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Since the 2016 adoption of the Johannesburg Spatial Development Plan (SDF),
substantial global, national, and municipal economic developments have occurred. The
City is grappling with issues such as infrastructure deficiencies, and the COVID-19
aftermath has caused devastation to households and the economy of the City. Inequality
persists and is particularly evident in the geographical distribution of resources.
Residents' well-being and future opportunities remain closely tied to their geographic
origins, where they reside, work, and attend school. Furthermore, a range of key new
plans and policy documents have been prepared since 2016. The Johannesburg Spatial
Development Framework 2040 review presents a strategic roadmap that outlines our
commitment to addressing the pressing challenges. Johannesburg must confront these
challenges head-on with unwavering determination to become a resilient and just City.
Anchored on the 2016 SDF, this review aims to drive transformative change and set the
stage. A truly exceptional African city must be inclusive, serving the entirety of its
population regardless of their backgrounds or birthplaces. Collective efforts are required
to foster the development of a fair and equitable world-class African City in
Johannesburg.

In formulating the Spatial Framework for Johannesburg, we confront two significant
challenges. Firstly, we must tackle the enduring inequalities and inherited apartheid city
Form while guiding future development towards social, environmental, and financial
sustainability. The lingering legacy of apartheid-era planning continues to shape our
urban landscape, marginalising many residents from the benefits of city life. The majority
of impoverished communities still reside in segregated areas on the outskirts of the City,
distant from economic and social opportunities. This Spatial Development Framework
(SDF) presents an ambitious yet achievable vision to address current spatial disparities
and drive future growth, fostering a more equitable, liveable, productive, sustainable,
and resilient city.

The central tenet of the SDF, promoting the compact and mixed-use development of
land, aligns with Johannesburg's post-apartheid spatial policies, which have shown
success. Unlike many cities globally, Johannesburg has become denser rather than
more sprawled over the past three decades. The refined strategy outlined in this SDF,
Compact Polycentricity, aims to address the triple bottom line of sustainability
mentioned earlier. This approach has three main objectives:

1. diversifying and improving services in single-use, high-density areas of the city (such
as Soweto, Orange Farm, Diepsloot, and Ivory Park) to transform them into
integrated urban districts where residents can live, work, learn, and socialise.

2. channel future urban expansion, including state-provided housing, towards the
central cores of Johannesburg, particularly within and around economic hubs and in
close proximity to public transportation infrastructure.

3. connecting these central cores through efficient, safe, affordable public transit
systems will lead to a more streamlined urban structure.

The envisioned Compact Polycentric Johannesburg of the future holds numerous
advantages. Residents will have easier access to employment opportunities and
essential city services, education, and healthcare facilities near their residences. This



will reduce travel times and expenses, ultimately enhancing overall quality of life.
Additionally, infrastructure costs will be minimised, yielding a positive return on
investment. Improving existing infrastructure to accommodate higher population
densities is more economical than constructing new infrastructure on the City's outskirts.
This approach of upgrading existing infrastructure rather than expanding it also results
in long-term savings in maintenance and repair costs.

Opting for brownfield development over greenfield development allows us to preserve
the limited natural land available, which is a crucial provider of valuable ecosystem
services. Compact cities are inherently more efficient. Higher population densities and
mixed land use patterns reduce transportation emissions, further supported by public
transportation systems operating most effectively in densely populated areas. The SDF
outlines several priority areas where future growth should be concentrated, mainly
through redevelopment and intensification.

Soweto, Randburg i OR Tambo Corridor, and the Mining Belt are identified as key
economic nodes in the City, where intensification and new growth should be prioritised.
Additionally, economic nodes throughout the City should serve as focal points for
development.

The document also recognises that marginalised areas, while not designated as priority
areas for new growth, require significant investment to enhance the quality of life for
residents by introducing economic opportunities and improving physical and social
infrastructure. However, it's acknowledged that marginalised areas that are poorly
situated in terms of job access should not be targeted for new population growth.
Secondly, low-density suburban areas, where existing infrastructure should be
maintained and, where necessary, upgraded on a limited scale. Development in these
areas that align with the goals of the SDF and do not require extensive infrastructure
upgrades should be encouraged. This approach enables the City to prioritise
infrastructure spending in transformation areas identified by the SDF for sustainable and
inclusive growth.

To achieve our objective of creating a city that benefits all residents, it's imperative to
implement our SDF steadfastly. We cannot afford to repeat past mistakes, such as
locating residential areas far from economic opportunities, fostering sprawling gated
communities, or extending infrastructure to service inefficient, sprawling development.
Through ongoing effort, commitment, and diligent application, our SDF has the potential
to transform Johannesburg into a spatially equitable world-class African city.
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Glossary of Terms

Affordable
Housing

Bad Buildings

Backyard
Dwelling

Compact
Polycentricity

TOD Corridors

Densification

Development
Corridor

Engineering
Infrastructure

Entropy

Form-Based
Codes

High Street

A dwelling units where the total costs do not exceed 30% of
a household's gross income, including taxes and insurance
for owners, and utility costs? (definition from the Gauteng
Draft Inclusionary Housing Bill). These units can be rental
units or units for sale.

Buildings abandoned by their owners and taken over by a
criminal group to be leased out illegally. Bad buildings
represent a condition that reflects multiple failures,
including declining property values, as well as contributing
to the further decline of neighborhoods.

Dwelling Units are subsidiary to a main residential dwelling
unit.

An urban structure characterised by a dense urban core
interlinked by efficient transit networks to dense
complementary sub-centres.

J o h a n n e dévelapmenhtscorridors are based on public
transport corridors and transit-oriented development. They
have the potential to generate substantial compact
economic and housing development around strategic points
along the primary movement axis. They include the
Turffontein, Louis Botha, Empire-Perth, and Soweto transit-
oriented development corridors.

A process of development that intensifies urban land use
within the area.

Not to be confused with a transit corridor. A demarcated
area along public transit routes in which high-intensity,
mixed-use and mixed-income development are promoted.
For example, the TOD Corridors.

Engineered services such as roads, electricity, water,
sewers and stormwater systems. Sometimes referred to as
Ohasredr vi ces 0.

A measure/ indicator of land use mix.

A land development regulation that fosters predictable built
results and a high-quality public realm by using physical
form (rather than separation of uses) as the organising
principle for the code. A form-based code is a regulation,
not a mere guideline, adopted into city, town, or county law.?

A walkable, mixed-use street with business activity fronting
onto the street. Examples include (but are not limited to)
Rockey Street in Yeoville, Grant Avenue in Norwood, 4"

! Gauteng Draft Inclusionary Housing Bill, 2012
2 http:/formbasedcodes.org/definition
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Inclusionary
Housing

In-situ upgrading

Industrial node

Job Density

Job- Housing
Mismatch

Land Use
Diversification

Low-Cost
Housing

Low-Income
Housing

Marginalised
Areas /
Deprivation
Areas

Avenue in Parkhurst, 71" Avenue in Melville and Station
Street in Roodepoort.

This is not to be confused with mobility spine/corridors.

A housing programme that, through conditions attached to
land use rights approvals, requires private developers to
dedicate a certain percentage 2 of new housing
developments to low-income and low, middle-income
households.

It is inclusionary for households that may not otherwise
afford to live in those developments.

Upgrading is a staged process of improving the quality of
life in informal settlements based on incremental provision
of services and tenure. It should seek to maximise in-situ
development in appropriate areas and minimise relocation.
An effective improvement process is built on close
community participation and cooperation, aiming to
strengthen the livelihood strategies of the poor. Housing is
provided by a variety of methods, including self-building, the
Peoplebs Housing Process pble
rental, and individual or consolidation subsidies.*

Competitive new or existing areas are characterised by
intense industrial land use activity.

The number of jobs in a given area, calculated as Jobs/ km?

A spatial distribution whereby the location and
concentration of jobs do not match/ correlate with that of
where people live.

A mixing of land uses.

Housing that prioritises the reducing of construction cost to
provide the cheapest possible housing options.

Housing that caters to low-income households, which are
households earning between R1501 and R3500 per month
(as defined in the Gauteng Inclusionary Housing Bill).

Areas located on or beyond the fringe of the urban system
and are typically characterised by high population densities.
Areas typically dislocated from services and do not contain
the qualities of sustainable and liveable neighbourhoods.
Marginalised areas require remedial action - some are more
marginalised than others in terms of access to local
economic opportunities and transport connectivity.

(Previously referred to as Deprivation Areas in SDF 2016).

3 In this document, a minimum of 30% of inclusionary units is required in each option provided.

4 Department of Human Settlements. (2016). Definitions. Retrieved April 28, 2016, from National Upgrading

Support Programme: http://www.upgradingsupport.org/content/page/definitions



Mobility
Spine/Corridor

Node

Polycentricity

Population
Density

Precinct Plan

Public Transit
Infrastructure

Residential
Density

Restructuring
zone

Social Housing

Social
Infrastructure

Spatial
Discontinuity

Spatial Inequality

Sprawl

Transformation
Zone

An arterial (road) along which traffic flows with minimum
interruption (focus on providing mobility). More often than
not, it will be the main arterial road between major nodes or
between nodes and the freeway and motorway system
(Definition from 2009/10 SDF).

A well-defined and legible urban environment where highly
accessible, mixed and compatible land uses are
concentrated and serviced.

An urban structure characterised by more than one self-
sufficient urban centre interconnected by transit links.

The number of people in a given area, calculated as people
per km?

A development plan and guidelines for a localised area,
taking directives from larger scale plans (SDF, UDFs and
SAFs).

Public Assets/ Property related to public transport use, such
as rail, rail stations, buses, and bus stops.

The number of housing units in a given area is calculated
as dwelling units per hectare (Du/ha) and calculated per erf.

Areas identified by the municipality, with the concurrence of
the provincial government, for purposes of social housing
and designated by the minister in the Gazette for approved
projects.

A rental or co-operative housing option for low- to medium-
income households requires institutionalised management
provided by accredited social housing institutions or
through accredited social housing projects in designated
areas.

Assets that accommodate social services, such as schools,
libraries, clinics, and public facilities, are sometimes
referred to as 6softd servi

A spatial disruption in the urban structure and logic.

Unequal access to urban opportunities as a result of spatial
distribution.

A development pattern that disperses development versus
focusing/ concentrating it.

Areas defined in this SDF where capital investment is
prioritised for future urban intensification and expansion
have the capacity to trigger positive effects on a city-wide
scale. These are equivalent to Integration Zones, defined in
the Built Environment Performance Plan (BEPP).
Transformation Zones also indicate areas where the
development of detailed spatial plans, where they do not
already exist, will be prioritised. They include The Inner City,



Transit Corridor

Transit Oriented
Development

TOD Corridors, Randburgd OR Tambo Corridor, Mining
Belt, and Soweto.

This is not to be confused with the development corridor,
which connects two areas of the city with efficient transit
routes (road-based or public transit). Transit corridors
connect two or more areas of development and do not
promote development along their length. For example, a
Gautrain or BRT route that connects two distant areas
would draw development around its stations and not along
the entire length of the route. This applies to mobility
spines/corridors, too.

An approach to development that focuses and intensifies
development around public transport facilities, such as
public transit stations, that promotes walkable, mixed-use,
dense, urban form and a high-quality public environment.



Abbreviations and Acronyms

BEPP Built Environment Performance Plan

BRICS Brazil, Russia, India, China and South Africa

BRT Bus Rapid Transit

CAP Climate Action Plan

CEF Capital Expenditure Framework

CBA Critical Biodiversity Area

CBD Central Business District, in this case, the Johannesburg Inner City
CIPA Capital Investment Priority Area

CoJ City of Johannesburg Metropolitan Municipality
CPTED Crime Prevention Through Environmental Design
DED Department of Economic Development, City of Johannesburg
Du/ha Dwelling units per hectare

EIA Environmental Impact Assessment

ESA Ecological Support Areas

GCRO Gauteng City-Region Observatory

GDP Gross Domestic Product

GDS Growth and Development Strategy

GEMF Gauteng Environmental Management Framework
GSDF Gauteng Spatial Development Framework

ICHIP Inner City Housing Implementation Plan

IDP Integrated Development Plan

ITN Integrated Transport Network

JSIP Johannesburg Strategic Infrastructure Platform
MFMA Municipal Finance Management Act (No. 56 of 2003)
MSA Municipal Systems Act, 2000 (Act No. 32 of 2000)
MSDF Municipal Spatial Development Framework

NCCR National Climate Change Response White Paper
NDP National Development Plan

NMT Non-Motorised Transport

NUSP The National Upgrading Support Programme
PHDAs Priority Housing Development Areas

PILaR Participatory and Inclusive Land Readjustment
PP Precinct Plan

PRASA Passenger Rail Agency of South Africa

RSDF Regional Spatial Development Framework



SAF
SDF
SHSUP
SPLUMA
SPMS
SPRE
SSAF
TAS
TMR
TOD
UDF
UISP
UMl

Strategic Area Framework

Spatial Development Framework

Sustainable Human Settlements Urbanisation Plan, City of Johannesburg
The Spatial Planning and Land Use Management Act, 2013 (No. 16 of 2013)
Spatial Plan Management System

Special Programme for Relocation of Evictees

Soweto Strategic Area Framework

Town Planning Application System

Transformation Modernisation and Re-Industrialisation Strategy

Transit Oriented Development

Urban Development Framework

Upgrading Informal Settlements Programme

Urban Morphology and Complex Systems Institute



2024 update of the Johannesburg SDF 2040

The council approved the previous version of the Johannesburg SDF 2040 in 2016.
Spatial Planning and Land Use Management Act 2013 (SPLUMA) implies that
municipalities should update their SDFs every five years, suggesting a need for a review
and update of the SDF to reflect the current context.

