, and the 

inclusion of “low-cost housing” within “their” communities, which is perceived to bring a range of 

concomitant social problems. Of major concern to this community is whether social amenities will be 
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built into the Cornubia development from the outset to accommodate the increase in demand from 

a significantly increased population. Unlike their counterparts in most of the other areas that form 

the focus of this study, the residents of Umhlanga are not politicised or particularly active. 

5.4.3 Inanda Ntuzuma KwaMashu (INK) 

INK is the acronym for the three areas of Inanda, Ntuzuma and KwaMashu that lie north west of 

Durban and south of the Cornubia site. Phoenix lies between Cornubia and INK. The three areas are 

home to some 510 000 people, a large majority of whom are unemployed and living in abject 

poverty. INK is characterised by major underdevelopment in all spheres, with very little evidence of 

infrastructure spend, inadequate social amenities, very few commercial nodes and high levels of 

crime and social dysfunction. As much as 40% of the population lives in informal settlements. It has 

been targeted by local government for special treatment through being designated for Area Based 

Management. 

While parts of INK are relatively far from Cornubia, it is supposed that employment opportunities 

will arise for people from this community. 

5.4.4  La Mercy & Umdloti 

La Mercy and Umdloti are two reasonably small settlements that are inhabited by roughly 2000 

people apiece. The former area is historically lived in by families of Indian descent while the latter is 

predominantly White.  

Umdloti is reasonably affluent, with an educated population who are mostly employed; own their 

homes, and who enjoy a superior quality of life. A small informal settlement is evident in the forest 

areas.  

La Mercy, on the other hand is not affluent at all, with at least 26% of the population unemployed, 

and only 36% have a matriculation certificate or higher degree. Statistics recorded in the 2001 

Census indicated that as many as 58% of the population received no income at all, and the majority 

of the remaining population earning less than R6 500 per month.  

While both of these areas are reasonably far from Cornubia, they will likely feel the impact of the 

development of the greater area, including both Cornubia and the Dube Tradeport precinct. 

5.4.5 Mount Moreland & Herrwood 

These two settlements are very small and sit on the periphery of Zone B in terms of impact from the 

Cornubia development. Together they host a population of less than 500 people. Both of these 

communities had land expropriated from them in 1973 by ACSA, and will be significantly affected by 

the development of the airport and associated activities. 
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Mt Moreland is a somewhat enclosed community by virtue of the surrounding geography and is 

relatively affluent. Over 90% of the population is made up of professionals and business people who 

have elected to live in the area as a quality of life choice. 

Herrwood is a small enclave that consists of two extended families living on nine plots of land (INR, 

2007). A small number of people live “informally” in the area. It was recorded by researchers that 

unemployment levels were high in the area, but that families boosted livelihoods through 

subsistence and small-scale market gardening.  

 

5.5 Zone C: The Northern Urban Development Corridor; eThekwini Metro Municipality  

The area described in this SIA as Zone C addresses the regional impact of a development of the size 

and scope of Cornubia. The northern corridor refers to the areas of the eThekwini Metro 

Municipality north of the city centre that has been the focus of considerable growth in the past two 

decades. The planning processes discussed in Chapter 3.5 of this report outline the way in which 

Municipal Planners perceive the potential of the Northern Urban Corridor Development. The 

positioning of KSIA and DTP in this area, the conceptualisation of the aerotropolis and the realisation 

of the Cornubia Development are all in line with the total transformation of this area, turning it into 

a of integrated economic activity, that is not only aligned to the economy of eThekwini, but also that 

of the Zululand corridor to Richards bay and to Gauteng. Aside for providing critical facilities within 

its boundary, the Cornubia Development contributes powerfully to the impetus to develop 

important physical infrastructure in this development zone. 

In terms of revenue generated by the Cornubia Development, it is important to consider that a 

development of this scale will contribute an annual average of R300 million to the municipal coffers 

in rates revenue alone.  
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6. Identification and Assessment of Social Impacts 

As discussed in the introduction to this SIA, a full and thorough approach to an SIA presupposes a 

dynamic and ongoing process that follows the progression of planning and implementation of any 

development. The rationale behind this is that different stages of a development (or any significant 

policy, action or intervention with predicted impacts) will have impacts of one kind or another, some 

more measurable than others. Some impacts may only become visible over a period of time. The 

most desirable approach to any SIA, is one that recognises the functional value of the exercise, and 

does not treat it merely as a mandatory requirement, or “tick-box” exercise, to satisfy the 

authorities charged with approving applications. A responsible SIA can really add value to a 

development, or action, in that it can serve to flag issues of concern, feed important information 

into planning processes, and mobilise communities in support of the action.  

Tony Barbour uses the following breakdown to describe the stages, or phases, that result in social 

impact10: 

‣ Planning, covering the period from conceptualisation of the idea through to implementation. 

In this stage, the social impacts are associated with people’s expectations, and are therefore 

concerned often with rumour and anticipation. Depending on the public participation 

process (PPP) utilized, and the commitment of the agents of the action to stakeholder 

engagement, the affected communities will be better, or lesser informed. An EIA requires a 

PPP during the scoping phase and in the case of the Cornubia development, such a process 

was implemented (See Appendix 1).  

‣ The construction phase generally begins with clearing of land, construction of access roads, 

development of services, all of which involve the creation of construction related business 

and employment opportunities, and the potential relocation of people. At this point social 

impacts take on a more concrete and measurable form, although they tend to be more 

profoundly short term. This is especially so in the Cornubia context where the development 

site is a greenfields site, and does not involve removing or relocating people at the start of 

the construction phase. The range of impacts at this stage generally relate to either the 

provision of jobs and business opportunities for locals; the bringing into an area of workers, 

and the potential friction that can occur between locals and workers from elsewhere;  

decreases in property prices, uncertainty about the future and other site specific concerns. 

The operational phase is the stage during which the true and long term impacts of 

developments really make themselves felt, either positively, negatively or a combination of 

the two. It is also noted as the time when the impacts of the earlier periods, especially the 

planning period, come home to roost in terms of public expectations, and the delivery on 

earlier planning-stage “sales-talk”. 

‣ Closure refers to the end, or decommissioning, of the development or action. This is 

obviously relevant with the type of action that entails such a decommissioning, and not to 

the Cornubia-type action that has a sustained “life”. 

                                                
10

 Barbour, T. Guidelines for involving social assessment specialists in EIA processes. 
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It has been posited in this SIA, that this process should not be passive but should acknowledge the 

full set of outcomes from a holistic Social Impact Assessment process: 

‣ Provide information about the receiving area, or target community. 

‣ Anticipate potential impacts resulting from an action. 

‣ Provide recommendations to mitigate negative impacts and capitalise on positive impacts. 

‣ Identify associated opportunities to expand positive impacts. 

‣ Channel responsible information to impacted communities. 

In this chapter, and the next, the impacts on the greater area will be analysed, and a set of 

recommendations will be formulated. The impacts will be identified and presented in two forms. 

Firstly, a series of impact tables will be presented based on defined SIA practice, assessing specified 

and generic impacts according to accepted criteria. Secondly, a number of concerns, or potential 

impacts, that fall outside of usual SIA criteria will be identified. This latter set of potential impacts is 

drawn largely from consultations with stakeholders from communities surrounding the Cornubia 

site, or who have specific interests in the site for one or another identified reason. 

6.1 Impact categories 

Impact categories are determined by both the character of the receiving environment and by the 

nature of the intervention. The measurement of the impact is often done against a set of impact 

criteria and a ratings table that provides a snapshot summary of that impact, as described in Chapter 

1 above. 

In relation to the Cornubia development, the following aspects have been identified as relevant, and 

are described in detail and then subjected to the impact criteria discussed above:   

‣ Impacts to quality of life 

• Improved standard of living 

• Decreased social well-being 

• Access to services (electricity, water, sanitation) 

‣ Impacts to sense of place  

• The ‘spirit of a place’ is largely created by and a consequence of the sense of 

community. 

‣ Jobs and employment, including impacts on: 

• Impact of job creation. 

• Increased economic opportunities. 

‣ Impacts on settlement patterns and land use: 

• Increased settlement patterns. 

• Changed land uses. 

‣ Impact on environment. 

‣ Impact on crime and security. 
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‣ Impact on traffic, transport and road safety. 

‣ Impact on education & learning.  

‣ Impact on recreation & Leisure, including:  

• Open space. 

• Recreational areas. 

‣ Impact on health services & provision. 

‣ Impact of Integrated Development Planning. 

 

6.1.1 Impacts to quality of life 

Quality of life is a somewhat subjective concept, and has been defined as “the product of the 

interplay among social, health, economic and environmental conditions which affect human and 

social development.”11  The concept refers to an overall experience, and for the purposes of this SIA 

will be defined by the following indicators. 

‣ Improved/Reduced standard of living. 

‣ Increased/Decreased social well-being. 

‣ Access to services (water, sanitation, electricity). 

 

Quality of life has a physical and a psychological manifestation, where the physical is directly 

measurable and the psychological deals with people’s perceptions of the experience. The latter 

condition is obviously highly subjective and is linked to the quantity and quality of information 

available to those affected. 

6.1.1.1 Improved/Reduced standard of living 

This largely refers to “a level of material comfort in terms of goods and services available to 

someone or some group”12, in this case related to the access that people have to income and income 

generating activities.  

Description of Impact 

Cornubia is estimated to be a R6 billion investment. The construction phase of the full development 

is likely to spread over 20 years, and will lead to many job and business opportunities, both in the 

short and long term, during and post construction. Clearly, this is one area where the extent of the 

impact will be experienced very differently by the different communities surrounding Cornubia. As it 

is, the range of expectations in this regard is defined by the nature of the specific communities. In 

general, the less-resourced areas are highly enthusiastic about what they perceive to be a large 

                                                
11

 dictionary.webmd.com 
12

 wordnet.princeton.edu 

http://www.google.co.za/url?sa=X&start=0&oi=define&ei=NEfnSafqIIqeMs_YoNkF&sig2=uk1XgIyO1MrgY4kRj7GfzQ&q=http://wordnet.princeton.edu/perl/webwn%3Fs%3Dstandard+of+living&usg=AFQjCNEKm2CuXPu8Sr8wFqrtqpV6_wO6Lw
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number of opportunities that may become available to them through the implementation of the 

development. In respect of standard of living criteria the Cornubia Development is largely of no 

consequence for the residents of, say, Mt Edgecombe, who are for all intents and purposes, already 

employed. 

Table 20. Impact table for Standard of Living on Cornubia Phase 2 

Impact Criteria for 

Improved standard of 

living 

Impact Comment 

Extent 

(site/local/regional) 

site/local 

Zones A & B 

If developers prioritise local procurement iro jobs and contracts, 

people living in & around Cornubia will enjoy improved access to 

local work/business opportunities and therefore enjoy an improved 

standard of living.  

Magnitude  

High/medium/low 

Very High The scale of the development is worth an estimated R6 billion over 

20 years, generating 380,000 construction phase and 60,000 post 

construction jobs. Future residents of Cornubia will benefit 

extensively. 

Medium Those living in Zone A outside the development 

Low Zone B 

Very low Zone C 

Duration  

Short/medium/long 

Short to long term, for the duration of the construction phase, and after. 

Probability  

High/medium/low 

High, especially for those in Zone A. 

Status  

Negative / positive 

Positive. 

Confidence  

Sure / unsure 

Sure. 

Reversibility 

Reversible / Irreversible 

The positive impact on standard of living will be reversible if: 

• For unpredictable external reasons, the positive economic development 

impact of Cornubia is not realised.  

• Contractors do not employ locally. 

• Local jobseekers are not able to take up opportunities due to lack of 

capacity. 

