
i 

 

CHAPTER 1: INTRODUCTION AND BACKGROUND 

CONTENTS 

EXECUTIVE SUMMARY .......................................................................................... 18 

1. INTRODUCTION AND BACKGROUND ................................................................ 20 

1.1 PURPOSE OF THE MSDF .................................................................................. 21 

1.2 THE MSDF REVIEW PROCESS .......................................................................... 21 

1.3 CAPITAL CITY AND COMPETITIVE ADVANTAGES ............................................ 23 

1.3.1 POSITIONING TSHWANE WITHIN THE GAUTENG CITY-REGION .................. 24 

1.4 SPATIAL CONTEXT AND CHARACTERISTICS OF TSHWANE .............................. 27 

1.4.1 HISTORICAL GROWTH OF THE MUNICIPALITY ............................................. 27 

1.4.2 PLANNING REGIONS OF THE MUNICIPALITY ............................................... 29 

1.5 INSTITUTIONAL, LEGAL AND POLICY FRAMEWORK ........................................ 37 

1.5.1 LOCAL GOVERNMENT: MUNICIPAL SYSTEMS ACT, 2000 ............................. 37 

1.5.2 SPATIAL PLANNING AND LAND USE MANAGEMENT ACT, 2013 .................. 37 

1.5.3 SUSTAINABLE DEVELOPMENT GOALS AND NEW URBAN AGENDA 2030 .... 39 

1.5.4 THE INTEGRATED URBAN DEVELOPMENT FRAMEWORK 2016 ................... 40 

1.5.5 THE COMPREHENSIVE RURAL DEVELOPMENT PROGRAMME 2009 ............ 40 

1.5.6 GAUTENG TRANSFORMATION MODERNISATION AND REINDUSTRIALISATION 

STRATEGY 2014 .................................................................................................... 41 

1.5.7 GAUTENG PROVINCIAL ENVIRONMENTAL MANAGEMENT FRAMEWORK 

2010 ...................................................................................................................... 42 

1.5.8 25-YEAR GAUTENG INTEGRATED TRANSPORT MASTER PLAN 2013 ........... 42 

1.5.9 THE GAUTENG RURAL DEVELOPMENT PLAN 2014 ...................................... 43 

1.5.10 GAUTENG SPATIAL DEVELOPMENT FRAMEWORK 2030 ........................... 43 

1.5.11 GAUTENG CITY-REGION OVERARCHING CLIMATE CHANGE RESPONSE 

STRATEGY AND ACTION PLAN 2018 ..................................................................... 46 

1.5.12 CITY OF TSHWANE VISION ......................................................................... 47 

1.5.13 TSHWANE REGIONAL SPATIAL DEVELOPMENT FRAMEWORKS................. 48 

1.5.14 TSHWANE INTEGRATED DEVELOPMENT PLAN .......................................... 48 

1.5.15 TSHWANE BUILT ENVIRONMENT PERFORMANCE PLAN ........................... 49 

1.6 SOCIO-ECONOMIC PROFILE OF TSHWANE ...................................................... 52 

1.6.1 ECONOMIC PROJECTIONS ............................................................................ 55 

1.6.2 POPULATION PROJECTIONS ......................................................................... 57 

1.6.3 POVERTY AND INEQUALITY .......................................................................... 60 

1.7 DEVELOPMENT TRENDS .................................................................................. 63 

1.8 STRATEGIC URBAN DEVELOPMENTS ............................................................... 70 

1.9 SWOT ANALYSIS .............................................................................................. 75 

1.10 REFERENCES .................................................................................................. 76 

 

FIGURES 

Figure 1.1: National and provincial context of Tshwane ....................................... 25 

Figure 1.2: Tshwane within the context of the Gauteng City-Region ................... 26 

Figure 1.3: Amalgamation of the City of Tshwane, and Nokeng tsa Taemane and 

Kungwini Local Municipalities ............................................................................... 28 

Figure 1.4: City of Tshwane historical growth ....................................................... 28 

Figure 1.5: City of Tshwane administrative regions .............................................. 29 

Figure 1.6: Region 1 .............................................................................................. 30 

Figure 1.7: Region 2 .............................................................................................. 31 

Figure 1.8: Region 3 .............................................................................................. 32 

Figure 1.9: Region 4 .............................................................................................. 33 

Figure 1.10: Region 5 ............................................................................................ 34 

Figure 1.11: Region 6 ............................................................................................ 35 

Figure 1.12: Region 7 ............................................................................................ 36 

Figure 1.13: Sustainable Development Goals ....................................................... 39 

Figure 1.14: Tshwane RSDF map ........................................................................... 48 

Figure 1.15: Urban Network Strategy ................................................................... 50 

Figure 1.16: Legislative and policy framework of the MSDF ................................. 51 

Figure 1.17: Demographic profile ......................................................................... 52 

Figure 1.18: Household statistics .......................................................................... 53 

Figure 1.19: Service delivery ................................................................................. 53 



ii 

 

Figure 1.20: Education levels ................................................................................ 54 

Figure 1.21: Economic sectors .............................................................................. 54 

Figure 1.22: Labour and employment .................................................................. 55 

Figure 1.23: Projected number of jobs per modified subplace in 2030, CSIR ...... 56 

Figure 1.24: Population projections ..................................................................... 58 

Figure 1.25: Projected number of households per modified subplace in 2030, CSIR

 .............................................................................................................................. 59 

Figure 1.26: Multidimensional poverty in the Gauteng City-Region (2015/2016), 

GCRO ..................................................................................................................... 60 

Figure 1.27: Unemployment map of Tshwane, GCRO .......................................... 61 

Figure 1.28: Biggest problems facing Tshwane communities, GCRO ................... 61 

Figure 1.29: Satisfaction with City of Tshwane performance per ward ............... 62 

Figure 1.30: Dissatisfaction with City of Tshwane performance .......................... 62 

Figure 1.31: Buildings and units completed in  Tshwane, 2009 to 2017 .............. 64 

Figure 1.32: Development trends in terms of applications received, 2012 to 2018

 .............................................................................................................................. 65 

Figure 1.33: Private sector housing developments .............................................. 67 

Figure 1.34: Shopping malls and centres built (2001 to 2017), GCRO .................. 68 

Figure 1.35: Location of formal and informal businesses and their suppliers (2015), 

GCRO ..................................................................................................................... 69 

Figure 1.36: Strategic urban developments ......................................................... 70 

Figure 1.37: High-level SWOT analysis .................................................................. 75 

 

TABLES 

Table 1.1: GSDF frequency analysis of national and provincial policy directives . 44 

Table 1.2: UNS typologies ..................................................................................... 50 

Table 1.3: Legislative and policy framework of the MSDF .................................... 56 

Table 1.4: Indications of poverty, GCRO ............................................................... 60 

Table 1.5: Comparative look at marginalised communities, and areas with the most 

households, unemployment and jobs .................................................................. 63 

Table 1.6: Strategic urban developments ............................................................. 71 

 



18 

 

EXECUTIVE SUMMARY 

The Tshwane Metropolitan Spatial Development Framework (MSDF) is a 
legislated requirement in terms of the Spatial Planning and Land Use 
Management Act, 2013 (Act 16 of 2013) (SPLUMA). The overall cross-
cutting objective of the MSDF is to achieve spatial restructuring, which is 
sometimes referred to as spatial transformation. This is a spatial planning 
concept that aims at redressing an unsustainable spatial form by 
redirecting growth to areas of opportunity. It encourages development 
around nodes, densification along corridors and residential developments 
near areas of economic activity with supporting social facilities, and speaks 
to the quality of the built environment through principles that should 
inform urban design and place-making. With increasing pressure on the 
environment and natural resources, climate-responsive urban planning is 
critical if we are to mitigate the very real negative health and economic 
impacts of climate change on lives and livelihoods.  

The MSDF responds to spatial restructuring by addressing the following 
broad themes:  

• Human settlements and growth management 

Housing is the basic building block of a sustainable human settlement. 
Housing is the origin of most trips that originate in Tshwane, and it often 
determines the destination points of each trip. In 2001, Gauteng had 
approximately 2 million formal residential buildings. In 2016, the number 
had jumped to approximately 3,5 million, which is an increase of 60%.  

As these residential buildings continue to increase in number with 
population growth, it is important that they are located in spaces where 
service delivery and employment can be provided. In order to direct the 
location of residential buildings, various “growth management” tools, such 
as densification, compaction and infill, are used. These tools include an 
urban edge and spatial targeting within “nodes”. The MSDF identifies a 

number of nodes in Tshwane where different types of investment and 
development should be focused in the next five to ten years. 

These areas that are targeted for investment include specialised activity 
areas. Tshwane’s economy is varied and nuanced, and includes specialised 
activity areas, such as tertiary hospitals, research and development 
institutions, academic institutions, tourism areas (such as Dinokeng) and 
mixed manufacturing in various industrial areas. Tshwane plays an 
important role in the economy of Gauteng. Some of the best-performing 
sectors include community services, finance and transport. As far as 
possible, spatial restructuring encourages the placement of residential 
developments near areas of economic activity with supporting social 
facilities, and defines spaces through spatial design, etc. 

Water and energy are economic issues. Without seeking sustainable 
alternatives for providing both long into the future, some of our economies 
may begin to suffer.  

The MSDF maps some of the economic opportunities available to the City 
of Tshwane so as to inform the localities of human settlements, and the 
prioritisation of certain investments that may further optimise the 
economic performance of some of the employment nodes in Tshwane.  

• Mobility and connectivity 

Mobility and connectivity encompass all aspects of transport, including 
non-motorised transport. Transport is important because it affects a city’s 
spatial form and economic development, as well as the environment and 
social equity.  

One of the key goals of transport planning in Tshwane is to reduce the 
economic impact of travel on communities that are far removed from work 
opportunities relative to their residential location. The mobility gap 
between various populations can have a substantial effect on the 
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opportunities that are available to individuals. Creating affordable cities for 
residents can be supported through shorter travelling distances (reducing 
cost) and efficient use of infrastructure. The MSDF makes various 
proposals pertaining to key corridors for targeted development, routes 
that would aid the transport of commodities and commuters, and 
investments that would make it easier and cheaper for residents to use 
public transport, walk and/or cycle in order to get from point A to point B. 
This is what informs the transit-oriented development approach that the 
MSDF supports.  

• Engineering infrastructure 

Because financial resources are becoming increasingly limited in South 
Africa, the MSDF advocates for the most efficient use of engineering 
infrastructure. Due to the high cost of providing bulk infrastructure in low-
density areas, urban sprawl should be discouraged. It is imperative that the 
available infrastructure within the nodes are used optimally. This requires 
densification and intensification of land uses through compaction and infill 
developments. Transit-oriented development will optimise the potential 
and infrastructure capacity of nodes while combating urban sprawl 
through movement between and connectivity of focus areas of 
development. As far as possible, upgrading or reusing infrastructure rather 
than expansion should be encouraged. Proper maintenance and upgrading 
of existing infrastructure are more cost-effective than expanding and thus 
creating more maintenance costs. 

The MSDF also addresses the fact that, in light of climate change and the 
need for cities to become more responsive, beyond the engineering 
infrastructure is the matter of the natural resources that are required in 
order to provide for the sustenance of human life and the economy: Energy 
and water.  

• Ecological infrastructure 

Ecological infrastructure refers to naturally functioning ecosystems that 
generate or deliver valuable services to people to support their economic 
activities and enhance or maintain their quality of life. Spatially, South 
Africa’s ecological infrastructure is defined as follows: 

• Existing protected areas 

• Freshwater bodies 

• Strategic water source areas  

• Critical biodiversity areas 

The transformation of physical land from one use to another during the 
process of development inevitably implies that natural ecological systems 
and cycles are disrupted, with the consequential loss of the ecological 
infrastructure that helped to maintain the integrity of the land. Ecological 
resources are irreplaceable and should therefore be one of the major 
structuring elements that guide development in Tshwane instead of 
unplanned urban growth taking precedence and open space becoming 
merely land that is not desirable for urban development, and thus 
“leftover” space.  