However, this document does not overhaul the 2016 SDF. While it is acknowledged that
much has changed since 2016 (not least the effects of the COVID-19 pandemic), urban
development and change are gradual processes, and plans such as the SDF must be
given time to be realised. City transformation is, by necessity, a long-term process
(indicated by the original timescale of 2040 for the SDF). As such, while changes have
been incorporated into the document, the broad urban challenges and responding
principles remain unchanged.

This document incorporates significant updates, including the Inclusionary Housing
Incentives, Regulations and Mechanisms, approved in 2019, and the Nodal Review
policy, approved in 2020. It also seeks to make the SDF clearer and more implementable
and update information, data, and other sectoral policies that have changed over the
past five years.

An i mportant addition to the SDF wil Il(CEB)e t he Cit
- being developed at the same time as this SDF. The CEF is a mediumd to long-term

capital investment plan for the City based on the spatial vision of the SDF, revenue and

financing analysis and infrastructure backlogs. Once approved by the council, the CEF

will form part of this SDF as one of the main levers of its implementation.

Existing Spatial Structure of Johannesburg and its
Shortcomings

Spatial inequality remains a defining characteristic of Johannesburg's settlement pattern.
The location and concentration of jobs do not match where people live. This job-housing
mismatch significantly contributes to inequality in the City, as for many residents, access
to economic opportunities is stifled by costly and distant commuting.

Some of the highest densities of housing, the 6t
policies, are also some of the most marginalised areas in the City, with little land use

diversity (mainly residential) and located far from areas of economic opportunity. There

are also two major spatial discontinuities in the City structure that present significant

areas of opportunity: the mining belt, which has become a symbol of north-south

segregation, and the vacant tracts of undeveloped land in the northeast of the City (Glen

Austin/Austin View and Modderfontein) with the potential to improve the connection

between the City of Johannesburg and its eastern neighbour, Ekurhuleni.



Post-apartheid housing delivery has arguably exacerbated apartheid spatial
development patterns by building housing in areas far from economic activity, with the
availability of land being the primary logic behind their location. The private sector has
further aggravated spatial segregation through car-oriented developments (e.g., malls,
gated residential estates and office parks). Continuing to meet development demand in
this manner not only exacerbates existing socio-economic disparities and spatial
inequality but also places significant pressure on the natural environment, reduces
efficiency, and increases the cost of infrastructure provision (both to build and maintain
over the long term).

The Spatial Development Framework thus seeks to address five major issues in

Johannesburgdbés spatial and soci al | andscape:
91 Increasing pressure on the natural environment and green infrastructure.
1 Urban sprawl and fragmentation.
1 Spatial inequalities and the job-housing mismatch.
1 Exclusion and disconnection emanating from:

o high potential underused areas.
0 securitisation, gated developments, and disconnected street networks
(high cul-de-sac ratios and low intersection densities).
91 Inefficient residential densities and land use diversity.

Transformation Agenda: Towards a Spatially Just City

The SDF for Johannesburg 2040°% is a city-wide spatial policy document that identifies
the City's main challenges and opportunities, sets a spatial vision for the future city, and
outlines strategies to achieve that vision.

Importantly, along with providing a spatial vision, the SDF defines the strategic spatial

areasin the Cityds <capital i nvest ment prioritisat
Infrastructure Platformd JSIP). This will ensure that infrastructure investment is directed

to areas with the highest potential to positively impact the City's development trajectory

as defined in this SDF.

The core objective of the SDF 2040 is to create a spatially just world-class African
city. The SDF 2040 is premised on spatial transformation, defined through the
principles of equity, justice, resilience, sustainability, and urban efficiency, which
it seeks to translate into a development policy.

The SDF is not a static master plan; it is a dynamic model of strategic planning that will
be reviewed cyclically, adjusting its focus and direction based on city transformation.

Spatial Vision: A Compact Polycentric City

The spatial transformation vision of the SDF 2040 seeks to create a spatially just world-
class African city based on a compact polycentric growth model. The model is based on
an exercise testing three development scenarios, each hypothesising the growth of
Johannesburg from 4.3 million to 7 million people by 2040. The first model tested

5 While SPLUMA dictates that the SDF should indicate a 5 and a 10-20 year vision, the 2016 SDF has taken
a 25 year to 2040, that this SDF has maintained.



describes a sprawled scenario with dispersed growth. The second describes a finear
d ev el o psoeeanid where future development occurs along an expansive public
transport network (corridor development) linking peripheral marginalised areas of the
City through vast development corridors to the Inner City. The third scenario is a compact
polycentric model concentrating growth in a compact urban core around transformation
areas and key urban and transit-oriented development nodes. The compact polycentric
city model performed significantly better than the other two in terms of economic,
environmental and social indicators.

Therefore, the spatial vision of the SDF 2040 is a compact polycentric city. The
Inner City should form a strong urban core linked by efficient public transport to
dense, mixed-use (residential and commercial) sub-centres within a protected and
integrated natural environment.

The development model below (Figure 1) is a diagram of a traditional polycentric city
with a strong core connected to economic sub-centres by efficient public transit, with
high housing densities surrounding cores and gradually lower densities further from
cores.

‘ Metropolitan Core (high density)
—— Major inter-city road, commuter rail
. Principal Metropolitan Sub-Center
e Secondary Metropolitan Sub-Center
I High density suburban
Medium density suburban
Low density suburban

[ | Very low density suburban

Figure 1: Traditional Polycentric City Model (Source: Urban Morphology Institute)

The City of Johannesburg presently displays the inverse of this polycentric urban model
with separated land uses and people living far from work opportunities (Figure 2). The
metropolitan core does not perform as the strong, structuring centre it should be. High-
density residenti al areas (the o6townshi
and city movement structuresd this pattern of development results in high social,
economic and environmental costs.
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R . Metropolitan Core {high density)

Major inter-city road, commuter rail

*

. Principal Metropolitan Sub-Center
e Secondary Metropolitan Sub-Center
Il High density suburban
Medium density suburban
- Low density suburban

Very low density suburban

Figure22 Johannesburgds current metropolitan structure of
2015)

This SDF thus proposes a shift to a more efficient and inclusive urban logic of compact
polycentricity (Figure 3) with a focus on the Inner City as the core node of Johannesburg,
surrounded by mixed-use nodes of various intensities connected by effective public
transport and a more logical and efficient density gradient radiating outward from cores.
The nodal strategy and the transformation areas developed in this SDF present the
hierarchy of nodes to be supported for intensification.

.e‘%
? . Metropolitan Core (high density)

Major inter-city road, commuter rail

. Principal Metropolitan Sub-Center
e Secondary Metropolitan Sub-Center
Il High density suburban
Medium density suburban
Low density suburban

Very low density suburban

Figure 3: Johannesburg Future City Model: Compact Polycentric Urban Form



The future polycentric Johannesburg will bring jobs to residential areas and
housing opportunities to job centres rather than merely transporting people
between the two. It will create complete nodes where people can live, work, and
play, efficiently connected by public transport. It will bridge spatial and social
barriers and build a framework for a spatially just city.

To facilitate the spatial transformation needed in the city, the SDF 2040 endorses the
following intertwined concepts of the new image of Johannesburg:

combining density, diversity, proximity, and accessibility,
reducing distances, travel times, and costs, bringing jobs and social amenities
to single-use, marginalised residential areas, and reducing energy
consumption and infrastructure costs.
ensuring balanced service provision (hard and soft) and
opportunities for all by diversifying land uses, promoting social mixing and
bridging social, spatial and economic barriers.
enhancing public transit and ICT infrastructure at provincial
and urban scales to re-connectthecity, st ar t i nf@D Gorridored 6t & e
street and neighbourhood-level connectivity.
building a metropolitan open space system as a protection
buffer, preserving valuable green infrastructure and areas of high agricultural
potential, promoting sustainable energy use, reinforcing the urban
development boundary and protecting biodiversity resources.
focusing investment in transformation areas and nodes to
achieve positive social, economic, and environmental returns on investment,
spurring economic growth and job creation, enhancing public space and
promoting sustainability (social, ecological and economic).



Spatial Framework

Figure 4: CoJ Spatial Development Framework



Spatial Framework and Implementation Strategy

The SDF 2040 sets the guiding vision and then builds a concrete strategy for its
realisation. The strategy is translated into the following steps for implementation:

Defining the key elements of the spatial framework (Figure 4) and spatial
strategies for them.

Outlining spatial policy regulations and guidelines.

Measuring urban performance.

A spatially directed capital investment focus.

These spatial strategies are discussed under the relevant headings below.
An Integrated Natural Structure

The natural environment is an essential element in structuring the future city. It is the
environment around which all planning, development and land use decisions should be
made. The natural structure should be seen as an irreplaceable city asset that provides
valuable ecosystem services and not merely as unused land available for development.
Protecting these areas is not done for the sake of conservation alone but to make
surrounding developed parts of the city more sustainable, liveable and valuable (socially,
financially and in terms of green infrastructure). As such, protectingt he Ci ty
assets must be a starting point for all development.

Transformation Zone

The Transformation Zone includes areas where investment is prioritised for future urban
intensification and growth, as they have the capacity to trigger positive effects on a
metropolitan scale. The Transformation Zone also indicates areas where the
devel opment of detailed spatial plans,

Through Inner City Transformation Roadmap
and Inner-City plans (Inner City Spatial Model, and Inner- City Housing Implementation
Plan and Transport Plan), building on the opportunities of the CBD as a dense economic
core of the city and tackling issues of
and lack of affordable housing. The strategy suggests creating compact precincts of
inclusive residential densification structured around public transit and economic activity.
An investment programme in social facilities and engineering infrastructure to support
development is critical. It further supports economic growth in the Inner City through
various measures. The strategy proposes consolidating the Inner City through a public
space/street network and expanding it towards the southern industrial area and the
Turffontein Corridor of Freedom.

Consolidating growth and development opportunities around
existing and future public transport nodes, starting from the TOD Corridors linking
Soweto, through the Inner City, to Sandton (along Empire-Perth and Louis Botha
Avenues) and linking Turffontein into the Inner City. This will also focus on transit-
oriented development nodes, including Gautrain, Rea Vaya (BRT), and PRASA stations.

Diversifying and intensifying Soweto to
address its largely residential nature by developing mixed land uses (particularly

6s natur a

where the

fragment



economically productive, job-creating ones) and social services, using its good street
pattern and public transport network. The strategy is to develop Soweto into a series of
self-sufficient mixed-use nodes (starting around public transit stations and nodes) as
drivers of economic growth and job creation, allowing Soweto to function as a liveable
city district in its own right with access to jobs and the full array of urban amenities.

Establishing a strategic
connection between the northern parts of the city (Randburg, Sandton and Alexandra)
and Ekurhuleni to the OR Tambo Airport and its surrounding Aerotropolis; integrating
new development in Modderfontein, Frankenwald and Linbro Park with surrounding
areas; develop Alexandra into an intensive, liveable mixed-use area well-connected into
the surrounding urban opportunities; creating a regional logic for the development of
strategic land parcels using current development dynamics to drive growth and reduce
expansion pressure on the periphery.

This historical spatial discontinuity presents significant
opportunities for development and public open space that could integrate the north with
the south of Johannesburg and improve cross-border linkages with Ekurhuleni and the
West Rand. By identifying strategic interventions along the belt - road linkages, mixed-
use redevelopments, rehabilitation of degraded and damaged land i this feature could
become one of inclusion.

