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Context

In 2001, State President Thabo Mbeki announced an initiative to address underdevelopment in the most 
severely impoverished rural and urban areas (“poverty nodes”) in South Africa, which house around ten 
million people.

In 2001, State President Thabo Mbeki announced an initiative to address underdevelopment in the most 
severely impoverished rural and urban areas (“poverty nodes”) in South Africa, which house around ten 
million people.

The Urban Renewal 
Programme (urp) and the 
Integrated Sustainable Rural 
Development Programme 
(isrdp) were created in 2001 
to address development in 
these areas. These initiatives 
are housed in the 
Department of Provincial and 
Local Government (dplg).
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Motherwell poverty node

z Research process

z Overview

z Themes

– Residential life

– Commercial activity

– City linkages

z Summary

z Appendix

z Activities

z Documents

z People
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MotherwellResearch process
Summary of what we have done

ActivitiesActivitiesActivities DocumentsDocumentsDocuments PeoplePeoplePeople

z Desk research
z Single visit to node

– 29 August-
1 September 2006

– Investigation of 
economic 
opportunities and 
challenges; analysis 
of constraints faced 
by nodal businesses

z IDP, 5th edition
z MURP Master Plan
z Motherwell 

Transportation 
Development plan

z MURP progress report
z Nelson Mandela Bay 

Municipality (NMBM) 
transport plan

z MURP Baseline survey
z MURP unemployment 

report
z NMBM SDF
z MURP Presentations

z Type of people met
– Provincial and local 

government 
employees

– People in private 
sector / business 

– Local community 
people 
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Motherwell poverty node

z Research process

z Overview

z Themes

– Residential life

– Commercial activity

– City linkages

z Summary

z Appendix

z Introduction

z Key data points

z Current action
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Overview

SnapshotSnapshot

Area summaryArea summary

Key challengesKey challenges

GeographyGeography

Spatial developmentSpatial development

DemographyDemography

Income and employmentIncome and employment

HealthHealth

Development scorecardDevelopment scorecard

GovernanceGovernance

ProjectsProjects

EducationEducation

IntroductionIntroductionIntroduction Key data pointsKey data pointsKey data points Current actionCurrent actionCurrent action

Introduces the node; 
summarises key issues

Lists pertinent facts 
and figures

Describes current 
interventions
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Snapshot

Historical overviewHistorical Historical ooverviewverview

� Motherwell was established in 1982 

� The aim was to accommodate people who had illegally occupied areas located in the flood plain in 
Soweto-on-Sea as well as the normal influx into the city area

� Motherwell comprises 17 neighbourhood units referred to as NUs 1 to 12 and NUs 29 and 30, as well as 
the neighbourhoods known as Ramaphosa, Ikhamvelihle and Steve Tshwete Village

� The area is expected to benefit from the Coega Industrial Development Zone, which is currently under 
construction 5km from Motherwell

� Motherwell was established in 1982 

� The aim was to accommodate people who had illegally occupied areas located in the flood plain in 
Soweto-on-Sea as well as the normal influx into the city area

� Motherwell comprises 17 neighbourhood units referred to as NUs 1 to 12 and NUs 29 and 30, as well as 
the neighbourhoods known as Ramaphosa, Ikhamvelihle and Steve Tshwete Village

� The area is expected to benefit from the Coega Industrial Development Zone, which is currently under 
construction 5km from Motherwell

Note: 1Census 2001 data suggest 117,300 citizens; the cabinet report reports “close to 400,000” inhabitants; while the MURP estimates 250,000
Source: Stats SA Census 2001; MURP, 2005 Cabinet Report on Motherwell

MotherwellMotherwellMotherwell

Key information

Est. population: 2005 187,680

Area 35.5 km2

Population density: 2001 5,286 Inhabitants / km2

Estimated GDP: 2004 R414,6 million

Province Eastern Cape

Municipality Nelson Mandela Bay
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MotherwellIntroduction
Area summary

z Motherwell is quickly catching up with service backlogs, and the housing 
situation, in particular, has improved considerably

z However, owing to very low densities and considerable poverty, the area will 
continue to struggle to achieve sustainability and urban efficiency

z Motherwell’s economic future depends largely on its ability to capture the 
opportunities created by Coega …

z …but the benefits of Coega will also accrue to people across the city, many of 
whom are better equipped to take advantage of these opportunities
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MotherwellIntroduction 
Summary of key development challenges

Source: NMMU webpage, Cabinet Lekgota Report, Monitor analysis

z Motherwell’s low commercial and residential density create challenges of 
business viability and economic sustainability 

z Education and training needs to focus on ensuring that Motherwell’s
residents are equipped to benefit from the growth sectors in Coega and 
the rest of the municipality

z Current funding levels may not facilitate the alleviation of all social and 
economic backlogs

z Given its other priorities, Motherwell struggles to capture the attention of 
policy-makers and officials in offices across the municipality

z Ensuring that the maintenance of existing and planned infrastructure is 
financed sustainably will be a challenge
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Segments of local people

Government Employees

All government employees, 
like teachers, nurses, 

doctors

Name of segment

Economic activity

How to increase 
their productivity?

How could they 
increase their 

personal income?

How could they 
decrease their 

personal costs?

Constraints to 
economic growth 

they are facing

Investment 
opportunities in this 

segment

n/a

n/a

n/a

Salaries are “capped”

Build more institutions

Externally Employed

Employees in unskilled 
(domestic work, 

construction) and skilled
work

Reduce transport costs, 
improve skills to increase 

trade

Improve skills

Reduce transport costs; 
reduce job seeking costs

Their skills-set limits the 
earnings potential

Focus training on needs of
Coega

Locally Employed

Single entrepreneurs 
(spaza, construction, taxis) 

and co-ops (agriculture)

Link transport hub to 
commercial infrastructure to 

increase footfall

Follow up on more diverse 
business ideas

Increase business skills to 
assist in better run 

businesses

Access to market, access 
to capital

Business hives and trading 
centres

Segment 1Segment 1Segment 1 Segment 2Segment 2Segment 2 Segment 3Segment 3Segment 3
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Local people portrait – Sonwabo Mkokeli

However, this also implies that in order to remain competitive, Sonwabo cannot charge prices on bread that are considerably 
higher those of national brand stores. This is despite his procurement costs being higher than those of, for instance, Spar, which 
bakes its own bread. 

In recent weeks, the situation was further complicated by a strike at his bread supplier. This meant that Sonwabo had to fetch 
bread every morning at around 4:30am from the plant. The cost of public transport resulted in his profit margin on bread nearly 
eroding completely. For the rest of the stock, Sonwabo makes use of a wholesaler, where he purchases stock twice a week. He 
cannot carry large inventory, as the wholesaler only gives him finance for four days.

The average transaction in his spaza shop is very small – amounting to between R2 and R5, for instance for a loose cigarette or 
a few sweets. Revenue is mostly generated early in the morning, before his customers go to work, or in the late afternoon, when 
his customers return. This means a long work day, seven days a week: Sonwabo normally rises at 5am, and only closes the 
store at 7pm. 

The store is heavily integrated with the family’s livelihood. His wife is the only other person who works in the store.

Source: Qualitative interviews, Monitor analysis

Sonwabo Mkokeli (63) started a spaza shop, Vovo’s Cafe, approximately ten 
years ago. He runs the business from a converted room adjoining his house in 
NU2. 

His business experiences continuous competition both from other spaza
shops, and the national brand retailers like Spar and Shoprite. As the store has 
very limited turnover, and Sonwabo is unable to source credit, the range of 
products offered in his store is limited to frequent turnover goods, like 
cooldrinks, sweets, detergents and some food items, like bread and canned 
vegetables. In effect, his store fulfills the function of a local convenience shop.

Bread has a crucial function in the running of his store, as it ensures that 
customers, especially from the immediate neighbourhood, frequent his store. 
Often, customers will make use of the opportunity and buy other goods that 
provide a slightly higher profit margin than bread.
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Overview

SnapshotSnapshot

Area summaryArea summary

Key challengesKey challenges

GeographyGeography

Spatial developmentSpatial development

DemographyDemography

Income and employmentIncome and employment

HealthHealth

Development scorecardDevelopment scorecard

GovernanceGovernance

ProjectsProjects

EducationEducation

IntroductionIntroductionIntroduction Key data pointsKey data pointsKey data points Current actionCurrent actionCurrent action

Introduces the node; 
summarises key issues

Lists pertinent facts 
and figures

Describes current 
interventions
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Node mapNode Node mmapap Geographical featuresGeographical Geographical ffeatureseatures

Sub-areas

z The area comprises 16 neighbourhoods

Transportation

z Motherwell is linked by road to Uitenhage,
Coega and Port Elizabeth

z The Metrorail network does not include a station 
in Motherwell

Terrain and Natural Resources

z Motherwell is adjacent to the Coega Industrial 
Development Zone

z The main access route to the Greater Addo
Elephant Park passes Motherwell

z Uitenhage is some 20km from Motherwell

Sub-areas

z The area comprises 16 neighbourhoods

Transportation

z Motherwell is linked by road to Uitenhage,
Coega and Port Elizabeth

z The Metrorail network does not include a station 
in Motherwell

Terrain and Natural Resources

z Motherwell is adjacent to the Coega Industrial 
Development Zone

z The main access route to the Greater Addo
Elephant Park passes Motherwell

z Uitenhage is some 20km from Motherwell

Motherwell is positioned between the industrial / commercial areas of Uitenhage, Coega and 
Port Elizabeth, although its distance from two of those centres remains a challenge

Key data points
Geography

MotherwellMotherwell

CoegaCoega

20km

UitenhageUitenhage

20km

Source: Google Earth
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Considerable progress has been made in service provisioning since Census 2001

Note: 1Note that data are from 2001 and considerable progress has been made in the interim. 2For electricity, basic access is defined as having electricity as the 
home’s source of lighting. For piped water, it is defined as having running water within 200m of the home. For telephone, it is defined as having a 
landline or cellular phone at the home’s disposal. Source: Stats SA Census 2001 

Key data points 
Spatial development

Key indicators: 2001Key Key iindicatorsndicators: 2001: 2001 ObservationsObservationsObservations
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Households Without Basic Access to 
Services: 20012

% of Households

3%

1%

1%

32%

65%

0% 20% 40% 60% 80%

Type of Housing: 2001

Simplex-Duplex-Triplex

Separate House

Flat in Blocks of Flats 

Other

Informal Dwelling / Shack

z Population Density: 5,286 persons / km2

z Rural / Urban Split: Rural 0%, Urban 
100%

z Dwellings: Formal 68%, Informal 32%

z Population Density: 5,286 persons / km2

z Rural / Urban Split: Rural 0%, Urban 
100%

z Dwellings: Formal 68%, Informal 32%

z The areas range from the built-up NU1 to 
the informal and densely shack-
populated Steve Tshwete Village

z A variety of formal housing exists, 
including old township bond housing 
stock and RDP low-cost housing

z The areas range from the built-up NU1 to 
the informal and densely shack-
populated Steve Tshwete Village

z A variety of formal housing exists, 
including old township bond housing 
stock and RDP low-cost housing
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Demography
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Source: Stats SA Census 2001 

Motherwell has a lower proportion of population in the youngest age segment, and 
households tend to be marginally smaller than the South African average
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Language Distribution: 2001
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Gender Distribution: 2001
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Age Distribution: 2001
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MotherwellKey data points 
Income and employment

Around a third of the Motherwell population is not economically active; only 25% are 
employed, resulting in high levels of poverty
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Household Subsistence 
Level: R19,200 per annum
Household Subsistence 
Level: R19,200 per annum

Work Status: 2001Employment by Industry (Top 5): 2001
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R153,601
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Key data points
Nodal and provincial GDP
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Source: Quantec, Monitor analysis

GDP per capita 2004 (constant 2000 prices)

