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Contextual Challenges
National/Provincial:
• Fiscal constraints…
• Credit Rating Downgrades…
• Flat-lined economic trajectory…
• Complex regulatory and
reporting environment
• Urbanisation and growth of
metro / secondary towns

No. Municipality
1 Gamagara
2 Musina
3 Bitou
4 Steve Tshwete
5 Swartland
6 Midvaal
7 Overstrand
8 Emalahleni
9 Rustenburg
10 Saldanha Bay
16 City Johannesburg
18 City of Tshwane
22 Bergrivier
24 Knysna
26 Stellenbosch
27 Witzenberg
30 George
32 City of Cape Town
33 Drakenstein
37 Swellendam
City of Cape Town

Munic % Pop Growth p.a.
Category
(2001-2011)
B3
B3
B3
B1
B3
B2
B2
B1
B1
B2

5.84
5.53
5.22
4.76
4.56
3.94
3.8
3.58
3.5
3.45

Metro
Metro
B3
B2
B1
B3
B3
Metro
B1
B3

3.18
3.1
2.85
2.77
2.71
2.64
2.59
2.57
2.56
2.39

Neighbouring Munics
Other WC Munics
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Contextual Challenges
National/Provincial:
• Fiscal constraints…
• Credit Rating Downgrades…
• Flat-lined economic trajectory…
• Complex regulatory and reporting
environment

City:
•

Water availability / drought

•

Affordability and housing

•

Access to jobs and services

•

Failing rail and congestion

• Urbanisation and growth of metro / •
secondary towns
•

Increasing informality
“Jobless” growth

•

Increasing dependencies on
state for services / support

•

Spatial fragmentation and
inequality

Key Insights: Historic Legacy
1. >190,000 households located
within informal settlements – as
many in backyards (unofficial)?
2. +/- 440,000 citizens are
unemployed (2nd quarter 2016)
3. costs of free basic service
packages incr. R1,4bn – R1,9bn
(2016/17 – 2019/20)

4. Low-income group spends an
average of 43% of their income
on access (well in excess of
international norms)
5. > 500,000 people cannot access
any transport due to income
constraints

Legal Aspects:
Municipal Spatial Development Framework (MSDF)
Every municipality legally required to have MSDF…
•Seeks to guide overall spatial distribution of current and desirable
land uses within a municipality;

•Gives effect to the vision, goals and objectives of City’s IDP;
•Aligns City’s spatial development goals, strategies and policies
with national and provincial spatial principles, strategies and
policies;
•Directs and supports private and public investment by identifying
priority investment areas; and
•Provides policy
investment.

guidance

to

direct

decision-making

and

Alignment of Planning with Integrated Development Plan
(IDP)

NDP

MSDF

(Built Environment
Performance Plan)

TOD

(National
Development Plan)

(Transit Oriented
Development Framework)

PROVINCIAL
STRATEGIES

OTHER

City

BEPP

EGS
(Economic Growth
Strategy)

IDP

SDS
(Social Development
Strategy)

MSDF: part of the 5-yr IDP 2017-2022
MSDF: provides longer term view of City growth, development and
investment (10-20 yr time horizon)

Legal Aspects / Implications
Section 22 of SPLUMA:
“22. (1) A Municipal Planning Tribunal or any other authority
required or mandated to make a land development decision …
may not make a decision which is inconsistent with a municipal
spatial development framework.
2) …may depart from the provisions of a municipal spatial
development framework only if site-specific circumstances justify a
departure from the provisions of such municipal spatial
development framework.”
Echoed in Section 9 of the MPB-L:
“9. (1) … the City may deviate from the provisions of the municipal
spatial development framework only if site specific circumstances
justify the deviation

Changing MSDF Narrative and “Use” of the Document
From… a largely prescriptive tool
•Used to argue merits / demerits of development outside urban edge or
changes in Spatial Planning Categories - SPCs to allow development.
•Mapping informed by SPCs (highly detailed and technical, resulting in
duplicating land use processes).
To… a facilitative tool
•Used to promote development in priority spatial locations; supported
and guided by legal framework and adaptable land use management
system.
Whilst…Flagging potential risks!
MSDF does not exempt applicants from considering maps
reflecting developmental risks, flagged biodiversity aspects in
need of verification, areas of agricultural significance etc.