The
Nodal Review policy (approved in 2020) introduced a new hierarchy of development
zones in the City, giving more nuance to the development intent of the City, and
increasing opportunities for development in well-located areas (as defined through the
nodal review urban potential modelling process). Here, the focus is on infrastructure
investment and promoting land development (mainly through rezoning) in the three nodal
areas (Inner City, Metropolitan and Regional), the General Urban Zone, and the Local
Economic Development Zone.

The Spatial Economy

The previous SDF defined a number of metropolitan, regional, district and
neighbourhood nodes as catalytic areas for growth in the city. These have been added
to and amended by the Nodal policy 2020. These will be supported as focal points for
growth in the city through extended development rights (in terms of density and land use
mix) and significant infrastructure investment by the city. Nodes should develop into
compact, walkable, liveable, mixed-use and mixed-income areas. Industrial nodes will
be a focus of future job creation, as well as diversification.

In 2018, the City Approved the Economic Growth Strategy (EGS). The document seeks
to create an enabling environment for business in the City. The policy focuses on job
creation, economic growth, and allowing the private sector to thrive towards reducing
unemployment, poverty and inequality.

The EGS6s pillar of improving ease of doi

strategic focus areas, namely:

ng

busi



Investment Attraction, Expansion and Retention
Space-Economy Synergy

Strategic Sector Targeting

Entrepreneurial City

Leveraging the City of Johannesburg

1 Environmental and Resource Sustainability

=A =4 =4 4 =4

The broad economic strategy informs more detailed, spatially targeted plansd integrated
regional economic development plansd with a strong nodal/area-based development
and implementation focus. These plans aim to mobilise resources for strategic project
implementation in priority nodal areas supported by economic development
programmes.

The success of these plans is vital in transforming Johannesburg into a spatially just city.
These plans, along with the Nodal Review policy (2020), identify key areas of economic
growth potential or need and put in place mechanisms to accelerate job-creating
economic growth. Importantly, these plans will look to support Small, Medium, and
Micro-sized Enterprises (SMMESs), including those in the informal economy.

Development Nodes and Zones

The Nodal Review policy introduced a number of development zones based on a
transect approach in the City. These guide infrastructure investment and land use
decisions that support densification and diversification at different scales. Infrastructure
upgrade investment should be directed to these areas to allow for incremental growth,
diversification of land uses, and densification over time. The Transect approach is a
direct spatial representation of the goal of creating a compact polycentric city. The Nodes
and Development Zones are summarised as follows:

Table 1: SDF Development Nodes and Zones

The primary mixed-use/commercial Node of the City.

Highest intensity and mix of land use. The intention is also

to create Inner City neighbourhoods as a preferred urban

form for many residents.

Active, diverse ground floors (shops, restaurants, offices,

services) with minimal building setbacks.

A vibrant and walkable area, focusing on public transit and

NMT rather than transport by car.

Residential densification through building and precinct

conversions & revitalisation.

Secondary Mixed-use/commercial nodes of the City. High

intensity and Mix of Land Use.

Metropolitan Nodes | Active, diverse ground floors (shops, restaurants, offices,
services) with minimal setbacks. It is of a similar quality but
lower intensity than the Inner City.

Tertiary Mixed use/commercial nodes of the City. High
intensity and Mix of Land Use.

Regional Nodes Active, diverse ground floors (shops, restaurants, offices,
services) with minimal setbacks. It is of a similar quality but
lower intensity than Metropolitan Nodes.

An urban (not suburban) zone of the city with up to 5-storey

residential or mixed-use buildings. Medium intensity area,

Inner City Node

General Urban Zone



with a good scattering of land use mix (local shops and
businesses mixed throughout the area but concentrated on
high streets and neighbourhood nodes)d a thoroughly
walkable environment, with all local amenities available on

foot.
Local Economic An environment similar to the "General Urban Zone" but
Development (LED) @ with a focus on promoting economic land uses (diversifying
Zone high-density, single-use, residential areas).

Medium- to low-density residential areas with a mix of land
uses to accommodate local needs as per the scheme
(home-based shops, home enterprises, local services, hair
salons, estate agencies, etc.)

Low-density and high-intensity residential/agricultural
areas. Mixing of land use as per the scheme. Maintaining
a low-intensity residential/agricultural environment.

An area where predominantly rural and agricultural, and
high proportions of the Cit
and Environmental Support Areas (ESA). With a focus on
ecological resource protection and management, food
production, low-intensity social services and amenities,
agricultural-related investment, leisure and tourism, and
green energy initiatives and limited development and
infrastructure investment unrelated to such initiatives.

Suburban Zone

Peri-urban Zone /
Agricultural

Beyond Urban
Development
Boundary

Marginalised Areas: Improving Sustainability And Quality Of Life

Many of the cityds marginalised areas,
Transformation Zone defined in this SDF. This does not mean that they will not receive
infrastructure investment. In the short term, efficient, affordable public transport must be
introduced to connect to economic centres in these areas. Mixed land uses must be
strategically included in the medium to long term to drive economic development and job
creation. Infrastructure backlogs (hard and soft) must also be met. Having said this,
where marginalised areas are poorly located regarding access to jobs and other city
amenities, they should not be promoted as expansion areas. The intent is thus not to
increase capacity for expansion but rather to create liveable and sustainable human
settlements.

Reinforcing the Urban Development Boundary

The re-emphasis on the Urban Development Boundary (UDB) limits new development
outside of it to protect the natural environment. In addition to the UDB, emphasis is on
ecological resource protection and management, food production, low-intensity social
services and amenities, agriculture-related investment, leisure, tourism, and green
energy initiatives.
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City-Wide Spatial Policy Regulations

The Spatial Development Framework's intent is realised through applying policy and
legal guidelines, requirements, and mechanisms to direct development towards
achieving its overall goals and outcomes. Various new spatial policy regulations are
suggested to support the framework. These policy regulations are detailed in this SDF,
and some require additional policy formulation.

supplementing land use zoning, form-based coding would support building compact,
mixed-use neighbourhoods and public spaces in each priority area through physical form
regulations. These should be incorporated into localised spatial planning frameworks, as
has already been done in many plans, such as the TOD Corridors and recent precinct
plans. The consolidated Land Use Management Scheme for the city should include such
codes, negotiated and agreed upon by various city departments and public participation.
Form-based codes should also include Crime Prevention Through Environmental
Design (CPTED) principles - designing buildings, landscaping and outdoor environments
to discourage crime.

New policies, including the Green Building
Policy for New Buildings (2021), guide building developments to become more resource-
efficient on a low carbon emissions development trajectory. Although not mandatory,
buildings and precinct developments should consider and implement more resource
efficient strategies targeting net zero emissions to future proof developments and
become more resilient. Compliance with green building initiatives can also lower
development charges (i.e., if no extra bulk energy is required from the grid) and have
beneficial financial returns for developers. The adoptionoftheCi t ydés Cl i famt e Act i on
(CAP)in2021i s al so evident to t hjpstt@nsttigndvghintvo mmi t ment
high-level goals towards a net zero carbon city and a more resilient city.

density provisions and regulations facilitating higher density
development within defined areas, promoting mixed use developments and improved
connections.

promote affordable housing in well
located parts of the City and require a minimum of 30% inclusionary housing in all
developments of 20 units or more. Affordable low cost housing should ultimately make
up 20-50% of residential floor area in all neighbourhoods.® The bulk of provision of low
income, affordable housing (both by the private sector and the state) should shift from
peripheral greenfield developments to high density, mixed use brownfield development’
near jobs, economic activity, public transport and services (hard and soft), with a focus
on the Transformation Zone, and Nodes/zones from the Nodal Review policy that have

6 UN Habitat. (2013, December). A New Strategy of Sustainable Neighbourhood Planning: Five principles i
Urban Planning Discussion Note 3. Retrieved March 9, 2016, from UN Habitat:
https://unhabitat.org.ph/knowledge-hub/a-new-strategy-of-sustainable-neighbourhood-planning-five-
principles/

7 Brown field land, in this document, refers to developed or undeveloped land within the existing built-up fabric
of the city. Brown field development refers to the refurbishing of buildings, demolition and re-development, or
development of unused land in the existing urban fabric (within existing townships).



no upper limit on density. Requirements for the development of inclusionary housing by
private developers are included in this SDF.

- The SDF reiterates the position supported in national and City
of Johannesburg policy that in-situ upgrading of informal settlements should be the first
option for intervention, with relocation only applied where upgrades are not possible or
desirable for the community in question. This decision process and any decisions should
be implemented in close consultation with the communities affected. Upgrading informal
settlements should be done in line with the Upgrading Informal Settlements Programme
(UISP) and with support from the National Upgrading Support Programme (NUSP).

focusing on the public environment for all development (green
and brownfield), the quality of public space and the interface between public and private
space. Public space should comprise at least 50% of the total area at a neighbourhood
level, including 15-20% public open space and 30-45% streets, including sidewalks.
Design approaches® for public spaces and public/private interfaces should also include
Crime Prevention Through Environmental Design (CPTED) principles - the design of
public spaces, buildings, landscaping and outdoor environments to promote safety.

The SDF recommends the development of a land readjustment
framework or legislation to allow neighbouring property owners to pool land for
development to ensure integrated urban forms on privately owned land that include
public streets, facilities, and open space. In the process, consideration should be made
of Participatory and Inclusive Land Readjustment (PILaR), which is a mechanism
through which land units that have different owners and claimants are combined into a
single area through a participatory and inclusive process for unified planning, re-
parcelling and development.®

The city has a large
number of spatial data and plans. This information needs to be made more easily
accessible through online platforms. A process is underway to develop a central spatial
data portal and spatial plan management system for the City, which will strengthen the
implementation of the SDF-.

The implementation of the SDFs strategies and vision will be assessed using indicators
on spatial development. The indicators include land use mix, population and job density,
the amount and quality of public space, the percentage of affordable housing,
connectivity levels and access to public transit. These measures will also be used to
assess current urban forms to provide direction for how they may be retrofitted for better
performance going forward.

8 UN Habitat. Public space site-specific assessment. Guidelines to achieve quality public spaces at
neighbourhood level.  https://unhabitat.org/public-space-site-specific-assessment-guidelines-to-achieve-
quality-public-spaces-at-neighbourhood

9 UN Habitat,

Participatory and Inclusive Land Readjustment (PILaR) https://unhabitat.org/participatory-and-inclusive-land-

readjustment-pilar
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The Department of Development Planning aims to produce an annual City of
Johannesburg Development Trends Report summarising development trends in the
City.

The implementation of the SDF relies on infrastructure capital investment. This

investment guides growth directions for future development. Through guiding public

investment in bulk infrastructure and services, the SDF will, in turn, guide private

investment and development in the City. The City has a well-established practice of

strategically integrating capital investment programmes with development strategies and

spati al pl ans. The Citybds strategic capital i NV e
investment categories that relate to managing existing assets, meeting infrastructure

backlogs and increasing capacity to direct growth in strategic areas. The strategic growth

areas identified in this SDF include the Transformation Zone, strategic economic nodes

and economic growth centres that can accommodate future urban intensification.

Focusing major investments in the identified transformation and
under-serviced areas, supported by defined spatial policies and

regul ations, and revising the SDFO6s pri
ensure the evolution of Johannesburg into a spatially just city.



Chapter Summary: The Municipal Systems Act (MSA) (Act 32 of 2000) describes
spatial development frameworks (SDFs) as a component of Integrated Development
Planning (IDP) for municipalities. The Spatial Planning and Land Use Management Act
(SPLUMA) (Act 16 of 2013) mandates SDFs.

This review of the City of Johannesburgébs

The Cityds first StheFcouncd 81 2001 with ahe endst recently
approved SDF being the SDF 2040, approved in 2016. As this document is a review of
the preceding SDF, it is seen as an evolving document rather than a full overhaul. As
such, the intent is to build on the strengths and successes of the previous SDF and
address its limitations. This document details the spatial policies, strategies and
implementation mechanisms that will carry through from the previous SDF, as well as
those that have been amended, removed or added.