 

 

Recommended mitigation measures 

Although there has been a stated commitment to ensuring that locals will be accorded preferential 

status in terms of benefiting from opportunities, it is important that this be concretised and 

supported by skills development programmes for job seekers and for emerging SMMEs. 
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6.1.1.2 Increased/Decreased social wellbeing 

Social wellbeing refers to the degree to which a group of people enjoy (do not enjoy) the benefits of 

the context in which they live in general. It includes factors which add to general comfort (or 

discomfort) such as noise, environmental stressors, access, connectedness. 

Description of the impact 

The impact of the Cornubia development on social wellbeing will be felt differently by different 

communities relative to the way these different communities presently experience this factor. In 

general, it could be said that the inconvenience associated with the construction phase of a 

development of the scale of Cornubia will decrease social wellbeing of all areas within the primary 

impact zones in relation to construction activities both to roads in the broader area, as well as in the 

designated site itself. There will be an increase in noise, traffic congestion on roads, dust and other 

building site inconveniences.  

In the long term, the decrease in social wellbeing will be determined by how the planned 

development has successfully addressed the mitigation of issues such as increased traffic volumes, 

increased pressure on service infrastructure such as sewers, water, electricity and communication 

lines. If, as planned, the off-setting modifications are implemented successfully, then the decrease in 

well-being will be considerably less. If, however, the implementation is not accompanied by 

proposed expenditure on infrastructure modifications, then the impact on wellbeing could be very 

negative. Present sewer capacity, for instance, in the Mt Edgecombe / Phoenix areas is already 

under capacity, resulting in major inconvenience and health hazards. Greater pressure will only 

exacerbate this situation. Conversely, if the proposed plans are implemented without compromise, 

the net impact on well being is likely to be positive, in most areas around Cornubia.  

An exception to this is neighbouring areas such as Mt Edgecombe, for which area the present lack of 

development is a positive contributor to the wellbeing of that small community. Increased urban 

densification with its associated increased traffic, public access, noise volumes and other social 

phenomenon, as well as the loss and degradation of fauna and flora, environmental pollution will 

negatively impact on the “exclusive” signature of especially the gated estates in the area. The impact 

on the Mt Edgecombe golf course and Country Club is likely to be negative. Likewise the impact of 

increased passing traffic on areas such as Prestondale and Herrwood Drive is likely to diminish 

quality of life to a degree. The same will likely apply to more removed communities in some areas of 

Zone B such as those in Umhlanga.  

With regard to the environmental impacts of loss of green spaces, there will be a degree of decrease 

in wellbeing due to loss of a single large greenfields tract of land, and the associated flora and fauna, 
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and the inevitable increase in pollution. This is likely to be off-set to a degree by the fact that around 

450ha of the proposed site is not developable, and has been planned as managed green space. 

For the significant majority of those living in historically less-resourced areas around Cornubia, the 

long term impact on social wellbeing and lifestyle is likely to be positive. Given the high quality 

planning and proposed resourcing of the Cornubia development, with its planned increase in social 

amenities, the provision of retail and recreational facilities within the development and the 

aesthetically pleasing definition, it is likely to fill a gap for many households who presently contend 

with a paucity in these areas that was a typical signature of Apartheid urban planning. 

For those who will be living within the Cornubia development, it is anticipated that there will be a 

significant increase in social wellbeing. This will be particularly true for those people relocated into 

the City-owned BNG precinct, whose present social wellbeing is virtually non-existent. 

Table 21. Impact table for Social Wellbeing on Cornubia Phase 2 

Impact Criteria for Social 

Wellbeing 

Impact Comment 

Extent 

(site/local/regional) 

Local Zone A Depending on proximity to the site and on existing experience 

of social well-being, the extent of the decrease in social well-

being will be greater or lesser.  

Magnitude  

High/medium/low 

High to low Depending on proximity to the site and on existing experience 

of social wellbeing, the magnitude of the decrease in social 

wellbeing will be greater or lesser. The more exclusive areas will 

experience decreased social well-being in various ways. 

Counterparts in poorer areas will experience a decrease during 

the construction phase, and are likely to have increased well-

being in the long term. 

Duration  

Short/medium/long 

Impacts will be experienced differently at different times along the life-cycle of 

the implementation of the Cornubia Development. 

Probability  

High/medium/low 

High. The probability is determined by proximity to the site and by status quo 

features. Closer areas will be affected. 

Status  

Negative / positive 

Positive for most areas. 

Negative for those areas (eg Mt Edgecombe Estates) where social well being is to 

a large extent determined by being removed from densified urban development. 

Confidence  

Sure / unsure 

Sure. There will be an impact on social well being. 

Reversibility 

Reversible / Irreversible 

Negative impacts during the construction phase will be reversible. 

Other long term impacts will be irreversible. 

 

Recommended mitigation measures 

Careful and sensitive planning that takes into consideration area-specific concerns could assist 

greatly to minimise decrease in well-being, such as: 

‣ Managing on-site construction impacts such as noise, dust and the dangers posed by 

construction vehicles for those already living inside Cornubia Phase 1. 
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‣ Managing on-site roads during the construction phase to minimise dangers.  

‣ Managing traffic impacts on access routes to Mt Edgecombe. 

Positive impacts on social well being could be enhanced by: 

‣ Successful design and management of green spaces. 

‣ Ensuring a high standard of building provision – even in the BNG precinct. 

‣ Maintaining standards of waste management - even in the BNG precinct. 

 

6.1.1.3 Access to services (water, sanitation, electricity) 

Access to reliable services is a primary concern of all communities living in and around Cornubia. 

Those who presently enjoy good services are worried that these may be compromised with the new 

development. Those without access are hoping that the extensive investment in infrastructure will 

secure them access to services. 

Description of the impact 

The Cornubia development is located in an area that is largely under-serviced. Present access to 

services is not uniformly good in areas immediately bordering on the Cornubia site. Any further 

pressure on existing service infrastructure could result in major challenges. If, however, the present 

plan is implemented as designed, then access to services in the area will be significantly enhanced. 

The proposed plan for the Cornubia development has been underpinned by the introduction of 

optimal access to and provision of all services. If the specified investment in infrastructure is not 

implemented, or if there is any compromise, then access to services in the area will severely 

diminish quality of life in so far as access to services is concerned. The following innovations to 

support the Cornubia Development are likely to improve impacts in respect of access to services. 

‣ The upgrade of the Phoenix Waste Water Treatment Works to 50 Ml/day by 2016 to manage 

flow from the new Ohlanga gravity trunk sewer, and the diversion of part of the sewer to an 

upgraded KwaMashu Waste Water Treatment Works, to 75 Ml/day to be done by 2015. 

(SMEC, 2014) 

‣ The supply of water will be supplemented by the building of the Blackburn Reservoir, which 

“will be supplied by the augmented Northern Aqueduct which in turn will be supplied by the 

proposed Western Aqueduct, scheduled for completion by 2021.” (SMEC, 2014) It is noted 

that the plan to build the Blackburn reservoir is considered too small for Phase 2. This will 

lead to negative impacts, and possibly result in considerable opposition from those inside all 

parts of Cornubia, as well as possible interruption of business. 

‣ A Stormwater Management Plan has been prepared for the Phase 2 development. 
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‣ Telkom will provide the necessary infrastructure which may be supported by new telephone 

exchange/s. 

Table 22. Impact table for access to services on Cornubia Phase 2 

Impact Criteria for 

Access to services 

(water, sanitation, 

electricity) 

Impact Comment 

Extent 

(site/local/regional) 

Local Impacts (both positive and negative) will be felt closest to the 

site. 

Magnitude  

High/medium/low 

Very low to 

very high 

Impacts (both positive and negative) will be felt more by those 

closest to the site, and will be greater in the post construction 

phase. 

Duration  

Short/medium/long 

Short to long term. The impact will be felt in the short term and in the long term. 

Probability  

High/medium/low 

Provision of service infrastructure is massively expensive, and depends on budget 

allocations. The probability of positive/negative impact depends on the decision 

to make qualitative & quantitative investment into these services, timeously. 

Status  

Negative / positive 

If investment is indeed made the impact will be positive, however if 

infrastructure is not provided sufficiently and timeously the impact will be 

extremely negative in every way – from the users in the residential and business 

communities both inside and outside Cornubia. It will also prove to be extremely 

undesirable publicity for such a high profile development. 

Confidence  

Sure / unsure 

Unsure. Although eThekwini has committed to building water reservoirs and 

expanding Waste water Treatment Works, there are concerns about sufficiency. 

Reversibility 

Reversible / Irreversible 

Whatever transpires in the final instance will be reversible, depending on 

investment & maintenance. 

 

Recommended mitigation measures 

All negative impacts can be mitigated by full investment and adherence to proposed planning 
proposals. Not to do so would be highly risky to the success of the development. 
 

6.1.2 Sense of place  

This criterion for measuring this impact is highly subjective and personal, and is more obvious in 

homogenous and smaller communities. Sense of place essentially refers to “a personal response to 

the environment, social and natural, which the individual experiences in daily life. At a broader level 

it can be the individual's perception of the whole region, state or nation.”13  It picks up on a feeling 

of ‘spirit of a place’ and is largely created by and is a consequence of a sense of community.14  It 

defines the character of a place.  

 

                                                
13

 www.deh.gov.au/soe/2001/heritage/glossary.html 
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 Barbour, T. Guidelines for involving social assessment specialists in EIA processes. 
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Description of the Impact 

Given the personal and community-based character of this aspect, it is difficult to measure in 

relation to a site with such a complex visage as Cornubia. This site is firstly very large, and has no 

inherent identity of its own. Secondly, it verges on nine distinct areas; and thirdly, it has a peculiar 

history in that undeveloped, it de facto played a role in separating these surrounding communities 

for many years during the Apartheid era. Its impact, therefore, on a sense of place for each 

bordering “suburb” (or place) will best be understood in years to come.  

Even in relation to itself, the proposed Cornubia development is large enough to present special 

challenges to an integrated identity, and is more likely to be a patchwork of smaller “community 

units”, once it has been fully developed. This circumstance is made more pertinent by the recent 

purchase by eThekwini Metro Municipality of 517ha of the full site, 260ha of which is developable, 

for its BNG housing precinct. It is likely, therefore, that the Cornubia development will result in a 

number of distinct communities with individual characters, whose residents will cultivate a sense of 

place over time. 

Having noted this, the impact of the development on the nine separate communities surrounding 

the Cornubia site in relation to how these communities perceive themselves is likely to be not that 

significant, given the tradition and habit of separation that has characterized South African urban 

forms.  

Still, one notes that given the location of Cornubia, and its proximity to the new Airport and in 

relation to the designated growth path to the north of Durban, as far as Richard’s Bay, it is clear that 

the potential contribution that the development will make to the character of the broader area is 

likely to be significant overall. The proposed design of Cornubia has engaged with this challenge and 

has factored these contextual significances into all aspects, from how the development links and 

“communicates” with surrounding areas to how it can respond to economic development 

opportunities fostered by the airport and the northern corridor developments. As noted by Tongaat 

Hulett Developments, “What we are trying to do is ensure that such impacts lead to enhanced 

functioning and efficiencies and productivity and hence value adding.”15 

Exactly how the development of Cornubia impacts on the “sense of place” of the greater Durban 

north area, and how this will intersect with changes brought by the King Shaka Airport and Dube 

Trade Port should be monitored, and documented in years to come. 

The variable that could affect the experience of sense of place for surrounding communities will be if 

the development does not roll out as per present planning. If, for instance, the subsidized housing 

component increases significantly for any reason in the future, then the perception of the broader 
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area as being designated “low cost”, will be greater. If the post-construction management of the 

overall site is not optimal, his could also result in a negative or loss of, sense of place in the future. If 

on the other hand, the developers rise to the challenge of building community, social cohesion, and 

hence a sense of place, right from the start, then something extraordinarily good could emerge. 