Green infrastructure should also become part and parcel of infrastructure 
planning in Tshwane in order to mitigate the very real negative health and 
economic impacts of climate change on lives and livelihoods.  

The spatial plan espouses the conservation of environmental resources – 
specifically conservation areas, heritage sites, open spaces and sensitive 
areas. Areas of high agricultural potential need to be protected for exactly 
that use within the context of growing this economic sector and ensuring 
food security for the future, if necessary.  

The spatial vision for Tshwane is to become a spatially efficient capital city 
that is liveable, sustainable, competitive and resilient, which is to be 
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achieved through a climate-responsive, targeted and phased approach to 
growth and investment in Tshwane.  

1. INTRODUCTION AND BACKGROUND 

The City of Tshwane’s MSDF 2020 is the spatial translation of the City’s 
Strategy and the City’s Integrated Development Plan (IDP). This MSDF is a 
review of the MSDF that was approved in 2012.  

The MSDF is informed by the requirements of SPLUMA as well as a range 
of other national, provincial and local policies and laws. Key national 
informing documents are South Africa’s National Development Plan (NDP), 
National Spatial Development Framework (NSDF) and the Gauteng Spatial 
Development Framework (GSDF).  

The MSDF 2020 has been revised during a period of bleak national 
economic performance and forecasting. Fiscal constraints, credit rating 
downgrades, rising unemployment, retrenchments in large companies and 
cost-cutting in government departments and agencies as well as a flat-
lined economic trajectory have, at a national level, set a challenging 
backdrop for the preparation of this plan. These fiscal constraints further 
elevate the need for a targeted and phased approach to rolling out the 
City’s plans, with a need to build on investments that have already been 
made in order to maximise outputs.  

Localised challenges such as land grabs, an increase in informal settlements 
and backyard shacks, a routinely failing rail system and increasing levels of 
congestion on Tshwane’s roads compound many of the fundamental 
structural inefficiencies in its current urban form and function. 
Furthermore, the recent land expropriation and reform debates at national 
level require the City to plan accordingly and to be cognisant of housing 
challenges.  

In South Africa’s history of apartheid, there is a stark reminder that all cities 
will need to become more robust, resilient and efficient, and Tshwane’s 
spatial disparities and apartheid planning still need to be dealt with 
decisively. Urban growth of a formal or informal nature will need to occur 
in a manner that will not compromise the City’s ability to respond to a 
range of shocks and stresses associated with climate change. It is important 
to recognise the long-term aspirations of this MSDF and that issues of 
resource management (and availability) and infrastructure maintenance 
and management are fundamental to transforming Tshwane’s spatial 
context and directing the growth of the city in a sustainable manner. 

The closing remark of the MSDF 2012 was that, although massive 
investment in fixed assets will be required, strong policies, consistent 
implementation and political will will contribute to a spatially 
transformed Tshwane within the next 10 to 15 years. This spatial 
transformation will improve job and livelihood prospects by reducing 
travel time and costs, increasing poor households’ access to education 
opportunities and encouraging large-scale investment in Tshwane. It is 
critically important, if the nodal approach is to be adopted, that this 
approach be sustained until the spatial vision is achieved. 
 
In order to assist metropolitan municipalities to achieve spatial 
transformation goals, the National Treasury introduced the Built 
Environment Performance Plan (BEPP) as an annual eligibility requirement 
in respect of the Urban Settlements Development Grant (USDG), which is 
available from the National Treasury to metropolitan municipalities. The 
BEPP has thus served the role of ensuring that the capital budget of the 
City is responsive to the spatial outcomes identified by the MSDF, and is an 
important tool for implementing the MSDF. The City of Tshwane submitted 
its first BEPP in the 2014/15 financial year and has done so every year since 
in response to the spatial objectives of the MSDF 2012.  
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1.1 PURPOSE OF THE MSDF 

Every great city has a vision. In order to realise that vision, a strategy that 
responds to the various elements of that vision is required. The vision of 
the City of Tshwane is to become a prosperous capital city through fairness, 
freedom and opportunity. 

The purpose of a spatial framework for Tshwane is to provide a spatial 
representation of the City’s vision and to be a tool to integrate all aspects 
of spatial (physical) planning, such as – 

• land use planning; 

• planning of pedestrian, vehicular and other movement patterns; 

• planning regarding buildings and built-up areas; 

• planning of open space systems; and 

• planning of roads and other service infrastructure 

as well as to guide all decision-making processes regarding spatial 
(physical) development.  

The MSDF aims to address the following towards the achievement of the 
City’s vision: 

• Addressing social needs 

• Restructuring a spatially inefficient city 

• Promoting the sustainable use of land resources 

• Ensuring strategic direction with regard to infrastructure provision 

• Creating opportunities for rural and urban areas 

• Guiding developers and investors with regard to appropriate 
investment localities 

• Providing rural management programmes to improve livelihoods and 
stimulate employment 

1.2 THE MSDF REVIEW PROCESS  

 

This MSDF is preceded by the MSDF 2012 and the review process plan 
consisted of the following five phases that unfolded from July 2018 to 
November 2020:  

Phase 1: Data collection and analysis 

• Baseline review of targets set in terms of the previous MSDF. The MSDF 
is to include analysis of the environmental, social and economic 
environment (past trends or status quo and projections) relative to the 
BEPP and urban simulation exercise, looking at possible future 
scenarios for Tshwane’s development. 

• Stakeholder engagement: First round 
o Identify role players 
o Engage key role players (City of Tshwane, and national and 

provincial government) 
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o Review the context and priorities of the MSDF in terms of City of 
Tshwane departmental plans, legislation and policy context 

o Review the context and priorities of the MSDF in terms of 
provincial plans, legislation and policy context 

o Review the context and priorities of the MSDF in terms of national 
plans, legislation and policy context 

• Consult with City of Tshwane top management and political leadership 
on the proposed vision and directives 

• Collate inputs and research findings 

• Finalise the discussion document  

• Stakeholder engagement: Second round 
o Engage all identified stakeholders in Tshwane from the first round 

with regard to the revisions made, using the discussion document 
as basis 

o Ratify information 
o Identify and close gaps 
o Address areas of alignment and/or misalignment 

Phase 2: Plan formulation 

• Finalise the first draft 
o Review, where necessary 
o Develop a single vision 
o Incorporate geographic information system (GIS) elements 

• Establish the Technical Steering Committee 

• Process the report to Council for approval for public participation (see 
further elaboration on the public participation process in the following 
section) 

Phase 3: Review and finalisation 

• Engage the Technical Steering Committee on the first draft 

• Once Council approval is provided, initiate the public participation 
process 

• Receive, assess and incorporate inputs where applicable and feasible 

• Finalise the second draft 

Phase 4: Endorsement and approval 

• Process the report to Council for final approval and adoption 

Phase 5: Communication 

• Give notice in the Provincial Gazette of the adoption of a metropolitan 
spatial development framework for the City of Tshwane 

• Promote the communication and awareness strategy in accordance 
with the final recommendations of the Council-approved report, if 
applicable 

The public participation process 

In compliance with the provisions of the Local Government: Municipal 
Systems Act, 2000 (Act 32 of 2000), the City of Tshwane embarked on a 
process to source inputs and comments from the community and 
stakeholders on the following: 

• 2020/21 draft review of the 2017–2022 City of Tshwane IDP 

• 2020/21 draft MSDF 

• 2020/21 draft Medium-term Revenue and Expenditure (MTREF) (and 
related tariffs) 

• Draft Property Rates Policy and By-law 

Comments could thus be received as part of the overall IDP public 
participation process.  
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The public participation process took place under extraordinary 
circumstances. In March 2020, the President of South Africa declared a 
national state of disaster due to the COVID-19 pandemic that gripped the 
entire globe. The national state of disaster and the subsequent 
promulgation of regulations pertaining to the related lockdown on 
movement limited the number of people that could be accommodated at 
gatherings. This posed a challenge to the City’s standard methods of public 
consultations, such as town hall public meetings. The limit on movement 
and gatherings posed an opportunity for the City to fully use the capacity 
that it has developed over time with regard to the establishment of an 
e-participation unit in the public participation section in the Office of the 
Speaker, as approved in the 2017 organisational structure. 

E-participation can broadly be understood as the use of information and 
communication technology (ICT) to provide high-quality information and 
effective communication tools for the specific purpose of empowering 
people for effective participation in consultations and decision-making, 
both in their capacity as consumers of public services and as residents. This 
means that, given the capacity of ICT platforms to reach wider audiences 
of people within a short space of time, information is made available and 
residents can then go through the information in the comfort of their 
homes at a pace they are comfortable with and provide thoughtful input. 
The quality of comments on key legislation becomes more reflective of 
society and can be more aligned with community needs. This also enables 
the municipality to seek the opinions of the community without having to 
deal with the logistics of the conventional consultation method.  

E-participation allows more residents who would not have been able to 
participate in conventional consultations to participate through improved 
convenience. It eliminates the conventional approach of a fixed time and 
location, as it is available anytime and anywhere (online) during the set 
time frames of the engagement.  

The MSDF document was available for comment online, with provision 
made for comments to be delivered either to a physical address or via 
email.  

Through the IDP public participation process, comments could also be 
submitted via the following: 

• Short messaging service (SMS) 

• The E-Government mobile application (Batho Pele app) 

• Facebook and Twitter 

• Online IDP summit 

1.3 CAPITAL CITY AND COMPETITIVE ADVANTAGES 

Tshwane is South Africa’s administrative capital city and home to the 
renowned Union Buildings. It is the diplomatic capital and home to 
approximately 135 foreign missions and 26 international organisations 
who are represented in South Africa. It has the second-largest number of 
embassies in the world after Washington DC, and is also the third-largest 
city in the world in terms of land area, after New York and 
Tokyo/Yokohama. Tshwane has the highest concentration of medical 
institutions per square kilometre in South Africa and is the country’s 
intellectual capital, housing several research and development institutions 
as well as public higher education institutions. Its rich and colourful 
heritage is reflected in its myriad of museums, monuments and historical 
buildings, and is punctuated by contemporary arts and crafts markets, 
bringing the city alive with a unique blend of new and old. 

An estimated 90% of all research and development in South Africa is 
conducted in Tshwane by institutions such as Armscor, the Medical 
Research Council, the Council for Scientific and Industrial Research (CSIR) 
and the Human Sciences Research Council, and educational institutions 
such as the University of South Africa, the University of Pretoria and the 



24 

 

Tshwane University of Technology. Tshwane is also home to a range of 
higher-value functions, such as corporate headquarters, financial and 
business services, and high-order public services, such as national 
departments, universities and major hospitals. To be more specific, 
Tshwane accommodates more than 30 companies that are listed on the 
Johannesburg Stock Exchange. 

It is our aspiration as a municipality to be a leading African capital city, and 
this, translated to reality, requires an approach whereby we position our 
role in the Gauteng City-Region (GCR), the African continent and globally. 
Our aim is to be a globally competitive metropolitan economy that 
empowers its residents with positive ripple effects on neighbouring cities. 
The proximity of Tshwane to a number of modern airports and important 
road-based linkages makes it ideal for business as an import and export 
destination, especially with respect to its manufacturing, technology, 
electronics, defence design and construction sectors, as well as its globally 
recognised research and development capacity. These linkages are 
comprehensively addressed in the chapter on mobility and connectivity.  