34.3% 33.6% 32.9% 32.6% 32.3% 32.4% 28.9% 30.8% 27.1% 28.0%

Comparison of 
GDP per capita 

with the 
Provincial 

average

CAGR (1995-2004)
-1.4%

0.9%

67 70 71 71 72 75 77 79 81 84
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CAGR (1995-2004) = 2.5%

CAGR (1995-2004) = 1.2%

The GDP per capita for the node has grown at a much lower rate than that for the province, 
as is the case for the absolute value of GDP

Although the data presented here are the best available, in some
cases they contradict observations on the ground and the opinions of 

experts
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Government remains by far the largest employer and the largest contributor to GDP in the 
node, although manufacturing is quite large as well

Key data points
Contribution to GDP and employment by economic sector

Contribution to GDP by Sector: 2004 Contribution to Employment by Sector: 2004

General 
Government 

Services
31.8%Wholesale

& Retail Trade; 
Catering & 

Accommodation
13.5%

Finance & 
Business 
Services

6.9%

Transport & 
Communication

6.9%

Agriculture, Forestry
& Fishing

0.5%

Community, 
Social & Other 

Personal 
Services

14.0%

Manufacturing
21.2%

Construction 3.9%

Electricity & Water 1.2%

Source: Quantec, Monitor analysis

General 
Government 

Services
28.1%

Wholesale
& Retail Trade; 

Catering & 
Accommodation

15.4%

Finance
& Business 

Services
8.8%

Transport & Communication
1.7%

Agriculture, Forestry & Fishing
1.2%

Community, 
Social & Other 

Personal 
Services

18.6%
Manufacturing

18.5%

Construction
7.0%

Electricity & Water 0.5%

Mining 0.2%

Although the data presented here are the best available, in some cases 
they contradict observations on the ground and the opinions of experts
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Key data points 
GDP by sector

Source: Quantec, Monitor analysis 
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21% 20% 59%

Combining size and growth rate allows us to start identifying sectors that may have good 
growth potential

19
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Transport Communication

67% 33%

81% 19%

Although the data presented here are the best available, in some cases 
they contradict observations on the ground and the opinions of experts
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Key data points 
Employment by sector

Source: Quantec, Monitor analysis
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CateringAverage CAGR 
for employment: -0.1%

10% 90%

16% 84%

93% 7%

89% 11%

21% 22% 57%

15% 22% 64%

In terms of jobs created, Government and Community Services are the most significant 
sectors

Although the data presented here are the best available, in some cases 
they contradict observations on the ground and the opinions of experts
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Key issuesKey issuesKey issues

Key data points
Education

� Although access to tertiary education is low, people 
with higher education seem to remain in the node 

� The average literacy rate ranges from 16% to 38.6% in 
some areas; 6% of the population is functionally 
illiterate and 50.7% have no life skills training

� There is a challenge to cater for children from 
neighbouring areas which lack school facilities

� Although access to tertiary education is low, people 
with higher education seem to remain in the node 

� The average literacy rate ranges from 16% to 38.6% in 
some areas; 6% of the population is functionally 
illiterate and 50.7% have no life skills training

� There is a challenge to cater for children from 
neighbouring areas which lack school facilities
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School Attendance (Age 5-24) : 2001 Education Levels (Age 20+): 2001

Note: Tertiary education includes university, college, technikon, and adult education
Source: Stats SA Census 2001, Motherwell Urban Renewal Programme

41%

20%

5%6%

13%

5%

22%

9%

16%

9% 9%

28%

19%

29%
32%

6%

15% 15%

0%

10%

20%

30%

40%

50%

None Some
Primary

Complete
Primary

Some
Secondary

Std 10 /
Grade 12

Higher

Motherwell
All Nodes

Rest of SA

12

18

0

20

Primary Schools High Schools

Number of Schools, Motherwell

Motherwell’s school attendance and education level statistics compare favourably with 
those of the other nodes 
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Health

Note: 1Statistics for Nelson Mandela Bay Municipality were used
Source: Health Systems Trust Reports: The District Health Barometer, 2005, and Health and Related Indicators, 2005
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z Nelson Mandela Bay Municipality 
(NMBM) has 41 fixed and 15 mobile 
clinics

z Motherwell has four clinics and one health 
centre

z The area is classified as a high 
transmission zone

z Nelson Mandela Bay Municipality 
(NMBM) has 41 fixed and 15 mobile 
clinics

z Motherwell has four clinics and one health 
centre

z The area is classified as a high 
transmission zone

Motherwell has a high HIV prevalence and its health provisioning is relatively underfunded1
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MotherwellKey data points
Development scorecard

Motherwell Urban node 
average

All node 
average

National 
average

Difference vs
national 
average

Rank out of 
urban nodes

Poverty Incidence 
(% of Households 
Below HSL)1

76.2% 67.1% 81.0% 65.3% 10.9% 7

Employment Rate 25.3% 33.2% 19.3% 33.7% 8.4% 6

Households 
Without Basic 
Access to Water2

18.6% 18.1% 55.1% 27.9% 9.3% 6

Households 
Without Access to 
Electricity3

36.6% 26.5% 50.3% 30.3% 6.3% 6

% of Adults With 
Low / No 
Education4

34.1% 32.2% 54.1% 40.3% 6.2% 5

Motherwell development scorecard: 2001

Note:1 HSL = Household Subsistence Level and is equal to R19,200 per annum (R1,600 per month); 2Defined as not having piped water within a distance of 
200m of dwelling (govt. policy on minimum basic human need); 3 Based on households that do not use electricity as a source for lighting; 4All adults 
aged 20+ with no schooling at secondary level or above (Stats SA indicator of educational deprivation)

Source: Stats SA Census 2001 

Better Than National Avg. Worse Than National Avg.

In 2001, Motherwell’s development scorecard was among the worst of all the urban nodes, 
rating in the bottom three for all variables and the bottom two for all but one

1=Best, 7=Worst 
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Motherwell

Overview

SnapshotSnapshot

Area summaryArea summary

Key challengesKey challenges

GeographyGeography

Spatial developmentSpatial development

DemographyDemography

Income and employmentIncome and employment

HealthHealth

Development scorecardDevelopment scorecard

GovernanceGovernance

ProjectsProjects

EducationEducation

IntroductionIntroductionIntroduction Key data pointsKey data pointsKey data points Current actionCurrent actionCurrent action

Introduces the node; 
summarises key issues

Lists pertinent facts 
and figures

Describes current 
interventions
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MotherwellGovernance
Organisational chart: Motherwell Urban Renewal Programme (MURP) office

Note: A project manager of DBSA has been assigned to work with the MURP office
Source: MURP webpage; 2003 Progress Report to Provincial Political Forum

The MURP falls under the Strategic Programme Unit which answers to the municipal manager

Expanded 
Public 
Works 

Programme

Expanded 
Public 
Works 

Programme

Project 
Consolidate

Project 
Consolidate

Motherwell 
Urban 

Renewal 
Programme

Motherwell 
Urban 

Renewal 
Programme

NMBM 
Council

Municipal ManagerMunicipal Manager

Executive MayorExecutive Mayor

Management 
Committee

Strategic 
Programme Unit

Strategic 
Programme Unit

Motherwell
Stakeholders 
Community 

Forum

SPU Inter-
departmental 
Committee

MURP 
Steering 

Committee

Helen Vale 
Urban Renewal 

Programme

Helen Vale 
Urban Renewal 

Programme

SPU 
Steering 

Committee
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MotherwellGovernance
Organisational chart: MURP office

Note:A project manager of DBSA has been assigned to work with the MURP office
Source: MURP webpage; 2003 Progress Report to Provincial Political Forum

MURP has three core programmes: Physical Cluster Coordination, Skills and Institutional 
Coordination, and Local Economic Development

Strategic Programme
Manager

Strategic Programme
Manager

DBSA Project ManagerDBSA Project Manager

European Union Technical  
Operations 
Coordinator

European Union Technical  
Operations 
Coordinator

MURP CoordinatorMURP CoordinatorMURP CoordinatorProject Consolidate 
Coordinator

Project Consolidate 
Coordinator

EPWP CoordinatorEPWP Coordinator

Skills & Institutional 
Coordinator

Skills & Institutional 
Coordinator

Physical Cluster 
Coordinator

Physical Cluster 
Coordinator LED CoordinatorLED Coordinator

Social & Economic 
Cluster Coordinator
Social & Economic 
Cluster Coordinator

Infrastructure. & 
Environ. Cluster 

Coordinator

Infrastructure. & 
Environ. Cluster 

Coordinator

Social FacilitatorSocial FacilitatorEnvironmental CLOEnvironmental CLO

Eight CLOsEight CLOsExisting postsExisting posts

New positionNew position

SMME CoordinatorSMME Coordinator
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MotherwellGovernance
MURP activity planning 

MURP Institutional 
Business Plan

7.7 Logframe for cross-cutting 
issue: HIV / AIDS
7.7 Logframe for cross-cutting 
issue: HIV / AIDS

7.8 Result-based Monitoring 
Framework
7.8 Result-based Monitoring 
Framework

7.6 Logframe for improved 
Public Participation
7.6 Logframe for improved 
Public Participation

7.5 Logframe for Institutional 
Business Plan
7.5 Logframe for Institutional 
Business Plan

7.4 Implementation Framework7.4 Implementation Framework

7.1 Introduction7.1 Introduction

7.2 Institutional context and 
situation analysis
7.2 Institutional context and 
situation analysis

7.3 Recommended institutional 
responses at the strategic level
7.3 Recommended institutional 
responses at the strategic level

MURP Strategic 
Development Plan

Strategic Development Plan for
Local Economic Development
Strategic Development Plan for
Local Economic Development

Strategic Development Plan for 
Spatial, or Built-form
Strategic Development Plan for 
Spatial, or Built-form

Strategic Development Plan for
Municipal Services, Housing & 
Environment

Strategic Development Plan for
Municipal Services, Housing & 
Environment

Strategic Development Plan for
Social Development
Strategic Development Plan for
Social Development

4

3

2

1

OperationsOperations

MURP is driving four development strategies, which are set out in its Institutional Business 
Plan
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MotherwellGovernance
Funding

The largest share of planned spending has been on infrastructure provisioning and closing the 
services backlog, with donors playing an important role in this

Rand 
(Millions)

243

199

125

0

50

100

150

200

250

300

Completed
Projects

Ongoing
Projects

Projects in
Planning

Motherwell Programme Budget: 
2003-2005

Rand 
(Millions)

587

100

70

47

27

16

14

0 100 200 300 400 500 600 700

Infrastructure, Engineering & Energy

Economics, Tourism & Agriculture

Housing & Land

Social Services

Parks, Sports & Recreation

Safety & Security

Institutional & HR Support

Original Business Plan MURP: 2002 

Funding

� The Swedish International Development Agency 
(SIDA) has provided R13,9m in funding

� The European Union is supporting the MURP 
programme via the support programme for urban 
renewal in the Eastern Cape with R120m, payable 
in four performance-dependent tranches

� The DBSA is supporting MURP through its 
sustainable communities programme, largely with 
technical assistance

� The Swedish International Development Agency 
(SIDA) has provided R13,9m in funding

� The European Union is supporting the MURP 
programme via the support programme for urban 
renewal in the Eastern Cape with R120m, payable 
in four performance-dependent tranches

� The DBSA is supporting MURP through its 
sustainable communities programme, largely with 
technical assistance

Source: MURP Office

Total: 
R861m
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MotherwellGovernance
Performance

z The Motherwell URP office sees its role as facilitating and coordinating the 
activities of the three spheres of government, the private sector and donors

z The office has advanced urban planning of Motherwell considerably, and 
has thus ensured that efforts by stakeholders can be channelled effectively

z This plan now needs stronger implementation

z Currently, other municipal line functions do not prioritise Motherwell, as 
they interpret the MURP’s activities to be sufficient in themselves for 
developing Motherwell

The MURP office, therefore, needs to ensure that development proceeds at a 
rapid pace, while maintaining municipal participation