Table 23. Impact table for Sense of Place on Cornubia Phase 2 

Impact criteria for Sense 

of Place 

Impact Comment 

Extent 

(site/local/regional) 

Regional / 

Local / Site 

The size and scope of the Cornubia Development will result 

in impacts on sense of place in different ways. 

Regionally, the impact will add to a changed and developed 

Northern Corridor, along with the KSIA and DTP. 

Locally, there will be an impact on the sense of place 

related to having a massive green expanse in the area. 

On site, there will be a total change of character, but it is 

likely to be patchy. 

Magnitude  

High/medium/low 

High / medium 

/ low 
The magnitude of the impact on sense of place will be felt 

differently in different areas. 

Duration  

Short/medium/long 

Long term.  

Probability  

High/medium/low 

High. 

Status  

Negative / positive 

It is likely that the impact will be positive for most areas, given the introduction of 

extensive infrastructure into an area adjacent to those with historical deficits. The 

sense of place for Mt Edgecombe could be perceived as negative, given that their 

own sense of place has been built on a countrified and gentrified ambience. 

Confidence  

Sure / unsure 

Sure. 

Reversibility 

Reversible / Irreversible 

Irreversible. 

 

Recommended mitigation measures 

The biggest opportunity inherent in creating a positive sense of place and realising the development 

vision of the Cornubia Development lies in maintaining the ideals against which the framework 

design was assembled. For this to happen, there needs to be close attention paid to how sense of 

place is created as parts of the development are operationalised. It is likely that distinct areas within 

the overall site will have their own “characters”, however an overall positive character will come 

from the composite of smaller units. This is especially vulnerable in the BNG housing units, where 

resources are limited. Management Associations will assist to create and maintain sense of place. A 

strong sense of place will lead to increased social cohesion, and consequent “ownership” and 

custodianship of areas. 
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It is recommended that attention and resources be put to this aspect right from the start in all areas. 

If this is not done, an unmanaged and dissipated sense of place will emerge, with the likely 

consequence of lack of custodianship. 

6.1.3 Impacts on employment and business opportunities 

A development of the scale of Cornubia, and the associated timeframe, is likely to generate income 

for all players along the construction value chain. Likewise, when the development is complete a 

significant space will be created for employment and entrepreneurship of all magnitudes. The 

proximity of the development to KSIA and DTP, makes this all the more likely. 

Description of the impact 

As mentioned earlier, the Cornubia development could generate a significant number of jobs and 

business opportunities, both during the construction phase and after. Jeff McCarthy speculates that 

the employment opportunities are likely to be defined by16: 

‣ Site preparation and construction related jobs, which will be largely temporary in nature 

‣ Permanent jobs within Cornubia, generated by the population of the site by residents and by 

business and service activities 

In measuring the extent of jobs that will emerge as a result of the Cornubia development, McCarthy 

offers a cautionary, noting the probability that some percentage of the jobs will not be new, but will 

be the result of relocations. In addition, the employment opportunities will phase in as the 

development evolves. 

The following figures have been posited in relation to employment opportunities17 in the proposed 

Cornubia development, assuming that it rolls out as per plan:  

‣ The creation of in the region of 360 000 jobs over the full construction period, annualised to 

18000 construction sector jobs (on site and in building supply firms associated with 

construction on Cornubia)  

‣ At least 42 000 new sustainable or permanent jobs through the development of Cornubia’s 

industrial and commercial opportunities, as well as its residential component, made up of 

roughly 31 500 job opportunities in offices, factories and shops, and a further 5 500 

opportunities in domestic work.  

The impact of these opportunities on the local area is likely to be significant, although the impact on 

the greater region will be less visible given general unemployment statistics for the region. Given the 

proposed presence of the eThekwini housing development within Cornubia, and given that this 

precinct will accommodate people who are presently more or less unemployed, and given the stated 

                                                
16

 McCarthy, Jeff. 2009. Socio-economic Impacts of the Cornubia Development 
17

 Ibid 



 88 

commitment to preferential employment, or “zero unemployment” within Cornubia, for locals 

expressed by both developers, the impact of these opportunities on the local (i.e. Zone A) 

communities will likely be significant. 

The impacts will have a short, medium and long term value, from the construction phase until the 

remote future. The extent of the impact is variable and will depend on the introduction of 

supporting interventions over a period of time. In this regard, a systematic and targeted skills 

development programme could go a long way to ensuring the maximum impact of a development of 

the scale and magnitude of Cornubia. The range of potential opportunities inherent in the 

development could result in jobs in excess of presently anticipated figures, as provided above. 

An important factor underpinning the mixed-use nature of the Cornubia development planning is 

the conscious desire to balance employment opportunities with residential areas, i.e. bringing work 

and residential areas together. There are obvious reasons to promote this kind of planning, however 

it stands in stark contrast to the planning ethic of an earlier time, where the pattern was based on 

separating residential areas from employment locations. While this is a practical issue, it has also 

been explicitly identified in the eThekwini IDP and subsequent reviews as an area that requires 

addressing. 

There is a further possibility that the development of a range and quantity of commercial and retail 

facilities into the region may impact negatively on nearby facilities that have been servicing people 

from surrounding areas.  It is likely that the shopping precincts of Verulam and possibly northern 

Phoenix are likely to be negatively impacted which could lead to closure of businesses and loss of 

jobs. 

6.1.3.1 Assessment of job opportunities 

The following table seeks to measure potential impacts specifically on the creation of jobs in 

association with the Cornubia development. 

Description of the impact 

The impact on job opportunities offered by the Cornubia development is massive.  Although 

stretched over a long timeframe, it is estimated that the total short term construction phase jobs 

will number in the region of 350,000, while post construction permanent jobs will number about 

60,000.  This number of jobs amounts to a significant flow of money into the area assuming that 

most of the employees will be local. 
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Table 24. Impact table for Job Opportunities on Cornubia Phase 2 

Impact Criteria for 

Job opportunities 

Impact Comment 

Extent 

(site/local/regional) 

Local The majority of jobs will be taken up by job seekers from 

surrounding areas. 

Magnitude  

High/medium/low 

Low  The magnitude of the impact will be relative to the area.   The 

impact on unemployment statistics in the broader region will not 

be significant.  

Medium Jobseekers living in areas close to the site, but outside of it will 

enjoy employment opportunities resulting from the development, 

especially given proposed commitments to prioritise locals 

High The numbers will affect local households significantly given the 

high rate of unemployment. This is likely to be particularly true 

for households in the City-owned housing precinct within 

Cornubia 

Duration  

Short/medium/long 

Short. There will be more short-to-medium term opportunities during the construction 

phase 

Long term. Such opportunities will derive from economic activities of all kinds that will 

take place within the development. 

Probability  

High/medium/low 

High 

Status  

Negative / positive 

Positive 

Confidence  

Sure / unsure 

Sure 

Reversibility 

Reversible / 

Irreversible 

Mainly irreversible, once the process of construction has begun, however this is 

subject to a generally favourable economic climate. 

 

Recommended mitigation measures 

It is recommended that developers create favourable conditions for the best possible impact in 

respect of job creation for the local area, or Zone A communities. This can be achieved by: 

‣ Recruitment policies and practices that favour employment of local labour, artisans and 

skilled personnel particularly from low income areas in Zone A. 

‣ Creation of mechanisms (with local community involvement) to create and manage an 

“employment an opportunities database” that can be used throughout the phases of the 

development. 

‣ The initiation of training and skills development, as well as and internship programmes to 

develop the local skills base. 

6.1.3.2 Impacts on in business Expansion 

While information related to the creation of job opportunities applies to other income generating 

opportunities, it is worth emphasizing that there is a potential to grow the business community in 

the Zone A areas to respond to demands emanating out of the Cornubia development and 
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surrounding areas. Similarly businesses in these areas could close down with increased competition 

from businesses inside Cornubia.   

Description of the impact 

The proximity of Cornubia to the Dube Tradeport and King Shaka International Airport represents 

significant opportunities for new and old businesses to take up residence in and around Cornubia. 

The provision of infrastructure, including road and rail, are likely to make the area particularly 

attractive.  

Retail outlets in Verulam on the other hand are vulnerable to competition from new stores in 

Cornubia. Residents in areas such as Ottawa, Waterloo and Blackburn Village typically shop and use 

services in Verulam.  This is likely to change as shops and services become available closer to them n 

Cornubia. 

Table 25. Impact table for Business Expansion on Cornubia Phase 2 

Criteria for impacts on 

business expansion 

Impact Comment 

Extent 

(site/local/regional) 

Local The significant space that will be created across the industrial, 

retail and office spaces planned for Cornubia will attract a wide 

range of business, both new and branches/franchises. Interest in 

Phase 1 is a clear indicator of the interest shown by the business 

sector in this prime area. 

Magnitude  

High/medium/low 

High Sales in Phase 1 suggest that the magnitude of new business and 

expansion into Phase 2 will be high. 

Duration  

Short/medium/long 

Long term. 

Probability  

High/medium/low 

High. 

Status  

Negative / positive 

Positive. 

Confidence  

Sure / unsure 

Sure. 

Reversibility 

Reversible / Irreversible 

Reversible, dependent on both local and broader economic climate. 
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Recommended mitigation measures 

As with job creation, it is important that the private and public sectors take up the inherent 

opportunities in this particular development to proactively contribute to the development of the 

local economy. This will entail, for example: 

‣ The introduction of procurement policies and practices that favour local SMMEs 

‣ The introduction of training & skills development programmes (including mentorship and 

other support mechanisms) 

‣ Introduction of schemes to facilitate access to finance 

‣ Development of programmes to support business linkages 

6.1.4 Impact on housing opportunities 

A significant proportion of the proposed Cornubia Phase 2 Development will be dedicated to the 

provision of housing, both on land developed by Tongaat Hulett Developments and on land owned 

by eThekwini Metro Municipality. Jeff McCarthy notes that “Cornubia will become the largest 

housing project of this type in South Africa, let alone Durban.”18 However, the figures for housing 

have reduced somewhat from the original plans for over 50,000 units.  A number of factors, 

including the ruling that no residential units could be developed in the 55db noise line of KSIA, 

resulted in this drop in numbers. Housing typologies will be at varied densities ranging from medium 

density 2-storey walk-ups to higher density multi-storey apartments. The present estimate for 

housing numbers Cornubia Phases 1 and 2 rests at approximately 22,500 housing units on the 

overall site, according to the following breakdown: 

‣ Approximately 6,500 subsidised houses, provided for dwellers earning between 0 - 

R7000pm, with about 6,000 0f these will be on Cornubia Phase 2. 

‣ Approximately 5,000 affordable houses targeting those earning between R7,001 – R15,000 

on Phase 2. 

‣ Approximately 10,100 residential units targeted at those earning above R15000pm 

There has been concern expressed around the achievement of densities, while at the same time 

providing houses that meet the expectations of people unused and often unwilling to live in high 

density structures. Housing typologies that have been built on the Pilot Site in Phase 1 will represent 

the type to be built on Phase 2. Further densification is being investigated. No BNG houses will be 

built on the land presently owned by Tongaat Hulett Developments. Houses built in the affordable 

range will be built on both Tongaat Hulett Development land, as well as on city-owned land in the 

Phase 2 precinct. These units will be advertised and made available to people from all areas who 

make applications and who qualify. 
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An allocation policy was defined by eThekwini Municipality in respect of the free BNG houses, based 

on the following Guideline Policy Objective: The awarding of free houses will primarily address the 

most vulnerable individuals residing in most vulnerable informal settlements. The most vulnerable 

individuals will be drawn from informal settlements that represent the following criteria: 

1. Essential Relocations, based on Health & Safety.  

2. Transit Camps, based on age & condition of transit camp.  

3. Partial Relocations from DoHS approved projects. 

4. Settlements close to Cornubia (Blackburn & others).  

5. Strategic Relocations – settlements impeding significant economic developments. 

6. High Impact Settlements. 

Description of the impact 

Given that eThekwini faces a massive housing crisis, with well over 200 000 families living in over 400 

informal settlements in and around the city of Durban, an opportunity such as Cornubia offers an 

important, if limited, opportunity to impact on this crisis. 