1.3.1 POSITIONING TSHWANE WITHIN THE GAUTENG CITY-REGION  

Tshwane is a key anchor within the GCR, which is an integrated cluster of 
cities, towns and urban nodes that together make up the economic 
heartland of South Africa. The GCR conurbation is growing into one of the 
major urban regions in the world, the Tshwane–Johannesburg–Ekurhuleni 
conurbation in particular. This forms the economic powerhouse of South 
Africa. In terms of the GSDF 2030, the “provincial economic core” is 
anchored by Rosslyn to the north (Tshwane), and linked to OR Tambo 
International Airport to the east (Ekurhuleni) via the N1/R21 and the 
Johannesburg CBD to the south via the N1/M1 highway. Further links with 
Vereeniging/Vanderbijlpark in the far south, as well as Sasolburg across the 
border with the Free State are also established. This emerging Gauteng 
urban region and its strategic prominence is a strong force that will shape 

the City of Tshwane’s future and that of each municipality from a spatial, 
economic and social perspective in times to come.
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Figure 1.1: National and provincial context of Tshwane 



26 

 

 
Figure 1.2: Tshwane within the context of the Gauteng City-Region 
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The GCR spans a larger functional area defined by concentrations, linkages 
and movements of transport, people, economic activity, natural resources 
and other variables. The GCR is also a highly interconnected geographical 
area, as reflected by the flow of goods, services and people across its 
landscape. 

Furthermore, the City of Tshwane metropolitan area is spatially positioned 
at a strategic junction that can be labelled as “the gateway to Africa”, 
where the Platinum Highway and the N1 route intersect. The advantage 
may lie in the concentration of activities that rely on these spines to trade 
in the larger region.  

Tshwane’s inner city is situated approximately 60 km from Johannesburg’s 
city centre and the same distance from OR Tambo International Airport. 
This connectivity ensures a strong interrelationship among the three 
provincial metropolitan municipalities. The interrelationships allow each 
city to feed off the other and to derive mutual benefit as the top three GDP-
contributing cities in Gauteng.  

Most of the investment in the tertiary economic sector gravitates strongly 
towards Johannesburg. High-technology developments (those related to 
the office, finance and information technology) therefore tend to 
concentrate in the southern and south-eastern parts of Tshwane, 
particularly along the N1 national road which offers excellent accessibility 
and visibility, and along the R21. The development of this part of Tshwane 
is therefore strongly related to the development of the areas in the 
neighbouring municipalities, and a cooperative management approach is 
greatly necessary. 

A significant number of people choose to reside in Tshwane due to its 
actual and perceived advantages in terms of liveability and less crime as 
seen in the South African Cities Network (SACN) safety report (SACN, 2019), 
and they work throughout the GCR, including Tshwane. This is also part of 

a larger international trend towards a more mobile urban community, 
which has partly contributed to the expansion of residential areas in places 
such as the south and east of Pretoria. The majority of these developments 
take the form of residential estates and security villages. This trend is 
further expanding towards the south-west, as this area is closely linked to 
Johannesburg’s sphere of influence. However, the developments towards 
the south-west also have a strong focus on the natural setting that supports 
a specific quality of environment and lifestyle options. 

1.4 SPATIAL CONTEXT AND CHARACTERISTICS OF TSHWANE 

Tshwane is located in Gauteng, the smallest province in South Africa. 
Gauteng is 16 548 km² in size, and Tshwane is 6 298 km², covering 
approximately 38% of the entire province. Tshwane’s neighbouring 
provinces are North West, Mpumalanga, the Free State and Limpopo.  

The City of Tshwane metropolitan area lies in the northern part of Gauteng, 
at the confluence of the N1 and N4 national roads. It forms part of the 
Tshwane–Johannesburg–Ekurhuleni city-region, and lies north of 
Johannesburg and north-west of Ekurhuleni. This vast conurbation forms 
the economic powerhouse of South Africa, and indeed of Africa.  

1.4.1 HISTORICAL GROWTH OF THE MUNICIPALITY 

The City of Tshwane is classified as a Category A Grade 6 urban municipality 
by the Municipal Demarcation Board in terms of Section 4 of the Local 
Government: Municipal Structures Act, 1998 (Act 117 of 1998). The 
municipality was established on 5 December 2000 through the integration 
of various municipalities and councils that had previously served the 
greater Pretoria region and surrounding areas.  

On 28 May 2008, a proclamation through the Government Gazette was 
made to incorporate the former Metsweding District Municipality, 
including the Nokeng tsa Taemane (Cullinan) and Kungwini 
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(Bronkhorstspruit) Local Municipalities, into the borders of the City of 
Tshwane. The incorporation, which gave birth to the new City of Tshwane 
in May 2011 after the local government elections, was in line with the 
Gauteng Global City-Region Strategy to reduce the number of 
municipalities in Gauteng by the year 2016.  

It is important to remember that the City of Tshwane is not the result of 
planned growth, but rather, of the extension of its boundaries to 
incorporate new areas over time. This has resulted in a sprawled city form, 
which is vast and complex in nature. The city’s spatial fabric is challenged 
by sprawl, unbalanced growth and non-integrated development.  

 
Figure 1.3: Amalgamation of the City of Tshwane, and Nokeng tsa Taemane and 
Kungwini Local Municipalities 

Tshwane began as a monocentric city before the 1900s with the capital 
core (the Pretoria CBD) as the main economic hub. With the development 

of the rail network, the city grew to the immediate east and west, but the 
east and south later became the growing areas of residential development 
and economic centres influenced by highly skilled, higher-income 
communities. The inclusion of the erstwhile North West municipal areas 
north of Tshwane further added new settlements in marginalised areas 
that are far removed from any meaningful economic activities. These areas 
were developed where land was cheaper and rural in nature. The 
amalgamation with the former Metsweding District Municipality further 
added to Tshwane’s area, but also provided some opportunities for linking 
Tshwane’s economic activities through the Maputo Corridor to the east 
and the Limpopo Tourism Corridor to the north. 

 
Figure 1.4: City of Tshwane historical growth 

The city historically developed around a strong central core as a 
monocentric city. The main roads converged radially on the centre, linking 
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the suburban areas to the inner city. Private investment patterns changed 
over time with increasing car ownership, and a ring of satellite nodes 
developed, usually along or at the intersections of the major arterial roads, 
and mostly to the east and the south of the former Tshwane area. These 
satellite nodes developed into viable decentralised locations (also called 
edge cities), creating a multinodal urban form. Although the radial 
transportation network remains in place, Tshwane has over the years 
developed a concentric transportation network in the form of the the A Re 
Yeng bus rapid transport system. This transportation structure has 
improved movement between the various decentralised locations and 
supports the effective functioning of the city’s multinodal structure. 

1.4.2 PLANNING REGIONS OF THE MUNICIPALITY 

The City of Tshwane is divided into seven planning regions.  

 
Figure 1.5: City of Tshwane administrative regions 

1.4.2.1 REGION 1  

Region 1 is situated in the north-western part of the metropolitan area, to 
the north-west of the Pretoria CBD and to the west of the Wonderboom 
area (Region 2). The region consists of two main sections: A southern 
section that includes Akasia, Rosslyn and Pretoria North, and a northern 
section that includes Klip-Kruisfontein, Ga-Rankuwa, Mabopane, 
Winterveld, Soshanguve and the rural area in the west. The northern part 
of the region accommodates a third of Tshwane’s population, largely in 
subsidised housing and informal settlements. The northern parts have 
limited economic activity and limited formal employment opportunities. 
The majority of the economically active community work in the Pretoria 
CBD and the Rosslyn industrial area. 
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Figure 1.6: Region 1 

There is limited private sector investment in the northern sections of the 
region and the northern parts experience backlogs in infrastructure 
provision. The residents of the northern part are mostly dependent on 
public transport. The southern part (south of Rosslyn) represents medium- 
to high-income areas with economies that are mostly driven by the private 
sector. This section consists predominantly of single-residential, low-
density housing with high levels of services. The automotive cluster, 
located in Rosslyn, is situated centrally to the region. It is an important 
employment node on a metropolitan scale and was identified as one of the 
Blue IQ projects in Tshwane. 

A significant number of the population has low levels of education, high 
levels of unemployment, very low incomes and poor living standards. In 
view of the specialised nature of the industrial areas, there are limited job 
opportunities for unskilled labourers in the region. In addition to this, the 
proximity of Limpopo to the north-west region results in a constant influx 
of people (mostly unskilled and semi-skilled) from these provinces into 
Tshwane. These people generally tend to settle informally in the most 
northern part of Tshwane, which acts as a “transitional zone” for the first 
wave of urbanisation.  

Challenges include the fact that formal residential units (north of Rosslyn) 
are mostly subsidised. Private investment in housing development is 
limited to the area south of Rosslyn/Klerksoord, with very limited private 
investment occurring north of Rosslyn. Housing typologies range from 
extremely low-income housing to high-income housing. Approximately 
50% of the housing falls within the range of extremely poor, 5% falls within 
the range of rich, and the balance is shared among the rest of the housing 
typologies. There is also a limited amount of diversification in housing 
stock. Challenges in this regard are related to historic land use and 
settlement policies, and previous administrative boundaries. This means 
that in the Winterveld area, specifically, service infrastructure is limited. 
Formalisation processes that are required in order to supply such 
infrastructure are also obstructed by issues related to land ownership and 
the relevant body responsible for township establishment in a particular 
area. 

1.4.2.2 REGION 2  

Region 2 is bordered by the Magaliesberg mountain range to the south and 
the PWV9 freeway to the west. The N1 runs through the middle of the 
region.  
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Region 2 is 1 062 km² in extent, and 12 wards fall within this region. This 
region has the third-largest geographical area in Tshwane due to the 
inclusion of a large rural area. This region is home to the following areas of 
opportunity:  

• Wonderboom National Airport 

• Babelegi industrial area 

• Wonderboom Nature Reserve 

• Tswaing Crater Nature Reserve 

• Dinokeng Nature Reserve (a Blue IQ project) 

• Hammanskraal railway station 

 
Figure 1.7: Region 2 

Some of the northern areas in the region are plagued by the problems 
associated with historic land use and settlement policies, and previous 
administrative boundaries, making township establishment and the 
benefits associated with this difficult in some areas. Other challenges 
include the role of the tribal authorities in land management. The 
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infrastructure landscape differs vastly across the region. The southern 
section is well catered for, while the northern section requires several 
upgrades in order to support development plans for the area. As a 
resource, the region holds large undeveloped areas, which could 
accommodate growth in future.  

1.4.2.3 REGION 3  

Region 3 is bordered by the Magaliesberg mountain range to the north and 
the N1 freeway to the east, including a small part of East Lynne and 
Silverton. The region includes the Pretoria CBD, the Brooklyn and Hatfield 
metropolitan nodes, as well as the western area of Tshwane (commonly 
known as Pretoria West). To the south-west, the region borders on the 
jurisdiction of Mogale City and to the west is Madibeng Local Municipality 
in the North West Province. Region 3 is 376 km² in extent. The eastern two-
thirds of the region are mostly urbanised, whereas the western third is 
mostly rural. Large open spaces are also found in the south at the Fountains 
Valley and along the adjacent ridges. 

 
Figure 1.8: Region 3 

The region is host to several national government departments and forms 
the administrative heart of government. The Pretoria CBD is the largest job 
opportunity zone in Tshwane. Two of the three Gautrain stations in 
Tshwane are located in this region (Hatfield and Pretoria stations). The 
region is also the focal point of Tshwane’s “knowledge economy” because 
it incorporates the bulk of tertiary and research institutions relative to 
other regions.  