Source: Monitor interviews
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MotherwellProjects 
Anchor projects

Project Description Status Value

Motherwell 
Integrated 
Transportation 
Project 

The Motherwell Transportation Project will include rail linkage to 
the area from Gauteng. The existing line from Port Elizabeth to 
Gauteng will be upgraded and diverted to run through the centre 
of Motherwell. The Transportation Project will also increase 
connectivity to Coega, the Khulani Corridor and the Addo corridor

Limited 
progress R230 million

NU2 Sports 
Stadium

Upgrade of the existing stadium, including additional stands for
2,000 people, change rooms, storage facilities and other 
infrastructure

Complete, 
apart from 
stand roof

R20 million

Ploughing Fields Ongoing R7 million

Xhosa Cultural 
Village 

Construction of a tourist attraction centre in Motherwell exhibiting 
Xhosa traditional and cultural activities, including arts, crafts and 
other articles of traditional heritage

Final planning, 
EIA and land 
acquisition

R14 million (down 
from R67 million)

Environmental 
Pilot Programme

Open space management and greening, a wheel-bin household 
refuse-collection system and integrated environmental 
management

In progress R0.7 million

Small Business 
Incubator 

Including capacity building programmes for SMMEs in business 
management, funded by Standard Bank Operational R2.4 million

Employment 
Centre 

Construction of an employment centre providing support such as 
unemployment database development, job linkages placement 
and training of unemployed people

Part of Small 
Business Incubator 
funding

Stock Farming To provide facilities for stock in Motherwell to prevent roaming R0.6 million

Source: MURP webpage, Cabinet Lekgota Report

The following provides an overview of anchor projects in Motherwell, although a considerable 
number of other projects are completed, underway or in the planning stages
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Motherwell

Motherwell poverty node

z Research process

z Overview

z Themes

– Residential life

– Commercial activity

– City linkages

z Summary

z Appendix

Improving the quality of residential life

z Current status

z Challenges to overcome
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Motherwell

Introduction

QuestionQuestionQuestion

Core issuesCore issuesCore issues

What would increase the willingness of individuals and developerWhat would increase the willingness of individuals and developers to invest in s to invest in 
housing in housing in MotherwellMotherwell??

The following issues are likely to matter most:
z Location in relation to work
z Quality-of-life issues

– Quality of municipal services
– Education
– Safety and security
– Access to shopping and entertainment

z The return on investment in housing
– Supply and demand issues
– Enforceability of contractual rights

Is Motherwell a good place for developers and home-owners to invest?
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MotherwellMotherwell is an overwhelmingly residential area in which the 
majority of households are very poor

Land-use in MotherwellLandLand--use in Motherwelluse in Motherwell

Motherwell is overwhelmingly residential 
z Over 95% of Motherwell’s 33,933 erven are 

zoned as formal residential areas1

z In addition, there are an estimated 2,700 (or 
fewer) shacks on municipal land and school 
property

z Although 88ha of land in old Motherwell
(4.5%) was zoned for retail, in 20 years, only 
21ha (1.1%) have been developed

Residents are extremely poor
z About 30% of all formal houses in Motherwell

are low-cost houses and have been built (or 
are being built) using State subsidies

Motherwell is overwhelmingly residential 
z Over 95% of Motherwell’s 33,933 erven are 

zoned as formal residential areas1

z In addition, there are an estimated 2,700 (or 
fewer) shacks on municipal land and school 
property

z Although 88ha of land in old Motherwell
(4.5%) was zoned for retail, in 20 years, only 
21ha (1.1%) have been developed

Residents are extremely poor
z About 30% of all formal houses in Motherwell

are low-cost houses and have been built (or 
are being built) using State subsidies

Note: 1This number includes the 2,789 low cost housing units built or planned in Well’s Estate but excludes NU29 (which is intended to be almost 
exclusively residential) as no data were available. Some of these numbers are uncertain and cannot be verified completely.
Source: Motherwell Master Plan, Baseline study
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MotherwellThe municipality, supported by other spheres of government 
and donors, has invested heavily in municipal infrastructure

Through 33 projects, approximately R300m has been spent on upgrading housing and 
public infrastructure in Motherwell1

Note: 1Top 15 projects by value
Source: MURP Presentation, 2006

Key development projects1 in Motherwell: 2002-2006

Project Value Project Value Project Value 

Housing 
(including Well’s 
Estate) 

R150m Motherwell 
police station 

R16.9m NU29 and 
NU30 main 
sewer 

R5.7m 

Motherwell court R19.6m Steve Tshwete 
Village roads 

R16.5m Motherwell 
cemetery paths 

R5.2m 

Stadium upgrade R20m Motherwell 
North pipeline 

R11.3m Collector sewer 
rehab 

R3.9m 

Ikamvelihle 
roads 

R17.5m Motherwell 
greening 

R9m Nelson Mandela 
Peace Park 

R3.4m 

NU30 Bulk water 
reservoir 

R17.5m Motherwell 
water meters 

R7.2m Sidewalks and 
cycle paths 

R3.4m 
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MotherwellMotherwell is relatively well-supplied with low-cost housing 
and municipal infrastructure

Low-cost housing, services and infrastructureLowLow--cost housing, services and infrastructurecost housing, services and infrastructure

Low-cost housing
z By the end of 2007/08, 10,442 low-cost houses 

will have been built in Motherwell and Well’s 
Estate

Services
z 91% of formal houses are on the water and 

sewerage networks
z 43% of the most heavily used paths and roads 

(by length) are asphalt or concrete
z 23% of streets (by length) have street lights 

and there are nearly 130 high mast lights
z There is ample electricity and water for all 

current and envisaged housing developments 
and for any plausible retail or light industrial 
development

Low-cost housing
z By the end of 2007/08, 10,442 low-cost houses 

will have been built in Motherwell and Well’s 
Estate

Services
z 91% of formal houses are on the water and 

sewerage networks
z 43% of the most heavily used paths and roads 

(by length) are asphalt or concrete
z 23% of streets (by length) have street lights 

and there are nearly 130 high mast lights
z There is ample electricity and water for all 

current and envisaged housing developments 
and for any plausible retail or light industrial 
development

Source: Motherwell Master Plan

Although there is more to be done, much of the basic physical infrastructure is now in place
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MotherwellMotherwell is flat, low-density and far from town, 
making service delivery expensive

Density levels

� Residential densities of 19 units per ha are about a third 
of what is considered the threshold for sustainability

� The problem arises from:
– A planning philosophy premised on a “one house per 

stand” model
– The large areas of open, undeveloped land

� The result is:
– Increased infrastructure and services costs
– Decreased viability of commerce and public transport

Topography
� Motherwell is very flat, making the management of storm 

water difficult

� Developments to the north west of Motherwell require the 
building of additional reservoir capacity as the present 
reservoir is too low

Distance

� Because Motherwell is far out of town, the cost of 
delivering services is high

From the point of view of creating a sustainable settlement, Motherwell presents some 
enormous challenges
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MotherwellThe availability of shelter and the functionality of the housing
market are key factors in determining the quality of residential life

15,660

10,400

3,784

2,700

32,524

0

5,000

10,000

15,000

20,000

25,000

30,000

35,000

Old Stock
(Without

Mortgage)

RDP Old Stock
(Mortgaged)

Shacks Estimated total

Estimated Number of Houses and Shacks in Motherwell: 2006

Houses

Note: These numbers are “best-estimates” based on somewhat conflicting data
Source: Motherwell Master Plan, Motherwell Baseline Survey

Housing in Motherwell consists of old township stock, some of which is currently bond-
financed, RDP houses and shacks

Includes some houses 
that are planned or are 
under construction

This figure is dated and 
may be overstated 
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MotherwellThe housing market can be split between the primary and 
the secondary market

From Themes 
presentation

From Themes 
presentation

The primary housing market in 
Motherwell is dominated by the 
provision of low-cost housing

The primary housing market in The primary housing market in 
MotherwellMotherwell is dominated by the is dominated by the 
provision of lowprovision of low--cost housingcost housing

There is a secondary market for 
existing housing stock, but it is 
constrained by doubts about the 
enforceability of property rights

There is a secondary market for There is a secondary market for 
existing housing stock, but it is existing housing stock, but it is 
constrained by doubts about the constrained by doubts about the 
enforceability of property rightsenforceability of property rights

Although there appears to be some demand for better housing, construction occurs only in 
the low-cost segment, suggesting that the demand for affordable housing is not being met
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MotherwellMuch has been done to eliminate the backlog in low-cost 
housing, despite some difficulties

Ten projects have built or are building a total of some 10,400 houses in Motherwell and 
Well’s Estate, with a further 10,500 slated for Motherwell’s northwest

Well’s Estate: 3,100 units

� 1,400 still to be built

� Problems of illegal invasion

� +/- 50 require some rebuilding

Steve Tshwete: 4,300 units

� A few hundred remain to be 
built

� Some beneficiaries were 
found to have received 
houses before

� Contractor on the first phase 
defaulted

Ikamvelihle: 2,200 units
� 200 still to be built, but 365 

were vandalised

� Provincial contract with specs 
that are inferior to “Metro 
houses”

NU8 to 12: 1,000 units

� Infill scheme to densify
existing neighbourhoods

� Some houses completed, but 
struggling to finance scheme 
as there is a problem 
identifying qualifying 
beneficiaries
– Only 668 qualifying 

beneficiaries found so far

NU29 and NU30: 10,500

� Pre-planning phase

� No units built as yet

“Old Motherwell”

New developments have resulted in reduced shack-dwelling, but have tended to 
be on the periphery of the township and have led to dedensification

Note: There are some minor variations in the precise number of homes built in each area between different sources
Source: Motherwell Master Plan, Baseline data for Motherwell Project, Monitor interviews
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MotherwellDespite the existence of plans for more low-cost housing in 
Motherwell, it is unclear how many more RDP houses are required

Uncertainties about the rates of population growth, migration and household formation 
mean it is unclear how many low-cost houses are still needed in Motherwell

How many people 
live in 

Motherwell?

How many people How many people 
live in live in 

MotherwellMotherwell??

How many shacks 
are there?

How many shacks How many shacks 
are there?are there?

How much 
migration is there 

to Motherwell?

How much How much 
migration is there migration is there 

to to MotherwellMotherwell??

Are Motherwell’s
households 

getting smaller?

Are Are MotherwellMotherwell’’ss
households households 

getting smaller?getting smaller?