The likely impact of the Cornubia social housing precinct on beneficiaries from “shack dweller” 

communities will be significant, as they will be moving from shacks without services to free houses 

with services and access to purpose-built amenities. Residents of neighbouring areas, including 

Ottawa, Park Gate and Phoenix indicated that they would be queuing up for these opportunities. 

There is likely to be tension around allocation of these houses given the increasing housing demand 

in these areas. Housing built with middle and higher income earners in mind are likely to be built in 

higher density areas and typologies are likely to be concomitant with signature Tongaat Hulett 

Developments examples in other areas in north Durban/Umhlanga. 

Concerns have been raised concerning the capacity of the prospective owners of the BNG houses to 

maintain their property in the medium to long term. A high percentage of these beneficiaries will be 

unemployed and have little or no access to resources.  

In addition, concerns were raised as to the management of communal space. The eThekwini 

Department of Housing has indicated that the Department of Parks & Recreation will be responsible 

for open and communal spaces on City-owned land.  This matter is as yet unresolved. 

Further concerns have been raised regarding the juxtaposition and integration of poor communities 

into more affluent areas. Some stakeholders are not convinced that investors will be willing to 

purchase property (whether residential or business) in areas perceived as risky. 

Of critical importance to the success of the housing component is the concomitant provision of 

amenities and social services to accommodate a massive increase in population into the area. That 

some of these amenities are provided by regional and national government, while the housing falls 

within the ambit of local government will require urgent and proactive alignment strategies. 
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An interesting potential impact of the Cornubia development with regard to housing lies in the 

potential to model appropriate and exciting housing typologies and management. The urban design 

and typology planning that is presently being done represents a dynamic and new way of addressing 

old problems, including providing socially conscious housing and housing precincts that consciously 

respond to social and economic issues in ways that are both practical and aesthetic 

 

Table 26. Impact Table for Housing on Cornubia Phase 2 

Impact Criteria for 

Housing Provision 

Impact Comment 

Extent 

(site/local/regional) 

Local A total of 22,500 residential units will become available in Phase 2, 

with 6,500 of these being free BNG units, 5000 being affordable units 

and the remaining being a range of houses aimed at middle to upper 

income buyers. Selection criteria for free BNG units have been devised 

by ETM according specified guidelines.   

Regional The eThekwini Metro Municipality hopes to address some of its 

housing backlog with the provision of an additional 11,500 BNG & 

FLISP houses in Phase 2 of the Cornubia Development.  

Magnitude  

High/medium/low 

Low The numbers of residential units is modest against the Municipal 

demand for housing. 

Duration  

Short/medium/long 

Long term 

Probability  

High/medium/low 

High. eThekwini Metro Municipality is wholly committed to building BNG & affordable 

housing. Tongaat Hulett Developments is equally committed to responding to demand 

for housing. 

Status  

Negative / positive 

Positive, though modest. 

Confidence  

Sure / unsure 

Sure. 

Reversibility 

Reversible / 

Irreversible 

The plans for housing provision for Phase 2 are likely to be irreversible. The overall 

numbers have been moderated to the point of viability. 

 

Recommended mitigation measures 

There are a number of lessons to be learnt from Phase 1 in respect of housing provision. General 

issues to be noted include the following: 

‣ Densities and how to accommodate big numbers without creating unmanageable slums.  

Management of attitudes of potential beneficiaries regarding housing typologies. 

‣ Typologies that address land shortages, community expectations and aesthetics. 

‣ Costs that address subsidy ceilings, and under-resourced buyers. 

‣ Access within and around the site. 

‣ Social amenities that respond to numbers. 
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‣ Management of open and communal space. 

‣ In respect of housing allocation, concerns regarding fairness and equity need to be 

addressed by the City’s Housing Department. 

More specific issues to be noted are as follows: 

‣ In respect of the Cornubia Phase 2 housing development, it is noted that numbers have been 

moderated drastically from earlier projections, for a number of reasons, including the need 

to revise plans because of the actual noise line from KSIA. This is likely to cause some 

disappointment amongst local stakeholders who have been anticipating access to housing 

opportunities. eThekwini is under tremendous pressure in regard to housing availability, 

especially for the poor to middle income communities. This expectation will need to be 

managed. 

‣ In addition to numbers, it is noted that the management of the BNG and GAP precincts 

remains a major concern for Phase 2, just as it was, and is, for Phase 1. The conditions 

apparent in the Pilot Site of Phase 1 reinforce this concern. There are a number of issues 

that should receive urgent attention: 

 The layout design of what is actually built needs to concur with the layout of the 

framework plan. 

 The subsidy ceiling places limitations that will have serious implications for the 

maintenance of the units. No guttering on the houses is a stark example.  

 Building quality needs to be monitored stringently to prevent later deterioration. 

 There needs to be some kind of maintenance plan that does not depend on the 

ability (or rather, lack thereof) of indigent residents to effect repairs. Roof tiles of 

Phase 1 Pilot Site units are being blown off by winds, with little chance of 

replacement by residents. Leaks internal to units and externally are left unattended 

due to lack of resources. Sewer spills are evident, and unattended for periods of 

time. Cracks in walls are reported and unattended. A system must be put in place to 

prevent this from happening in Phase 2 housing precincts. 

 The lack of available water for effective and aesthetic landscaping has an 

unfortunate result in poor land management – sandy, muddy and unattractive. 

‣ The allocation policy for BNG houses needs to be refined in such a way as to prevent the 

situation of units becoming vacant before they have even been occupied due to factors such 

as death of already vulnerable beneficiaries. 

‣ Access to social facilities during the construction phase must be resolved speedily. It is 

already noted that many children living in the Phase 1 Pilot Site are not attending schools 

because of transport challenges, and capacity issues at schools in neighbouring areas. As 

Phase 2 units come on stream, this aspect will become more pressurised. It is imperative 

that social amenities (education and health especially) are provided concomitantly to 

delivery of housing, even if numbers do not “warrant” new infrastructure. 

‣ The inclusion of Cornubia into the Phoenix safety and security provisioning places unfair 

burdens on an already stretched resource. It has been recommended that a temporary 

facility be established in the Cornubia Phase 2 precinct soon. 

‣ Formal and proper Early Childhood Development facilities must be provided to protect and 

develop children in the BNG and GAP precincts as residents are introduced into the area. 
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Presently there are unmonitored children running freely around what is effectively a 

dangerous building site in the Pilot Site of Phase 1.  

‣ Environmentally responsible waste management solutions must be instituted from the start, 

including providing recycling facilities (and opportunities), clean-up systems, etc. Despite 

refuse collection, the area around the Pilot site is unkempt and strewn with rubbish. 

‣ Water harvesting systems must be installed, so as to reduce the burden on municipal water 

supplies, and make greening BNG and GAP precincts possible. 

‣ Education around bodies corporate and management associations needs to be introduced as 

soon as possible, to avoid unhelpful precedents from filling the space.  

‣ Conscious social cohesion interventions should be designed, resourced and implemented. 

‣ The interface between the low income areas and neighbouring areas will need to be 

managed to diminish difference. 

  

6.1.5 Impacts on change in land uses and settlement patterns 

The area covering Cornubia Phase 2 is presently zoned agricultural and is used by Tongaat Hulett 

Sugar for the cultivation of sugar cane. The change in land use from agricultural to urban settlement 

is a major change and will require formal rezoning.  

Description of the impact 

Change of landuse from sugar production to urban settlement is unlikely to have any major impact 

on the sugar industry, but the loss of designated good agricultural land that could be used for food 

production is a concern. Rezoning of agricultural land is not encouraged, and this may be a concern 

to the authorities, however these concerns are likely to be offset by the contextual reasons for 

rezoning this particular site, including the significant increase in social benefits to be derived from 

developing the site. The site’s situation and location on the urban edge, and in between the city and 

the new airport, necessitates that it be put to the most appropriate, desirable, and productive use to 

meet the needs of the city and the of the region. The integrated nature of the development ties in 

with the City’s and the Province’s growth and development plan along the Northern Corridor and 

responds positively to the opportunities offered by the relocation of the airport to the site a few 

kilometres north of Cornubia. To expect it to remain agricultural, and under sugar, is unrealistic 

given the rapidly expanding needs of the city that need to be met in terms of urban development. 
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Table 27. Impact Table for change in land uses  

Criteria for impacts on 

change in land use 

Impact Comment 

Extent 

(site/local/regional) 

Local The impact of this land use change will be local. 

Magnitude  

High/medium/low 

Low  In terms of the region as a whole, the magnitude of the impact is 

likely to be low. 

Duration  

Short/medium/long 

Long term. It is unlikely that the land use change could or will ever be reversed or 

changed again, given space pressures in the eThekwini context. 

Probability  

High/medium/low 

Very high. This piece of land will be used for urban development. 

Status  

Negative / positive 

If the development proceeds according to plan, the overall net development 

impact from the changed land use is likely to be positive, given the social and 

economic factors that the development will be able to respond to. 

Confidence  

Sure / unsure 

Sure. While the detail may have to change for one or another reason, it is sure 

that the change will happen. 

Reversibility 

Reversible / Irreversible 

Irreversible. 

 

Recommended mitigation measures 

Mitigation in respect of present land use is marginally relevant given the somewhat depleted state 

of the sugar industry at this time. If the site was retained as agricultural land and used to produce 

food, this could have made a difference, however the likelihood is low, as would be the overall 

impact. The aesthetic and environmental losses of losing a 1333ha tract of green land will be 

mitigated by the provision of housing and economic opportunities and ensuring the designated 

green spaces within the site are managed optimally. 

Further the commitment by both developers to pursue opportunities related to urban agriculture 

activities on land within Cornubia Phase 2 will also offer offsets to the land use change. This 

programme is already underway in the Phase 1 area. 

 

6.1.6 Impact on settlement patterns 

Change in settlement patterns is an inevitable phenomenon of time and development in the current 

economic order. The nature of this movement of people is different in different circumstances. In 

South Africa (and many other under developed areas) the push and pull factors affecting human 

migration and urbanisation are largely driven by need and perceived opportunity, and are typically 

unmanaged and unpredictable processes. The impacts are varied and many, and often include 

undermining the capacity of urban centres to plan and accommodate people in sustainable ways. It 

has been noted that “Recent research by the South African Institute of Race Relations (SAIRR) shows 

that the proportion of people living in urban areas increased from 52 percent in 1990 to 62 percent 
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in 2012… KwaZulu-Natal [has] a level of urbanisation of 45 percent,” (www.ngopulse.org). The vast 

majority of people moving into town, move in search of work opportunities.  Depending on their 

resources, they settle in a variety of ways.  eThekwini has in excess of 400 informal settlements 

within its borders.  These are swelling in size and number by the week.  Responding to housing and 

other social and economic needs of its resident is a massive challenge for the municipality. 

The challenge facing government, especially local government, is how to plan for development in 

ways that are rational and sustainable. While this is largely managed by government, the best 

outcomes can only be achieved by the simultaneous mobilisation of the private sector and civil 

society.  Public Private Partnerships, such as that which is being demonstrated at Cornubia represent 

an important precedent.   

The development of the NUDC is inevitable, largely driven by the relocation of the airport to the 

area.  It has been noted that airports do in the 21st Century what rail did in the preceding century, or 

ships before that. 