The region is generally well provided for in terms of service infrastructure. 
Rapid development is expanding towards the provincial urban edge. 
Nonetheless, future development may be subjected to bulk infrastructure 
limitations.  
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Unfortunately, further challenges exist in the fact that the Pretoria CBD has 
lost its status as the focal point of commercial and office-related activity in 
the metropolitan area. This is largely due to the development of a number 
of high-order decentralised nodes. This has partially led to a gradual 
process of urban decay in the Pretoria CBD and surrounding areas.  

The demographics, income status and quality of the built environment vary 
greatly, with the more affluent areas being located east of the Pretoria CBD 
and the less affluent areas west of the Pretoria CBD.  

1.4.2.4 REGION 4 

Region 4 is situated in the south-western portion of the metropolitan area. 
The region borders on the area of jurisdiction of the City of Johannesburg, 
the City of Ekurhuleni as well as Mogale City to the west. Region 4 is 
489 km² in extent and has 11 wards. The following opportunities are to be 
found in the region:  

• Centurion metropolitan core 

• Centurion Gautrain Station 

• Highveld Technopark 

• N1 commercial development corridor 

• Samrand commercial and industrial node 

• Potential development along the R21 towards OR Tambo International 
Airport 

• Olievenhoutbosch Neighbourhood Development Partnership Grant 
(NDPG) programme 

 
Figure 1.9: Region 4 

This region is one of the more affluent regions in Tshwane. Its strategic 
location along the border with Johannesburg means that it has 
progressively developed further towards the south as the growing 
attraction to the convenience and economic sense of its location has 
grabbed the attention of many investors. Highveld Technopark is one 
development that is testament to this.  

Other predominant land uses of strategic significance include the Swartkop 
and Waterkloof military airports, Centurion CBD, Sunderland Ridge 
industrial area, N1 corridor (commercial development), Louwlardia 
commercial and industrial area, and Samrand. The Gautrain station in 
Centurion has added impetus to development in and around the area.  

Apart from infrastructure requirements and development trends, the low 
densities are also influenced by the underlying dolomite in the area. Vacant 
areas in the suburban environment have  developed extensively over 
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time.There still exists an opportunity to extend residential developments 
in the westerly direction (Monavoni and surrounds).  

Though well serviced, the provision of bulk services is lagging behind the 
rapid population growth. Existing infrastructure requires upgrading and 
maintenance. 

1.4.2.5 REGION 5  

Region 5 consists of the bulk of the former Nokeng tsa Taemane Local 
Municipality, with the inclusion of a small area from the former Kungwini 
area in the south, and the exception a north-western portion that currently 
forms part of Region 2. Region 5 is bordered by the Magaliesberg mountain 
range and the N1 to the west and the N4 freeway to the south. The region 
borders on Mpumalanga to the east and Limpopo to the north. Region 5 is 
bordered by Region 2 on the western border, Region 6 on the southern 
border and Region 7 on the south-eastern corner.  

Region 5 is 1 555 km² in extent and comprises Wards 87, 99 and 100. This 
is the region with the largest geographical area. 

Areas of opportunity include the following:  

• Rayton Centre (retail and residential) 

• Cullinan tourism node (tourism, retail, residential and light industry) 

• Roodeplaat Dam (Dinokeng initiative) 

• Agricultural potential 

 
Figure 1.10: Region 5 

Development pressures exist primarily in the southern part of the region 
where Rayton and Cullinan are located. The strength of the Rayton and 
Cullinan area is that they are the only two urban centres to be found within 
this largely rural region. This creates opportunities for clustering and 
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focusing various development initiatives at those specific localities. The 
intensities of the developments in these localities will be to the level of a 
secondary node (relative to the existing metropolitan cores which 
represent the primary nodes in Tshwane). In terms of the MSDF, Cullinan 
is identified as a specialised activity area, specifically a tourism node, due 
to the high concentration of existing and potential tourism activity. Rayton 
is identified as a small town in a largely rural area. The proposals for Rayton 
are discussed in the Regional Spatial Development Framework (RSDF) for 
Region 5. Development in these areas will also be subject to infrastructure 
provision capabilities. Currently, there are significant service backlogs.  

The vast rural areas have potential for developing into agricultural hubs 
within the rural management context. Generally speaking, the population 
in this region is largely low-income with high unemployment rates. The 
need is mainly reflected in the informal settlements that are spread out 
within the various wards. More detailed investigations into the spatial 
aspects of the region will need to be done. This will include the compilation 
of precinct plans in order to determine the optimal growth and/or 
maintenance strategy for the region.  

1.4.2.6 REGION 6  

Region 6 is located in the south of Tshwane, east of Regions 3 and 4, west 
of Region 7 and south of Region 5. It is bordered by the Magaliesberg 
mountain range to the north, the N1 freeway to the west and the City of 
Ekurhuleni to the south. The region includes large parts of the former 
Kungwini and Nokeng tsa Taemane Local Municipalities. The region is 
885 km² in extent. Opportunities that exist in this region include the 
following:  

• Menlyn metropolitan node 

• Waltloo/Silverton industrial node 

• Eerste Fabrieke station precinct, Denneboom and Greenview stations 

• Mamelodi urban core and beneficiary of the NDPG programme 

• Solomon Mahlangu Square 

 
Figure 1.11: Region 6 
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Region 6 is popular in terms of retail as well as office functions, as many of 
the higher-category retail and office functions in Tshwane have relocated 
to this region over the past few years. This region accommodates some of 
Tshwane’s most affluent residents, though it is important to note that 
there is a clear distinction between the southern and northern sections of 
the region. The northern section is less developed and has fewer economic 
opportunities, and therefore a higher unemployment rate. The southern 
section, on the other hand, continues to develop at a rapid pace, with many 
investors vying to locate their businesses in that area.  

The region as a whole is well serviced, but it will eventually require 
upgrades if development in the area continues at the same pace. 

1.4.2.7 REGION 7 

Region 7 is the eastern-most area of Tshwane, and is south-east of Region 5 
and north-east of Region 6. Furthermore, Region 7 is bordered by 
Mpumalanga to the east and north, and the City of Ekurhuleni to the south. 
The region is 1 473 km² in extent and comprises Wards 102, 103, 104 and 
105. This is the region with the second-largest geographical area. 
Opportunities in the region include the following:  

• Bronkhorstspruit metropolitan node 

• Ekandustria industrial node 

• Ekangala/Rethabiseng NDPG programme 

• Zithobeni NDPG programme 

 
Figure 1.12: Region 7 

Like Region 5, Region 7 also consists of a large rural component and 
includes areas such as Bronkhorstspruit and the Ekandustria industrial 
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area. The region is the gateway to Gauteng from Mpumalanga via the 
Maputo Corridor.  

1.5 INSTITUTIONAL, LEGAL AND POLICY FRAMEWORK 

1.5.1 LOCAL GOVERNMENT: MUNICIPAL SYSTEMS ACT, 2000 

The Local Government: Municipal Systems Act, 2000 (Act 32 of 2000) 
determines that a municipality must adopt a framework for integrated 
development in its area in the form of an IDP (Section 27). A spatial 
development framework, which guides and informs all development, forms 
part of the IDP (Section 35(2)). 

1.5.2 SPATIAL PLANNING AND LAND USE MANAGEMENT ACT, 2013 

SPLUMA is intended to address past spatial and regulatory imbalances in 
order to promote greater consistency and uniformity in spatial planning, 
development, and land use application decisions and procedures.  

SPLUMA was promulgated on 1 July 2015 after it was signed into law in 
August 2013. This act consolidates all the previous planning laws into one 
and makes all spatial planning and land use management a municipal 
function. The legislation elevates the MSDF from being a “component” of 
the IDP to being a strategic document that should guide other sector plans 
over the medium to long term. SPLUMA legislates the Capital Expenditure 
Framework (CEF), which should determine the municipality’s development 
programmes, depicted spatially. 

SPLUMA applies to the whole of South Africa (urban and rural areas) and 
governs informal and traditional land use development processes which 
were previously excluded from the benefits of these systems. 

Sections 12 to 22 of SPLUMA address spatial development frameworks at 
the national, provincial and municipal levels. Section 21 specifically 
addresses MSDFs.  

Section 7 of Chapter 2 of SPLUMA provides the following principles as a 
guide for spatial planning, land development and land use management:  

(a)  The principle of spatial justice, whereby – 

(i)  past spatial and other development imbalances must be 
redressed through improved access to and use of land;  

(ii)  spatial development frameworks and policies at all spheres 
of government must address the inclusion of persons and 
areas that were previously excluded, with an emphasis on 
informal settlements, former homeland areas and areas 
characterised by widespread poverty and deprivation;  

(iii)  spatial planning mechanisms, including land use schemes, 
must incorporate provisions that enable redress in access 
to land by disadvantaged communities and persons;  

(iv)  land use management systems must include all areas of a 
municipality and specifically include provisions that are 
flexible and appropriate for the management of 
disadvantaged areas, informal settlements and former 
homeland areas;  

(v)  land development procedures must include provisions that 
accommodate access to secure tenure and the incremental 
upgrading of informal areas; and  

(vi)  a Municipal Planning Tribunal considering an application 
before it, may not be impeded or restricted in the exercise 
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of its discretion solely on the ground that the value of land 
or property is affected by the outcome of the application;  

(b)  the principle of spatial sustainability, whereby spatial planning and 
land use management systems must –  

(i)  promote land development that is within the fiscal, 
institutional and administrative means of the Republic;  

(ii)  ensure that special consideration is given to the protection 
of prime and unique agricultural land;  

(iii)  uphold consistency of land use measures in accordance 
with environmental management instruments; (iv) 
promote and stimulate the effective and equitable 
functioning of land markets;  

(v)  consider all current and future costs to all parties for the 
provision of infrastructure and social services in land 
developments;  

(vi)  promote land development in locations that are 
sustainable and limit urban sprawl; and (vii) result in 
communities that are viable;  

(c)  the principle of spatial efficiency, whereby – 

(i) land development optimises the use of existing resources 
and infrastructure;  

(ii)  decision-making procedures are designed to minimise 
negative financial, social, economic or environmental 
impacts; and  

(iii)  development application procedures are efficient and 
streamlined and timeframes are adhered to by all parties;  

(d)  the principle of spatial resilience, whereby flexibility in spatial 
plans, policies and land use management systems are 
accommodated to ensure sustainable livelihoods in communities 
most likely to suffer the impacts of economic and environmental 
shocks; and  

(d) the principle of good administration, whereby – 

(i)  all spheres of government ensure an integrated approach 
to land use and land development that is guided by the 
spatial planning and land use management systems as 
embodied in this Act;  

(ii)  all government departments must provide their sector 
inputs and comply with any other prescribed requirements 
during the preparation or amendment of spatial 
development frameworks;  

(iii)  the requirements of any law relating to land development 
and land use are met timeously;  

(iv)  the preparation and amendment of spatial plans, policies, 
land use schemes as well as procedures for development 
applications, include transparent processes of public 
participation that afford all parties the opportunity to 
provide inputs on matters affecting them; and  

(v)  policies, legislation and procedures must be clearly set in 
order to inform and empower members of the public. 
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1.5.3 SUSTAINABLE DEVELOPMENT GOALS AND NEW URBAN AGENDA 
2030 

The Sustainable Development Goals (SDGs) form part of Agenda 2030 for 
Sustainable Development, a global agenda for sustainability adopted in 
2015 by the United Nations (UN) General Assembly, and which replaces the 
Millennium Development Goals. There are 17 global SDGs in total, on which 
all member states are required to report progress over the period from 
2016 to 2030. Goal 11 focuses on sustainable cities and communities and 
aims to make cities and human settlements inclusive, safe, resilient and 
sustainable. Implementation of Agenda 2030 and its SDGs began officially 
on 1 January 2016. 