Spatial
Transformation
premise:
ACCESS TO MORE
OPPORTUNITIES
FOR MORE PEOPLE.
To achieve this,
City focus is on
inward growth and
investment to
support dense,
diverse and transit
oriented land uses.

IDP & BEPP Both
commit to this ...

MSDF: Inward Growth and Investment Rationale

Spatial Transformation and Transit-Oriented Development
(TOD)

The City intent on building a more
inclusive, integrated and vibrant city that:
•addresses the legacies of apartheid

•rectifies existing imbalances
•avoids the creation of new imbalances in
the delivery of services.

Key to achieving spatial transformation is
transit-oriented development (TOD) and
associated intensification of land use
(diversification and densification).
Emphasises strategic location of new
development strategically around public
transport.

IDP 2017 -2022

2018 CTMSDF Spatial Vision
“The City is intent on building – in
collective partnership with the private and
public sector - a more inclusive, integrated
and vibrant city that addresses the
legacies of apartheid, rectifies existing
imbalances in the distribution of different
types of residential development, and
avoids the creation of new structural
imbalances in the delivery of services.
Key to achieving this spatial transformation
is transit-oriented development (TOD) and
associated densification and
diversification of land uses.”

Areas of Land Use Intensification (based on TOD principles)
City’s spatial focus based on an
Urban Inner Core comprising:
•Integration Zones (Metro-South
East, Voortrekker Road, Blue
Downs) – BEPP rationale
•Majority of commercial and
industrial nodes - ECAMP
•Transit Accessible Precinct
(TAPS)for land use
•Full extent of Urban
Development Zone (UDZ)

•Majority of “Very Needy”
communities as identified in
Socio-Economic Index
•Inclusive of airport / ports &
primary freight infrastructure
•Public Transport: Phase 2a
implementation of My Citi and
Blue Downs passenger rail link
extension

R13
Billion

R14
Billion

Proposed approach will have impact on where
and what City prioritises re: capex & opex /
infrastructure investments

R13
Billion

R14
Billion

…and it should have fundamental
impact on decision-making re:
applications, budgets etc.

NEW:
Spatial Transformation Areas (STAs)

Urban Inner
Core - UIC
Incremental
Growth and
Consolidation
Areas – IGA

City Infrastructure and
Investment

City OpEx

Priority

Priority

Priority when serving
existing development /
communities.
Subject to capacity /
Master planning when
serving proposed
development.

Priority

Discouraged
Growth Areas –
DGA*

Zero

Zero

Critical Natural
Areas – CNA**

Focused on
enhancement and
expansion of assets
and access to assets

To maintain
asset

Unique Areas
x 4 **

May be high

May be
high

* NB: Change in naming convention
** NB: PHA more detailed policy guidelines

Spatial Extent in Hectares

% extent

UIC

41,589

17

IGA

49,792

20

DGA

69,544

28

CNA

83,652

34

• Urban Edge replaced with policy
and investment rationale that limits
growth in the DGA
• Intensification proposals in DGA
will not ordinarily be supported
(“inconsistent” with MSDF)
• Extent of urban footprint
“available” = 91,000ha (37% of
City’s geographical boundary)
• Determination of DGA via
extensive discussion with District
Planning / Environment and incl.
consideration of development
proposals received during IDP
review periods

MTEF
MTEF
MTEF
Number
of
Budget
Budget
Budget
projects
FY18/19
FY19/20
FY20/21
National Treasury Requirements: Fiscal reporting within Spatial Targeting Areas
CTMSDF: Fiscal reporting within Spatial Transformation Areas (STAs)
Capital budget: City and other
sources