Description of the impact 

The Cornubia development is unusually large.  Although the development timeline is spread over 20 

years, the impact of the development in respect of human settlement will be significant.  It will be in 

the order of the creation of a new town.  Although the design team have been mindful to integrate 

Cornubia into surrounding areas by creating connectivity corridors, it will, by virtue of other 

geographic, infrastructural and social forms remain somewhat distinct.  The impacts will be many 

and varied, some positive and others negative.  How these impacts are planned for before the 

development is built and how they are managed post construction will be what counts.  A critical 

determinant in the positive or negative nature of the impact will be how coordinated and how 

effectively resourced the development is within the structure of the PPP that will be implementing 

Cornubia.  The following are some impacts of this expanded human settlement: 

‣ Bringing a large mixed use precinct of retail, commercial, industrial and residential use will 

enervate the socio-economic profile of the broader area.  There are likely to be negative 

impacts on older, less modernised commercial areas such as Verulam, and parts of Phoenix.  

The conscious linking of Gateway to the proposed Cornubia Town Centre will likely enhance 

rather than diminish the former. 

‣ “Filling in” the space that has historically separated social areas, will connect them in new 

ways, which may not result in integration, but will facilitate connection. 

‣ Introducing a residential population of some 100,000 people will impact enormously on all 

aspects of the area.  The fact that a significant proportion of these new residents may be 

unemployed, or at best, economically dependent, will bring its own impacts. 

‣ A day-visitor population of possibly another 50,000 people will also impact roads, businesses 

and other infrastructure, bringing both positive and negative impacts. 

http://www.ngopulse.org/
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‣ The introduction of new physical infrastructure will likely have positive impacts, including 

the provision of new roads and interchanges, new waste, sanitation and water infrastructure 

will likely spread benefits to areas beyond Cornubia. 

‣ New social infrastructure - health, education, safety, recreational – will enrich an historically 

under-serviced area. 

‣ New economic activity means new and more jobs, with projections of up to 350,000 short 

term jobs during construction phase and another 60,000 permanent jobs post construction.  

This means more money circulating in the local economy. 

‣ The implementation of the Integrated Human Settlement model provides a new way of 

living for South Africans.  It will require innovation and careful management for it to work 

harmoniously. 

Table 28. Impact table for Change of Settlement patterns 

Impact criteria for change 

of settlement patterns 

Impact Comment 

Extent 

(site/local/regional) 

Local The impact of this land use change will be local to the area known 

as Zone A, although shack dwellers relocated to the site from 

other areas will also be affected. 

Magnitude  

High/medium/low 

Medium to high In terms of the region as a whole, the magnitude of the impact is 

likely to be relatively quite high, as Cornubia is part of a broader 

urban expansion programme (NUDC). 

Duration  

Short/medium/long 

Long term.  

Probability  

High/medium/low 

Very high. This piece of land will be used for integrated urban development.  It has 

support from all levels of government, and economic interest evidenced by sales in 

Cornubia Phase 1 are a strong indicator of the probability of further rather than less 

development associated with Cornubia. 

Status  

Negative / positive 

The impacts on settlement patterns may be both positive and negative. 

Positive impacts will derive from the expansion of social and economic resources, 

provision of economic opportunities, housing options and recreational facilities; 

improved infrastructure. 

Negative impacts will include possible diminishing impacts on areas like Verulam.  

Other negatives may arise out of inadequate resourcing and management of the 

varied spaces within the development, such as the low-cost housing precinct or the 

Open Space system. 

Confidence  

Sure / unsure 

Sure. 

 

Recommended mitigation measures 

The management and mitigation of the impact of the change in settlement patterns is closely tied to 

the control and management of the process itself. The PPP that has been formed around the 

delivery of this urban form needs to be safeguarded and the varied imperatives and interests of the 

two parties need to be constantly aligned. 
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Provision of appropriate services and social amenities right from the start is a key factor. If schools, 

clinics, police stations, etc are built alongside the other aspects, then potential negative impacts can 

be avoided. 

The management of the Open Space system needs to be addressed in a decisive way to avoid a 

range of possibly negative impacts. 

The management of the common spaces within the low cost housing precinct needs to be carefully 

thought out and managed. 

The development needs to actually adopt and implement green technologies as a clear and 

committed response to climate change issues facing Durban and the world. 

 

6.1.7 Impact on environment 

The overall landscape of some 1333ha is to undergo fundamental alteration with the development 

of the site into a massive mixed-use urban precinct. The impact therefore is profound. It is noted, 

however, that the developers have undertaken to minimize the negative impact through responsible 

planning that utilizes the natural assets of the site to create a development that retains more than a 

third of its “green” character, and by incorporating environmental rehabilitation programmes as part 

of the process. The details of the mitigation programme will be informed by the professional 

wetland and vegetation studies compiled as part of the Environmental Impact assessment. 

Comments and recommendations from other conservation agencies have also been logged during 

the Public Participation Process of the EIA.  

Description of the impact 

The biggest and obvious impact of Cornubia on the environment relates to the fundamental land use 

change from agriculture to urban form. 

Another key aspect of the environmental impact from a social perspective is that the current plans 

facilitate a network of Open Space, a green lung, throughout the proposed development.  The site 

includes some 450ha of undevelopable land, much of which is made up of natural waterways and 

wetlands, and other sensitive ecosystems.  This Open Space will be rehabilitated into a viable and 

sustainable environment thus resulting in a positive impact, both environmentally and socially.  

It should be noted that that area covered by Cornubia, given its present land use and land 

management, is “considered, from a vegetative perspective, to be highly degraded. There are three 

areas, namely Bush clump 3, 4 and 5 that currently exhibit any real value in terms of biodiversity 

from a vegetation perspective. However, these areas are showing signs that the current activities 

taking place around them are creating the opportunity for alien invasive species to take hold on 
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them.”19  Recommendations made by the team that did the vegetation analysis should be followed 

to maximise positive impacts that could flow from a more conscious management of the land and 

the minimisation of inevitable negative impacts.  

Similarly to the impacts on the flora and fauna of the existing site, there will be inevitable impacts, 

both negative and positive, on the wetlands that exist on the Cornubia site. On balance, it is the 

opinion of the Wetland experts that if mitigation activities are included in the development process, 

the positive impacts are likely to outweigh the negative impacts. This is largely because the state of 

the wetlands presently is currently somewhat degraded. As is noted in the Cornubia Wetland Impact 

Assessment Report, “Thus if mitigation measures are implemented, in particular the rehabilitation 

and maintenance of wetlands and other open spaces, the result will likely be a net gain in functional 

habitat as opposed to the current monoculture sugar cane.”20
   

In the redesign of the land use, the planners of the Cornubia development have included a number 

of principles in order to minimize the negative impact of an urban precinct on the natural 

environment of the area. Furthermore, the nature of the Cornubia site demands that specific 

environmental factors be built into the overall design.  

In addition to these overall greening principles, as reported by Tongaat Hulett Developments, “The 

development is undertaken using environmentally sensitive design and management systems with 

regard to: 

‣ Storm water management and water efficiency. 

‣ Waste recycling opportunities. 

‣ The impact and implications of the development on climate change. 

‣ Promotion of energy efficiency through grid design and management and, where 

appropriate, by optimising the use of alternative renewable energy sources. 

‣ A design that allows for and encourages physical integration throughout the site through the 

promotion of the grid and by allowing for the free flow of movement within and through the 

site. 

‣ Mechanisms that result in reduced travel time and costs between home and work for 

residents and supports enhanced provision and use of public and non-motorised forms of 

transport”21. 

The impact of the unexpectedly high rate of spoil resulting from cutting platforms on the site on 

Phase 1 and the probable amount for Phase 2 is likely to result in negative environmental impacts, 
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including to possible infill of some wetland areas.  Creative solutions to this issue are still being 

explored. 

If the full environmental mitigation does take place as proposed, the net impact will likely be more 

positive than not. 

Table 29. Impact table for environmental changes 

Impact Criteria for 

environmental changes 

Impact Comment 

Extent 

(site/local/regional) 

Local The greatest impact will be local, on site and for other areas 

within Zone A. 

Magnitude  

High/medium/low 

High  The impact will be significant but in a local context. 

Duration  

Short/medium/long 

Long term. 

Probability  

High/medium/low 

High. 

Status  

Negative / positive 

The impact of the development on the environment  will be both positive and 

negative, and will require extensive planning, implementation of mitigation and 

monitoring to ensure that the net balance is positive. 

Confidence  

Sure / unsure 

Sure 

Reversibility 

Reversible / Irreversible 

The impact will be Irreversible, but the way in which it is managed may vary the 

result, or the nature of the impact. 

Recommended mitigation measures 

The potential negative impacts of the development on the environment can be mitigated 

substantially by the introduction of principles & practices that proactively aim to reduce negative 

impacts and enhance positive impacts wherever possible. Included in these potential activities are: 

 Rehabilitation of wetlands and degraded areas, including alien eradication programmes. 

‣ Ensuring optimal storm water management. 

‣ Responsible management of green spaces, promoting biodiversity, and connecting these to 

green areas outside of Cornubia. 

‣ Resourcing and implementing a beautification programme for the BNG and affordable 

housing precincts especially. 

‣ Promoting public use and “ownership” of the green spaces. 

‣ Using indigenous landscaping throughout the development. 

‣ Water harvesting. 

‣ Waste recycling. 

‣ Promotion of energy efficiency, including use of solar power etc. 

‣ Reducing private transport, and encouraging walking and cycling by ensuring proper and 

safe walk / cycle paths. 
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6.1.8 Traffic, transport and road safety 

Any urban development of the size and scale of Cornubia will have a massive impact on all 

commuter infrastructure. Traffic congestion, road degradation, access routes are all affected, and 

residents within a broad radius of the development will have major concerns. 

Description of the impact 

Issues related to traffic are clearly relevant to the proposed Cornubia Phase 2 Development. The 

increase in resident population by as much as a possible 25,000 households, and an increase in 

commuter population by a possible 60,000, many of whom will be commuting in and around the 

area, will severely pressurize access routes. This will be further exacerbated by traffic demands 

resulting from commercial and industrial activities on the site. The proximity and probable 

communication between Cornubia and the airport will also add pressure to existing road networks.  

The planning team have taken this into consideration, and have commissioned a full Traffic Impact 

Assessment, which study will inform the design process in such a way as to achieve a completely 

integrated, and integrating network of interchanges, primary and secondary roads to minimize the 

negative impacts of increased traffic flow in, around and through Cornubia and surrounding areas. In 

addition to this, the design of the Cornubia precinct has gone hand in hand with negotiations with 

local traffic authorities with the view to minimizing private vehicular traffic within the development 

by planning for the increasing and enhancing of public transport systems, including the introduction 

of a BRT system, and the promotion of pedestrianisation within the development. 

Aside from internal roads, that have been designed to connect Cornubia directly to surrounding 

areas, creating through routes to spread traffic flow, the following specific infrastructure 

developments have been planned to manage the impact of massively increased traffic use of 

surrounding roads (SMEC, 2014): 

‣ Seven Access points have been proposed for Cornubia (Phase 1 and 2) as follows: 

1. Proposed bridge over the Ohlanga River from Dube West linking up to Waterloo road 

network and future developments to the north of Cornubia. 

2. Proposed bridge over the Ohlanga River from Dube East linking up to future 

developments to the north east of Cornubia. 

3. Proposed Blackburn Interchange on the N2.  

4. Proposed bridge over the N2 linking Cornubia Boulevard and Umhlanga Ridge Boulevard 

in URTC. 

5. Proposed M41/Flanders Drive Interchange (upgrade). 

6. Proposed M41/Marshall Dam Interchange (upgrade). 
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7. Proposed Northern Drive Interchange. 