In 2016, member states of the UN adopted the New Urban Agenda (NUA), 
the outcome document agreed upon at the Third UN Conference on 
Housing and Sustainable Urbanisation (Habitat III) in Quito, Ecuador. The 
NUA is a framework to guide efforts to plan and manage cities in a way that 
best promotes sustainable urbanisation. In short, it is an urbanisation 
action blueprint for UN-Habitat and partners in government, the UN, civil 
society, communities, the private sector, professionals and the scientific 
and academic community in support of the 2030 Agenda on Sustainable 
Development, especially SDG 11, to make cities inclusive, safe, resilient and 
sustainable. 

Based on a shared vision of “cities for all”, the NUA is a global commitment 
to sustainable urban development at all levels (global, regional, national, 
subnational and local), and it encourages UN-Habitat and other relevant 
agencies and role players “to generate evidence-based and practical 
guidance for the implementation of the New Urban Agenda and the urban 
dimension of the Sustainable Development Goals in close collaboration 
with Member States, local authorities, major groups and other relevant 
stakeholders, as well as through the mobilization of experts” (UN-Habitat, 
2016: 33). 

The SDGs and the NUA recognise the role of cities in achieving sustainable 
development. However, these agendas were agreed and signed by national 
governments and implementing them at the local level requires a process 
of adaptation or localisation. 

 
Figure 1.13: Sustainable Development Goals 

In January 2020, the Department of Rural Development and Land Reform 
released the final draft of the NSDF for public comment. Chapter 8 of the 
NDP calls for preparation of an NSDF. Sections 5(3)(a) and (2) of SPLUMA 
mandate the minister to publish an NSDF.  

The purpose of the NSDF is as follows:  

• To target and direct all infrastructure investment and development 
spending decisions by national departments and state-owned entities 

• To guide and align plan preparation, budgeting and implementation 
across all spheres and between sectors of government 

• To frame and coordinate provincial, regional and municipal spatial 
development frameworks 



40 

 

The draft NSDF identifies the following levers:  

• Urban areas and regions as engines of national transformation, 
innovation and inclusive economic growth 

• National spatial development corridors as incubators and drivers of 
new economies and quality human settlements 

• Productive rural regions as drivers of national rural transitions and 
cornerstones of our national resource foundation 

• A national spatial social service provisioning model to ensure effective, 
affordable and equitable social service delivery 

• A national ecological infrastructure system to ensure a shared, resilient 
and sustainable national and natural resource foundation 

• A national transport, communications and energy infrastructure 
network to ensure a shared, inclusive and sustainable economy 

1.5.4 THE INTEGRATED URBAN DEVELOPMENT FRAMEWORK 2016 

The Integrated Urban Development Framework (IUDF) is South Africa’s 
national urban policy, an initiative of the government of South Africa, 
coordinated through the Department of Cooperative Governance and 
Traditional Affairs (CoGTA) with key partners, including the Department of 
Human Settlements. In 2016, Cabinet adopted the IUDF and its 
implementation plan. 

South Africa developed the IUDF (CoGTA, 2016) in acknowledgement of the 
severe legacy of spatial injustice, and the need to manage and shape a new 
urban form that can address the country’s spatial transformation and 
economic growth imperatives. The IUDF is a national policy that responds 
to South Africa’s rapid urbanisation by ensuring proper planning and 
infrastructure development. It extends Chapter 8 of the NDP, which is 
about transforming human settlements and the national space economy, 
and interfaces with the challenges currently facing South Africa and the 
development framework set out in the NUA and SDG 11. 

The IUDF is a policy framework “to guide the development of inclusive, 
resilient and liveable urban settlements, while addressing the unique 
conditions and challenges facing South Africa’s cities and towns” (CoGTA, 
2017: 4). To meet this goal, urbanisation needs to be managed effectively 
in order to promote the NDP development goals and to ensure higher levels 
of growth and economic prosperity for all residents. The IUDF seeks to 
foster a shared understanding across government and society about how 
best to manage urbanisation and achieve the goals of spatial 
transformation, which include inclusive economic development, job 
creation, and improved living conditions and services for all citizens.  

The strategic goals of spatial integration, inclusion and access, growth and 
governance inform the IUDF’s nine policy levers, namely  

(1)  integrated urban planning forms the basis for achieving 
integrated urban development, which follows a specific 
sequence of urban policy actions: (2) integrated transport that 
informs (3) targeted investments into integrated human 
settlements, underpinned by (4) integrated infrastructure 
network systems and (5) efficient land governance, which all 
together can trigger (6) economic diversification and inclusion, 
and (7) empowered communities; all of the above will demand 
effective (8) governance and (9) financial reform to enable and 
sustain these policy actions. (IUDF, 2016) 

The IUDF, with its strategic goals, policy levers and implementation 
approach, presents a solid basis through which NUA implementation can 
be interpreted and driven.  

1.5.5 THE COMPREHENSIVE RURAL DEVELOPMENT PROGRAMME 2009 

The Comprehensive Rural Development Programme (CRDP) was approved 
by Cabinet in August 2009 and aims to be an effective response against 
poverty and food insecurity by maximising the management of natural 
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resources to create vibrant, equitable and sustainable rural communities. 
The CRDP is meant to improve the standards of living and welfare of rural 
communities, but also to rectify past injustices through rights-based 
interventions, and to address skewed patterns of distribution and 
ownership of wealth and assets. The CRDP is premised on a proactive 
participatory community-based planning approach rather than an 
interventionist approach to rural development. Therefore, the CRDP seeks 
to facilitate integrated development and social cohesion through 
participatory approaches in partnership with various stakeholders, such as 
other government departments, non-governmental organisations, the 
business sector and communities, in order to enhance issues related to 
socio-economic development. 

The vision of the CRDP is to create vibrant, equitable and sustainable rural 
communities by contributing to the following: 

• Redistribution of 30% of the country’s agricultural land 

• Improved food security of the rural poor 

• Creation of business opportunities, and decongesting and 
rehabilitating overcrowded former homeland areas 

• Expanded opportunities for women, youths, people with disabilities 
and older persons who live in rural areas 

The vision will be achieved through a three-branched strategy based on the 
following:  

• Agrarian transformation 

• Rural development 

• Land reform 

(1)  Agrarian transformation is the rapid fundamental change in the 
relations of land, livestock, cropping and community. It focuses on, 
but is not limited to, – 

(i)  the establishment of rural and agro-industries, co-
operatives, cultural initiatives and vibrant local markets in 
rural settings; 

(ii)  the empowerment of rural people and communities 
(especially women and youths); and 

(iii)  the promotion of farming (crop and livestock), food 
security and related value chain development, and 
champions increased production and the sustainable use 
of natural resources. 

(2)  Rural development deals with enabling the rural communities to 
take control of their own destiny by investing in the improvement 
and development of economic and social infrastructure, which is 
critical to unlocking the development potential of rural areas. 

(3)  Land reform is a national priority that is also entrenched in the 
Constitution of the Republic of South Africa, 1996 in order to 
address the injustices of the past, ensure the sustainable use of 
land and warrant that public land is administered effectively. The 
land reform programme focuses on the redistribution, tenure 
reform and restitution of land, as well as the establishment of agri-
villages for local economic development on farms and communal 
land (Comprehensive Rural Development Programme, 2009). 

1.5.6 GAUTENG TRANSFORMATION MODERNISATION AND 
REINDUSTRIALISATION STRATEGY 2014 

At the 2014 inaugural State of the Province Address, Gauteng Premier 
David Makhura tabled the Transformation Modernisation 
Reindustrialisation (TMR) Strategic Roadmap to move Gauteng forward. 
The strategy identifies the apartheid space economy and human 
settlement patterns as key structural challenges.  
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The TMR Strategy proposes the following ten pillars that will ensure 
integrated, socially cohesive and economically inclusive development:  

• Radical economic transformation 

• Decisive spatial transformation 

• Accelerating social transformation 

• Transformation of the state and governance 

• Modernisation of the economy 

• Modernisation of the public service and the state 

• Modernisation of human settlements and urban development 

• Modernisation of public transport and other infrastructure 

• Reindustrialising Gauteng as South Africa’s economic hub 

• Taking the lead in Africa’s new industrial revolution 

The TMR advocates that municipalities in Gauteng should adopt a city-
region perspective to ensure that Gauteng remains the economic and 
industrial hub of South Africa and the Southern African Development 
Community (SADC) region, as well as a “gateway to Africa”.  

Tshwane is a hotbed of great potential within the context of the city-region. 
Tshwane is the gateway of Gauteng to the rest of Africa, and it provides 
ample opportunity for trade and investment on the continent and beyond.  

1.5.7 GAUTENG PROVINCIAL ENVIRONMENTAL MANAGEMENT 
FRAMEWORK 2010 

The Gauteng Provincial Environmental Management Framework is a legal 
instrument in terms of the Environmental Management Framework 
Regulations, 2010. The regulations are designed to assist environmental 
impact management, including environmental impact assessment 
processes, spatial planning and sustainable development.  

The objectives are as follows:  

• To ensure efficient urban development (including associated service 
infrastructure) in defined selected areas with lower environmental 
concerns and high development demand 

• To facilitate the optimal use of current industrial, mining and other 
suitable derelict land for the development of non-polluting industrial 
and large commercial developments 

• To protect critical biodiversity areas in urban and rural environments 

• To ensure the proper integration of ecological support areas into rural 
land use change and development 

• To use ecological support areas as defined in municipal bioregional 
plans in the spatial planning of urban open space corridors and links 
within urban areas 

• To focus on the sustainability of development by implementing 
initiatives such as the following:  
o Energy-efficiency programmes, plans and designs 
o Waste minimisation, reuse and recycling  
o Green infrastructure in urban areas  
o Sustainable urban drainage systems 

1.5.8 25-YEAR GAUTENG INTEGRATED TRANSPORT MASTER PLAN 2013 

The Gauteng Integrated Transport Master Plan that was approved in 2013 
embodies the principles of an efficient, competitive and responsive 
economic infrastructure network that prioritises public transport. It aims 
to assist the government at all levels to deliver a world-class and 
sustainable transport system that supports Gauteng’s economic, social, 
cultural, environmental and developmental goals.  

The policy focus areas of the Gauteng Integrated Transport Master Plan are 
as follows:  

• Economic development 

• Spatial development and social integration 
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• Environmental soundness and sustainability 

• Optimum use of new and existing infrastructure 

• Development of an efficient and effective public transport network and 
system 

1.5.9 THE GAUTENG RURAL DEVELOPMENT PLAN 2014 

The Gauteng Rural Development Plan (GRDP), as prepared for Gauteng by 
the Department of Rural Development and Land Reform, is the first 
integrated, strategic plan prepared for rural areas in the province. It 
acknowledges that rural regions, like their urban counterparts, have 
intrinsic qualities and value, and that they function as integrated wholes 
and need to be managed as such. The GRDP emphasises that inappropriate 
development and the encroachment of urban areas can destroy these 
regions, and that rural areas should be protected and developed with care. 
The plan proposes the development of nine rural regions in Gauteng that 
are, in many cases, connected to parts of neighbouring provinces. 

The GRDP developed the following spatial development concepts to guide 
development in rural areas: 

• The “rural capital web” (like its urban counterpart) provides an 
indication of how and in which sequence public and private sector 
investment should ideally be undertaken in rural areas. 

• “Transit-oriented rural development” entails optimising the interaction 
between transport (notably public transport) and land use in stations 
and on properties adjacent to or adjoining such routes. 

• “Small-scale agriculture and agri-villages” are rural settlements where 
inhabitants have access to enough land to be able to undertake small-
scale agricultural or farming activities. 

• “Large-scale agriculture” is land explicitly for agriculture or farming. 
Settlements take the form of houses or homesteads and associated 
structures for the farmers (who may be farming in a single or 
cooperative arrangement) and their families. 