Projects inside Urban Inner Core
Projects inside Incremental Growth Areas
Projects inside Critical Natural Assets
Projects inside Discouraged Growth Areas
Projects Citywide Projects
Projects

654
2,138,764,141 2,442,820,333 2,528,150,037
370
2,856,357,666 3,217,965,099 2,085,391,272
70
1,018,081,573 1,584,296,180 1,554,790,000
49
896,046,503
261,394,320 1,176,785,333
1183
3,824,137,995 3,118,775,052 3,081,773,212
2326 10,733,387,879 10,625,250,985 10,426,889,855

% Inside Urban Inner Core
% Inside Incremental Growth Areas
% Inside Critical Natural Assets
% Inside Discouraged Growth Areas
% of Citywide Projects

28.12
15.91
3.01
2.11
50.86
100

Projects

NB: Investment in Discouraged
Growth Areas frequently
infrastructure serving “current
footprint” e.g WWTW etc.

19.93
26.61
9.49
8.35
35.63
100

22.99
30.29
14.91
2.46
29.35
100

24.25
20.00
14.91
11.29
29.56
100

Projects
18/19 20/21
7,109,734,512
8,159,714,038
4,157,167,753
2,334,226,157
10,024,686,259
31,785,528,719
22.37
25.67
13.08
7.34
31.54
100

Risk…

Biodiversity…

Agriculture
/ Water…
From… CTSDF
2012 – emphasis
on land use /
edge, cadastral
To… MSDF 2018 –
nested maps
directing intent,
policy
Composite – incl. investment rationale

Spatial strategy 1: Building an
inclusive, integrated, vibrant city
POLICY
NO.

Applicability in STA
UIC

IGC

P1
P2
P3
P4
P5
P6
P7
P8
P9

✅
✅
✅
✅
✅
✅
✅
✅
✅

✅
✅
✅
✅
✅
✅
✅
✅
✅

Proactively support publicly-led land reform and new
housing delivery

P10

✅

✅

Enhance unique sense of place and quality of built form

P11

✅

✅

Enhance value of heritage resources and scenic routes

P12
P13
P14
P15
P16
P17

✅
✅
✅
✅
✅
✅

✅
✅
✅
✅
✅
✅

Promote accessible, citywide destination places

P18

✅

✅

SUB-STRATEGY

Encourage integrated settlement patterns
Transform the apartheid city

Support incremental development processes
Address spatial economic imbalances.

DGA

CNA

✅
✅

✅
✅

✅
✅
✅

✅
✅
✅

Spatial Strategy 2: Manage urban
growth, and create a balance
between urban development and
environmental protection

Applicability
in STA

POLICY
NO.

UIC

Encourage a more compact form of development

P19

✅

✅

Make efficient use of non-renewable resources

P20

✅

✅

Appropriately protect the citizens of Cape Town from risk areas/
activities/events

P21
P22
P23
P24
P25
P26
P27
P28
P29

✅

✅

✅

✅

SUB-STRATEGY

Appropriate management of development impacts on natural
resources and critical biodiversity networks

Protect and enhance the city’s rural environment

IGC DGA CNA

✅

✅
✅
✅
✅
✅
✅
✅
✅
✅

✅
✅
✅
✅
✅
✅

Spatial Strategy 3: Plan for
employment, and improve
access to economic
opportunities
SUB-STRATEGY

Promote inclusive, shared economic growth and
development

Integrate land use, economic and transport planning
and support the sustainable operation of the IPTN

Support the development of economic gateways, and
manage land uses around them appropriately.

Applicability in
STA
POLICY
P30
P31
P32
P33
P34
P35
P36
P37
P38
P39
P40
P41
P42

UIC
✅

IGC

✅

✅

✅

✅

✅
✅

✅

✅
✅

✅

✅

✅

✅

✅

✅
✅
✅
✅

✅

DGA

CNA

Urban Inner Core (Land Use Guidelines)
Desired Land Use Outcome: diverse and dense land uses in association with current and future public transport infrastructure provision.