SDF
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1.1 The SDF as a Transformative Process

This SDF presents a vision through which spatial transformation can be achieved, as
defined by the principles of spatial justice, sustainability, resilience and efficiency. It is a
planning process situated within a broader suite or package of plans, as presented in
Figure 6. It is influenced by long term urban plans and strategies, national and local,
takes direction fromthe Gr owt h and Devel opment Strat
Integrated Development Plan (IDP), and in turn, provides direction for the formulation of
more detailed spatial planning and strategic frameworks including Urban Development
Frameworks (UDFs) and Precinct Plans (PPs). As such, the SDF should find a balance
in the detail it provides for its implementation. Direction should be sufficiently detailed to
give concrete guidance, yet not overly prescriptive to the point that it inhibits contextual
responsiveness, creativity and meaningful action.

The main objectives of the SDF review process can be summarised as follows:

9 To build on the successes and address the limitations of the previous SDF.

1 To provide a spatial dimension and plan to direct investment, growth and
development.

1 Tofulfil the legislative requirements of the review, noting the requirements of the
MSA and SPLUMA.

1 To capture, analyse and utilise the most updated information regarding
developmental trends and issues.

1 To collect, collate and reflect on the needs of a range of stakeholders in the City
of Johannesburg and different spheres of government.

1 To provide policy and spatial regulations for development in the city, as well as
suggest areas where more detailed planning is needed and where new policy
should be formulated.

I To develop indicators to monitor the SDF implementation, evaluate new
development applications, and assess the current form to direct future
intervention.

The SDF presents a desired future while being cognisant of the past and present. It is
important to recognise that spatial planning alone cannot realise the full set of
requirements for city development. The SDF must translate into a clear decision-making
framework that is able to chart a way forward for public sector investment, which must
take place at the nexus of spatial plans, infrastructure investment and financial plans.
This SDF addresses this through implementation strategies combining priority
investment area projects with spatial policies to support them.

The spatial planning process is iterative and requires continuous coordination with
sectoral policymakers and implementers, internally and in other spheres of government,
to enhance alignment with the SDF vision.

Equally, realising the municipality's development goals relies on the city's ability to create
an environment that facilitates private sector confidence and investment. Therefore, the

egy
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SDF must convey a confident and realistic future that is attractive to private sector
investment.

1.1.1 SDF Review Process

The major goals of the SDF and conceptual responses remain unchanged. The review
of this SDF was structured around several stakeholder engagement and participatory
processes. First was a series of public engagement sessions (conducted via virtual
meetings) with various interest groups, including Property Developers/Planning
Consultants, Civil Society and housing, Academia, Government groups (external to the
municipality) and Environment and Heritage. Second, consultation with various
departments within the City of Johannesburg was conducted for input and comment.
Last was the SPLUMA legislated process of gazetting the draft SDF document for a
period of 60 days (minimum) for public comment from December 2021 to April 2022.
During this time, regional public engagements were held, as well as further engagements
with internal and external stakeholders. This is all being done by observing COVID-19
regulations considering the pandemic. Comments from each process were collated and
incorporated (where applicable) into the document. Due to the highlighted gaps and
requests for new additions from the public commenting process, additional internal
consultations were held to adequately respond to the highlighted areas of concern before
final council approval and publication.

.
.
‘e °.
® bre.Consultation Gazetting the draft SDF Formal Public Participati Consoli of
) document for public Regicnal public Public Comments Focus Internal :Inal con!::ll‘;
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e extoo Ve department 4 o upiic comments for a engagements with internal comments were Addressing
Com e e ironmant meetings period of 60 days from and external stakeholders. collated and Comments
And Heritage Groups) December 2021 to April (observing COVID-19 incorporated into the Received
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Figure 5: Public Participation Process Outline

1.1.2 Applying this SDF in relation to regional and local spatial plans
Once the council approves this SDF 2040 (2024), it will replace its predecessor.

As a general principle and according to the Spatial Planning and Land Use Management
Act 16 of 2013 (SPLUMA) (notably sections 22 and 42), the SDF 2040 remains the
overarching land use policy for the City of Johannesburg. Where the provisions of older
policies are contrary to the ideals and guidelines of the SDF 2040, the SDF shall,
generally, override those policies. This relates to all land use and development control
decisions.

Development corridors and other primary development areas included in the previous
SDF that are not contained in this version will fall away, along with guidelines within sub-
area tables of City of Johannesburg Regional Spatial Development Frameworks
(RSDFs) 2010/11. The SDF is read in conjunction with localised spatial policy
documents, including Strategic Area Frameworks (SAFs), Urban Development
Frameworks (UDFs), Precinct Plans (PPs) and new Regional Spatial Development



Frameworks?0 that have been approved by the council, and that have not been rescinded
on account of being more than 5 years old, and having not been renewed by a council
resolution!?.

This SDF may prompt the development of new regional and local spatial policy
frameworks. Until the council approves new regional and local policies, the following
should be noted:

1 Density regulations (Section 7.2.6) will apply to areas explicitly covered by this
SDF, including Transformation Zones and economic nodes (Section 6.3 of this
SDF and the Nodal Review policy 2020).

1 Table 19, the Nodal Review policy (2020) and urban performance measures
(section 7.3) of this, SDF will apply.

1 Where densities or development intensity (height, coverage, FAR) in Strategic
Area Frameworks are lower than in the SDF (including the Nodal Review policy),
the SDF should take precedence.

1 All the nodes and development zones remain as defined in the Nodal Review
policy 2020, an annexure of this SDF 2040.

INTEGRATED DEVELOPMENT PLAN (IDP)
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Goals and
Strategies

.CITY-WIDE

wv)
w
et
=
w
a
)
0]

NODAL REVIEW

Visionand
Strategy for
STRATEGIC AREA FRAMEWORKS (SAF) Strategic TOD
areas
PRECINCT PLANS Urban Design and
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Figure 6: Hierarchy of Spatial Plans

10 This refers to Regional Spatial Development Frameworks as per clause 18 of SPLUMA and not to RSDFS
that the City previously prepared for each of the Cityds adr

“The Nodal Review, section 1.3.2. reads iiAdDevalopmentwv general pr
Frameworks (UDFs) and Precinct Plans (PPs) will be valid for a period of five (5)** years from the date of
approval, after which they wil!l be automatically rescindedo

interested parties to apply to have the policies not rescinded (City of Johannesburg, 2020, p. 9).
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1.1.3 Council Approved List of Spatial Plans / Spatial Plan Management
System (SPMS)

The City of Johannesburg has many spatial plans, from the SDF to more localised plans
in the form of SAFs, UDF and precinct plans. These plans cover different geographic
areas and spatial scales, were developed at different times, are continually being added
to (through new plans and amendments to existing plans). With the introduction of the
Nodal Review policy in 2020, localised plans now have set lifespans (5 years). To bring
some clarity to the existing plans, this SDF takes two steps.

First, the Council Approved List of Spatial Plans for the CoJ, including their approval
dates and validity periods, is Annexure to this SDF. This list may be updated
occasionally through a council resolution as plans expire, are rescinded, amended, or
new plans are added.

Second is that while this SDF is being drafted, City Transformation and Spatial Planning
is working on developing an electronic Spatial Plan Management System (SPMS) that
will broadly have the following functions:

a) Maintain a repository/database of all approved spatial plans in the City of
Johannesburg and indicate which plans apply to each area.

b) Define and develop a data format to store and spatially depict the content of all
spatial plans in one web map that includes links to all relevant documentation
linked to each plan or area.

c¢) Form a management system for spatial plans to be used by CT&SP to manage
the development of new plans throughout their development process and the
implementation of plans over their lifespan.

d) Promote transparency.

Once in place, the Spatial Plan Management System will replace the Council Approved
List of Spatial Plans for the CoJ as a dynamic, accessible online map and repository
showing approved spatial plans in the CoJ.

1.1.4 Applying this SDF in relation to the Land Use Scheme and the Municipal
Planning By-Law

The SDF (or any other spatial policy) and its provisions cannot be used in place of any
provisions in the Land Use Scheme ( it h e S oriManiipabPlanning By-Law ( By-
I a w\While the SDF may make suggestions on how the Scheme and/or By-Law could
be changed, those changes will not be enforced until the amended Land Use Scheme
or By-Law is adopted by a council resolution.

If the SDF or any other spatial policy puts forward processes (for example, for assessing
land use applications) that conflict with the by-law or the Scheme, the processes laid out
in the By-law or the Scheme shall prevail.

1.1.5 Process to depart from the SDF

Section 22. (2) of the Spatial Planning Land Use and Management Act 2013 (Act No 16
of 2013) refers to departing from municipal SDFs. It reads:



22. (2) Subject to section 42, a Municipal Tribunal or any other authority required
or mandated to make a land development decision, may depart from the
provisions of a municipal spatial development framework only if site specific
circumstances justify a departure from the requirements of such municipal
spatial development framework.

The above section grants municipalities the right to depart where site specifics justify it,
but no further information is provided. Site specific circumstances which may allow
deviation are also not defined. This is on both the Act as well as the Regulations. This
is considered to be deliberate where the intention of the clause is not to create a tick-
box formula for departing but to allow for case-by-case consideration and flexible
planning.

For this reason, departing from the SDF is possible. However, it should only be
considered in very compelling cases and subject to section 42 of SPLUMA. Deviations
that promote the broad goals of the SDF may only be allowed. The onus is on the
applicant to convincingly motivate that a parcel of land has site specific circumstances
that warrant a deviation. Site specific deviations may not be become (the sole) motivation
for more deviations as a matter of precedent.

1.1.6 Nodal Boundaries and the Urban Development Boundary

Nodal Boundaries and the Urban Development Boundary are as per the Nodal Review
policy 2020, except for changes to the UDB contained in Figure 77.

1.2 Development Trends

1.2.1 Development Applications Since the Adoption of the SDF 2040 (2016)

While this document notes that the broad approach adopted in the 2016 SDF, including
the Nodal Review policy (2020) and Inclusionary Housing Policies (2019), does not
change, reflecting on the development seen in Johannesburg since the 2016 policy was
adopted is useful. This section looks at development data from the Town Planning
Application System (TAS) to assess the progress of the SDF 2040 to date and broader
trends over time.

Since 2006, the city has used the TAS to capture and manage land development
applications through their life cycles. While not designed for this purpose, TAS can be
used to analyse how the market is taking up and implementing development. An
interactive report that includes in-depth information has been developed and can be
accessed via a 12[ink.

Overall, the number of land development applications has steadily increased over time,
as shown in Figure 7 below.

2 Development Trends Report Link



https://app.powerbi.com/view?r=eyJrIjoiN2Q1NjhmNmYtYWUzZS00ZGIyLThiOTAtYWU0Yzc0ZjA4Mzk0IiwidCI6IjA4MjRkNzc5LWFiNmUtNGIyZi1iMDAxLWNmMjk5NWZjN2RiNiIsImMiOjl9
https://app.powerbi.com/view?r=eyJrIjoiN2Q1NjhmNmYtYWUzZS00ZGIyLThiOTAtYWU0Yzc0ZjA4Mzk0IiwidCI6IjA4MjRkNzc5LWFiNmUtNGIyZi1iMDAxLWNmMjk5NWZjN2RiNiIsImMiOjl9
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Figure 7: Land Development Applications in the CoJ: 2007/08 to 2023/24

Figure 7 shows a growth trend, most notably in the number of consent and rezoning
applications. However, some exceptions to this trend can be noted. The first was in
2008/09, which can be attributed to the financial crisis. The second exception
corresponds to the COVID-19 pandemic, which has seen application reductions in the
2019/20 and 2020/21 financial years. Importantly, after both dips, recoveries have been
seen, with the most recent financial year showing a recovery. In addition, the application
count includes all the application statuses, such as approved, abandoned, proclaimed,
etc. These are generally all the applications received by the City.

The type of application the City is receiving also shows positive trends. The SDF
supports redevelopment and infill over outward expansion. A simplified way of
measuring this is to compare township establishments (broadly representing outward
expansion) to rezonings and site development plan applications (broadly representing
infill and intensification).

Figure 8 below shows the general trend of Township Establishments decreasing over
time, while the sum of Rezoning applications and Site Development Plans (SDP) has
steadily increased over time. Broadly, this is the first indicator showing that infill is
gradually becoming the prominent form of development in the City and that the market
is taking up the ideals of the SDF. It must be noted that site development plans generally
follow township establishments or rezonings, so some of the SDPs may represent
development being taken up in new townships. SDPs also may be used for minor
amendments to land use rights (such as reducing parking requirements) or, indeed, to
activate rights (such as residential uses in industrial buildings in response to changes in
the Land Use Scheme). The applications captured in Figure 8 include only the approved
applications.