• “Rural enterprises, industries and tourism” refers to land on which a 
diverse range of economic activities take place. These activities are 
based on the unique rural attributes or qualities of the land, nearby 
farming activities and proximity to towns and larger urban areas for 
markets and customers (or tourists). 

1.5.10 GAUTENG SPATIAL DEVELOPMENT FRAMEWORK 2030 

As part of its framing, the GSDF 2030 analysed all the policies and 
frameworks that affect spatial planning at this time in terms of the 
frequency of policy directives. This analysis is helpful in that it provides a 
succinct overview of a number of directives across what can be seen as an 
overwhelming burden of implementation for municipalities and other role 
players. What is clear from this analysis, though, is that many of the 
directives, even if using different terminology and with slightly different 
emphasis on various aspects of policy, are essentially calling for sustainable 
and resilient development across all sectors. 
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Table 1.1: GSDF frequency analysis of national and provincial policy directives 
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From these, the GSDF identified the following four key spatial development 
strategies:  

• Building an integrated network 

• Capitalising on proximity 

• Managing settlement development and growth 

• Creating a viable and productive hinterland 

These four strategies ultimately make up the composite GSDF. Each of the 
strategies addresses the six spatial objectives of liveability, concentration, 
connectivity, conservation, diversity and viability in varying degrees, with 
certain principles featuring more prominently in certain development 
strategies.  

Essentially, the framework seeks to direct, guide, focus, align, coordinate and 
harmonise all public infrastructure investments and development spending in 
the province in accordance with a spatial development logic built on ensuring 
rapid, sustainable and inclusive provincial economic growth, township 
redevelopment and decisive spatial transformation. 

This underlying provincial spatial development logic has the following five 
aspects: 

1.  Maintaining and deepening the economic productive capacity of those 
areas where a large part of the provincial economy is concentrated 

2.  Pursuing densification, diversification and integration in those areas 
where a significant part of the provincial economy is concentrated, where 
the state owns significant tracts of land, and where land prices are not as 
prohibitive as in the economic core areas 

3.  Focusing township redevelopment, including nodal and corridor 
development, in townships where most people live, that are most 
accessible and connected via public transport to the economic core areas 

and similar township areas, and that show evidence of the localised spatial 
forces necessary to grow and concentrate diverse economic activities 

4.  Enhancing public transport connections with townships where fewer 
people live and where economic accessibility is therefore poorer, while at 
the same time focusing on skills development and supporting local 
economic development initiatives 

5.  Protecting those parts of the province that provide key environmental 
support services, are environmentally sensitive, have been formally 
demarcated as conservation areas, have high agricultural potential, or are 
used as or have the potential for eco-tourism and rural economic activities 

The MSDF supports and will contribute to the Gauteng Spatial Perspective 
Vision, which envisages the following:  

A smart and spatially integrated City-Region with high mobility where 
everyone enjoys equal access to quality basic services, resides in 
sustainable human settlements that are strategically located close to 
economic opportunities and offer a range of habitation options that enable 
choices to ensure quality living experience. 

1.5.11 GAUTENG CITY-REGION OVERARCHING CLIMATE CHANGE RESPONSE 
STRATEGY AND ACTION PLAN 2018 

The GCR Climate Change Strategy and Action Plan has identified the following 
ten response programmes for the key policy directions that need to be 
addressed in order to respond to climate change:  

1. Natural resources 
2. Agriculture and agro-processing 
3. Disaster risk reduction and management 
4. Water security 
5. Commercial and institutional buildings 
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6. Human settlements 
7. Energy supply 
8. Industry and mining 
9. Transport 
10. Waste management 

For each of the proposed interventions, a responsible department is 
identified, and a target and project types are detailed.  

The key targets of the strategy are as follows:  

• To manage and/or reduce the carbon footprint of Gauteng 

• To reduce the rates of greenhouse gas emission 

As part of monitoring and evaluating these targets, the following is required:  

• Monitoring emissions and mitigation responses (currently reflected in the 
Tshwane Greenhouse Gas Emissions Inventory) 

• Vulnerability mapping (currently reflected in the Tshwane Vulnerability 
Assessment to Climate Change) 

• Monitoring adaptation responses (the Climate Adaptation Plan for 
Tshwane is currently being developed, with monitoring of adaptation 
responses as part and parcel of the implementation strategy) 

Many of the interventions given are directed at the provincial level of 
government such that they may have an impact on municipalities in an 
integrated manner.  

1.5.12 CITY OF TSHWANE VISION 

The City of Tshwane vision is Tshwane: A prosperous capital city through 
fairness, freedom and opportunity. 

In order to respond to this vision, the MSDF focuses on spatial transformation 
as envisioned in the Roadmap towards Tshwane 2030. The IDP contains the 
following five strategic pillars that are to be the building blocks for the 
Roadmap towards Tshwane 2030:  

1. A City that facilitates economic growth and job creation 
2. A City that cares for residents and promotes inclusivity 
3. A City that delivers excellent services and protects the environment 
4. A City that keeps residents safe 
5. A City that is open, honest and responsive 

Strategic Pillar 2: A City that cares for residents and promotes inclusivity is 
specifically related to spatial planning. The City of Tshwane is committed to 
redressing historical injustices and addressing the neglect of poorer 
communities and spatial disparities in order to give residents a more inclusive, 
safer and responsive city. 

The City’s vision has key focus priority areas and one that is critical to the 
MSDF is building integrated communities. Many communities in Tshwane are 
not integrated and are still homogeneous and separate. To counter apartheid-
era spatial planning, we will seek to better integrate communities and bring 
opportunities to all residents of Tshwane as equal citizens.  

All residents should feel confident and of equal importance when engaging 
with the City and the broader local community. Thus, the City strives to create 
integrated communities where people of all walks of life can live and work 
together.  

The City will achieve this objective by means of the following: 

• Creating spaces and housing opportunities that bring people together 

• Ensuring that urban planning and zoning densify and better integrate 
Tshwane, as well as providing adequate public spaces 
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• Encouraging and facilitating mixed-use and mixed-income housing 
developments 

• Pursuing densification in appropriate areas along public transport routes 

• Establishing and maintaining inclusive community amenities such as 
childcare facilities, municipal halls, parks, recreational areas, cemeteries, 
sport grounds, markets and libraries 

• Connecting people though safe, reliable and affordable public transport 

• Prioritising safety and cleanliness to attract people and businesses back 
into the city centre as part of inner-city rejuvenation 

1.5.13 TSHWANE REGIONAL SPATIAL DEVELOPMENT FRAMEWORKS 

The RSDFs address planning interventions at the regional scale. They are 
legislated in terms of the Tshwane Land Use Management By-law (2016) and 
were approved by Council in 2018.  

The RSDFs have served as a particularly important spatial layer that informs 
the MSDF, and seek to realise spatial, economic and ecological transformation 
by pursuing the following principles:  

• Encourage development characteristics that spread economic impact 

• Create a “walkable” environment: Locate commercial, housing, jobs, parks 
and civic uses within walking distance of the community and transit stops 

• Encourage infill and redevelopment along activity street corridors within 
existing neighbourhoods 

• Facilitate a mix of residential, retail, commercial and community uses that 
is needed along activity corridors and streets: Locate jobs, retail and 
commercial uses near residences in order to reduce dependence on cars 

• Encourage active interfaces between buildings and streets 

• Locate larger uses at the edge of concentration zones or nodes, allowing 
a fine-grain mix of use at the centre 

• Minimise the required inputs of energy, water, food and waste, and 
outputs of heat, air pollution (including carbon dioxide and methane) and 
water pollution 

 
Figure 1.14: Tshwane RSDF map 

1.5.14 TSHWANE INTEGRATED DEVELOPMENT PLAN 

The 2019/20 review of the 2017–2021 IDP is considered an important planning 
and management tool to give effect to the City’s vision and to respond to 
development needs. The Roadmap towards Tshwane 2030, as indicated in the 
2019/20 IDP, focuses on spatial transformation, economic transformation and 
ecological transformation as investigated in the Roadmap towards Tshwane 
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2030. The MSDF aims to deal with the following spatially related aspects, as 
indicated in the 2019/20 IDP: 

• Provide spatial direction for development (spatial transformation) 

• Provide an appropriate and integrated spatial framework for sustainable 
development (economic transformation) 

• Ensure directed public investment by means of the identification of 
geographic areas where intervention is necessary (economic 
transformation) 

• Guide local development in relation to urban movement and activity 
systems in order to realise the vision of sustainability and urbanity 
(ecological transformation) 

• Inform developers and the general public of the location, structure and 
form of development that will most likely be approved and the sustainable 
urban planning and development guidelines to be followed (spatial 
transformation) 

1.5.15 TSHWANE BUILT ENVIRONMENT PERFORMANCE PLAN 

The BEPP, as required under the legislation contained in the Division of 
Revenue Act, 2016 (Act 3 of 2016), was first introduced in the 2011/12 
financial year as an eligibility prerequisite for the USDG. The BEPP 
subsequently also became a key eligibility requirement for the Integrated City 
Development Grant (ICDG), the USDG, the Public Transport Infrastructure 
Grant (PTIS), the NDPG, the Integrated National Electrification Grant (INEP) 
and the HSDG. The annual and timely submission of a credible BEPP document 
by the City of Tshwane is therefore important in terms of the City’s ability to 
fund its annual capital requirements. 

The guidelines provided by the National Treasury outline the BEPP as a 
response to challenges of misalignment in planning practices, and weak 
linkages between monitoring, planning and budgeting frameworks. The BEPP 
forms part of the municipal planning system and bridges the gap between 

planning intention and implementation programmes with corresponding 
resource allocation. In addition to the above, the BEPP provides a framework 
within which a clear outcomes-led approach remains consistent with higher-
order plans and its associated governing legislation.  

The BEPP identifies its outcomes from the MSDF. 

The municipal process is cyclical, where the outputs of one year’s planning and 
budgeting cycle inform the following year’s planning and budgeting cycle. 
Given this interaction (planning, budgeting, implementation and back to 
planning again), it is clear that the BEPP, while it is informed by the MSDF, also 
informs the IDP and the MSDF, but at the same time also uses these as outputs 
to report on.  

The BEPP currently performs the role of the CEF, as required by SPLUMA. In 
time, the BEPP will transition to become the City’s CEF.  

To date, the BEPP has supported municipalities to clarify their spatial and 
development planning visions, and assisted them to initiate practical 
programming and preparation of investment programmes and regulatory 
reforms in order to progressively and measurably realise this vision.  

1.5.15.1 URBAN NETWORK STRATEGY 

The Urban Network Strategy (UNS) is a national policy directive that informs 
spatial planning at provincial and regional scale, and forms the basis of the 
BEPP by providing a spatial approach against which to target investment. In 
recognition of the role that cities play in the fulfilment of key government 
objectives and to improve spatial transformation through coordinated public 
investment, the National Treasury developed an UNS which enforces a pro-
poor/pro-growth approach to the development of cities.  
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Figure 1.15: Urban Network Strategy 

The UNS is aimed at the following: 

• Facilitating the eradication of spatial inequality in order to enable the 
creation of liveable, sustainable, resilient, efficient and integrated human 
settlements 

• Shifting infrastructure investments towards the creation of efficient and 
effective urban centres by means of an approach of spatially targeting 
public investment, primarily infrastructure 

• Identifying and investing in a citywide interconnected hierarchy of 
strategic nodes and public transport links between and within nodes 

Each of the UNS typologies are described in more detail in the following table: 

Table 1.2: UNS typologies 

Element Description, function or role 

Central business district An area for focused regeneration and 
management 

Urban hubs Nodes that include traditional and emerging 
centres of economic activity, within which mixed-
use development is to be encouraged and 
managed 

Smaller nodes Nodes that include areas of economic activity 
within which mixed-use development is to be 
promoted 

Activity corridors Areas along rapid public transport which connect 
the urban hubs and the Pretoria CBD, where high-
density land development is to be promoted 

Secondary transport 
linkages 

Routes that ensure the spatial integration of 
smaller nodes by connecting them to urban hubs 

Integration zones Areas that represent a collective of all other 
typologies and form the prioritised spatial focus 
areas for coordinated public intervention 
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Figure 1.16: Legislative and policy framework of the MSDF 
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1.6 SOCIO-ECONOMIC PROFILE OF TSHWANE 

The following provides a snapshot of Tshwane’s demographics, education 
levels and economy.  