•Preferred zoning categories: GR2-6, GB1-7 and MU1-3 as per the City’s Development Management Scheme (DMS) in
corridors and nodes and SR2 (incremental upgrading of informal settlements) where applicable.
•Differentiated intensification guidelines outlined in Density Table (adapted from approved Density Policy)

•Refrain from the following land uses:
osingle residential developments around main transport corridors and stations;
olow worker density around main transport corridors and stations (such as large warehousing);
onoxious land uses that limit the nature of development on adjacent land due to Environmental Health Regulations;
oany land use which is only viable subject to the provision of extensive ground level parking areas (i.e. where densities are too low to
make structured parking on site viable);
omono-functional, single storey public sector buildings; and
osingle storey schools and sports fields that are not shared.

•Spatial manifestation of the legislative requirements including areas where:
oinclusionary housing policy applicable;
ohigh priority be given to the capital infrastructure projects and programmes;
othe strategic assessments of environmental sensitivities have shown that on-site protection or mitigation is less practical than off-site
offsets;
odetailed local plans should be developed, shortened land use development procedures may be applicable,
ohigh priority is given to coordination, alignment and integration of sectoral policies;
oEtc…
Ensure that:

oAll new public facilities make use of land in an optimal manner, are designed to cater for an augmented and intensified user base
(users living and working in Urban Inner Core), are multi-storey and are accessible via public transport.
oHigh rise buildings are designed to allow conversion of uses between residential and non-residential.
oAll structured parking to have floor to ceiling heights allowing for conversion to non-parking land uses over time.

SDF Implementation Plan

SDF Implementation Plan

MSDF approach
seeks to:
•

•

Curb urban sprawl and
peripheral, segregated
development in favour
of inclusive integrated
development.

Risk…

Biodiversity…

Support fiscal
prudency and lower
carbon emissions from
a more efficient urban
form and function

•

Clearly identify “no go”
areas with a view to
protect the City’s
majority of our critical
natural areas and
assets

•

Maximise the intensity
and diversity of latent
land use rights and
vacant land within the
existing urban footprint

Agriculture
/ Water…

Composite – incl. investment rationale

SDF Linkages to District Plan Review
MSDF provision that reviewed District
Plans to at least…
• Interpret at a district level, the
reviewed MSDF Vision, spatial
transformation areas and objectives;
• Identify local implementation
aspects that may impact on MSDF
Investment rationale and STAs;
• Confirm localised land use policy to
inform diversity, density,
connectivity, affordability and urban
form aspects; and

• Confirm designation and extent of
district / local nodes.

Timeline (subject to change):
• September 2018: Draft Status
Quo Analysis Report

• December 2018: Completed
Issues workshops on Status
Analysis;
• March 2019: Finalised Status
Quo Analysis and Identification
of Areas of Intervention; and
• June 2019: Conceptual Spatial
Development Framework

Interim Institutional Arrangements of MSDF (2018) vs
CTSDF (2012) vs District Plans
NB: New MSDF vs existing Dist. Plans – NB: page 173 re: consistency –
legislation clear that MSDF pre-eminent document re: policy
• Standard Operating Procedure (SOP) and quick reference guide
being drafted to assist case officers / applicants
• Implies rescindment / amendment of existing SOPs
• Annual MSDF review criteria and scope to be confirmed

• Development and application of tools (e.g. Spatial Costing Tool)
and assessment to support and assist opex costing estimates (in
DGAs)
Internal roadshow with planning offices concluded in April 2018
Series of discussions with umbrella organisations / Municipal Planning
Tribunal etc. to follow in coming weeks / months

Find us at: tda.gov.za

MSDF available via:
resource.capetown.gov.za/documentcentre
peter.ahmad@capetown.gov.za
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