APPROVED REZONING vs SDP and NEW TOWNSHIP APPLICATIONS
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Figure 8: Township Establishments vs Rezonings and Site Development Plan Applications
in the CoJ: 2007/08 to 2023/24

In terms of rezoning applications, the City has not seen the level of growth it had hoped
for, and the numbers have not yet consistently bounced back to pre-COVID-19 levels.
There was a delayed drop in rezoning applications following the 2007/08 financial crisis,
which continued to 2009/10 and 2010/11. A similar pattern can be seen in 2019/20,
showing the most significant decrease due to applications being paused during the
lockdown and the economic impact of the COVID-19 pandemic.
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While it is true that a similar concentration of applications existed before the 2016 SDF
was approved (which is in line with previous SDFs - the 2016 and this SDF are
continuations of previous documents), Figure 9 below shows that the concentration has
become more pronounced. The graph compares per square kilometre applications per
the Nodal Review development zone for two time periods, being the six financial years
leading up to the SDF 2016 (2010/11 to 2015/16) and the six financial years following
the 2016 document (2016/17 to 2021/22). The graph indicates that the interest in formal
development in the City is increasingly aligning with the spatial guidance of the SDF.
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Figure 9: TAS Applications by Nodal Review Zone before and after the SDF 2016 (6 financial
years on either side)

Mapping the location of applications helps to visualise the concentration of town planning
applications and show that there certainly is alignment with this SDF and the previous
SDFs. Figure 10 below shows the count of land development applications from TAS
within 1km of each 400m hexagon used in the Nodal Review policy. It broadly shows the
i mportance of t he Cityobs economic n ¢hd
effectiveness of the Urban Development Boundary. It also shows how formal
development is limited in certain parts of the City, notably including formerly black-only
townships, such as Soweto, which is discussed further on.

Figure 11 below compares the location of land use applications between two time
periods being, the 6 years leading up to the 2016 SDF and the 6 years following it. This
gives a spatial visualisation of the data in Figure 9 above but also shows some broad
trends, including the importance of the Louis Botha Corridor, the uptake of development
rights around major nodes (the general Urban Zone) and the increased activity in areas
like Randburg, Lanseria and Turffontein.
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The data on formal development applications from TAS might suggest that there is

limited to no development happening in specific parts of the city, like townships and

areas in the south (particularly Region G). However, a considerable amount of
development is taking place through informal or less formal means. Figure 12 below from

the GRSOO6s 2021 publicat i o mshoisSigraitantgrowthTim end s
the urban footprint around Lenasia South and Orange Farm (as two examples) that

would not necessarily be evident if looking at the TAS trends above.
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Figure 12: Urban Footprint in the Johannesburg and Ekurhuleni metropolitan
municipalities, 1990-2020 (From GCRO Occasional Paper 9, 2021, Ballard, Hamann and
Mosiane)!3

In Johannesburg and many other South African cities, a significant amount of
development occurs outside formal planning systems, mostly through backyards and
informal settlements. Figure 13 below shows the increase in informal dwellings in 400m
hexagons across the City using GeoTerralmage data. Spatially, it almost contrasts the
TAS data and shows the significant development and change in the City that formal town
planning systems do not capture.

13 Ballard R, Hamann C, & Mosiane N, 2021, Spatial trends in Gauteng, Gauteng City Region Observatory,
https://cdn.gcro.ac.za/media/documents/Ballard_ Hamann_Mosiane 2021 Spatial trends_in_Gauteng.pdf



https://cdn.gcro.ac.za/media/documents/Ballard_Hamann_Mosiane_2021_Spatial_trends_in_Gauteng.pdf
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Figure 13: Increase in Informal Dwellings 2010 to 2020 per 400m Hexagon (Source:
GeoTerralmage, 2021)
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1.2.2 Industrial Nodes

Industrial Nodes are competitive new or existing locations of industrial land use activities.

The aim is to:
T promote the successful devel ophasnt
1 ensuring that industrial land is maximised for its highest and best use.
1 focus on future job creation and diversification.
1 To direct manufacturing, warehousing, or other industrial activities so that

these sectors may flourish and create jobs and income for residents.

Figure 14 below shows existing Industrial Nodes in the City.
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Figure 15 below shows the number of applications in the SDF's Industrial Nodes since
its adoption. The map in Figure 16 visually illustrates the notable number of applications
in each Industrial node. The map indicates Wynberg has the Highest concentration,
followed by Kya Sands, Crown, Robertville, and Lenseria Nodes.

NUMBER OF TOWN PLANNING APPLICATIONS IN INDUSTRIAL NODES BY FY
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Disclaimer: This report only includes up to Quarter 2 of the 2023/2024 financial year as Quarter 3 and 4 data is not yet available.

Figure 15: Town Planning Applications in Industrial Node from 2007 to 2024
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1.2.3 Inclusionary Housing Progress

Adopting the Inclusionary Housing (IH) policy has encouraged developers to provide
more affordable housing options in well-located areas. Limiting unit sizes rather than
pricing al | ovasdspatalintegratiorcrélative to onarkiet conditions.
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Figure 17: Accumulative Inclusionary Housing Units Approved in the City of Johannesburg

The data on inclusionary housing units presents more in-depth information about the
types of applications from which the units emanate. There are typically two types of
applications, namely, rezoning and township applications. The Figure 18 below
illustrates that rezoning applications were responsible for the vast majority of
Inclusionary Housing Units that were considered and approved in 2023/2024 CoJ
Financial Year.

From 2019/20 to 2023/24 financial year, rezoning applications account for 62% of
Inclusionary Housing development approvals, while only 38% pertain to township
establishment applications.
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Figure 18: Number of IH Units Approved Rezoning vs Township Establishment

Rezoning accounts for 62% of inclusionary housing approvals, which are typically better
situated than new township approvals. Most rezonings occur in the priority areas
identified in theolgityds Nodal Revi ew
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Figure 19: Inclusionary Housing Units Rezoning and Township Establishment Applications

The map below depicts the areas with the most intense IH taken up across the city
between the year 2019/20 to 2023/24 Financial Year (FY). The most noticeable trend is
that the inclusionary housing take is towards the northern part of the City mainly in the
Sub-Urban Zone. The second reflection is the intensity of units within the Core
Metropolitan Node, North Riding area and in the Regionals Nodes.

Table 2: Inclusionary Housing units per development zone 2020/21-2023/24

Development Zone Sum of Inclusionary Housing %
Units 2019/20-2023/24 FY

Sub-Urban Zone 5236 40,9%
General Urban Zone 2749 21,5%
Metropolitan Node 1987 15,5%
Peri-Urban Zone 970 7,6%
Inner City Node 739 5,8%
Regional Node 625 4,9%
Beyond Urban Development 491 3,8%
Boundary

LED Zone 13 0,1%

Grand Total 12810 100%
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Chapter Summary: The SDF for Johannesburg represents the city's key spatial policy
position. It should reflect the intent and principles of broader city policy, as well as spatial
policy and legislative initiatives in other spheres of government. Amongst the policies
and acts reviewed are the National Development Plan (NDP), National Spatial
Development Framework (SDF) 2021, the Spatial Planning and Land Use Management
Act 2013 (SPLUMA), the Gauteng Transformation Modernisation and Reindustrialisation
Strategy (TMR) and the Gauteng Spatial Development Framework (GSDF). The key
policies reviewed by the city of Johannesburg include the Growth and Development
Strategy 2040 (GDS) and the Integrated Development Plan (IDP).



2.1 Spatial Planning and Land Use Management Act 2013
(SPLUMA)

The Spatial Planning and Land Use Management Act, 2013 (SPLUMA) took effect on
01 July 2015. It is a framework act for all spatial planning and land use management
legislation in South Africa. The legislation seeks to promote consistency and uniformity
in procedures and decision-making related to the spatial planning environment across
the country and all spheres of government.

SPLUMA reinforces and wuni fi e segatdihgeusingBgatiak vi si on
planning mechanisms to tackle poverty and inequality while creating conditions for

inclusive growth by fostering a high-employment economy that delivers on social and

spatial cohesion.

The five development principles, as set out in Section 7 (a) to (e) of SPLUMA, are
summarised as:

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

1 spatial planning and land use management systems
must promote socio-economic and environmental sustainability principles.

i land development must optimise the use of existing resources and
the accompanying infrastructure.

i securing communities and livelihoods from spatial
dimensions of socio-economic and environmental shocks through mitigation and
adaptability accommodated by flexibility in spatial plans, policies and land use
management systems.

i all spheres of government must ensure an integrated
approach to land use and land development, and all departments must provide
their sector inputs and comply with prescribed requirements during the
preparation or amendment of SDFs.

2.2 National Development Plan 2030

The National Development Plan 2030 provides a policy framework that looks beyond the
nation's current constraints to the transformation imperatives needed to support
accelerated economic growth over the next 20 to 30 years. It focuses specifically on
addressing poverty and reducing inequality.

Chapter 8 of the NDP, O0Sustainabl e Human Settl e
principles, including spatial justice, resilience, sustainability, efficiency, and quality.

The NDP&6s human settl ement targets, as set out
Review process, which focuses on transforming human settlements and the national
space economy. These spatial targets include:



1 Upgrade all informal settlements on suitable, well-located land by 2030.
1 More people living closer to their places of work.

1 Better quality public transport.

1 More jobs in proximity to townships.

To achieve these targets, the NDP advocates strong measures to prevent further
development of housing in marginal locations (far from urban amenities, including jobs
and access to infrastructure, hard and soft), increased urban densities to support
sustainable public transport, incentivising economic activity in and adjacent to townships,
and engaging the private sector in the low-income and gap housing markets.

2.3 National Spatial Development Framework (NSDF) 2022

The National Spatial Development Framework (NSDF), approved in March 2022,
envisions a shared and just South Africa by 2050. It outlines the necessary changes in
our national spatial development strategy, aligning with the objectives and directives of
the National Development Plan (NDP) and Spatial Planning and Land Use Management
Act (SPLUMA) principles. The Spatial Development Framework (SDF) is a compass for
national spatial development and investment. The NSDF proposes six national spatial
development levers and five required national spatial outcomes to achieve the national
development objectives and realise the national spatial development vision. It includes
five NSDF sub-frames and five National Spatial Action Areas (NSAAS) to steer all
government and private sector infrastructure investment and development spending
decisions.

NSDF National Spatial Action Areas (NSAASs) applicable to Johannesburg

The National Spatial Development Framework (NSDF) proposes five National Spatial
Action Areas (NSAASs). These spatial regions, identified as the most urgent and strategic
catalysts for short-term development, aim to achieve radical spatial transformation at
scale, manage and mitigate national risks, and propel the country towards the long-term
ideal national spatial development pattern. Johannesburg is part of the identified
National Urban Spatial Transformation and Economic Transition Regions
(NUSTETRS), particularly the Gauteng NUSTETR highlighted in the Figure 21 below.
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Figure 21: The Gauteng NUSTETR

CoJSDF2030, 2024 review al i gns -RmemeshltintebratesNogeDF6s f i ve
components of National Nodal System Elements (National System of Nodes and

Corridors, National Movement and Connectivity Infrastructure System, National

Ecological Network).

2.4 National Infrastructure Plan 2050 Phase 1 & Draft Phase
2, 2022

The National Infrastructure Plan (NIP) 2050, 2022 focuses on four critical network
sectors that provide a platform: energy, freight transport, water and digital infrastructure.
It proposes Strategic Infrastructure Projects (SIPs) by providing recommendations in
respect of augmenting the existing SIPS. There is a specific focus on industrial
development and localisation in both the design and implementation approach. This
includes localising supplier industries for infrastructure projects, establishing Special
Economic Zones around intermodal transport linkage nodes, and boosting the civil
construction and supplier industries.

CoJ SDF outlines the Top Priority Strategic Integrated Projects (SIPS) reflected in
NIP2050 that have an impact in Johannesburg below.