 

 
 

 

 

 
Figure 1.17: Demographic profile 
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Figure 1.18: Household statistics 

 

 

 

 

 

 
Figure 1.19: Service delivery 
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Figure 1.20: Education levels 

 

 
Figure 1.21: Economic sectors 
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Figure 1.22: Labour and employment 

 

1.6.1 ECONOMIC PROJECTIONS 

For the purposes of this MSDF, two sources of data were considered for 
the future employment figures in Tshwane. The first was the modelling 
that was done for the Comprehensive Integrated Transport Plan (CITP, 
2015).  The projections made for the CITP indicated that an additional 
906 383 jobs would be created in Tshwane between 2011 and 2020.  

Another study, carried out by HIS Global Insight in 2016, projected that 
there would only be an increase of 337 270 jobs.  

The CITP projections are more optimistic and were made almost a decade 
ago. In view of the slowing rate of economic growth and rising 
unemployment, not only in Tshwane but in South Africa as a whole, it is 
preferable to assume a more conservative projection, especially in view of 
the possibly long-lasting impacts of unforeseen economic crises such as 
COVID-19 in 2020. We rather project fewer jobs, so that our planning can 
work to address the socio-economic requirements of this. Should the 
economy experience an upturn and more jobs are created, no harm is 
done. It will merely mean that there are more resources available to use in 
other areas.  

The MSDF therefore uses the more conservative projection of 1 356 806 
total jobs available in the Tshwane economy in 2030.  
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Table 1.3: Population Projection Scenarios 

 
ALTERNATIVE SCENARIO 

CITP 2012 

MSDF PREFERRED SCENARIO 

IHS Global Insight 2016 

Year 2011 2030 Growth 2011 2030 Growth 

Jobs 1 116 892 2 023 275 906 383 1 019 536 1 356 806 337 270 

 
Further to the projection of the number of jobs is the important aspect of 
the projected distribution of jobs. Through an urban simulation exercise 
done by the CSIR for the City of Tshwane, it was determined that, should 
trends as at that time continue, the following nodes will have the highest 
number of jobs in 2030: 

• Pretoria CBD 

• Centurion 

• Mamelodi 

• Menlyn 

• Soshanguve 

• Akasia 

The model run by the CSIR shows a very high level of employment 
opportunities in the Pretoria CBD. This result is to be expected based on 
the UNS concept. The growth model is based on the successful 
implementation of the Tshwane Inner City Regeneration Strategy (TICRS) 
which aims to reposition national department headquarters in the inner 
city and to re-establish the city of excellence as the capital city of South 
Africa. Other than the Pretoria CBD, significant nodes such as Menlyn 
Maine and Centurion also boast a large number of job opportunities, 
followed by Mamelodi, Soshanguve and Akasia.  

It is important to keep in mind that these projections are made on the back 
of current infrastructure realities, specifically in terms of transport. Any 

specific intervention that will create new capacity or new linkages may 
result in a different projected outcome. 

 
Figure 1.23: Projected number of jobs per modified subplace in 2030, CSIR 

The area expected to experience the largest growth of employment 
opportunities is the Pretoria CBD as a result of the TICRS, should it be 
implemented as planned. Other developments that will contribute to the 
realisation of this expected growth model is the development of Menlyn 
Maine and the Centurion CBD. Economic opportunity growth patterns tend 
to increase towards the south, where they link with other economic 
powerhouses in Gauteng such as Midrand, Sandton and Johannesburg. 
Other areas that will have a significant growth in economic opportunities – 
but not nearly to the degree of the Pretoria CBD and Centurion CBD – are 
Mamelodi and Rosslyn. Growth to the north of the Magaliesberg mountain 
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range is restricted by transport capacity that is currently incapable of 
dealing with additional demand. 

1.6.2 POPULATION PROJECTIONS 

Over the past two decades, present and future population estimates for 
the City of Tshwane were developed and projected, as indicated in the 
following diagram. It is clear that there are often discrepancies between 
these figures.  

The purpose of population projections is not to predict the future with 
absolute certainty, but rather to simulate the consideration of various 
development futures in order to prepare for the unknown. By and large, 
within the Tshwane context, it is understood that there is a high probability 
of underestimation due to the long time interval between composite 
national census data, growth rates of informal settlements and 
undocumented residents. Therefore, for the purposes of this MSDF, the 
preference is to use the highest projections available. We rather 
overestimate than underestimate, than be found wanting in the future of 
service delivery.  

For the purposes of the MSDF, the projected population of Tshwane in 
2025 is 4 368 747 people in accordance with the CITP 2012. See Annexure 1 
for reflections on population projections. 
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Figure 1.24: Population projections
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From a spatial planning perspective, it is critical to understand not only 
how many people to plan for but also where to plan for these people. 
Between 2015 and 2016, the City of Tshwane, through the CSIR, undertook 
a simulation exercise using the UrbanSim platform in order to determine 
the approximate spread of Tshwane’s increased population in 2030. The 
projections indicated that the following areas will be those with the highest 
number of households: 

• Atteridgeville 

• Pretoria CBD 

• Irene 

• Mamelodi 

• Mooikloof 

• Rosslyn 

• Soshanguve 

• Temba 

The projected growth in households clearly shows that the population 
density of Tshwane will expand in the north-western quadrant of the city, 
as well as on the eastern to south-eastern periphery. To address the urban 
sprawl to the east and the influx of people to the north, the City of Tshwane 
will have to intervene in such a way so that the denser household areas are 
linked to the areas with the most employment opportunities in order to 
increase the sustainability of the city structure. Transport capacity has to 
play a key role here. 

Engineering infrastructure, social facilities and amenities, and sufficient 
and efficient connections to work opportunities should therefore be 
targeted towards these areas as we plan for the future of Tshwane.  

 

 
Figure 1.25: Projected number of households per modified subplace in 2030, 
CSIR 
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1.6.3 POVERTY AND INEQUALITY 

The following figures provide a spatial picture of poverty and inequality in 
Tshwane: 

 
Figure 1.26: Multidimensional poverty in the Gauteng City-Region (2015/2016), 
GCRO 

Table 1.4: Indications of poverty, GCRO 

 

The map shows a higher level of lack along the peripheral areas of Tshwane 
which is where many informal settlements are located. The darker the 
purple shade, the higher the indicators of poverty that are manifest in 
those areas.  
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Figure 1.27: Unemployment map of Tshwane, GCRO 

The areas with high poverty and lack of basic services tend to have different 
issues that affect them. We need to understand the different problems 
that affect our communities based on their location so our planning 
decisions can be more effective. The following figure shows the issues that 
affect communities in Tshwane.  

 
Figure 1.28: Biggest problems facing Tshwane communities, GCRO 

Crime is a challenge throughout the entire city where people reside. 
Unemployment is mainly a problem faced by communities in urban core 
areas (see Chapter 2, which explains the nodal hierarchy). Housing and the 
lack of or inefficiency of basic services are the third-largest challenge to 
communities in Tshwane. The following maps indicate the extent to which 
these basic services are delivered based on residents’ personal experiences 
and perceptions.  
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Figure 1.29: Satisfaction with City of Tshwane performance per ward 

According to a study by the Gauteng City-Region Observatory (GCRO) in 
2015, the levels of satisfaction with the City’s performance is diverse. One 
might expect that the highest satisfaction levels might be limited only or 
primarily to suburban areas with high levels of private sector investment, 
whereas spatially marginalised areas may have lower levels of satisfaction. 
According to this study, areas such as Hammanskraal and Ga-Rankuwa 
(both considered marginalised areas) had a 45% to 60% level of 
satisfaction, which is comparable to parts of Region 6, where the Menlyn 
area is to be found. The areas with the highest satisfaction were found in 
parts of Ga-Rankuwa, Mabopane and the eastern portion of Region 6, 
where many suburban and residential estate developments are located.  

 
Figure 1.30: Dissatisfaction with City of Tshwane performance 

On the other hand, the most dissatisfied residents in Tshwane are residents 
who were shown on the previous maps to be affected most by high crime 
rates, lack of basic services and high unemployment rates. These are in 
Regions 2, 5 and 7.  

With the exception of the Pretoria CBD, Soshanguve and Centurion/ 
Olievenhoutbosch, there is a disjuncture between places of employment 
and work opportunities. Marginalised communities, mostly on the 
periphery of Tshwane, are further disempowered by the fact that most 
economic opportunities are located in more central locations in Tshwane.  
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Table 1.5: Comparative look at marginalised communities, and areas with the 
most households, unemployment and jobs 

 

This is not to say that there is not potential for opportunities in the 
marginalised areas or areas elsewhere in Tshwane. However, if the City 
continues on its current trajectory, this disjuncture will remain.  

There are two interventions that need to be considered here:  

• Stimulating the full economic potential of other struggling nodes 
where it makes sense to do so 

• Where proximity cannot be achieved, ensuring that the public 
transport facilities and road network are sufficient and efficient 
enough to connect all communities to places of work and other 
opportunities 

 

1.7 DEVELOPMENT TRENDS 

Tshwane is a polycentric city that consist of regions and nodes that possess 
a number of opportunities. Drawing from the experiences of other cities, 
the combination of these opportunities and the principles of spatial 
transformation dictate that we do the following: 

• Drive spatial transformation through densification and compact 
development 

• Address many of the ills currently caused by urban sprawl 

• Achieve balanced sustainable growth to optimise potential and 
infrastructure capacity 

• Revitalise and develop new economic nodes that support transit-
oriented development and public transport systems 

• Strategically invest in infrastructure, targeting various nodes, 
corridors, activity spines and strategic land parcels that support a 
higher intensity of mixed-use development 

• Achieve balanced sustainable urban growth by implementing a certain 
density typology based on the characteristics of the locality 

• Conserve and protect natural resources through the intentional 
ordering of urban development within the boundaries of specific 
delineations 

• Give equal access to Tshwane’s social and economic infrastructure 

The private property sector contribution in Tshwane encompasses roughly 
7,6% (R13,5 billion) of the metropolitan economy, of which R7,6 billion is 
attributed to property construction and R5,7 billion to property 
management activities, according to a 2016 study by the South African 
Property Owners Association (SAPOA). The private property sector in 
Tshwane employs 98 191 people, of which 89% (87 855 jobs) is attributed 
to property construction and 11% (10 337 jobs) to property management 
activities. 
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Figure 1.31: Buildings and units completed in Tshwane, 2009 to 2017 

From the figure that indicates the buildings and units completed in 
Tshwane, it can be seen from 2014/15 to 2016/17 that just over 8 000 
buildings were completed per year in Tshwane as a whole. This is the best 
indicator of growth in the built environment for Tshwane as a whole. 
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Figure 1.32: Development trends in terms of applications received, 2012 to 2018



66 

 

A large number of applications have been received in and around the N1 
development corridor. The bulk of the applications were in the Centurion 
area, and this historical trend is expected to continue. Between 2012 and 
2017, about 120 00 m² of retail space was developed in the Centurion area, 
as seen in Figure 1.34 below.  

In Region 4, the bulk of the development took place along the N1 corridor 
and around the Centurion Gautrain Station. The first high-density 
residential development in years is currently taking place near the station 
with about 2 500 units currently under construction in this node. About 
250 000 m² of office space was also constructed since 2012 with a focus 
along the N1 corridor. 