� Census 2001 reports a population of 129,305

� An estimate reported to Cabinet was “close to 400,000 people”, but the municipality assumes 350,000

� The MURP estimates 250,000 because “Old Motherwell” was built for 120,000

� The Motherwell Master Plan estimates 140,000 based on Census 2001 and number of existing houses

� A 2006 survey of Motherwell estimates population at 187,680

� MURP estimates the existing number of shacks at “between 1,500 and 2,000”

� An official at the Motherwell Housing Project believes that there are 10,000 shacks in NU29 and NU30

� The Housing Project has struggled to find sufficient qualifying beneficiaries to sign for new developments

� The Motherwell Master Plan estimates that there are 2,700 shacks

� There is very little consensus about whether Motherwell is attracting migrants from beyond Nelson 
Mandela Bay Municipality

� There is very little consensus whether there is any internal migration to Motherwell from other areas in 
NMBM, although the development at Well’s Estate does house people moved from KwaZakhele and 
New Brighton

� There is some anecdotal evidence that household size has shrunk in response to the provision of 
state subsidies for low-cost housing

Source: Census 2001, MURP presentations, Motherwell Master Plan, Monitor interviews

New data that will clarify the situation will soon be available
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MotherwellThere is a moratorium on the approval / initiation of new 
low-cost housing projects

As a result of numerous delays in the completion of already-approved projects, 
provincial government will not consider allocating new subsidies before 2007/08

Blocked projectsBlocked projectsBlocked projects

z Across the Eastern Cape, there are 431 
“blocked projects” in which 40,000+ units 
have been subsidised but have not been 
delivered

z Projects are blocked primarily because 
delays in the building process have 
meant that construction price inflation 
has eroded the value of approved 
subsidies

z Thubelisha Homes has been appointed 
to audit the status of all projects and to 
project-manage the completion of all 
blocked projects

z Across the Eastern Cape, there are 431 
“blocked projects” in which 40,000+ units 
have been subsidised but have not been 
delivered

z Projects are blocked primarily because 
delays in the building process have 
meant that construction price inflation 
has eroded the value of approved 
subsidies

z Thubelisha Homes has been appointed 
to audit the status of all projects and to 
project-manage the completion of all 
blocked projects

Source: Monitor interviews
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MotherwellThere is clear evidence of demand for houses in Motherwell’s
secondary market

Although the majority of the 2,655 property transactions recorded in 2005 were for 
RDP houses, planners and estate agents feel that there is demand for better housing

Indications of demand in the secondary 
market

Indications of demand in the secondary Indications of demand in the secondary 
marketmarket

Scan of property section of paperScan of property section of paper

“We’ve sold about 16 houses a month in 
Motherwell since April”

“Houses in the R160,000 range turn over 
in less than two weeks”

–Estate agent, Motherwell

“Home prices range between R80,000 and 
R500,000, but most are in the R160,000 
range”

“We’ve sold a number of houses for more 
than R500,000 in Motherwell”

–Estate agent, Motherwell

“Indications are that there is plenty of demand in the income group R1,500-R3,500 
per month and between R3,500 and R7,500”

– Motherwell Masterplan, p57
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Source: Motherwell Master Plan, Monitor interviews, Property Guide



UUP-WRD-Motherwell Profile-301106-IS 43

Nodal Economic Profiling Project
Business Trust & dplg, 2007

MotherwellDespite the demand for houses other than RDP homes, no 
developers appear to be entering the market

Despite the high level of construction activity in the low-cost 
housing market, there appears to be no construction activity in 

other segments of the market 

The absence of developers from the market needs to be 
understood if Motherwell’s housing market is to flourish

This raises the following question: 
Is the market responding rationally, and, if so, to what?
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MotherwellMotherwell is served by many financial institutions; it is unlikely 
that the reticence of developers is because capital is unavailable

Note: The average value of the loans to “Other” institutions is inflated by a R2.5m loan extended by Investec on commercial property
Source: Motherwell Baseline Survey
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Value of 
loans

R39.2m R19.3m R30.5m R15.4m R8.2m R12.3m R11.5m R8.6m R4m R11m R7m

Average loan 
size

R61,882 R38,967 R65,854 R37.897 R24,531 R38,001 RR46,844 R38,043 R21,468 R61,338 R45,892

Loans to the value of R172m have been extended on nearly 3,800 properties, with an 
average loan size of R45,820
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Motherwell… the low average value of loans suggests there is a mismatch 
between demand in the market and the availability of finance

Although low levels of financing in the past explains much of this mismatch, there 
appears to be some discomfort about the enforceability of property rights that may be 
deterring lenders

… are not matched by high value loans… are not matched by high value loansHigh levels of demand …High levels of demand …

One reason why banks might be hesitant about entering the market is that they 
may fear their rights are not properly enforceable
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MotherwellThe non-enforceability of property rights will undermine the 
housing market in Motherwell and reduce overall community welfare

In the absence of enforceable property rights, it is unlikely that banks will lend 
heavily or that developers would enter the construction or rental markets

People evicted for failing to make 
bond payments are sometimes re-

installed in their homes by 
members of the community

An estate agent consulted on the 
prospect of speculating in the 

Motherwell rental market insisted 
that this was impossible as rents 

would be unpaid and tenants would 
be unevictable

Motherwell has a rich history of 
bond boycotts which may have 

established a culture of non-
payment

Low-cost houses have been 
invaded by people for whom their 

construction was not intended

There are various indicators that suggest the enforceability of property rights in 
Motherwell is less than certain

Source: Monitor interviews
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MotherwellA reason why developers are demonstrating little appetite for 
affordable housing in Motherwell may be the issue of scale

Developers of affordable housing operate on very tight margins, so they need:
z Access to cheap land that is also desirable for potential buyers
z The release of land to be expedited
z Rapid approval of development plans

In addition, successful developments must be large enough to ensure:
z Overhead costs per unit are minimised
z Supply costs are minimised

Whatever the conditions in the secondary market, it is unlikely the 
demand for affordable housing in Motherwell is of sufficient scale to 

justify the interest of developers
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MotherwellProperty rights are not the only factor governing whether the 
property market in Motherwell will do better

Key challengesKey challenges
in the propertyin the property

marketmarket

Quality of life in MotherwellQuality of life in Motherwell

� Municipal infrastructure is 
basic, at best

� There is a lack of variety in 
commercial and recreational 
activities

� Crime levels are high (though 
they may be falling) and 
schools are of modest quality

� Municipal infrastructure is 
basic, at best

� There is a lack of variety in 
commercial and recreational 
activities

� Crime levels are high (though 
they may be falling) and 
schools are of modest quality

Location in relation to workLocation in relation to work

� Motherwell is far from Port 
Elizabeth, but adjacent to 
Coega

� Transport to and from town is 
costly and time consuming

� Motherwell is far from Port 
Elizabeth, but adjacent to 
Coega

� Transport to and from town is 
costly and time consuming

Return on investmentReturn on investment

� The market is thin

� There appear to be problems 
with the enforceability of 
property rights

� Achieving scale in the 
construction of affordable 
housing is difficult

� The market is thin

� There appear to be problems 
with the enforceability of 
property rights

� Achieving scale in the 
construction of affordable 
housing is difficult

Property prices depend fundamentally on the attractiveness of the location of the 
property in question and the quality of life it offers
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Improving the quality of the housing market generates a long “to do” list 

Key challengesKey challenges
in the propertyin the property

marketmarket

Quality of life in MotherwellQuality of life in Motherwell

� Although much has been 
done to improve Motherwell’s
infrastructure, densification, 
which has been identified as 
a priority, has not yet been 
achieved

� See Commercial theme

� Although much has been 
done to improve Motherwell’s
infrastructure, densification, 
which has been identified as 
a priority, has not yet been 
achieved

� See Commercial theme

Location in relation to workLocation in relation to work

� Better / cheaper transport 
links with PE would help, but 
Motherwell’s attractiveness 
depends on progress at 
Coega

� See Linkages theme

� Better / cheaper transport 
links with PE would help, but 
Motherwell’s attractiveness 
depends on progress at 
Coega

� See Linkages theme

Return on investmentReturn on investment

� To thicken the market and 
encourage investment, more 
must be done to ensure that 
property rights are 
enforceable

� This requires institutional 
improvement (in the 
municipality and law 
enforcement), as well as 
political leadership and public 
education

� To thicken the market and 
encourage investment, more 
must be done to ensure that 
property rights are 
enforceable

� This requires institutional 
improvement (in the 
municipality and law 
enforcement), as well as 
political leadership and public 
education
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o

–

Evaluation sheet: Residential life theme 
Is Motherwell a good place for developers and homeowners to invest in? 

AttractivenessCommentCriterion

–

–

o

Motherwell has no significant shopping or 
recreational activities

Motherwell has high levels of crime

The quality of education appears no better and 
no worse than in other townships

Much improvement, but largely only basic 
infrastructure is present; variety is lacking

Access to shopping and 
entertainment

Crime levels

Education

Quality of municipal 
infrastructure / services

The quality of 
life in 
Motherwell

Currently far from opportunities, but Coega may 
improve matters

Proximity to workLocation in 
relation to 
work

–The enforcement of property rights is weakProperty rights 

oDemand appears to be present in the marketSupply and demandReturn on 
investment
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Motherwell poverty node

z Research process

z Overview

z Themes

– Residential life

– Commercial activity

– City linkages

z Summary

z Appendix

Stimulating commercial activity

z Current state of commercial activity

z Obstacles to growth
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Introduction

QuestionQuestionQuestion

Core issuesCore issuesCore issues

What would make business in What would make business in MotherwellMotherwell more viable and, therefore, encourage more viable and, therefore, encourage 
investment in the sector?investment in the sector?

The following issues are likely to matter:
z The spatial concentration of spending

– Density levels
– Accessibility

z The existence of commercial infrastructure 
– Zoned land well integrated into area
– Available space of appropriate quality

z General environment
– Levels of crime
– The quality of governance

z Business opportunities exist
– The extent of competition
– The income of the community
– Gaps in the market and attractiveness of area to national brands

Is Motherwell a good place for businesspeople to invest in?
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MotherwellThe vast bulk of economic activity in Motherwell is in the 
tertiary sector or the “commercial activities” field
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Other Services Manufacturing

Business Categories2, Formal Businesses, Motherwell: 2006

Retail: 40%Retail: 40%

%
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in
es

se
s

Note: 1The primary sector of industry involves the conversion of natural resources into primary products, the secondary includes sectors that 
create a finished, useable product, the tertiary sector involves the provision of services ("intangible goods“), including retailing. 2Excludes 21 
companies involved in the construction of RDP houses, leaving 67 in the sample.
Source: MURP Baseline Survey, 2006

Apart from retail and similar services, the only significant local economic activity is the building 
of RDP houses

Non-retail services: 52%Non-retail services: 52%
Includes one photo 
shop, one doctor, one 
appliance repair store, 
one seamstress, three 
shoe repairs, etc

Includes car parts, 
tyres, liquor stores, etc

Formal business is dominated by retail and services, 
and informal business even more so
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Business in Motherwell is highly dependent on the local community

“The difficulty in Motherwell is that poor people try to make money off poor people”
– Motherwell Shopping Centre manager
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Annual Household Income: 2001
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R9,601 -
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R19,201 -
38,400

R38,401 -
76,800

R76,801 -
153,600
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R153,601

76% of households earn 
less than the subsistence 
level of R19,200 per annum

76% of households earn 
less than the subsistence 
level of R19,200 per annum

Source: Motherwell Baseline Survey, 2006

Business in Motherwell currently only taps spending available in the area, 
so the residents’ poverty means business turnover is very low

Most informal business, e.g. 
hawkers, are also likely to target only 
local residents as customers
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Low levels of turnover imply that employment creation is limited
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Monthly Turnover, Formal Businesses, Motherwell: 2006

One-person 
businesses: 71%
One-person 
businesses: 71%

Small scale 
employers: 11%
Small scale 
employers: 11%

Employment 
creators: 17%
Employment 
creators: 17%

z Most one-person businesses 
are either owner-run stores or 
family businesses with work-
sharing

z The businesses, therefore, do 
not create employment

z The turnover is often the only 
household income 

z Small-scale employers do 
not create sufficient income 
to create long-term 
employment

z Many may have a limited 
number of temporary 
assistants, but a small 
monthly payroll 

z The bulk of permanent 
employment is created by 
high-turnover businesses

z Employment creation need 
not be considerable (e.g. 
Midas employs 5-10) 
people, but jobs are more 
secure 

Source: Motherwell Baseline Survey, Monitor analysis
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MotherwellCommercial activity is scattered across Motherwell; there is 
an absence of the geographic concentration needed to increase footfall

z Spar and Shoprite, the major banks, Midas, 
Link pharmacy, Pep Stores and petrol stations 
are national brand operators in the area, in 
various centres, the most prominent being the
Motherwell Shopping Centre

z A hawkers facility is currently under 
construction close to the Motherwell Shopping 
Centre. Hawkers currently occupy sidewalks

z Spaza shops and salons are distributed 
throughout Motherwell, and many operate from 
private homes

In addition to the formal centres and less-formal corner stores, spaza shops and informal 
traders operate throughout Motherwell

Motherwell Commercial Centres: 2006

Source: Motherwell Baseline Survey, 2006

The dispersal of shops results in 
individual stores being unable to accrue 
the benefits of agglomeration such as 

higher footfall
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The scattered character of commercial activity is a consequence 
of low residential density in Motherwell

z Motherwell’s residential density is extremely 
low – between 15 and 18 units per ha1 

z Because residents are not concentrated spatially, 
commercial activities are scattered across the 
area, with the result that each business serves 
only a small number of potential clients

Note: 1Low density is defined as less than 20 units/ha
Source: MURP Master Plan

Developable / empty 
land
Motherwell Shopping 
Centre

Motherwell Land Available for Development: 2006

In addition to the overwhelming dominance of a one-house-one-stand building philosophy, 
Motherwell also has a great deal of vacant land

KwaZakhele:
Medium density

Motherwell:
Low density

NOTE: Some of the rail / 
road infrastructure indicated 

is not yet built
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MotherwellLow residential density and the scattering of commercial 
activity leads to increased competition and reduced turnover

59%

41%

0%

10%

20%

30%

40%

50%

60%

70%

Not a Problem Problem

Formal Businesses, Motherwell,: 2006 (Is lack of turnover / 
sales a major problem for your business?) 