Energy

1 SIP 8 includes: Green energy projects, including procurement of renewable
energy under the Independent power Producer Procurement Programme
(REIPPPP).
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1 SIP 9inludes: expansion of electricity generation capacity, including from Kusile,
Medupi and Ingula (completed), with attention to reducing carbon footprint.
1 SIP 10 includes: expanding electricity transmission and distribution network
1 SIP 20 include:
A Emergency/Risk Mitigation Power Purchase Procurement Programme
(2000MW): National
A Small IPP Power Purchase Procurement Programme (100MW):
National
A Embedded Generation Investment Programme (EGIP)-400MW:
National

Freight Transport

1 SIP 2includes: Durban-Free State-Gauteng logistics and industrial corridor. This
includes strengthening logistics and transport corridors between the main
i ndustri al hubs, i mproving access to Durban
integrating the Free State industrial strategy activities into the corridor,
establishing an aerotropolis around OR Tambo Airport.
A Increasing the use of rail for freight transport, as opposed to the use of
roads/trucks;
Expanding rail, train station, port and logistics hub investment,
maintenance and upgrading;
Enhancing intermodal integration along the N3-corridor;
Improving feeder route connection to the N3-corridor;
Strengthening the economies of towns along the N3-corridor;
Improving safety and security around deliveries on the transportation
routes and at the stations, terminals and ports;
Making greater use of smaller trucks for short-haul purposes to and from
railway stations and other destinations, to reduce the negative impacts
of such movement on road surfaces and the environment.

o o Do oo I

Water

I SIP 19 incudes: Vaal River System including Phase 2 of the Lesotho Highlands
Water Project: Gauteng

Digital Communications

Expand broadband coverage to all households and schools by 2020 7 No 15
Digitising of Government Information i no 30

SA Connect Phase 1B Programme i no 35

Increasing night-time freight movement to ease congestion

= =4 =4 =4

2.5 Growing Gauteng Together 2030

Growing Gauteng Together 2030 (GGT2030) is the
contribution to building a better nation and is part of deepening the implementation of
the National Development Plan (NDP) 2030.



The key priorities of the GGT 2030 are:

Building a Capable Ethical and developmental State

Economy, Jobs and Infrastructure

Education, Skills Revolution and Health

Sustainable Development for Future Generations

Integrated Human Settlements, Basic Services and Land Release
Safety, Social Cohesion and Food Security

A Better Africa and a Better World

=A =4 =4 4 -4 -4 -4

The ten high-priority development objectives Gauteng Province has committed to
include:

1 Intensify hubs, public transport routes and stations to optimise the benefits of
those networks and corridors.

i Strengthen, maintain and enhance hubs, as identified by each municipality, to
ensure that development takes place.

1 Promote spatial integration and township regeneration, using land banking and
government land assets and supporting urban hubs.

1 Manage municipal urban growth by enforcing boundaries to reduce sprawl,
manage infrastructure expenditure and ensure socio-economic integration.

1 Expand and integrate municipal BRT networks to achieve greater connectivity
between major centres, hubs and settlements with low economic activity.

1 Enhance major road and rail networks to ensure greater connectivity and a
balanced provincial spatial network.

1 Provide multi-pronged sustained support to outlying residential areas developed
during colonial and apartheid areas, including human capital development,
mobility support and local economic development programmes.

1 Actively manage and protect the environment and ecosystems, including
rehabilitating degraded areas and exploring legislation for a provincial green
belt.

1 Improve and optimise provincial tourism opportunities.

Five provincial development corridors are identified i Johannesburg as the Central

Development Corridor,t o serve as Africab6s financi al and tec
pre-eminent hub for innovation, research, and development. Strategies supported

include Inner City regeneration efforts in the City of Johannesburg CBD, the mega

projects in the south from Soweto to Orange Farm and Alexandra, revitalisation of

townships and the aerotropolis initiative at OR Tambo and Lanseria airports.

2.6 Gauteng Environmental Management Framework 2021

The Gauteng Provincial Environmental Management Framework (GPEMF) is a legal
instrument in the Environmental Management Framework Regulations, 2010. The
regulations are designed to assist in environmental impact management, including EIA
processes, spatial planning, and sustainable development. GPEMF 2021 maintains its
focus on promoting harmonious development activities within specified zones to mitigate
conflicting developments in close proximity, as established in the 2015 iteration.



The objectives of the policy are:

1 To ensure efficient urban development (including associated service
infrastructure) in defined selected areas with lower environmental concerns and
high development demand to help facilitate the implementation of Gauteng
Growth and Management Perspective, 2014.

1 To facilitate the optimal use of current industrial, mining, and other suitable
derelict land to develop non-polluting industrial and large commercial
developments.

1 To protect Critical Biodiversity Areas (CBAs) within urban and rural
environments.

1 To ensure the proper integration of Ecological Support Areas (ESAS) into rural
land use change and development.

1 To use ESAs defined in municipal bioregional plans in spatial planning of urban
open space corridors and links within urban areas.

i1 To focus on the sustainability of development through the implementation of
initiatives such as:

Energy efficiency programmes, plans and designs
Waste minimisation, reuse and recycling

Green infrastructure in urban areas

Sustainable Urban Drainage Systems (SUDS)

O O O O

The Environmental Management Zones created in 2014 have not been modified; only
their spatial boundaries were adjusted to account for new environmental concerns
identified since the previous GPEMF. The five original zones and the special control
zones defined in the original GPEMF remain unchanged.

Gauteng Provincial
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Figure 22: CoJ in the context of the Gauteng Environmental Management Framework 2021



2.7 GCR Over-arching Climate Change Response Strategy
and Action Plan, 2021

The GCR's Climate Change Response Strategy and Action Plan aims to guide Gauteng
toward climate resilience, low-carbon development, and improved well-being. The
Strategy has identified opportunities in the transportation, energy, built environment,
agro-processing, and ecotourism sectors. It outlines eleven response programs,
emphasising efficient urban design, modernised mass transportation, and protected
green infrastructure as essential for creating resilient cities. Of particular relevance to
the review of the CoJ SDF is the "Transport Response Programme," which calls for the
transformation of the transport sector. This program highlights the potential of the
transport sector to reduce the provincial carbon footprint and improve the resilience of
households and the provincial or regional economies. Expanding modern mass transit
systems, integrating transport and development planning, and transitioning to a more
energy-efficient transport system are necessary to reduce the carbon footprint of the
GCR.

2.8 25 Year Gauteng Integrated Transport Master Plan

The ITMP251 (Figure 58,) 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 deliver a world-class, sustainable transport system

that supports Gautengds econo manddevempmentah | , cul tur
goals. The Transport Authority for Gauteng (TAG) is reviewing and updating the ITMP25

and the interim five-year Integrated Transport Plan (GITP5) for Gauteng.

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

1 Economic development

Spatial development and Social Integration

Environmental soundness and sustainability

Optimum usage of new and existing infrastructure

Development of an efficient and effective Public Transport Network and System

= =4 =4 =4

2.9 Gauteng Spatial Development Framework

The Gauteng Spatial Development Framework 2030 (2022) is based on five (5) key
spatial development strategies (that engage the six spatial objectives in varying degrees
of relevance), namely:

1 Developing within Economic Proximity
1 Accommodating new settlement

14 Gauteng Provincial Government. (2013, November). 25-Year Integrated Transport Master Plan. Retrieved
April 20, 2016, from Gauteng 25 year Integrated Transport Master Plan: http://bit.ly/26eJ2A5



1 Reinforcing economic networks
1 Creating a Productive Hinterland
1 Driving the urban sustainability and resilience agenda

These five strategies ultimately make up the composite Gauteng Spatial Development
Framework 2030. Each strategy addresses the six development principles (Liveability,
Concentration, Connectivity, Conservation, Diversity, and Viability) in varying degrees,
with certain principles featuring more prominently in certain strategies. Overall, however,
the five strategies collectively address all six objectives.

The Gauteng SDF is currently being reviewed, and the City has been engaging and will
continue to engage with the Province on the process.

2.10 Neighbouring Municipal SDFs

The CoJ shares its boundaries with six (6) municipalities to be considered in the review
of SDF. It shares a boundary with two key metropolitan municipalities: the City of
Ekurhuleni and City of Tshwane. It shares its boundary with Mogale City and Rand West
local municipalities on the west and southwest. Emfuleni and Midvaal LM in Sedibeng
District are located in the south and southeast of the City. The SDF frameworks of
adjacent municipalities are mainly structured around nodes, corridors and movement
networks and protect sensitive natural environments. The following municipalities were
undertaking reviews of their SDFs at the time of this update: City of Tshwane and
Ekurhuleni Metropolitan Municipality; Mogale Rand West City Local Municipality. Figure
23 illustrates the SDF consolidation of the neighbouring municipalities.
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Figure 23: Collated Municipal SDFs for Ekurhuleni (2015), Mogale City (2022), Tshwane
(2018), CoJ (2021) and Emfuleni (2021), Rand West LM (2016/21), and Midvaal (2023/4)

Table 3: Neighbouring Municipalities SDFs Summary

Neighbouring | Principles/ Strategies Implication on COJ SDF

municipality

SDFs

City of The City of Tshwane (CoT)SDF development principles aim to establish higher-
Tshwane SDF | density urban development and a greater mixing of compatible land uses. The
2018 SDF aims to concentrate high-density residential land uses and intensify non-

residential land uses in nodes around transit stations (such as the Gautrain,

BRT, Rail, and other formalised intermodal transport facilities).

Relevant Strategies to CoJ:

1  The SDF limits urban development west of the R511 / M26. Region 4 of the
CoT adjacent to CoJ is described as a biodiversity zone that contains
sensitive protected areas. It does propose limited mixed business
development support in relation to the eastward expansion of Diepsloot.

1 Mixed-use development is proposed adjacent to Diepsloot to the northeast.
Areas marked for future urban development northeast of Diepsloot

1 Sensitive protected areas restrict and prevent development in the regions
adjacent to Lanseria Airport, Northern Farm and immediately north of
Diepsloot




City of
Ekurhuleni
SDF 2021

The City of Ekurhuleni (CoE) SDF states that TOD nodes form an essential

component of the Ekurhuleni MSDF as they provide the basis for developing the

system of nodes. The MSDF identified several rail stations and road-based

public transport routes that form the basis for residential densification.

Relevant Strategies to CoJ:

1 The Olifantsfontein railway station, Tembisa railway station and Limindlela
railway station are assigned TOD nodes

1  The current SDF for the CoE emphasises the role of the nearby Germiston
CBD area as a primary node, comprised of future mixed industrial activity
and residential areasd all of which could have 6 s wivlelr 6 i nf |l ue€
neighbouring regions in CoJ

Mogal City
SDF 2022

The Mogale SDF proposes consolidating Mogale City, Randfontein, and

Westonaria with infill development, densification, and redevelopment from

Lanseria in the north up to Syferfontein/Lenasia to the south. The aim is to

integrate this urban complex with the existing urban fabric of the City of Joburg.

Relevant Strategies to CoJ:

1 The SDF Identifies the N14 for development potential, linking Krugersdorp
CBD north past Lanseria

M Most of the area is identified for ecotourism

1 Hendrik Potgieter/K38 is identified as a tourism corridor

1 A precinct framework has been defined along the N14 for urban
consolidation

Rand West
SDF 2016

The Rand West SDF proposes most new development in the northeast corner of

the municipality, which in the long term is envisioned forming an integrated

regional development node with the areas across the boundary in the City of

Joburg (infill, residential, shopping, industrial developments).

Relevant Strategies to CoJ:

1 Development along the N12 is proposed: Transport Logistic Hub and

Regional Airport, identified as major economic catalysts

The R41 has been identified as a mobility spine

R28, Connected to R559, which connects JHB and Merafong, is the main

regional route through Randfontein, which includes the CBD, Aureus

Industrial area, Uncle Harries Precinct, and smaller mixed-use areas

1 The area south adjacent to CoJ is most used for agriculture and mining,
except for the possible Thusanang development

f
1

Emfuleni SDF
2021

The Emfuleni Local Municipality (ELM) SDF proposes a development concept to
strengthen the Emfuleni area's role as Gauteng's southern anchor. The ELM
SDF proposes a transact-approach Development Concept and ten (10)
interrelated frameworks. Relevant to the CoJ are the nodal and economic
framework, transport and corridor framework, and urban open space framework.
Relevant Strategies to CoJ:

1  The N1 highway, R553 (Golden Highway), and the R82 are identified as
major transport corridors linking Emfuleni to areas such as Orange Farm
and Soweto

1 The N1 corridor is paralleled by a commuter railway line, which links
Vereeniging to the Johannesburg CBD via Sebokeng and Orange Farm.