‣ Introduction of Bus Rapid Transit (BRT) Services. 

‣ Introduction of Pedestrian / Cycle friendly paths. 

Table 30. Impact table for traffic, transport and road safety 

Impact Criteria for 

traffic, transport & road 

safety 

Impact Comment 

Extent 

(site/local/regional) 

Local  There is likely to be a massive increase in traffic, with associated 

transport & safety concerns. 

Regional There will be regional impacts on the Durban North-Umhlanga-

Verulam routes, particularly as it will add to impacts from new 

airport 

Magnitude  

High/medium/low 

Medium - 

high 

During the construction phase, impact on the traffic access will be 

considerable and disruptive, especially as it will take time for new 

access and road infrastructure to be built. 

High The magnitude of the impact will increase as the development 

progresses, but will be reduced by the introduction of new roads 

and transport management systems. 

Duration  

Short/medium/long 

Medium to long term. The impact will be incremental over the life cycle of the 

development. 

Probability  

High/medium/low 

High. The increase in traffic and associated concerns will happen, and must be 

managed from the start and strategically. 

Status  

Negative / positive 

Negative in the initial phases and positive in the long run as new mobility 

corridors are operationalised. 

Confidence  

Sure / unsure 

Sure. The issue is well understood and has received much attention in the 

planning process. 

Reversibility 

Reversible / irreversible 

Irreversible 

 

Recommended mitigation measures 

The planned traffic management system that is integral to the development plan will go a long way 

to mitigating negative impacts. Some areas will inevitably be exposed to higher traffic, and higher 

visibility. Engagement with affected communities has resulted in specific input that has fed into the 

planning process, especially with regard to Ottawa, Mt Edgecombe and Herrwood Drive.  

Traffic and transport education programmes will also assist to mitigate negative impacts. It is 

suggested that traffic and transport issues be monitored continuously by stakeholder forums. 

 

6.1.9 Crime and security 

South Africa has a high crime rate, and generally insufficient resources to manage. Crime is an 

emotive issue that affects all South Africans.  The Integrated Human Settlement concept is a red 
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alert to those who connect crime to economic status.  It goes without saying that the developers will 

need to ensure that safety and security are provided alongside development, and not as an after-

thought.  

The management of crime and the promotion of safety in all areas within and around the proposed 

Cornubia development will be a challenge. It is also an aspect that has been raised by all 

communities engaged through the PPP and SIA process. The responsibility for this issue rests with 

local and regional government, the developers, the prospective landowners, and the communities 

affected. The management of the threat to safety & security will depend on the introduction of 

preventative measures that are supported by all stakeholders.  

It is also relevant to note that crime is already a major problem in almost all areas surrounding the 

Cornubia development, and that this is likely to increase with the increase in population densities. 

Description of the impact 

The inclusion of a housing precinct inhabited by people who are likely to experience low to non-

existent income levels leads to a high probability that crime-related activities will occur within that 

precinct. Increased employment prospects associated with a development of the scale of Cornubia 

are likely to result in an influx of informal residents into the area, in search of opportunities. 

Table 31. Impact table for Crime and Security 

Impact Criteria fro crime 

and security 

Impact Comment 

Extent 

(site/local/regional) 

Local Any impact on crime & safety is likely to be local. 

Magnitude  

High/medium/low 

Medium  The extent of the threat to safety & security will depend on the 

introduction of preventative measures, and the cooperation of all 

stakeholders.  

Duration  

Short/medium/long 

Short to long term. The issue will remain relevant from the outset. 

Probability  

High/medium/low 

High. There is likely to be an increase in crime. 

Status  

Negative / positive 

If crime and security are not properly managed, it will have a very negative 

impact on the local area.  

Confidence  

Sure / unsure 

Unsure. It is not specifically clear exactly how crime & security will be managed. 

Reversibility 

Reversible / Irreversible 

Reversible 

 

Recommended mitigation measures 

The management of crime & the promotion of the safety of all affected people can be mitigated by 

the introduction of measures to increase security both within the development and in surrounding 
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areas. This can be done by the introduction of a police station in or near the precinct, supported by 

community policing initiatives dedicated to managing any problems. A critical success factor will be 

the mobilisation of communities into common cause around this aspect. In the privately owned 

sections of the Cornubia Phase 2 development it is likely that Management Associations will be 

established, taking on security management as part of their mandate. This has been done 

successfully in other Tongaat Hulett Developments.  

It will be important to attempt to mobilise residents of BNG and GAP precincts around crime and 

security management from the start, rather than attempt to do it after the event.  Residents of the 

Cornubia Phase 1 Pilot Site have already requested the establishment of a temporary police station 

in their precinct.  In addition, people in nearby Phoenix resent the fact that their already limited 

policing resources are expected to stretch even further to encompass Cornubia.  There is and 

important lesson in this. 

6.1.10 Impact on education & learning  

Big developments accommodating up to 25,000 households will need to address education and 

learning from the start. Education is a provincial mandate. This is an aspect of the Cornubia 

Development that depends on cooperation between different tiers of government. As it is, the 

development of Cornubia Phase 2 has the following in the framework plan: 

‣ 1 tertiary non-university institution. 

‣ 7 Secondary schools. 

‣ 18 primary schools. 

 

Population related specifications suggest that there should also be 41 ECD facilities. None are 

planned for. 

 

Description of the impact 

The impact of the proposed Cornubia development on education and learning could be positive 

given national, regional and local government commitment to building optimal numbers of schools 

inside the development. However, unless these amenities are introduced right from the pilot phase, 

there is likely to be a negative effect on educational resources and institutions in neighbouring areas. 

It is noted in this regard that the first two phases of the proposed development involve the building 

of BNG houses for “new” residents into the area, with a concomitant influx of school age children. 

This has already been flagged as a significant problem. 
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There are already concerns being raised in relation to the Phase 1 part of the Cornubia development 

in relation to schools. People resident in the Pilot Site are sending their children to schools in 

surrounding areas, in Phoenix and at Blackburn. Those that cannot pay transport fees are not 

sending their children to school at all. There are no on-hand ECD facilities for pre-school children 

other than informal child-minding arrangements between neighbours. 

In regard to training facilities, the same concerns arise. There is already inadequate skills 

development and training resources in the area, and those that exist will not bear much more 

pressure. The provision of training supports the principle of “zero unemployment” espoused by both 

developers.  The Tongaat Hulett sponsored Social Sustainability and Innovation Programme has 

begun to facilitate skills training, job placement and ABET within the Pilot Site. 

Whether the impact is positive or negative depends on how the matter is handled right from the 

start. 

 

Table 32. Impact table for Education & Training 

Impact Criteria Impact Comment 

Extent 

(site/local/regional) 

Local The impact will be felt by existing resources in the local 

surrounding communities. 

Magnitude  

High/medium/low 

Low  The negative impact will be low if promises to build appropriate 

quotas of institutions are honoured. 

High The negative impact will be high and negative if promises are not 

honoured. 

Duration  

Short/medium/long 

Short to long term. The impact will increase as more people move into the 

development.  The impact has already been experienced within the Pilot Site. 

Probability  

High/medium/low 

Unclear at this time. Information committing the Education authorities to 

building schools is not finalised.  

Status  

Negative / positive 

Potentially positive or negative depending on delivery. 

Confidence  

Sure / unsure 

Unsure. Information committing the Education authorities to building schools is 

not finalised. 

Reversibility 

Reversible / Irreversible 

Reversible 

 

Recommended mitigation measures 

Evidently a temporary school is being planned for operationalisation in the Pilot Site for 2014.  This 

must be ensured. 

The negative impacts of over pressurising existing resources will be well offset by the introduction of 

public and private educational institutions and supporting resources. Aside from schools, it would be 

appropriate to see the establishment of skills development centres that address the need to 

stimulate employment. Early Childhood Development centres are highly desirable. 
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In the early stages of Phase 2 Development, it would be prudent to establish at least temporary 

educational facilities as Phase 1 residents are already pressurising schools in neighbouring areas. 

NGOs/CBOs/FBOs could be mobilised to assist with education provision. 

Schools in neighbouring areas should be scoped to assess their ability to absorb learners from within 

Cornubia. 

 

6.1.11 Impact on recreation & leisure  

Recreation and leisure in this day and age in an urban context comes from a variety of factors, 

including sport, entertainment facilities, outdoors resources such as parks, and other community 

based activities. In a big mixed-use development such as Cornubia, the scope for leisure facilities is 

extensive. 

Description of the impact 

The physical nature of and the design ethic behind the Cornubia Development lends itself to 

contributing significantly to the provision of recreation and leisure in an area historically devoid of 

the same. In Cornubia Phase 2 as much as 399ha out of the 907ha will be maintained as open green 

space. This includes Marshall Dam and the area immediately surrounding this natural asset. There 

will be designed into the development from the outset an elaborate network of parks and 

recreational areas that could be used for leisure activities. The urban design team has an explicit 

mandate to optimize this feature to add to the quality and uniqueness of the development. Given 

that there are very few and only very small park-type spaces in the broader area all around the 

Cornubia site (with the exception of Mt Edgecombe), this feature is likely to please residents of all 

the surrounding communities. 

There is a danger that green spaces will not be well managed, and could become unsafe areas 

harbouring criminal activities, or could become overgrown and inhospitable. It is noted that in 

privately owned spaces, the responsibility for maintenance will devolve to the owner. In common 

spaces, the Department of Parks & Recreation will be the responsible agent. Given that other public 

areas on the periphery of the city are not adequately managed and secured, concerns have been 

raised in this regard. 

Aside from the green open spaces within Cornubia, there are the following shared facilities specified 

in the framework plan for Phase 2: 

‣ 2 swimming pools. 

‣ 3 libraries. 

‣ 4 community halls. 

‣ 14 shared sports fields located at the Secondary schools, but available to the public. 
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The layout design of the residential units has been done in such a way as to create “centrally located 

courtyards” which can be used for leisure. 

it is supposed that the commercial precincts will include other leisure related activities, from 

shopping to restaurants, cinemas and other options. 

Table 33. Impact table for recreation & leisure 

Impact criteria for 

recreation & leisure 

Impact Comment 

Extent 

(site/local/regional) 

Local The benefit is likely to be enjoyed mainly by people living within 

Cornubia and the other areas within Zone A. 

Magnitude  

High/medium/low 

Medium While it is likely to be well received, the provision of leisure & 

recreation opportunities within Cornubia are likely to be of only 

medium magnitude given that those further away have access to 

alternatives. 

Duration  

Short/medium/long 

Medium to long term. Benefits are likely to be enjoyed once a large portion of the 

development is completed. 

Probability  

High/medium/low 

Medium. The probability of positive impact will be medium as delivery on provision 

and management will require coordination and resourcing. 

Status  

Negative / positive 

If planned recreational and leisure facilities are provided as per plan, then the 

impact will be very positive. 

Confidence  

Sure / unsure 

Unsure. There is no clear management strategy that has yet been defined regarding 

this issue, although there is a commitment from Tongaat Hulett Developments that 

the part of the Cornubia site in its ownership will be managed as part of the duties 

of a Management Association. 

Reversibility 

Reversible / Irreversible 

Reversible. 

 

Recommended mitigation measures 

As the amount of green open space within the proposed Cornubia Development is so large, it would 

be of great value to the developers to manage this aspect optimally. The scope and nature of the 

natural features on the site lend a unique quality which could become a major asset, not only to 

residents of Cornubia, but also to surrounding communities. If badly managed, the cost will be great 

to the aesthetics of the site and the effectiveness of the overall development. It is proposed that 

private sector developers team up with the relevant city departments to ensure that the open space 

is well managed, maintained and safe. 