Note: N=88;87
Source: Motherwell Baseline Survey, 2006
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Formal Businesses, Motherwell: 2006 (Are too many 
competitors a major problem for your business?) 

Because Motherwell’s retail spend is carved up among many retailers, business viability is low

z With only 25% of the adult population 
employed, and three quarters of households 
earning less than the subsistence level of 
R19,200 p.a., spending is severely limited

z Any spending that does occur is dominated by 
household necessities

Too many businesses are offering 
the same goods, increasing 

competition in an already 
price-sensitive environment 
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MotherwellRetailers in Motherwell offer a narrower range of products 
than stores in the Port Elizabeth CBD

z A minimum threshold level of demand must be 
achieved for businesses to offer a particular 
product or service

z Businesses like cinemas or national brand fast-
food chains would be unable to sustain 
themselves in Motherwell, as their goods are 
considered luxury items and would experience 
low demand

z In contrast, the cumulative demand in Port 
Elizabeth is considerably greater, both because 
incomes are higher and because more people 
make use of shopping facilities

z This makes the supply of a greater range of 
products viable 

A smaller range of products results in lower turnover, greater spending leakage 
to the city, and higher levels of competition in the remaining range of products
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MotherwellLocal shopping facilities struggle to compete with commercial 
centres outside the area

Shopping in 
Motherwell

Shopping 
in the CBD Comments

Variety of products on 
offer – + Because the CBD caters for a larger population with higher 

incomes, the product range is greater

Quality of facilities – + Investments are higher in the CBD, as expected returns are 
greater

Opening hours 
suitable to shoppers 
requirements

– + Commuters leave the city during operating hours, but only 
arrive in Motherwell when the larger stores close

Safety and security – +
Motherwell has higher rates of crime than the city, partly 
explaining the short trading hours in the main shopping 
centres

Accessibility o o
Shopping facilities in the city are generally close to taxi ranks, 
whereas in Motherwell, “jikileza taxis” (sedan taxis that make 
short trips to the shopping centre) must be used, unless the 
centre is within walking distance

Social acceptance – + Shopping in the city is associated with social rise and 
economic freedom

Convenience + – Convenience is greater for facilities in Motherwell, as stores 
are in proximity to residential properties

All of our interviewees said that, given the choice, Motherwell’s residents would prefer to shop 
in the CBD
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MotherwellAll these obstacles become apparent when analysing 
Motherwell Shopping Centre, the main economic hub in the area

z The Motherwell Shopping Centre is not in the centre of 
Motherwell and is surrounded by empty land, resulting in 
low accessibility for most residents

z A taxi rank at the centre is not used, apparently because 
taxis fear that its viability is a threat to their Motherwell-CBD 
route. This makes it inconvenient for people commuting to 
the CBD for shopping

z Tenants must compete with informal traders in the 
immediate area, including in the parking lot

z Approximately 10% of gross lettable area (GLA) (including 
visible store frontage) is let to public services or NGOs, like 
SAPS and LoveLife, reflecting the difficulty in attracting 
national brand tenants and creating the impression among 
many that the centre is not successful

z Local businesses’ average tenure is short, as they do not 
achieve sufficiently high turnover to finance rent

Citizens prefer shopping in the CBD and tenants in 
the Motherwell Shopping Centre struggle to survive
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Rents are unaffordable because businesses are unviable

Formal Businesses, Motherwell: 2006 (Are the 
premises you are renting too expensive1?) 

55%

45%
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100%

Not a problem Problem

Share of commercially zoned land that has been 
developed, Motherwell: 2006
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Town Centre Outside Town Centre

There has been little investment in commercial infrastructure and only a small share of the 
land zoned for commerce has been developed

Note: 1 Information on whether premises were commercial or residential (which would result in “low rental costs”) was unavailable 
Source: Motherwell Baseline Survey, Master Plan

This figure includes all 
businesses that operate 
from home
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MotherwellMURP is focusing on LED projects, but there are doubts 
about whether the current portfolio of projects will succeed

Note: 1See linkages section for more on the Small Business Development Centre
Source: LED Guidelines, dplg, March 2005, MURP LED Cluster Report, August 2006, Monitor analysis, Monitor interviews

LED Project by MURP

Comment

Improves 
general 

economic 
environment

Viability 
without 

government 
assistance

Building car-wash facilities Subsidises economic activity U ?

Household gardens Economic return unclear U ?

Cultural centre Economic return unclear U U

Cultural activities Economic return unclear ? U

Xhosa cultural village Doubts exist about viability ? U

Stock farming Subsidises urban agriculture U ?

Hawkers facilities Helps improve commercial 
prospects of some hawkers D U

Small Business Development 
Centre1

Ensures environment is 
suitable for business D U

Hydroponics Subsidises urban agriculture U ?

Telecommunications centre Ensures environment is 
suitable for business D U

Bed & breakfast 
establishment Expected returns unclear U ?

Few LED projects have any chance of enhancing the commercial environment

The dplg’s LED 
guidelines propose: 

� “Local Economic Development 
is not about municipalities or 
other public bodies financing 
small local projects from the 
public purse”

The dplg’s LED 
guidelines propose: 

� “Local Economic Development 
is not about municipalities or 
other public bodies financing 
small local projects from the 
public purse”

There is little evidence that the existing portfolio of LED projects will improve the 
business environment (or that the projects themselves are viable)
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MotherwellInstead of the existing project focus, more attention should 
be paid to underlying causes of poor viability

Increase 
footfall

Increase Increase 
footfallfootfall

Increase 
business 
viability

Increase 
business 
viability

Increase 
density

Increase 
density

Increase 
shopping 

hours

Increase Increase 
shopping shopping 

hourshours

Colocate
transport and 
commercial 

hubs

Colocate
transport and 
commercial 

hubs

Increase 
potential 
turnover

Increase Increase 
potential potential 
turnoverturnover

Reduce costsReduce costsReduce costs

Facilitate 
business 

cooperation 
in buying

Facilitate 
business 

cooperation 
in buying

Increasing density, improving security and assisting businesses to cooperate in order to 
reduce input costs would contribute to greater business viability

Improve 
security
Improve 
security
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Four areas suggest themselves for increased attention 

Increase 
density

Increase 
density

Co-locate 
transport and 
commercial 

hubs

Co-locate 
transport and 
commercial 

hubs

Facilitate 
business co-
operation in 

buying

Facilitate 
business co-
operation in 

buying

Improve 
security
Improve 
security

Although it is unlikely the business environment could be dramatically improved, a tighter 
focus on increasing business viability seems appropriate

� Urban planning needs to drive a densification strategy in Motherwell as described in the 
Master Plan

� Getting an agreement with taxi operators to use the Motherwell Shopping Centre as their 
primary rank would significantly increase the viability of businesses in the centre

� Although there are few “quick fixes” in reducing criminality, working with the community and 
providing some additional security around shopping centres in the evening would allow them 
to stay open longer and to service workers returning from the CBD

� Local traders struggle to compete with the national branded retailers on price because they 
lack buying power, so working with them to increase cooperation would help them reduce 
cost

These strategies might not improve matters greatly, but they are more likely to 
increase viability than the present portfolio of LED projects
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MotherwellIf business viability were to improve, then some of the gaps 
in the retail market in Motherwell might be filled

Available potential fully 
captured

Available potential not 
capturedSource: Monitor interviews

Locally owned 
businesses

National chains / 
brands

Clothing & apparel A few home-based clothing stores 
exist – room for small clothing 
retailers?

Only Pep currently operates a store in 
the area – potentially room in market 
for more

Hardware A local supermarket has opened a 
hardware section in the store

National brand hardware is not active 
in the market

Petrol & 
automotive

There are some small tyre operators 
and backyard mechanics 

Several petrol stations and a Midas 
car parts shop exist in the area

Small retail, e.g. 
flowers, gifts, 
stationery

Some hawkers and small businesses 
in Motherwell Shopping Centre

Little representation of small trading 
activity, but questionable viability

Furniture & 
durables

Little evidence of small stores exists, 
some local furniture production is 
taking place

A national furniture chain is 
contemplating opening the first store in 
the Motherwell Shopping Centre

General groceries
A variety of Spaza shops and hawkers 
cover Motherwell

Supermarkets are sufficiently 
represented with two Spars and a 
Shoprite

Entertainment
Local taverns are active in the market; 
potential room for video rentals, further 
night clubs

No cinemas, sports or national 
restaurant / fast-food chains are active 
in the market



UUP-WRD-Motherwell Profile-301106-IS 67

Nodal Economic Profiling Project
Business Trust & dplg, 2007

Motherwell

Proximity to Addo Road could be an opportunity

Motherwell, Location of Addo Road: 2006

z The new access road to Addo Elephant 
National Park passes Motherwell

z Although the Master Plan foresees “tourism 
zones” along the road, including a Xhosa 
Cultural Village, no activities are currently 
operating

z The road is an access point for local 
commercial activity to profit from external 
tourism business

– Accommodation (B&Bs)

– Retail (Food, arts & crafts)

– Services (Township tours)

Source: Motherwell Master Plan

Addo Road

NOTE: Some of the rail / 
road infrastructure indicated 

is not yet built
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MotherwellEvaluation sheet: Commercial activities 
Is Motherwell a good place for business people to invest in? 

AttractivenessCommentCriterion

o

–

–

–

A number of national brand anchor tenants 
attract spending, especially in grocery retail

Many product categories are reaching 
saturation, only few opportunities remain

Community is very poor, low available spending

Market is intensively served

National brands attract 
spending active in area

Remaining opportunities in the 
market

The income of the community

The extent of competition

Business 
opportunity

–Lack of attention to improving business viability Governance 

–High levels limit opening hoursLevels of crimeGeneral 
environment

–

o

–

+

Main commercial hub is not equidistant to all 
areas, bad transport linkages

Centres are clean and of medium appeal 

Most commercially developed land is occupied 
– main shopping centre has 98% occupancy

Considerable tracts of commercial land lie 
dormant

Commercial space integration 
into town planning

Quality of commercial space

Availability of commercial 
space 

Availability of commercially 
zoned land for development

Infrastructure

o

–

–

Considerable spending leaves the area, even if 
the distance to the CBD acts discouragingly

Accessibility to commercial centres is difficult

Density levels are extremely low

Distance to city and spending 
leaving area

Accessibility (public transport) 

Density levels
The spatial 
concentration 
of spending
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Motherwell poverty node

z Research process

z Overview

z Themes

– Residential life

– Commercial activity

– City linkages

z Summary

z Appendix

Linking the nodes to cities’ economies

z Motherwell / Port Elizabeth

z Motherwell / Coega

z Motherwell / Uitenhage
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Introduction

QuestionQuestionQuestion

Core issuesCore issuesCore issues

What would make What would make MotherwellMotherwell a place in which members of the working class a place in which members of the working class 
would want to live?would want to live?