1 Six transact areas: The CoJ is adjacent to General Urban Periphery Rural
and Natural. Infill development is proposed in the northeast of the
municipality that may have a spillover effect on areas such as Orange Farm

Midvaal SDF
2023/4

The Midvaal SDF spatial vision incorporates several structuring elements to form
the ideal vision, namely: (1) nodes and centres, (2) connectivity, and (3) spatial
areas and unique components. The vision is to concentrate development in
identified nodes and redirect large industrial developments to the R59 corridor,
where land is earmarked for industrialisation and infrastructure capacity can be
upgraded to support development. The SDF notes the northern parts of the
municipality fall within the extensive dolomite belt that stretches from the south of
Johannesburg. This is a major physical element which affects potential
development.
Relevant Strategies to CoJ:
1 The development of the R82 as a mobility spine that provides regional
linkages secondary to the R59. The vision for the R82 is to concentrate




development in identified nodes along the R82 to aid in the economic
sustainability of these nodes

1 The development of business hubs in De Deur, Walkerville and Tedderfield
along the R82 creates economic opportunities

1 R551 is one of the corridors envisioned as secondary development spines
to support new commercial investments in the long term to address the
need for stronger east-west connectivity and integration with the City of
Johannesburg and Ekurhuleni

1  The municipality further identifies the need to develop a precinct plan for the
areas where social facilities need to be provided/upgraded to cater for the
spillover from Johannesburg

2.11 Johannesburg Growth and Development Strategy 2040
(GDS 2040) *

The Johannesburg GDS 2040 is an aspirational strategy that defines the type of society

the city aspires to achieve by 204tBconffohie str at eg
the past injustices created during apartheid, working towards a democratic, non-

prejudiced, and just City while simultaneously confronting present and future challenges

as they emerge.

The GDS 2040 provides a set of defined strategic directions that frame the five-year IDP
and other medium-term plans. The IDP will contain specific five-year operational
activities, targets, and financial budgets to support long-term delivery.

The GDS 2040 is predicated on three principles: Resilience, Sustainability, and
Liveability.

Given the National (NDP and SPLUMA), provincial (GGT2030 and GSDF) and local
(GDS and IDP) policy principles that have been outlined, the principles of spatial justice,
sustainability, resilience and efficiency have been identified as pivotal for spatial
development in Johannesburg. Ther ef or e, the City ofaddpphannesbur
these principles for Johannesburgbs spati al futu

15 A review process was initiated in 2020 but has not been approved yet. Research undertaken as part of its
review process was included into this document where relevant.



Chapter Summary: It is clear that cities do not exist in isolation from their surroundings.
They form part of local, regional and international networks, connected through
economic systems, social ties, shared environmental concerns, and the movement of
goods, people and services. For this reason, despite only having direct influence within
certain borders, municipal planning must consider the city and how it interacts with wider
contexts. At the same time, a strong evidence-based understanding of the city is needed
to drive decision making and planning for future improvement and growth. This chapter
outlines Johannesburg's regional context and the city's challenges.



3.1 A Rolein Africa

Improving the capacity of Johannesburg to absorb population growth inclusively is one

of the key challenges. The latest data provided by the Population Division of the United

Nati ons show that Africa is experiencing unprec:
OWorl d Popul at i o mR2dtimatesghe cutrantspdpuldtionrof Afi€a to be

1.4 billion. According to the report, the Sub-Sahara population is also growing faster than

any other in the world; in 2022, the population in this region grew 2.5% annually, over

three times the global average of 0.8%. Between 2022 and 2050, the population of sub-

Saharan Africa is expected to almost double, surpassing 2 billion people by the late

2040s, with much of this population growth happening in cities.

As the City of Johannesburg moved through its democratic transformation, its role in a

broader African context has grown. A Becent rep
which analysed30 ci ties at the heart of the worl dobs ec:
Johannesburg is indeed a top-ranking city in which to live and do business from a cost

and ease point of view. Factors such as liveability, connectivity and innovation were also

taken into account. Although mature cities such as London, New York and Singapore

perform best, Johannesburg sits ahead of several emerging market cities such as

Istanbul, S&o Paulo, Rio de Janeiro, Mumbai, Jakarta and Nairobi. At a macro level, this

is a very positive outlook for Johannesburg. However, the report recognises that there

are other essential areas in which it needs to improve for its citizens i health, safety and

recognising informality (key issues for many emerging economies).

Johannesburg is a major economy in the global south and the top performer in Africa.

However, this status may soon change. The economy of Lagos (Nigeria), with an annual

GDP of R400 billion, is growing faster than Joha
take the top spot in the continent. This falls in the context of a number of other African

urban centres that are also growing in regional and international prominence. While

urban economies compete with one another, the growth in African urban economies

should be seen as an opportunity that Johannesburg and other cities in South Africa can

connect to for mutual benefit. This benefit is already being seen for Johannesburg and

Gauteng regarding large Johannesburg based businesses working in Africa and smaller

scale trade.

A study by the Gauteng City-Region Observatory (GCRO)!" interviewed some 1200
cross border informal sector traders who travel to Gauteng to buy goods to sell in their
home country. Most of these traders travel to Gauteng at least once a month and spend,
on average, R11 679 on goods per trip and money on transport and accommaodation.
The traders interviewed (representing only a portion of the total) spend over R160 million
yearly in Gauteng. This means the economic significance of the city and its region, not
only in international financial terms but in more localised and less formal markets.

The role of the informal economy must be acknowledged and defined. In the face of
global economic downturns linked to the impacts of Climate Change, the informal sector

16 PWC, 2014. Cities of Opportunity, https://www.pwccn.com/en/cities-of-opportunity/cities-of-opportunity-
6.pdf

17 peberdy, S. (2015). Informal sector cross border trade spending in Gauteng. Retrieved October 6, 2015,
from Gauteng City-Region Observatory: https://www.gcro.ac.za/outputs/vignettes/detail/informal-sector-cross-
border-trade-spending-in-gauteng/



has made remarkable responses to the need to reduce, reuse, and recycle resources,
with significant spin-offs regarding income creation, in contrast to the formal economy.

A sustained Johannesburg economic transition creating jobs for all population strata
will hinge on achieving two important features highlighted in the UN-Habitat report
The State of African Cities 201418,

Firstly, J o h a n n e sdeanomic ddevelopment must become more self-driven by
further exploration of existing and new technologies for raising domestic productivity
and income generation. Johannesburg must rapidly improve its social services,
especially in lower-income areas, to create better working and living conditions and new
economic opportunities for its young people, who will carry forward the current
economic momentum.

Secondly, trade and investment flows between Johannesburg, Africa, and the world
must be expanded further. These strategic relationships must rise above mere
natural resource extraction. Investments in road, rail and energy networks will be
crucial in boosting Johannesburgd sirban economy, unlocking areas for investments
in agro-industrial and manufacturing enterprises, facilitating people, commodities
and services, and assuring food, water and energy security for development.

With a large emerging urban consumer class in Africa, Johannesburg should actively
explore and embrace more diverse growth opportunities, especially where these can
be decoupled from resource exploitation and ecological degradation.

While Growing economies and urban populations in Africa pose many challenges, they
also provide many opportunities. Johannesburg and other South African cities must
embrace the growth of African cities and strengthen links into the growing urban network
in Africa.

Securing Johannesbur goés future as a I
responsiveness to this changing economic environment through sound economic
strategies and good coordination between planning, economic and infrastructural
development. The key focus areas for Johannesburg, as set out in
strategy, will be improving the spatial efficiency and competitiveness of the City, better
exploitation of agglomeration potential in both new and existing industries and
posi ti oni nbgsingskesin gabal waleschains®.

3.2 The Importance of the Gauteng City Region

The Gauteng City Region is the economic hub of South Africa's mining, manufacturing,
tertiary, and quaternary sectors. At 34% of the national total, Gauteng is the highest

18 UN Habitat. (2014). State of African Cities 2014: Re-imagining sustainable urban
transitions. Retrieved April 20, 2016, from UN Habitat: http://unhabitat.org/books/state-
of-african-cities-2014-re-imagining-sustainable-urban-transitions/

19 Economic Development Strategy for the City of Johannesburg, 2015.
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provincial GDP contributor and has the highest per capita income. The province also

contributes approximately 10% of Africads GDP.

The Gauteng City-Region
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Figure 24: The Gauteng City-Region

While the City of Johannesburg is South
the Gauteng City-Regi on' s rol e in Johannesbaangtbhs
emphasised enough. Agglomeration economies function across scales, from groupings
of a few people and firms to groupings of large cities and metros. The proximity of three
neighbouring metros (Johannesburg, Tshwane and Ekurhuleni?®) as well as significant
centres of mining and industry (including Rustenburg, Sasolburg, Vereeniging and
Vanderbijlpark to name a few) in the city region, provide substantial opportunities for job
intensive and inclusive economic growth. This provides a potential for municipalities to
be both drivers and beneficiaries of economic growth in the region that would be mutually
beneficial to society, the private sector and different government authorities across
spheres and political boundaries.

While Gauteng is the smallest province by land mass in South Africa, it has the highest
population, making it the most densely populated. Census 2022 measured that the

Africabos:s

economy

Gauteng Province is hometo 24.3percentof t he nati onjassungeolp.il ati on,

million people?. Although Gauteng is the most densely populated province, only 17% of

its area is consi der €hds, whilerthe populagicn dieéhsityoaf thes et t | e d .

®XThese three metros are all in the top 5 in South

GDP (Economic Development Strategy for the City of Johannesburg Department of Economic Development,
City Johannesburg. 2015)
2 Statistics South Africa (2023). Census 2022. Statistical Release P0301.4. Republic of South Africa, Pretoria.
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entire province is low in international urban terms (831 people/km?),?? the density of built-
up areas? is significantly higher at around 4 724 people/km?2.24

The City Region displays a wide range of social and economic opportunities that the
province seeks to realise through an economic strategy of radical transformation,
modernisation and reindustrialisation to create decent work, economic inclusion and
equity. 2> Based on this, and with the implementation of sustainable development

principles, the city region has the potenti al

emerging conurbations, with Johannesburg at its centre.

The SDF supports and will contribute to the Gauteng Spatial Perspective Vision, which

envisages: AA smart and spatially integrated

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 enab%e

3.3 Climate Change: Mitigation and Adaption

TheCi t yd6s Cl i ma(CAP)was appraved infMarahn202177. It outlines actions
and strategies for the City to mitigate and adapt to climate change. One of the main
actions of the plan is to promote Transit Oriented Development, and as sub themes,
reiterates some of the actions required by The Development Planning Department, and
the SDF. Some of these are:

9 Limit urban sprawl by enforcing the urban edge.

1 Promote densification by enforcing the City's nodal policy, incentivising mixed-
use development across the city and land use intensification in areas well-
serviced by public transport and within proximity to schools, workplaces and
social facilities.

1 Invest in multimodal transport facilities, non-motorized transport, and service
infrastructure within the city's designated transit-oriented development precincts
and corridors to create functional transit-oriented development.

1 Assess the geographic vulnerability of transit access and equity by conducting
a vulnerability assessment that combines storm surge and extreme rainfall
projections with transit availability.

1 Ensure safe and accessible mobility options for vulnerable groups, including the
poor, women, children, the elderly and people with disabilities.

1 Develop a phased plan to strengthen inner city precincts, address movement
challenges, and improve the quality of the built environment across the inner
city.

1 Design transit nodes with heat stress in mind by providing shading, shelter and
public drinking water fountains.

22 Statistics South Africa (2023). Census 2022. Statistical Release P0301.4. Republic of South Africa, Pretoria
2 This is based on the built up area of the province as it was in 2000.

2 Gotz, G., Wray, C., and Mubiwa, B. (2014). The 'thin oil of urbanisation'? Spatial change in Johannesburg
and the Gauteng City-Region. In P. Harrison, G. Gotz, C. Wray, and A. Todes (Eds.), Changing Space,
Changing City: Johannesburg After apartheid (pp. 42-62). Johannesburg: Wits University Press.

2 Gauteng Province Strategic Plan 2014-2019

2 Gauteng Spatial Perspective, 2030

27 https://bit.ly/cojcap
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1 Design transit nodes with flood control in mind by integrating stormwater
management and developing emergency evacuation plans in case of a flood.
1 Provide multiple mobility options to improve transport connectivity.

Climate change is an inevitability, and its manifestations are unpredictable. Whether it
will involve gradual shifts in temperature (up or down), changes in rainfall patterns,
altered groundwater salinity, or changes in the frequency and/or severity of extreme
weather events is yet to be confirmed.

South Africa is the only African country among
dioxide over the past several decades.?® In 2014, the City of Johannesburg conducted
its first ever city-wide carbon inventory using the Global Protocol for Community-scale
Greenhouse Gas Emissions (GPC), on a 2007 baseline. Total greenhouse gas
emissions were estimated at 26.5 million tons of CO2 emissions. Carbon emissions per
capita in Johannesburg are already much higher than best practice cities such as Paris,

Tokyo or Seoul. The carbon intensity (in tCO2el/ $
to 6 times higher than these three cities. The share of mining and energy intensive
industries i n Joh aandteesduntriegoda intensive enengyysupply

are partly responsible for this figure. The transportation sectors also largely contribute to
this figure, with 41,000 TJ (Tera joule) consumed annually for passenger transportation,
or 9.3 GJ (gigajoule) per capita. This makes Johannesburg's transportation energy
intensity much higher than in some European cities (Paris, London, Berlin) or Asia (Hong
Kong, Tokyo, Seoul).