A relatively small number of developments took place on the urban edge 
far away from public transport, but this is due to latent rights that were 
approved before the MSDF and RSDF were approved in 2012. The 
applications received between 2012 and 2017 indicated a strong trend in 
terms of proposed developments in the nodes and corridors.  

Residential densification applications are also near existing or planned 
public transport facilities. Application trends indicate a favourable 
response to the existing and planned bus rapid transit (BRT) routes in 
Tshwane. Line 2B received the bulk of applications, and this trend is 
expected to continue. The applications for office and commercial 
developments were mostly in nodes or corridors. The application trends 
also indicate a preference for the N1 development corridor. 

The application trends indicate that development in the short term will 
take place in line with the spatial planning of the local and provincial 
government. After years of relative inactivity, the Pretoria CBD has seen a 
major increase in development. The need for office space by national 
departments has been the major driver in the market. 

Further, Figure 1.33 indicates the trends of housing development in 
Tshwane by the private sector. A densification overlay zoning is allowed 
within an 800 m buffer zone around the Bus Rapid Transit (BRT) corridors, 
which enables private development investments at higher densities. Based 
on the trend analysis, this policy mechanism has stimulated significant 
densification by the private sector along the BRT corridors. Reconstruction 
and Development Programme (RDP) housing was mostly developed in 
Soshanguve South and higher-density development in Mamelodi.  

Medium-density housing was also developed in areas such as Mamelodi, 
Olievenhoutbosch and Soshanguve South for the first time, and the market 
indication is that these developments are outperforming the full-title 
residential developments in terms of price per square metre. The suburban 
areas developed were limited and the focus was on infill development, 
development along corridors and development on the urban edge of 
Tshwane. 
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Figure 1.33: Private sector housing developments 

Housing developments are also moving in the direction of sectional title 
units, which was previously unheard of. The area between the N4 and 
Mamelodi has seen applications for about 8 000 units and construction has 
started on the first phases of this development, which includes an artificial 
lake. The suburban areas are not expected to change much, except for the 
areas around the BRT corridors and the Gautrain and Passenger Rail 
Agency of South Africa (PRASA) stations. 

The supply of residential units has also increased in the Pretoria CBD 
between 2012 and 2017. This trend is set to continue in the short term. 
The nodes throughout Tshwane received the bulk of the overall 
development that took place between 2012 and 2017. Menlyn and Hatfield 
had the major share of development in Tshwane. Menlyn’s development 

was focused on retail and office development, and in Hatfield the focus 
was on residential development.  

Residential and office development took place in the Centurion node. 
Around the Gautrain station and major offices, developments took place 
all along the N1 in Region 4. The Monavoni node also started to develop 
with retail centres and higher-density residential development. Other 
nodes, such as Arcadia and Brooklyn, also expanded in terms of retail and 
office development. 

The corridors between the different nodes also developed, with the focus 
on residential densification as prescribed by the RSDF 2013. The 
development focused on the first phase of the BRT development. BRT 
Line 2A between the Pretoria CBD and Hatfield saw a focus on 
development with high-density development in Sunnyside. Line 1A 
between the Pretoria CBD and Rainbow Junction, which has been 
operational from September 2017, has not seen residential development 
as expected. Line 2B, that will run between Hatfield and Menlyn and is still 
to be constructed, saw the bulk of development in terms of residential 
densification. 

The building and construction trends between 2012 and 2017 have mostly 
been in line with the prescribed spatial planning with the focus on nodes 
and corridors. Developments took place on the urban edge, which is not 
ideal in terms of spatial planning, but this can be described in terms of 
latent rights that were approved before the MSDF and RSDF were 
approved in 2012.  

The development trend seems to continue to 2018. In Region 1, a large 
number of densification applications (more than 20 000 units) were 
received around the existing and proposed stations on the Ga-
Rankuwa/Rosslyn line. A large number of applications were received in and 
around the N1 development corridor. The bulk of the applications were in 
the Centurion area, and this historical trend is expected to continue. 
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Trends in previously disadvantaged areas were positive. Major retail 
centres were developed in Soshanguve, Hammanskraal and Atteridgeville 
between 2012 and 2017, as seen in Figure 1.34.  

In terms of applications received, it is clear that the retail sector will 
continue to expand its footprint in previously disadvantaged areas. The 
Mamelodi area has three large retail centres planned for the near future: 
One is currently under construction as seen in Figure 1.32. This further 
shows the growth in shopping areas all over Tshwane, which indicates the 
potential for investment in various parts of the city and mostly in 
townships, which previously had very few shopping centres. Both formal 
and informal businesses in Tshwane are also showing steady growth.  

It is important to understand, in terms of the location of formal and 
informal businesses, to compare their spatial distribution in Tshwane. 
When looking at the map in Figure 1.35, townships such as Mamelodi, 
Soshanguve and Atteridgeville have more informal businesses than formal, 
while the centre of Tshwane has more formal businesses.   

Figure 1.34: Shopping malls and centres built (2001 to 2017), GCRO 
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Figure 1.35: Location of formal and informal businesses and their suppliers 
(2015), GCRO 

From the above-mentioned development trend analysis, the following 
conclusions can be drawn: 

• In general, the major applications received between 2012 and 2017 are 
in line with the principles and goals as set out in the GSDF, Tshwane 
Vision 2030, MSDF 2012, RSDF and Integrated Rapid Public Transport 
Strategy. 

• The majority of development was in line with the spatial planning of 
the City and occurred in the nodes and corridors identified in the 
MSDF. 

• The BRT corridors were especially active in terms of Line 2A and 
Line 2B. The development corridor around the N1 also received a large 
number of developments, with the focus on office development. 

• A relatively small number of developments took place on the urban 
edge far away from public transport, but this is due to latent rights that 
were approved before the MSDF and RSDF were approved in 2012. 

• The applications received between 2012 and 2017 indicated a strong 
trend in terms of proposed developments in the nodes and corridors. 

• The residential densification applications are also near existing or 
planned public transport facilities. 

• Line 2B received the bulk of applications, and this trend is expected to 
continue. The applications for office and commercial developments 
were mostly in nodes or corridors. The application trend also indicates 
a preference for the N1 development corridor. 

• The application trends indicate that development in the short term will 
take place in line with the spatial planning of the city and the province. 

Considering the above-mentioned points, the dominant reality is that 
Tshwane has a highly dispersed, monofunctional land use structure that 
affects not only public service and spatial planning, but also the residents 
of Tshwane. Residents need to travel long distances to and from their 
places of employment, which translates into higher travel costs and less 
time and money to spend on other social, investment or recreational 
aspects that result in more rewarding lifestyles. Yet many of the poorest 
people live in the most peripheral locations in Tshwane and are most 
disadvantaged by the long travelling distances and the fact that other 
developments do not occur in close proximity. 

Focused investment of densification along Integrated Rapid Public 
Transport Network corridors by the City of Tshwane, specifically the 
Human Settlements Department, should be investigated further to ensure 
social equality and improved lifestyle quality for all residents in Tshwane.  
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1.8 STRATEGIC URBAN DEVELOPMENTS 

There are a number of strategic developments in Tshwane that are in various stages of development. Many involve the private sector and contribute 
meaningfully towards the economic base of Tshwane. These developments are as follows: 
 

 
Figure 1.36: Strategic urban developments  
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Table 1.6: Strategic urban developments 

NUMBER STRATEGIC URBAN DEVELOPMENT PROJECT BACKGROUND 
SIZE OR 
SCALE 

CAPITAL INVESTMENT OR 
ECONOMIC VALUE 

1 5 O’clock 

 

This development will provide for approximately 
1,1 million m² of urban mixed land uses and will provide 
residential neighbourhoods comprising approximately 
5 500 residential units. 

475 ha ± R33 billion 

2 Eco Park Educational Hub 

 

Eco Park Educational Hub development comprises the 
Stadio University campus, with provision for additional 
parking as well as the Curro campus, comprising three 
schools, sport facilities and student housing villages, and 
providing residential facilities for 40% of tertiary students 
with subservient uses. 

± 110 ha Capital investment  

± R1,7 billion 

3 Olive Hills Smart City 

 

This project will consist of a multi-use, high-density and 
mixed-income development. 

64 ha Estimated capex: 

R1 102 841 273 
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4 R55 Smart City 

 

This development provides for mixed land uses, including 
retail, industrial, social and educational facilities as well as 
residential neighbourhoods comprising approximately 
18 000 residential units.  

87,4 ha 1 500 employment 
opportunities during 
construction period and 
20 000 sustained, long-term 
employment opportunities  

5 Silverton Economic Zone 

 

This proposed development will strive to create an 
environment that facilitates the expansion and 
transformation of the automotive industry while also 
inviting global investment. The special economic zone (SEZ) 
includes far more than simply increasing the output of 
vehicles by automotive firms in Tshwane. The automotive 
SEZ offers a diversity of appropriate land uses and other 
economic activities. 

81 ha ± R6 billion 

6 Hazeldean 

 

Various townships within the node have already been 
approved, and a number of residential, commercial and 
retail sites have already been developed. The Hazeldean 
development and the surrounding area is a new emerging 
development node in Pretoria East known as the East City 
Capital. The mixed-use node forms part of the City’s vision 
of integrating various land uses in a logical well-put-
together structure, so that all uses can complement one 
another. 

950 ha The capital investment value 
amounts to R 44,2 billion. 

 

The total annual rates and 
taxes will amount to 
R400 million. 
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7 Onderstepoot/Soshanguve 

 

The Soshanguve Precinct Development comprises a range 
of mixed uses. Various townships within the node have 
already been approved. The roads master plan of the node 
has already been approved by Gautrans and the City of 
Tshwane. 

86 ha The projected capital 
investment value amounts 
to R3 billion. 

 

The total annual rates and 
taxes will amount to 
R30 million. 

 

8 Rankuwa Smart City 

 

The project concerns a multi-use, high-density and mixed-
income development in the most significant node of Ga-
Rankuwa. Currently, the property has been zoned for 
mixed-use development (residential, retail, offices and light 
industrial). 

108 ha The estimated capital 
investment value amounts 
to R3 638 656 114. 

9 Kudube Smart City 

 

The project concerns a multi-use, high-density and mixed-
income development in the most significant node of 
Hammanskraal. The proposed development comprises 
residential use, but the township incorporates commercial, 
light Industrial, educational, institutional and social or 
recreational uses. 

201 ha The estimated capital 
investment value amounts 
to R3 718 851 358. 

10 Rosslyn Tshwane Automotive City 

 

The Tshwane Automotive City (TAC) is a long-term 50-year 
planned strategic infrastructure programme aimed at 
stimulating automotive vehicle assembly and component 
manufacturing. The Rosslyn Hub is a catalytic project for the 
TAC. The project has been redesigned in line with the TAC 
Master Plan in order to trigger the two priority nodes for 
the TAC. 

± 4,8 ha Capital investment value is 
R500 billion over the next 
50 years for the TAC. The 
programme recommends a 
hybrid state and privately 
funded developments. 
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11 Rainbow Junction 

 

Rainbow Junction is a world-in-one for business, living, 
leisure and tourism. The Rainbow Junction super-regional 
mall (92 000 m²) is the vibrant heart of the mixed use and 
modern lifestyle Rainbow Junction development. It brings 
together integrated planning, cutting-edge design and 
vibrancy infused with green consciousness. 

140 ha The projected total capital 
investment value amounts 
to R12 billion. 
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1.9 SWOT ANALYSIS 

Having considered various dimensions of the City of Tshwane, the following figure shows a high-level SWOT analysis: 

  
Figure 1.37: High-level SWOT analysis
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