The following issues are likely to matter:
z Better access to employment prospects
z Better access to training
z Other factors:

– Better access to capital for home loans or to start 
businesses

– Better social and political integration into the life of the city

Is Motherwell better integrated into the circuits of the economy of Nelson 
Mandela Bay Municipality?
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MotherwellMotherwell lies between the three economic areas of 
Port Elizabeth CBD, Coega and Uitenhage

Coega
Uitenhage

MotherwellMotherwell

Port Elizabeth is the core 
economy of the region and 

integration is crucial for 
socio-political reasons, as 

well as employment 
creation

Coega lies immediately 
adjacent to Motherwell and 
considerable employment 
creation is expected over 

the next 30 years

Uitenhage offers potential 
for employment creation

and has been seen by some 
as an area to which 

Motherwell should be linked

Exploring economic linkages for Motherwell requires the assessment of linkages to three 
distinct areas

20km

20km

1.

2.3.

Port Elizabeth
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MotherwellThere is a range of potential linkages which have been 
suggested to integrate Motherwell into other economic nodes

Potential linkages between Motherwell and other areas in Nelson Mandela Bay 
Municipality

� Context: Motherwell is physically 
disconnected from the CBD

� Problem: Getting to and from work, school 
and shops is time consuming and expensive

� Potential solution: A transport link

� Context: Motherwell’s residents struggle to 
access capital, training and markets

� Problem: Marginalisation means that special 
efforts are needed to ensure development 

� Potential solution: Development attention 
and business incubation

� Context: A major industrial development –
Coega – is on Motherwell’s doorstep

� Problem: None

� Potential solution: None

� Context: Uitenhage has a relatively strong 
economy and is 20km from Motherwell

� Problem: Transport and physical links are 
weak

� Potential solution: Development of 
transport links and corridor

� Context: Uitenhage’s economy is dominated by 
vehicle manufacturing

� Problem: Motherwell’s residents lack the 
appropriate skills

� Potential solution: Training of Motherwell’s
residents

� Context: Coega will create employment and 
training opportunities

� Problem: Motherwell’s residents lack the skills 
Coega needs and are not preferred providers

� Potential solution: Strengthen Coega’s use of 
Motherwell’s residents

Although all these linkages are all conceivable, they are not all viable
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MotherwellDespite the close historical connection between the 
communities of Port Elizabeth and Motherwell, physical linkages are weak

Coega
Uitenhage

MotherwellMotherwell

Port Elizabeth is the core 
economy of the region and 

integration is crucial for 
socio-political reasons, as 

well as employment 
creation

Coega lies immediately 
adjacent to Motherwell and 
considerable employment 
creation is expected over 

the next 30 years

Uitenhage offers potential 
for employment creation

and has been seen by some 
as an area to which 

Motherwell should be linked

The physical integration of Motherwell and Port Elizabeth is not feasible

20km

20km

1.

2.3.

Port Elizabeth
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MotherwellAlthough better integration of Motherwell and Port Elizabeth is 
desirable, growth trajectories in both locations do not favour this

The Swartkops River and Estuary makes the complete physical integration of the two areas 
impossible

z Most recent building projects in Motherwell have 
tended to push the area outwards to the north west, 
towards Uitenhage

z Between the two areas, the Swartkops Estuary is a 
sensitive environmental area unsuitable to 
development, bordered by the Motherwell 
escarpment

z Port Elizabeth’s developmental trajectory, on the 
other hand, is towards the west and south, with 
further growth towards Uitenhage

Although desirable, physical integration of Motherwell and Port Elizabeth would 
require the reversal of current trends and the overcoming of the natural barriers 

separating the two areas

1
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MotherwellA physical link between Motherwell and Port Elizabeth is 
crucial for Motherwell’s economic well-being

Some 37% of Motherwell citizens travel to Port Elizabeth daily, but the nature of this travel 
does little to develop the intervening area

Current links 
do not create a 

corridor

Current links Current links 
do not create a do not create a 

corridorcorridor

z Motherwell was established as a dormitory township and remains one to this day

z A travel survey conducted in 2001 highlighted that 37% of Motherwell citizens 
travel to Port Elizabeth on a daily basis for education or work purposes

z Because of its distance from the CBD, those who use the city to access 
employment, education, shops or government offices must use taxis and buses

z The current transport costs between CBD and Motherwell amount to R6 for a 
single trip, taking approximately 20 minutes 

z At present, almost all transport between Motherwell and the CBD uses the N2 
highway and, as a result, does little to increase the viability and density of the area 
between Motherwell and Port Elizabeth

Current links between Motherwell and the CBD do not amount to a development 
corridor, so the city is investing in the Khulani Corridor

Source: Nelson Mandela Bay Municipality (NMBM), Integrated Transport Plan

1
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MotherwellThe Khulani Corridor will establish a bus system along a 
busy route from north of the CBD into town

CBD

Motherwell

Njoli Square

Korsten
(Industrial)

New 
Brighton 

Kwa-
Zakhele

Swartkops Estuary

z From a spatial planning perspective, rezoning will 
allow densification along the corridor

z Buses will provide high frequency services
along the corridor, with taxis providing feeder
services into the surrounding neighbourhoods

z Transport costs will remain at present levels, 
although standardised ticketing is planned 

z In relation to the impact on Motherwell, however, 
two doubts arise:

– Since most of the daily traffic to the CBD 
from Motherwell is for work or education, it is 
hard to see why commuters would prefer the 
longer, slower Khulani route over the N2

– In relation to the proposed route, Motherwell 
is little more than a terminus and it is likely 
that the benefits of densification and 
sustainability will accrue primarily to 
communities along the route

N2

Planning seeks to ensure that increased use of the corridor, together with increased 
residential density, will increase urban viability, efficiency and sustainability along the route

1
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MotherwellSix factors are necessary for the viability of development 
corridors, none of which are fully met by Motherwell–CBD links

Absence of inhibitorsAbsence of inhibitors

Physical or economical inhibitors 
can hamper corridor 

development

Physical or economical inhibitors 
can hamper corridor 

development

Significant land usesSignificant land uses

A range of nodes and activities 
should be located in a linear 

configuration

A range of nodes and activities 
should be located in a linear 

configuration

Levels of accessibility / 
mobility

Levels of accessibility / 
mobility

Easy and frequent access to 
multi-modal transport, ideally 
for the whole corridor length, 

ensures continuity

Easy and frequent access to 
multi-modal transport, ideally 
for the whole corridor length, 

ensures continuity

� The “corridor“ incorporates 
the CBD, Njoli Square and 
Motherwell; however, the 
most significant land uses 
are at the end of the 
corridors, rather than 
dispersed across the 
corridor length

� The “corridor“ incorporates 
the CBD, Njoli Square and 
Motherwell; however, the 
most significant land uses 
are at the end of the 
corridors, rather than 
dispersed across the 
corridor length

� The Swartkops River 
estuary and the 
Motherwell escarpment
cut off Motherwell from the 
rest of the metro and result 
in the buffer zone being ill 
suited to development

� The Swartkops River 
estuary and the 
Motherwell escarpment
cut off Motherwell from the 
rest of the metro and result 
in the buffer zone being ill 
suited to development

� Frequency of the new 
transport system promises 
to be high; however, 
transport will be limited to 
buses, which are unlikely 
to provide access along 
the whole corridor length

� Frequency of the new 
transport system promises 
to be high; however, 
transport will be limited to 
buses, which are unlikely 
to provide access along 
the whole corridor length

Propensity to developPropensity to develop

The market’s current 
development trends should be 
along the corridor

The market’s current 
development trends should be 
along the corridor

Density and continuityDensity and continuity

Commercial and residential 
density should be high and 
continuous

Commercial and residential 
density should be high and 
continuous

Connectivity of NodesConnectivity of Nodes

Purposeful interaction and 
connectivity is needed between 
at least two nodes

Purposeful interaction and 
connectivity is needed between 
at least two nodes

� The city’s current 
development is towards 
the south, away from 
Motherwell; Motherwell is 
developing towards
Uitenhage, not towards the 
city along the corridor

� The city’s current 
development is towards 
the south, away from 
Motherwell; Motherwell is 
developing towards
Uitenhage, not towards the 
city along the corridor

� The corridor section 
between Njoli square and 
Motherwell presents a gap 
in the corridor, although 
continuity is better 
between Njoli Square and 
the CBD

� The corridor section 
between Njoli square and 
Motherwell presents a gap 
in the corridor, although 
continuity is better 
between Njoli Square and 
the CBD

� Motherwell is a dormitory 
area, the CBD is 
commercial and 
employment hub

� Connectivity is mono-
directional, with commuter 
traffic entering the CBD in 
the morning, and exiting at 
night

� Motherwell is a dormitory 
area, the CBD is 
commercial and 
employment hub

� Connectivity is mono-
directional, with commuter 
traffic entering the CBD in 
the morning, and exiting at 
night

Criterion 
met?

Criterion fully metCriterion not met
Note: See “Urban themes” presentation for details about these criteria

Criterion 
met?

1



UUP-WRD-Motherwell Profile-301106-IS 78

Nodal Economic Profiling Project
Business Trust & dplg, 2007

MotherwellThe Khulani Corridor may not improve the economic prospects 
of Motherwell, but it makes sense for other communities

Although it seems unlikely that the Khulani corridor will lead to significant 
development in Motherwell, it is likely that it will impact positively on the 

development of communities in the KwaZakehle / New Brighton area

1
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MotherwellIf the physical integration of Motherwell and Port Elizabeth 
is not viable, then attention must be paid to other forms of integration

Virtual linkages 
and the 

development of 
Motherwell

Virtual linkages Virtual linkages 
and the and the 

development of development of 
MotherwellMotherwell

Developmental 
support

Developmental Developmental 
ssupportupport

� One form of linkage is the manner in which the needs of the Motherwell community are taken 
into account in the city’s development agenda

� To build this linkage, the municipality needs to increase its understanding of the development 
requirements of Motherwell, and how these affect line departments outside the MURP field of 
activity

� The spatial plan of the city should take into consideration the location of Motherwell to ensure 
current spatial marginalisation patterns are not further entrenched

� Transport planning needs to take Motherwell’s spatial marginalisation into account

Motherwell’s spatial marginalisation means that it requires more attention than other areas 
if development is to be effected

Form of linkageForm of linkageForm of linkage CommentCommentComment

Business support and 
access to markets

Access to capital 
(businesspeople)

Access to capital 
(home-owners)

� Role of the Small Business Development Centre see 
Commerce theme

� Access to capital is limited because businesses are not 
viable in Motherwell see Commerce theme

� Access to home loans is limited because of weaknesses 
in the enforcement of property rights see Residential 
life theme

1
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MotherwellThe IDP for the Nelson Mandela Bay Metro suggests that 
development initiatives in the city do not prioritise Motherwell

MURP has a substantial budget relative to most of the other identified projects, but all its 
funding comes from other spheres; it received dedicated attention in the IDP only in 2004/05

Source: Nelson Mandela Bay Municipality (NMBM) IDP, 2006, Monitor analysis

Development Projects in Nelson Mandela Bay Municipality (NMBM): IDP 2006 

Project name Cost Motherwell? 

Nojoli Square R142m No 

Beachfront 
development 

R100m No 

Bayworld R45m No 

International 
convention 
centre 

R250m No 

Industrial Park 
Technology 
centre 

R46m No 

2010 Stadium R350m No 

Chatty and 
Swartkops river 
development 

R100m No 

Coega IDZ and 
Port 

R14.6bn No 

 

Project name Cost Motherwell? 

Madiba Bay R68m No 

Freedom Statue R342m No 

N2 
Developments 

R6m No 

Red location 
developmnet 

R27m No 

Colchester 
development 

NA 
 

No 

Skills 
development 
and placement 

R80m Citywide 

Van der Kemp’s 
kloof 

R20m No 

Beaches project NA No 

 

Project name Cost Motherwell? 