There are extensive enterprise development opportunities inherent in the provision of recreation 

and leisure, especially around the open space management. Already the Tongaat Hulett 

developments SSIP programme has mobilised 2 cooperatives to assist with alien eradication and 

indigenous plant nursery services. There is talk of cycle trails, cycling development projects, pump 

tracks and the like.  
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It would be of benefit to erect an outdoor gym facility as is provided in some of the public parks 

around eThekwini. 

It is suggested that other non-sport leisure activities be promoted using libraries and community 

halls, such as music, drama and other cultural clubs. 

 

6.1.12 Impact on health 

Public healthcare in South Africa is inadequate in the best of areas. An area accommodating 100,000 

people, many of them from a low income bracket, will require urgent and proper services.  

As on the provision of other social amenities such as education, it is noted that the development 

plans for Cornubia include the provision of two appropriate health facilities as determined by 

quotas. There is a shortage of health care facilities in the area presently and there is no possibility 

that existing facilities will cope with an influx of some 100,000 people into the area.  

It should be noted that with the fact that the majority of people moving into Cornubia will be poor, 

health care is a major concern. It is noted that unless a holistic view is taken with regard to health 

and welfare, the health concern will be exacerbated. The BNG/FLISP precincts must be managed in 

such a way as to promote health and not cause disease, through appropriate water, sanitation and 

waste disposal systems and procedures.  

Description of the impact 

If new facilities are not provided, the impact of the Cornubia development on health care in the area 

will be massive and negative. The Phase 1 residential Pilot site has the services of a mobile clinic that 

comes weekly. 

The regional hospital to be erected at the Bridge City development will go a little way to alleviating 

the pressure on other hospitals, should none be built in Cornubia, but it will need to be supported by 

the provision of clinics. 
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Table 34. Impact table for health services 

Impact criteria for 

health services 

Impact Comment 

Extent 

(site/local/regional) 

Local The negative impact of pressure on existing & potential health 

services will be felt most in the Zone A area. 

Magnitude  

High/medium/low 

Very high Given that a majority of people moving into Cornubia will be poor, 

health concerns are more likely, therefore a failure to provide 

adequate health care will impact heavily on both local residents, and 

on existing health facilities in neighbouring areas, which are already 

over- subscribed. 

Duration  

Short/medium/long 

Short to long term. As the provision of BNG housing will herald the development, 

and become a significant feature, this issue starts at the beginning and continues 

long term. 

Probability  

High/medium/low 

Medium to high probability that impacts will be negative and provision of 

services will be slow. 

Status  

Negative / positive 

Again, the status of the impact will depend on service delivery. Impact will be 

negative if inadequate services are provided. The fact that KZN suffers the 

heaviest incidence of HIV & AIDS makes the problem greater. 

Confidence  

Sure / unsure 

Unsure. There is a national shortage of healthcare professionals. Two additional 

public facilities in eThekwini may not find sufficient staff. 

Reversibility 

Reversible / Irreversible 

Reversible 

Recommended mitigation measures 

The Public private partnership behind the Cornubia Development must actively and tirelessly 

advocate for the provision of adequate healthcare facilities on site.  

Aside from providing state healthcare facilities, it is proposed that other health supporting 

programmes are introduced into the picture, including programmes to support nutrition and fitness. 

The introduction of food gardens, advice centres and awareness campaigns are important 

interventions that could assist. 

NGOs and CBOs operating in this sector should be mobilised. 

6.1.13 Integrated Human Settlement Planning 

The principle of Integrated Human Settlements underpins national government housing legislation in 

recent years. It is a rational approach to solving a massive and inter-related development challenge. 

For the early years after 1994, the focus was merely on the provision of as many houses as possible, 

anywhere. As time has passed, national government has realised that a more sustainable approach 

is a necessity to successful delivery, and that providing housing needs to be coupled with other 

aspects of service delivery and town planning. Included in this revised paradigm is the need to 

involve the private sector in delivering housing solutions. The Cornubia Development is rightly a 



 111 

prime candidate to demonstrate and showcase the policy and implementation of Integrated Human 

Settlements. 

The planning process that has been employed for the Cornubia development has matured over a 

period of many years. In the early planning phase, the concept of integrated human settlement 

planning was a key challenge. The Education & Training Unit22 describe as the raison d’être for 

integrated development planning the need to counter the planning phenomena of the previous 

dispensation, where Apartheid planning resulted in: 

‣ Racially divided business and residential areas  

‣ Developments that did not cater for the poor - with long travelling distances to work and 

poor access to business and other services.  

‣ Massive differences in level of services between rich and poor areas  

‣ Sprawling informal settlements and spread out residential areas that make cheap service 

delivery difficult. 

In line with government policy, and with the IDP of eThekwini, Cornubia planners have come up with 

a design that specifically seeks to address the legacy of Apartheid urban planning., while at the same 

time meeting the interests of both public and private sector partners of the Cornubia PPP. In many 

ways, the Cornubia site provides an exciting opportunity to address historical dislocation, just by 

virtue of its own location, functioning as it has done so to separate the so-called Black and Indian 

areas from each other and from Whites in areas such as Umhlanga. As a new development, it has 

the potential to “fill in” the space, with homes, resources, shopping facilities, work opportunities, 

and a whole network of infrastructure that will not only benefit the Cornubia location, but all areas 

around. It will function to create “meaningful and viable east-west linkages in the north of the 

city”.23  The placement of the new airport just north of Cornubia adds to the mix.  

The planning for the internal spaces of Cornubia has also been designed to promote the concepts 

underpinning integrated development planning. The original planning concept was of a mixed-use 

development, bringing living spaces together with work, leisure, convenience and shopping. With 

the purchase of over 600ha by the eThekwini Metro Municipality for BNG and affordable housing, 

the concept of integrated development planning is taken to a deeper level. 

The degree to which the Cornubia development planners have embraced integrated development 

planning is itself ground-breaking, making this development something of a pioneer. The success of 

this approach depends on the degree to which all development partners retain their respective 

commitment to the concept, and ensure that it is not undermined by inappropriate, uncoordinated 

or inadequate provision of services and support; or by a clash of imperatives and interests. The 

                                                
22

 http://www.etu.org.za/toolbox/index.html 

23
 McCarthy, Jeff. 2006. Durban’s Cornubia Area: Issues of Future Land Use Balance 
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interface between eThekwini’s housing precinct and the private sector region will need to be 

addressed and managed to the benefit of both.  

Description of the impact 

The impact that Cornubia could have on the Integrated Development Planning will only really be 

measured when a significant proportion of the development is operationalised. The concept of 

integrating all aspects of human living sounds feasible, and the projected benefits are laudable.  

At a residential level, the concept of engineering social integration by bringing people from various 

cultures together in a broader context where homogenisation has been the order of living is 

important, but it will not flow naturally for some time to come.  This is already evident in the 

Cornubia Phase 1 Pilot Site.  English and Afrikaans speaking residents feel marginalised at public 

meetings where the lingua franca is isiZulu.  It is likely that citizenship and tolerance may need to be 

facilitated in early years.  Also at a residential level, the design of the development is likely to see 

people from a high LSM living away from their poorer neighbours, in the Town Centre and along 

other spines within the non-eThekwini owned portion of the site. The biggest and most positive 

impact will see the integration of areas of economic activity with residential areas, bringing people 

living closer to their places of work. Likewise, the integration of social facilities into the broader 

space is positive as it facilitates access. 

Table 35.Impact table for Integrated Development Planning 

Impact criteria for Integrated 

Development Planning 

Impact Comment 

Extent 

(site/local/regional) 

Local The impact of this approach will be local but will have national, and 

even international, interest value, as being one of the first 

consciously planned integrated human settlement developments. 

Magnitude  

High/medium/low 

Medium Again, the magnitude is associated with the precedent setting 

nature of the development, and will ultimately be determined by 

the success of the development over a period of time.  

Duration  

Short/medium/long 

Long term. Unless the integrated development fails, the impact is likely to be 

felt long term. 

Probability  

High/medium/low 

Medium. The probability of the development is reasonably high, what is less 

certain is the successful and coordinated delivery and management of the 

integrated approach to the development. 

Status  

Negative / positive 

If the Cornubia Development is successfully delivered as an example of 

Integrated Human settlement policy, the impact within and around the 

Cornubia area will be very positive. Success requires extensive coordination by 

all parties. 

Confidence  

Sure / unsure 

Unsure. The final details of how all areas will be managed are not certain. 

Phase 1 progress shows that the commercial and industrial precincts are in 

demand. The building of the pilot site BNG units requires finer management to 

build confidence that the next phase will be successful. 
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Reversibility 

Reversible / Irreversible 

Irreversible. 

 

Recommended mitigation measures 

The integrated planning initiative underpinning Cornubia is untested in a context such as this. There 

is concern from a number of communities regarding how a low income community can successfully 

exist alongside & within a proposed development of a middle class and mixed-use character. In real 

terms, there are a number of social challenges that could, and are likely to, occur as a result of the 

presence of this mixed juxtaposition of areas. It is incumbent on the developers to be honest and 

proactive about these potential challenges & manage them from the outset. A representative and 

resourced monitoring and evaluation function lies at the heart of any management action. It is 

proposed that such a function be structured & formalised as soon as possible to ensure that it is 

always proactive. There are a number of strategies that could be employed to offset and avoid 

future problems, including: 

‣ Extensive and coordinated stakeholder engagement and mobilization will be key factors in 

ensuring the success of the social impact of the development. This will include much 

information sharing, education and support. 

‣ Establishing community forums. 

‣ Ensuring good service delivery in the whole precinct. 

‣ Creating job opportunities targeting residents of the housing estate. 

‣ Establishing demand-driven skills development programmes targeting residents of the 

housing estate. 

‣ Supporting local SMME establishment. 

‣ Initiating socially-minded development programmes. 
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7. Concerns & Recommendations 

On the whole, almost all communities likely to be affected are excited and enthusiastic about the 

Cornubia development, noting the positive potential in terms of housing opportunities, employment 

and business opportunities, access to social amenities and overall development of the northern and 

western corridors. During the Public Participation Process, and during the investigation for the Social 

Impact Assessment, a number of concerns and questions were posed. As the SIA inherently includes 

the opportunity to feed into the planning process, it is pertinent to log specific concerns and present 

recommendations that assist to neutralise the concerns where possible.24 

7.1 Concerns 

The following are the major issues, questions and concerns that have been raised: 

‣ Information sharing, stakeholder engagement and transparency. A number of concerns 

have been raised regarding the availability of information about the development, and 

the dissemination of this information. Related is concern about the need for ongoing 

consultation processes. 

‣ Lack of surety of the proposed plan being implemented as presented, especially as 

people perceive government agencies as less able to be responsive and decisive. 

‣ Allocation of housing is a big concern.  More recently, probably as the housing crisis in 

neighbouring areas worsens, people have expressed disappointment at what they 

perceive to be an inequitable allocation policy. 

‣ There is significant disappointment at the reduction of housing units on offer, between 

the earlier round of consultations and those of 2014. 

‣ Stakeholders are concerned that “outsiders” are being afforded opportunities over 

others closer to the site.  People wished to be assured that job and business 

opportunities would be localised as far as possible, especially during the construction 

phase. 

‣ The potential for corruption was noted as a concern, especially as people noted that 

some people living in the Cornubia Pilot Site have luxury cars parked in driveways.  

Concerns were also tabled about the lack of transparency in regard to the awarding of 

contracts for construction and related works. 

‣ The impact of funding the free and affordable housing precinct on ratepayers in 

surrounding areas was queried, noting that these residents would not be paying rates. 

                                                
24

 A full description of the issues trails of two sets of consultation processes are attached as evidential material 

to the EIA. 
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‣ Concerns were expressed that the provision of free housing would result in an increased 

and unmanaged flow of people into surrounding areas hoping to benefit. 