Innovation 
campus 

NA No 

Autocluster R180m No 

Uitenhage 
revitalisation 

R13m No 

Gateway and 
beautification 

R90m No 

Greening of 
metro and 
residential areas 

R200m Citywide 

Est. of metro 
development 
agency 

R77m No 

MURP R944m Yes, but 
funds from 

other 
spheres 

Urban 
agriculture 

NA Yes 

 

From the city’s point of view, Motherwell is just one of a range of priorities; 
politically, it is not feasible to focus all resources on the resolution of the 

development challenges in only one area

1
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MotherwellThe possibility that Motherwell was not prioritised by the city 
was confirmed by a number of officials and experts

“Many officials have the attitude that the 
MURP will deal with Motherwell’s 
problems and that it could ‘look after 
itself’”

– MURP official

“We have never been able to explain to 
the people of other areas why 
Motherwell is a presidential priority and 
their area is not. As a result, they do 
not buy into the programme”

– IDP official

“From the city’s point of view, we don’t 
attach any special priority to 
Motherwell”

– IDP official

“One of the challenges across the 
Eastern Cape is that officials and 
councillors want to see development 
projects in every ward and will block 
projects unless they see benefits for 
their constituency. Unfortunately, 
development projects are a source of 
patronage”

– Eastern Cape LED 
strategist

Source: Monitor interviews

1

The city cannot prioritise Motherwell as it has numerous other developmental challenges
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MotherwellMore attention could be paid to increased skills development 
and better job placement programmes in Motherwell

Institutionally, the Small Business Development Centre (SBDC) is well-placed to do this
1

IntroductionIntroductionIntroduction

ObjectivesObjectivesObjectives

RecommendationRecommendationRecommendation

Suggested focusSuggested focusSuggested focus

� The SBDC opened its doors in August 2006 and currently has a budget for one year

� Located at the Motherwell Shopping Centre, it consists of a number of meeting rooms and 
has ample facilities for client consultation 

� It currently employs only one official, its manager who is in the process of writing up a 
business plan, and two people on learnerships

� The core objective of the SBDC is to assist local businesses through:
– Providing assistance with administrative tasks such as registration
– Providing advice and training, as well as offering services to local businesses such as 

housing the Umsobomvu Youth Fund
– Providing back-office support and ICT facilities
– Creating an IT platform for marketing Motherwell’s businesses
– Creating a facility for job-placement

� Although all the objectives listed appear to meet needs in Motherwell, it is doubtful that all 
will have the same impact

� SBDC should consider focusing on:
– Assisting businesses to cooperate in order to bring down the cost of purchases 
– Focusing training programmes in Motherwell on providing the skills needed at 

Coega, and interfacing with Coega to obtain preferential access to labour and market 
opportunities for Motherwell’s residents 

� If it can demonstrate effectiveness (and, given the difficulties usually encountered in the 
business support space, the level of proof demanded should be high), the Nelson Mandela 
Bay Municipality should consider funding the SBDC on an ongoing basis
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MotherwellCoega lies next to Motherwell and promises considerable 
employment opportunities over the next 20 to 30 years

Owing to the close proximity, physical linkages need not be developed, but it is important to 
explore how Coega’s impact on Motherwell’s development might be maximised

Port Elizabeth

Coega
Uitenhage

MotherwellMotherwell

Port Elizabeth is the core 
economy of the region and 

integration is crucial for 
socio-political reasons, as 

well as employment 
creation

Coega lies immediately 
adjacent to Motherwell and 
considerable employment 
creation is expected over 

the next 30 years

Uitenhage offers potential 
for employment creation

and has been seen by some 
as an area to which 

Motherwell should be linked

20km

20km

1.

2.3.

2
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MotherwellCreating the Coega Industrial Development Zone will be 
ongoing for the next 20 years and may create as many as 100,000 jobs1

The investment in the development of Coega is one of the largest individual investments in 
the government’s portfolio

z Coega is a development initiative in the 
Nelson Mandela Metropolitan Municipality

z The project comprises two elements: a new 
deepwater port and an Industrial Development 
Zone (IDZ) on 11,500 hectares

z Within the IDZ, 13 industry clusters are being 
established

z The impact on the local and national economy 
depends on the character of the investments 
that Coega attracts. It is expected, however, 
that many thousands of jobs will be created 
directly and through the multiplier effect. What 
is unclear is what skills these jobs will require

Motherwell

Note: 1The employment creation numbers provided here are sourced from Urban Econ’s Motherwell Transportation Development Plan Economic Strategy 
Project Report. The Nelson Mandela Metro estimates that 22,000 indirect and direct nodes will be created, and 54,000 short-term construction related jobs
Source: www.coega.com, Monitor interviews, Urban Econ, 2005, Motherwell Transport Plan

2
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Motherwell

Coega’s policy is to employ NMBM residents

z The Coega Development Corporation has established an office of “Labour and 
Business Management Services” (LBMS) to ensure that employment creation 
and the allocation of jobs is managed fairly and efficiently

z A zonal labour agreement ensures uniformity of labour practices – including 
wage rates and other conditions of employment – across the zone

z A jobseekers database has been established, on which the details of work-
seekers from across Nelson Mandela Bay Municipality are entered

z The database currently holds approximately 65,000 names

z The LBMS also uses the database to organise training and skills development
programmes with the aid of institutions like Eastcape Training Centre, the 
Automotive Industry Development Centre and other tertiary institutions

z The LBMS sources funding for training purposes through the Department of 
Labour and Sector Education and Training Authorities (SETAs)

Coega will source its labour from across the metro and, where necessary, from beyond the 
metro. There is no special preference for Motherwell’s residents

Human 
resources 

policy

Human Human 
resources resources 

policypolicy

Training & 
skills

Training & Training & 
sskillskills

The jobseekers 
database

The The jojobseekers bseekers 
ddatabaseatabase

Source: Monitor interviews

2
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MotherwellThere is some dispute about the profile of skills that 
will be required by the workforce at Coega

If the average skills level of full-time employees at Coega is higher than the national 
average, then Motherwell’s residents will not be well-placed to take up job opportunities

P
er

ce
nt

ag
e

7%

84%

9%

0%

20%

40%

60%

80%

100%

Yes No Don’t know

Motherwell: 2006 (Have you received skills 
training that can be used for work?) 

P
er

ce
nt

ag
e

8% 8%

66%

4%5%3%6%

0%

20%

40%

60%

80%

100%

Up to 3
months

ago

3-6
months

ago

6-12
months

ago

12-24
months

ago

24-36
months

ago

>36
months

ago

Don’t
know 

Last employment of unemployed residents 
of Motherwell: 2006

Source: MURP Unemployment Survey Report

Since Motherwell’s unemployed are also unskilled, they will require training if 
they are to secure job opportunities at Coega

2
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MotherwellIt is not certain that Motherwell’s unemployed will benefit 
from the jobs created at Coega without training

Despite Motherwell’s obvious need…

… and its proximity to Coega, …

Although there are obvious 
arguments against granting 

residents of Motherwell
preferential access to training 

and job opportunities in Coega, 
there are also good reasons to 

pursue such a policy …

2
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MotherwellFor Coega’s impact to be maximised, Motherwell’s residents 
should have preference for training and employment 

Aims of a
Coega human 

resources 
policy that was 
biased towards 

residents of 
Motherwell

Aims of aAims of a
CoegaCoega human human 

resources resources 
policy that was policy that was 
biased towards biased towards 

residents of residents of 
MotherwellMotherwell

Rationale for a 
preferential 

human 
resources 

policy

Rationale for a Rationale for a 
preferential preferential 

human human 
resources resources 

policypolicy

z The skills profile of Motherwell’s unemployed is particularly poor and, in the 
absence of dedicated programmes, residents’ job prospects are unlikely to improve

z Although the greater Nelson Mandela Bay Municipality’s residents will not take 
kindly to the idea of preferential access to employment opportunities for 
Motherwell’s residents, strong arguments can be made favouring such an 
approach:

– City efficiency increases if people live close to their place of employment and 
development will meet the objectives of densification and efficiency

– Because of its spatial marginalisation, Motherwell’s residents are particularly 
disadvantaged in relation to job opportunities elsewhere in the metro

z Provide skills development programmes in Motherwell orientated towards the skills 
requirements for Coega

z Grant preferential access to residents of Motherwell to Coega’s skills training 
programmes

z Granting job-seekers from Motherwell in all skills categories preferential treatment 
in the allocation of work

z Ensure that the developing unemployment database in Motherwell is linked to the 
work-seekers database at Coega

Proactive steps are required to ensure that Motherwell benefits optimally from the 
opportunities created by Coega 

Although potentially controversial, showing Motherwell’s residents preference would be 
sound public policy

2
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MotherwellUitenhage is the third economic centre in Motherwell’s vicinity,
and where linkages could potentially benefit Motherwell’s development 

Uitenhage provides considerable employment opportunities in the automotive sector

Port Elizabeth

Coega
Uitenhage

MotherwellMotherwell

Port Elizabeth is the core 
economy of the region and 

integration is crucial for 
socio-political reasons, as 

well as employment 
creation

Coega lies immediately 
adjacent to Motherwell and 
considerable employment 
creation is expected over 

the next 30 years

Uitenhage offers potential 
for employment creation

and has been seen by some 
as an area to which 

Motherwell should be linked

20km

20km

1.

2.3.
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MotherwellUitenhage and Motherwell have limited interaction, 
but the long-term spatial plan suggests the areas may merge

“Buffer Zone”

z Uitenhage offers considerable employment 
potential, owing to its extensive automobile 
industry, but …

z … at present employment links with 
Motherwell are weak; only 2% of Motherwell
citizens travel to Uitenhage for work or 
educational purposes daily

z A direct transport link between Motherwell and 
Uitenhage might increase access in the short 
term, and …

z … current land development of Uitenhage and 
Motherwell indicates that the areas are indeed 
moving closer, and …

z … the Swartkops River, which is ecologically 
sensitive, prevents the integration of 
Motherwell and Port Elizabeth

Uitenhage

Motherwell

The current draft spatial development plan of NMBM has identified the empty land between 
Motherwell and Uitenhage as room for the areas’ future growth and expansion

Port Elizabeth

3
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MotherwellIt is doubtful that integrating Motherwell and Uitenhage is a 
viable solution to Motherwell’s marginalisation 

z A corridor development first requires 
populating a narrow 13 km strip of 
land, a major challenge since Port 
Elizabeth’s growth is largely towards the 
south and west

z Development of more land around the 
initial link would require enormous 
numbers of people and would be 
achieved only under unlikely 
circumstances given current 
population growth rates

z It is likely, therefore, that deliberate 
development of a Motherwell-
Uitenhage corridor would lead to the 
dedensification of Nelson Mandela 
Bay Municipality

Uitenhage

Motherwell

Kwanobohle 

Kwanobohle borders 
Uitenhage – city 

efficiency dictates that 
recipients of Uitenhage

jobs should live here The area is in part 
characterised by an 
environmentally 
sensitive area, 

restricting development

The plan would imply increased urban sprawl in NMBM, would occur over a very long time 
frame, and would not be compatible with sustainable human settlement planning objectives

The release of the 
final section of land 

is only planned 
after 2020

The main sections will only be released for 
development after 2014

3
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Motherwell
Efforts should not focus on Uitenhage, but rather on increasing 
the benefits achieved from linkages to the CBD and Coega

� Transport link

� Development 
support

� Business 
incubation & 
skills

� Transport link

� Development 
support

� Business 
incubation & 
skills

� Transport link

� Development 
support

� Business 
incubation & 
skills

� Transport link
� Development 

support

� Business 
incubation & 
skills

� Preferential 
training and job 
placement for 
Motherwell 
residents

� Preferential 
training and job 
placement for 
Motherwell 
residents

� Preferential 
training and job 
placement for 
Motherwell 
residents

� Preferential 
training and job 
placement for 
Motherwell 
residents

� Transport links / 
corridor

� Transport links / 
corridor

� Transport links / 
corridor

� Transport links / 
corridor
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Motherwell

-

+

o

Evaluation sheet: City linkages 
Is Motherwell better integrated into the circuits of the economy of NMBM? 

AttractivenessCommentCriterion

+

Will make no difference to the attractiveness of 
Motherwell

Potential impact is quite large

Transport links / corridor to 
Uitenhage

Preferential job selection and 
training from Coega

+

Unlikely to make a large impact unless aligned 
with the skills needs to Coega

Accessibility to commercial centres is difficult

Unlikely to make a big difference to prospects

Business incubation

Greater development support

Transport link with PE

Better access 
to training

-

o

AttractivenessCommentCriterion

+

Will make no difference to the attractiveness of 
Motherwell

Potential impact is quite large

Transport links / corridor to 
Uitenhage

Preferential job selection and 
training from Coega

o

Difficult to make a big difference to the viability 
of businesses

May create increased opportunities and viability

Unlikely to make a big difference to prospects

Business incubation 

Greater development support

Transport link with PE

Better access 
to employment 
prospects

o
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Motherwell

� Understanding the Motherwell poverty node

� Potential sources of economic growth – Short term
� Potential sources of economic growth – Long term

� Assessment of current activities

� What needs to be done now?

Motherwell poverty node

z Research process

z Overview

z Themes

– Residential life

– Commercial activity

– City linkages

z Summary

z Appendix
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MotherwellSummary
Understanding the Motherwell poverty node

� Poor

� Low density

� Well established 
housing stock

� Levels of business 
viability are low

� Heavily dependent 
on external 
employment 
opportunities

Key observations from Motherwell

OverviewOverview

Residential 
life

Residential 
life

Commercial 
activity

Commercial 
activity

City 
linkages

City 
linkages

Key characteristics 
of node

� Motherwell is located approximately 20km from Port Elizabeth, 
3km from Coega and 20km from Uitenhage

� The area is home to between 150,000 and 400,000 residents

� It is characterised by very high long-term unemployment and high 
levels of poverty

� The area is the focus of an urban renewal programme, which is 
supported financially and technically by the European Union

� Motherwell is overwhelmingly residential in character and its 
residents are extremely poor

� The area is (now) relatively well-supplied with housing and 
municipal services, but low density makes the sustainability of the 
settlement doubtful, despite recent investment

� Although a housing market exists, a number of constraints relating 
to the security of property rights need to be addressed

� There is commercial activity within Motherwell, but it is seldom
economically viable

� Owing to low density levels, businesses struggle to survive in the 
poverty-stricken area, which is characterised by low spending

� Additionally, commercial activities in Motherwell have to compete 
directly with the more appealing facilities in the city

� Although Coega provides the greatest potential for economic
upliftment of Motherwell, linkages to the Port Elizabeth CBD are 
important for socio-political reasons

� Coega linkages will have to focus on increasing skills development 
since Motherwell’s residents don’t have the skills profile needed

� CBD linkages will need to focus on improving access, as well as 
ensuring the municipality plays a greater role in development
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MotherwellSummary
Potential sources of economic growth – Short term

Economic growth of individual household in Motherwell

Increase income? Decrease cost?

Provide 
job

Increase 
quality of job

External 
to node

Within 
the node

Housing Food Transport Other

x x x% x%

Skills Other

Where to focus?

Estimate of cost 
structure of individual 
household in node

� Coega, as a 
major 
development 
zone, brings with 
it considerable 
employment 
potential

� Owing to low 
density and 
income levels, 
commercial 
growth will be 
low for the 
immediate future

� Skills are 
urgently required 
to ensure that 
residents can 
access 
employment 
opportunities in 
the metro and in
Coega

Key Focus 
Area

Not a 
Focus Area
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Potential sources of economic growth – Long term

Where to focus?

Economic growth of individual household in Motherwell

Increase income? Decrease cost?

Provide 
job

Increase 
quality of job

External 
to node

Within 
the node

Housing Food Transport Other

x% x% x% x%

Skills Other

Estimate of cost 
structure of individual 
household in node

� As accessibility 
to the CBD 
increases and a 
new access road 
to Uitenhage is 
constructed, 
further 
opportunities 
outside Coega
may arise

� As density 
increases and 
income levels rise, 
the commercial 
potential of the 
node may increase, 
resulting in job 
creation

� Skills are 
urgently required 
to ensure that 
residents can 
access 
employment 
opportunities in 
the metro
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Assessment of current activities

Key observations from Motherwell

What is being done?What is being done?

� The MURP has been relatively successful in delivering low-cost housing and bulk infrastructure, although sometimes at the expense of 
dedensification

� The development of the Khulani Corridor will provide a new route into town from Motherwell, but its developmental impact is likely to be 
far greater for areas along its route – KwaZhakele, New Brighton, etc – than for Motherwell

� LED interventions are focused principally at subsidising local economic activity and at providing assistance with developing business 
skills and providing employment information

� There are indications that the municipality has focused its energies on priorities other than the development of Motherwell on the basis 
that the MURP was responsible for the node

Strategic choice

Do more of 
the same

Do different things; 
do things differently

� Although MURP has addressed many of the basic 
infrastructure deficiencies in the area, business viability 
remains weak and much more must be done to 
increase densities and improve the business 
environment

� The metro must participate in achieving aims set by the 
MURP programme

Rationale
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What needs to be done now?

Key observations from Motherwell

Solutions to constraints / Investment opportunitiesSolutions to constraints / Investment opportunities

� The housing market is beginning to tick over, but concerns about the enforceability of property rights remain

� The area’s business climate is poor and more work needs to be done on addressing this

� Much more attention needs to be paid to increasing residential densities

� Given Motherwell’s proximity to Coega, attention should be paid to maximising the development potential of this by (a) focusing skills 
training in Motherwell on the skills needed in Coega, and (b) giving its residents preference in allocating employment from Coega

Requires involvement of
key stakeholders

� Provincial government

� Nelson Mandela Bay Municipality’s (NMBM) planners and 
housing officials

� Coega, the dti, the Department of Labour and the SETAS

� Community leaders, politicians and law-enforcement agencies 
(to ensure protection of property rights and buy-in for this)
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Motherwell

Motherwell poverty node

z Research process

z Overview

z Themes

– Residential life

– Commercial activity

– City linkages

z Summary

z Appendix

� Itineraries of field trips

� Key stakeholders

� Key documents
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Itinerary of field trip

Monday, 28 August 
2006
Monday, 28 August 
2006

Tuesday, 29 August 
2006
Tuesday, 29 August 
2006

Wednesday, 30 
August 2006
Wednesday, 30 
August 2006

Thursday, 31 August 
2006
Thursday, 31 August 
2006

Friday, 1 September 
2006
Friday, 1 September 
2006

Saturday, 2 
September 2006
Saturday, 2 
September 2006

Sunday, 3 September 
2006
Sunday, 3 September 
2006

Travel schedule / LocationsTravel schedule / LocationsTravel schedule / Locations Main activitiesMain activitiesMain activities

Desk research

� 9:00am-11h00: Motherwell

� 11:00am-14h00: Port Elizabeth

� Interviews with housing, property 
development, IDP office, LED 
representatves

n/a n/a

n/a n/a

Desk Research

� 10h30-17h00: Port Elizabeth

� Met with ECDC

� Met with MURP office

� 9h00-12h00 Motherwell

� 12h00-13h00: Port Elizabeth

� 13h00-15h00: Motherwell

� 15h00-21h00: Port Elizabeth

� Toured local businesses in 
Motherwell

� Interviews with NAFCOC, Spatial 
Planning, Business, Real Estate

� Update with MURP

� 07h45-13h00: Port Elizabeth

� 13h00-15h00: Motherwell

� 15h00-16h00: Coega

� Met with representatives of 
Servcon, Transport dept., 
University, Coega

CommentsCommentsComments

� None

n/a

n/a

Desk Research

� Gained insights into Motherwell
current development trends

� None

� None
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Key stakeholders, actors, information carriers

GovernmentGovernmentGovernment Private sector / 
Business

Private sector / Private sector / 
BusinessBusiness Local peopleLocal peopleLocal peoplePublic sectorPublic sectorPublic sector NGOsNGOsNGOs OtherOtherOther

= have appointment
= have met = key person, suggest to 

involve in future discussions

Morgan Munsamy
(Prov. Manager, 

Thubelisha)

Sonwabo (Head 
business centre 

Motherwell)

Henning Hanson 
(advisor to Walter 

Shaidi)

Walter Shaidi 
(Head of MURP)

Misiwe Mpahlwa
(LED MURP)

Ms. Tutuka
(Housing 

Motherwell)

Stuart Beattie 
(Spatial Planning 

NMBM)

Dr S. Vatala
(Manager IDP)

Greg Pryce-Lewis
NMBM Transport

Amelia Buchner
(NMBM LED)

Several local 
small business 

owners

Mkhuseli (Khusta) 
Jack (Ilinge

Development)

Victor 
(Manager PE 

Servcon)

Fozia (Manager, 
Motherwell

Shopping Centre)

Duncan Grenfell 
(Coega Project 

Manager)

Ronney Ncwadi
(NMMU)

Kutloano 
Headbush
(NAFCOC)
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Key documentation 

TitleTitleTitle

Motherwell Urban Renewal Programme
Speaker’s notes, VD Imbizos

Author / 
Org.

Author / Author / 
Org.Org. YearYearYear

Walter Shaidi 2006 M

Useful contentUseful contentUseful content

Programme Overview

MURP Progress Report to Provincial Political 
Forum ? 2003 MProgramme overview, incl. Anchor projects and 

stakeholders

MURP Progress Report ? Aug 2006 MComplete listing of active projects in Motherwell, 
incl. description, cost and status

NMBM Transport Plan Draft ? May 2006 LDetailed description of short term transport plan 
for the city, incl. Khulani Corridor 

Comprehensive Integrated Business Plan for the 
Motherwell URP (Vol. 1, 2) Iliso Consuling Nov. 2002 LProposed structure and targets of MURP 

programme, incl. projects listing

Motherwell transportation Development Plan: 
Economic Strategy

Urban Econ. 
Development 2004 H

Economic analysis of current transport regime 
and potential employment creation through 

Coega development

Integrated Development Planning Review, 5th

edition
IDP Office / Dr. 

Vatala May2006 LProject listing, target setting and budget 
proposal by municipal office for 2006/2007

MURP Master Plan Matrix… -
Metroplan 2004

Usefulness (High / Medium / Low)

H
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Key documentation 

TitleTitleTitle

MURP Presentations (Overall, Clusters, EU 
programme, DBSA programme)

Author / 
Org.

Author / Author / 
Org.Org. YearYearYear

Walter Shaidi 2006 H

Useful contentUseful contentUseful content

Overview of all development philosophies and of 
overall strategic orientation / funding of MURP

MURP Unemployment Survey Report NMMU 2006 HReport and data on unemployment survey 
completed in Motherwell

MURP Baseline Survey Various Aug 2006 HBaseline survey as completed by various 
contractors for MURP / EU funding

Spatial Development Framework (Plan and 
Report) DRAFT

NMBM 
Planning Jan 2006 MProvides insight into current spatial layouts, 

trends and plans of NMBM

Usefulness (High / Medium / Low)
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Qualitative views on present migration patterns to and from Motherwell

Other viewsOther views � N/A

Inflow exceed outflow
Outflow exceed inflow
Uncertain

X

Private sector viewsPrivate sector views

� There is considerable migration into the area from rural 
areas, especially the former Transkei 

– “People are hoping for employment, especially with 
Coega being so close by …”

– Coega project manager

Public sector managersPublic sector managers

� There is considerable migration into the area from rural 
areas, especially the former Transkei, and from other 
crowded areas in the metro
– “Of course people move to Motherwell from across the metro 

as well, since there are expectations with regard to the MURP”
– City planner

No knowledge

Inflow exceed outflow
Outflow exceed inflow
Uncertain

X

No knowledge

Inflow exceed outflow
Outflow exceed inflow
Uncertain

No knowledgeX