‣ Housing typologies was raised as a concern.  Some stakeholders were unimpressed with 

the model of housing, preferring the individual stand alone type. 

‣ Concerns were raised about the impact of low cost houses on properties in the areas 

close to these precincts 

‣ Concerns about the ability of beneficiaries of BNG houses to respond to body corporate 

management processes were raised.  How will education on such issues be managed, 

and by whom? This was linked to the problem that would arise regarding how residents 

of BNG houses would afford to maintain homes and areas around homes? 

‣ Housing densities was a concern.  There were points raised on both ends of the 

spectrum.  Those criticising planners for there being not enough density and therefore 

fewer units on offer, and those who preferred less density. 

‣ It was noted that there is a potential for the escalation in social problems often 

associated with high-density living, including the emergence of “illegitimate” control 

elements such as drug lords. Can communities be assured that this will not happen in 

Cornubia? 

‣ Management of city-owned space raised concerns.  

‣ Traffic Management & Congestion was a concern for all communities along the M41 

and R102 routes. 

‣ Increased pressure on existing services was raised as a concern, including sewers, water 

resources, electricity provision, telecommunications, landfill sites.  

‣ Lack of surety regarding the provision of social services on the site (Waterloo was 

promised 9 schools, for which planning provision was made, but there is only one high 

school). 

‣ Concerns regarding timing of provision of social amenities to prevent impacts on 

existing services, such as schools, police stations and health facilities. 

‣ Environmental concerns were raised, including 

 Noise pollution (especially for those to be living / working in area close to new 

airport flight paths. Has the fact that the Airforce will be moving to the new 

airport in the near future been factored into noise pollution measurements? 

 traffic emissions  
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 damaging of wetlands within the site, as well as potential degradation of water 

ways in the future 

 loss of green space 

 pollution from even light industry 

 refuse removal 

 Recycling 

 Change of land use 

‣ Concerns were raised around the viability of the “integrated living” approach. What 

supportive measures will be put in place to support the process of social integration? 

‣ People were concerned that Cornubia as a concept has been overly politicised. Can 

communities be assured that Cornubia will not be abused for political gain, either by the 

National, City government or by councillors? 

 

Additional questions included the following: 

‣ Will Parks & Gardens have the resources to manage the open green spaces properly? 

‣ Is the city planning to buy more land within Cornubia? 

‣ Will THD definitely develop the rest of the site? 

‣ Will skills development programmes be introduced to support local job seekers and 

entrepreneurs and ensure sustainability? 

‣ All areas surrounding Cornubia will be affected. How are these impacts being assessed 

and managed? 

‣ Will investors feel confident to invest in integrated developments of this kind? 

‣ Will their investments be protected by assertive management practices? 

‣ How stable is the Tongaat Hulett Developments / eThekwini Metro Municipality 

working relationship? How will the two “contracting” parties ensure that each other is 

bound to deliver on commitments? 

 

7.2 Recommendations 

A number of recommendations have been captured in the process of this SIA. They are presented 

here in relation to challenges that have been identified above. 
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7.2.1 Monitoring and Evaluation 

A process or system to enable developers to monitor all aspects of the development throughout its 

lifetime should be implemented from the start. The Cornubia development is unique in many ways, 

and is ground breaking. To ensure a proactive commitment to problem-solving and to enable 

replication and lesson learning, monitoring and evaluation is critical. 

7.2.2 Stakeholder Engagement 

A concern identified was that the lack of information about the development had the effect of 

alarming those communities likely to be affected by the Cornubia development to one degree or 

another. It is noted that in these times, the general public is much more politicised than they were in 

the past, and that they expect to be informed about changes in their communities. This is noted as 

being in line with the democratisation of the South African society. It should be noted that this 

general request to be informed, can be associated with the rights that people have to comment, and 

object or support actions that contain public processes such as Environmental Impact Assessments. 

Often such actions impact on service delivery in some way. In the case of the Cornubia development, 

the magnitude of the proposed action, and the nature of it, is bound to attract attention from a 

significant range of stakeholders.  

As noted, there are some nine communities who will be directly affected by this development, some 

positively and some negatively. The fact that there are clearly some political elements to the 

development mean that there is bound to be some degree of public debate, and political mileage to 

be derived from either supporting the development or objecting to it. It is therefore posited that the 

Cornubia development should be handled particularly sensitively by those responsible for its 

development. The consultation process conducted thus far has clearly indicated that there is a need 

to engage the public much more, and with more information, if their support is to be maximised.  

It is proposed therefore, that the developers formulate a thorough stakeholder engagement process 

as a matter of urgency that represents all affected communities. This should entail the establishment 

of a structure, or forum, that is mandated to carry information between communities and the 

developers, and other relevant stakeholders at different times, with the express view of ensuring 

that information is shared on an ongoing basis, concerns are tabled and directed to appropriate 

principals, and that other benefits and challenges are managed as they arise. Such a stakeholder 

engagement structure would need to have built in mechanisms to ensure that information flows 

backward from representatives to their respective communities in a regular and efficient manner. 
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7.2.3 Provision & allocation of housing 

As a significant portion of the Cornubia development is concerned with the provision of housing of 

one type or another, it is important that this issue be handled with a full understanding of the 

concerns expressed by the public on a number of fronts. In the municipality of eThekwini there is a 

well documented shortage of housing. Not only are there some 400 informal settlements in 

eThekwini Metro Municipality, but almost all areas within the city have more people than they have 

houses for. This is as true of all the areas around the Cornubia site, with the exception of Mt 

Edgecombe. All consultations held during the SIA process tabled concerns about housing shortages. 

An issue of significant concern is the perception that the process of allocation is not transparent, and 

that only certain segments of the population would benefit.  

The City government’s Department of Housing needs to address the issue of communication 

regarding the range of houses being built and offered on land owned by the City. An education / 

information campaign needs to be carried out to address this issue. Associated with concerns 

regarding free housing, were concerns about the fact that beneficiaries of BNG houses were to come 

from a distance from the area, and that shack dwellers from closer to the site would not benefit. 

Residents from lower income groups, but who did not qualify for BNG houses were concerned that 

processes for accessing housing in Cornubia were bound to be “corrupt”. 

7.2.4 Management Associations and Bodies Corporate 

The issue of internal management is likely to present a number of challenges to residential and 

business owners alike. The size of the Cornubia site, and the varied components that make up the 

proposed plan, need to be factored into how the overall site and the individual precincts will be 

managed. This needs to be considered and worked out from the outset.  

The private sector owned areas are likely to draw on models that have been defined and which 

appear to function effectively in places like the Umhlanga Town Centre. The BNG housing precinct 

presents special challenges. The prospective residents of this area are likely to be unused to the 

body corporate type approach to managing areas with extensive communal space. Of greater 

concern, however, is the fact that this constituency is unlikely to have the material resources to 

effectively manage the areas around individual homes. Even the housing typologies are likely to be 

unfamiliar and will require support in terms of maintenance and management. 

It is proposed that the Housing Department of the eThekwini Metro Municipality strategise at this 

early juncture, in consultation with community leaders as to how these challenges should be 

handled. 
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7.2.5 Support for homeowners in BNG housing precinct 

As mentioned above, it is unlikely that the homeowners in the BNG housing precinct will have the 

resources to maintain their homes and the areas around their homes adequately. Given the size of 

the precinct, this could become a problem. The present assumption is that as homeowners, they will 

be responsible for maintenance and upkeep. This is likely to be possible only if residents all have jobs 

from which they earn sufficient to spare money for home maintenance. This is likely to require 

interventions to maximise this outcome. 

It is proposed that there be some kind of agency appointed to do a skills audit of all unemployed, 

and/or under employed residents of the BNG housing precinct at the earliest possible date. A 

database should then be developed to ensure that those who already have skills be identified, and 

that should the opportunity arise, that these individuals be given preferential treatment to take up 

opportunities. This skills audit should be linked with a skills development programme specifically 

targeting those living first within Cornubia and those within the Zone A area. 

It is also proposed that a fund be established at the earliest by the developers, and into which all 

homeowners pay a small levy, expressly for the purposes of maintaining the precinct. 

The Department of Parks and Recreation of the eThekwini Metro Municipality will be responsible for 

the care taking of the open spaces within the Cornubia development. It is possible that they could 

establish maintenance teams drawn from the resident community but supervised by their staff to 

carry out this function. 

7.2.6 Job creation, business opportunities and skills development 

Job creation, business opportunities and skills development are likely to be high on the agenda of all 

concerned in relation to the Cornubia development. It is essential that this issue be tackled right 

from the start. There will be a significant demand for workers from the unskilled to the skilled from 

the start of the construction period. The developers should ensure that procurement policies are 

such that the maximum opportunities for employment, contracting and sub contracting devolve to 

firstly those unemployed living inside the development and those living in areas surrounding the 

site. 

In addition to providing job opportunities, it is important that skills development programmes be 

brought to bear on the communities in and around Cornubia. Skills development must be demand 

driven, of a high standard and designed to create sustainable workers. This programme could well be 

run in conjunction with other developments in the general neighbourhood, including the airport and 

Bridge City. 
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Skills development should be aimed at Adult Basic Education, skilling the unskilled, upskilling the 

semi-skilled, and providing extension to skilled personnel. In addition, SMME support and business 

skills training should be introduced. Mentorship programmes should also be a part of the process. 

7.2.7 Environmental management and associated opportunities 

There are a number of opportunities associated with the protection of the environment that could 

be introduced in the Cornubia development. The nature of the site, with its 450ha of green spaces, 

provides an unusual and exciting opportunity.  

Firstly, there should be “green teams” employed to protect and preserve the open spaces 

throughout the site. Members of these teams could be drawn from the ranks of the unemployed, 

and trained to fulfil the required functions (alien eradication and control, landscaping, flora and 

fauna identification and care, etc). Such teams could be provided with training to set up small 

nurseries to sell trees and other plants to the developments and to individual homeowners, and thus 

develop into SMMEs. Recycling programmes could support composting for use in the gardens and 

for sale. 

Building design and methodologies should include environmentally friendly innovations wherever 

possible. 

Recycling should be introduced into the whole development as an important waste management 

solution, and likewise could present incomes generating opportunities for local entrepreneurs. 

Energy saving and alternative energy source systems could be introduced throughout the 

development. Solar power is an obvious example. 

Water management and protection of the existing sensitive water courses and wetlands throughout 

the site should be a priority and receive particular care. 

Schools to be built within the development should utilise open spaces as important learning 

resources. 

An environmental resources centre could be established within the site to educate and promote 

environmentalism. 

Create health-supporting activities throughout the development site, in the form of nature trails, 

jogging and cycling paths, open-air exercise spots. 

The introduction of food gardens throughout the development where appropriate and possible. 
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7.2.8 Social Upliftment Programmes 

Given the integrated nature of the proposed development, there are likely to be many opportunities 

for the establishment of a range of programmes and initiatives designed to support social 

upliftment. This could range from feeding schemes to supporting schools; from social clubs to 

mentorship programmes; from leadership development to cultural exchange programmes.  

The range of businesses that will be associated with the development over a long period, from 

construction to operation, could feed into a fund, managed by appropriate structures, to identify, 

initiate and support the upliftment of the “Cornubia Community” 
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8. Conclusion 

This SIA attempts to draw on a set of principles that are designed to encourage development to be 

directed to the greatest good. Early approaches to assessing social impacts were somewhat 

detached, preferring to simply log the effects of an action on how people live in a given area. More 

recently, there has been a move to contextualise developments (or other actions, policies and 

decisions) more specifically and to ties these impacts to history, and to see how the negative impacts 

can be mitigated and the positive impacts be enhanced. Central to this approach is consultation, and 

the availability of the decision-making process to incorporate findings to ensure an improved 

outcome. 
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