This massive increase in energy and carbon intensity of transportation due to the
switch towards private cars can only be balanced with a very ambitious strategy
resting upon both transit investment and an intensification of the urban fabric
around transit infrastructures through higher residential and job density and
denser, more mixed-use urban fabrics.

Transport Related Carbon Emissions Per Capita (kgCO2)
0 200 400 600 800 1000 1200

Now

Spraw| RV}

Compact Strategy

Now mSprawl mCompact Strategy

2 http://data.worldbank.org



TransportRelated Carbon Emissions for the City of Johannesburg
(MtCO2)

000 100 200 3,00 400 500 6,00 700 8,00

Now

Compact Strategy

Now m Sprawl mCompact Strategy

Figure 25: Transport-Related Carbon Emissions for the City of Johannesburg (Source:
Urban Morphology Institute)

The SDF will integrate the link between urbanisation patterns, energy intensity, and
carbon emission levels in Johannesburg. By modelling the link between local urban
intervention and carbon emissions, such as increases in density under different
scenarios (section 5.1.1), the SDF will make Johannesburg a pioneering city regarding
the link between emissions and urban structure.

Like all Southern African cities, Johannesburg is extremely vulnerable to climate change
impacts. Temperature increases and weather variability threaten to disrupt systems
critical directly or indirectly to the survival of cities in the region. The sub-region is
warming, and increased droughts are possible in the future. Heat island effects and
changing disease patterns are key challenges for inland urban areas. Unguided
urbanisation, degradation of freshwater resources, lowered levels of food security, and
failure of climate change adaptation strategies are among the most significant global
environmental risks in African cities. The Climate change Action Plan 2021 climate
change impact in the City of Johannesburg by 2050 was projected using the latest
downscaled climate change scenarios, focusing on RCP4.5 (a pathway that would
require ambitious global climate action) and RCP8.5 (a pathway that would result without
ambitious climate action). The CAP indicates that the baseline sensitivity, adaptive
capacity and vulnerability scores for the different parts of Johannesburg are shown in
Figure 26.
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Figure 26 : Combined climate change vulnerability index scores for the City of Johannesburg
under RCP8.5, based on the average scores for the three priority hazards (CoJ Climate Action
Plan, 2021)

The challenge for African cities such as Johannesburg to respond to the impacts of
climate change is particularly serious due to the often precarious nature of living
conditions and livelihoods that many face. For those living just outside of poverty but still
with very low incomes, slight external changes can prompt a shift to poverty. These may
include social, economic, political or environmental changes such as droughts,
increasing food or fuel prices or damage to property due to unexpected events.

Many of Johannesburgd s p o o r Ilivesirsinfaneahsetdements, informal backyard
dwellings or informally occupied buildings, sometimes referred to as 0
Informal living environments are at times located in high-risk locations (such as flood
plains) and often with minimal bulk and public services, such as waste collection and
management, public transport, access to potable water, sanitation, and health facilities.

Policy and action on climate change in South Africa is changing. The AFD?2° reports that

efforts of some | ocal |l eader s, l' i ke Johannesburg
of climate change and increasing impacts on the poor and the rich alike, are beginning

to create a political opportunity for making climate change a central development issue,

linked to patterns of consumption, employment and public services. This, in turn, creates

the potential for mainstreaming climate adaptation into South African municipalities' core

mandate, planning and budget allocations. 0

Given the significant role urban form plays in carbon emissions, the SDF must build
resilience within communities, promote a compact, carbon-efficient urban form, promote

2 Taylor, A., Cartwright, A., and Sutherland, C. (2014). Institutional Pathways for Local Climate Adaptation: A
Comparison of Three South African Municipalities. Paris: Agence Frangaise de Développement. (Pp.8)



transit-oriented development, and preserve the natural environment that provides
irreplaceable ecosystem services for the city.

3.4 A Dynamic, Changing City

From its early beginnings as a mining camp, Johannesburg has become a truly global
and cosmopolitan city, with strong physical, economic, and social connections to key
centres across Southern Africa, Africa and the world. In transforming from a mining town
to an industrial city and, more recently, to a centre of the tertiary economy, the City is
continually redefining its significance as a regional centre in Southern Africa and an
important global gateway. In the post-Covid-19 pandemic period, with a global economy
influenced mainly by shifting economic centres, new technology and fiercely competitive
markets, the current trend in Johannesburg is low economic growth in many of its
business sectors.

The tertiary sector d o minr2@2R, éhe finhntes sectoi wag 0 s
Johannesbur gos |l argest economic sector,
Importantly, the finance sector grew fastest from 1996 to 2013. Mining has declined to

just 1% of economic output, and while manufacturing s 't i | | makes up 16%

economic output, it has declined from 20% in 19963° (for further details, see section 0).

At the same time, the city is grappling with a number of spatial and developmental issues,
including a growing population, infrastructural challenges, a backlog of adequate
housing, high levels of poverty and unemployment, spatial and economic fragmentation,
disconnection, and inequality.

These issues become increasingly challenging in the context of a unique and
irreplaceable natural environment that has already been degraded by mining, industry,
and past development and is increasingly threatened by current urban growth patterns.

Within this cont ext, the <city i s defined
medi ati on and bal ance, of t e nnclhdedlobadversuslodali g 6
leadership; supporting large and small/medium enterprises (formal and informal);
transformative initiatives vs. incremental interventions; addressing the city of the past
while building the city of the future; driving change versus supporting organic informal
growth; retaining conventional wisdom while adapting to next-generation innovation; and
regional connections vs. local walkability.

The spatial future of the city is difficult to predict. It is likely to be determined, to some
extent, by the Citybés responsiveness to a
including:

1 A growing role in Africa, specifically Sub-Saharan Africa, as trade increases and
the city becomes more accessible.

1 Decelerating economic growth.

1 Ongoing urbanisation, high poverty levels and increasing unemployment and
inequality levels.

30 Economic Development Strategy for the City of Johannesburg Department of Economic Development, City
Johannesburg. 2015
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1 The growing impact of climate change on economic and spatial patterns.

Pre-1950

CoJ
Suburbs_2000
Suburbs_1994_2000
Suburbs_1980_1994
Suburbs_1950_1980
Suburbs_Pre_1950

Figure 27: Spatial pattern of growth of Johannesburg, 1950 to 2012 (Source: City of
Johannesburg Corporate Geo-Informatics
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Chapter Summary: The apartheid practices of planning and urbanisation have led to
the development of a spatial structure with many shortcomings: spatial inequality
(including a stark job-housing mismatch), fragmentation and spatial disconnection,
urban sprawl and limiting densities, limited land-use diversity and pressure on the natural
environment. The COVID-19 pandemic has worsened these issues, with vulnerable
populations being disproportionately affected by significant job losses and income
reductions. Consequently, it has made it even more difficult for the city to achieve its
social and economic goals. Although there is evidence of some reconstructive
developments over the past decade, the development patterns require revisiting to meet
future urban challenges sustainably.



4.1 Urbanisation

During apartheid, various measures were used to suppress urbanisation in South Africa,
including the pass system and legislation such as the Group Areas Act of 1950. This led
to a pent-up demand for access to urban areas. The end of Apartheid saw a surge in
urbanisation in South Africa, related to meeting pent up demand.3! Much of this growth
happened i n S onattogolitanA Municigaktiéss including Johannesburg.
However, data from the United Nations suggests that the post-apart hei d
population for the city is slowing and that while population growth will continue, it will be
at much lower rates than experienced in the 1990s and early 2000s (Figure 28).

According to population data from the 1996, 2001, 2011 and 2022 censuses,
Johannesburg continues to grow at a decelerating rate. From 1996 to 2001, its
population grew at an average of 4.1% per annum, while from 2001 to 2011, it grew on
average at 3.2% per annum?2. The recent 2022 census data reflected an average annual
growth of 0.8% for Johannesburg from 2011 to 2022, a total growth of 368 631 people
in the 10-year gap®3. According to the 2022 census, released in 2023, Johannesburg
rested on a total population of 4 803 262, surprisingly reflecting the least growth
compared to other municipalities in Gauteng34.

The official census data is a critical source that informs government policymaking,
planning, research and resource allocation. If correct, the recent 2022 census data
indicate a distinct shifti n J o h a n npemlbtiorr ggoévte projections compared to
other immediate municipalities and other major cities in South Africa. The census data
also present a contrary popular perception of the overwhelming population growth felt in
and around Johannesburg as the City is challenged with keeping up with the growing
demand for housing services and infrastructure. However, it must also be noted that the
census was conducted during the COVID pandemic and during municipal instability.
Subsequently, it is reported that the census 2022 has a very high undercount of 31% of
people, and 30% of households were missed (or chose not to self-enumerate).

The United Nations predicts a further deceleration of growth, to 1.3% for 2020 to 2025
and 1% for 2025 to 2030, as indicated below. However, this is one of the low-range
estmates for Johannesburgbés growth and
population growth.

31 Harrison, P., Gotz, G., Todes, A., and Wray, C. (2014). Materialities, subjectivities, and spatial transformation
in Johannesburg. In P. Harrison, G. Gotz, A. Todes, and C. Wray (Eds.), Changing Space Changing City:
Johannesburg After Apartheid (pp. 2-41). Johannesburg: Wits Press.

%2 Quantec. (2016). EasyData. Retrieved December 4, 2015, from http://www.easydata.co.za/

33 Statistics South Africa (2023). Census 2022. Statistical Release P0301.4. Republic of South Africa, Pretoria.

3 Goétz, G., Ballard, R., Hassen, E.K., Hamann, C., Mahamuza, P., Maree, G., Miles-Timotheus, S., Modiba,
M. Murahwa, B. Mushongera, D., Naidoo, L., Naidoo, Y., Ndagurwa, P. (2023). Statistical surprises: Key results
from Census 2022 for Gauteng. GCRO Rapid Research Paper. Johannesburg: Gauteng City-Region
Observatory https://doi.org/10.36634/PTPX7414
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Johannesburg Population
(Stats SA miglear Estimates 2022)
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Figure 28: Johannesburg Population Mid-Year Estimates and Projections 2002 to 2030
(Stats SA, 2022)

Population growth is certain, but the rate of growth is less clear. Natural growth may
account for about 75% of future growth, with immigration, domestic and international,

making up the rest.3*Ther e are many projections for

the next 25 years. These are summarised in the City of Johannesburg Consolidated
Infrastructure Plan of 2013, with the highest estimate being just under 7 million people
in 2030. As a city, planning for higher rather than lower estimates is prudent. However,
this should be done cautiously to prevent the over-investment in infrastructure that could
exceed needs. With growth rates declining, the number used to model different growth
scenarios for this SDF was an estimated population of 7 million people by 2040
(discussed in section 5.1.1).

From a growth management perspective, the critical challenge moving forward is
threefold. The city needs to concurrently meet the backlog of those living in poverty and
unsatisfactory living conditions, accommodate projected (or indeed unforeseen)
population increases, and maintain and continually adapt (for greater inclusion and
accessibility) those parts of the city that are performing well.

3 Everett, D. (2014). Poverty and Inequality in the Gauteng City-Region. In P. Harrison, Gotz, G, Todes, A,
and C. Wray (Eds.), Changing Space, Changing City: Johannesburg after apartheid (pp. 63-81).
Johannesburg: Wits Press.
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4.2 The Cityd $Spatial Economy

The City of Johannesburg Annual Economic Review 2021 gives a detailed account of
theCitybs economy. Thi s same bighligbhtsnfromthat docuynene x t r act s
The executive summary reads as follows:

firhe global economy remains fragile, experiencing its deepest recession since
World War I, disrupting economic activity, travel, supply chains, and more.
Governments across the world responded with lockdown measures and
stimulus plans. However, the extent of these actions has been unequal across
countries. The most vulnerable populations in countries have been
disproportionately affected regarding job losses and income. Notwithstanding
this, South African economic activity has shrunk due to the weak global
performance due to the impact of the Covid 19 pandemic, which resulted in
countries closing their economies by enforcing lockdown regulations to reduce
infections. As a result, more businesses may run out of revenue, which may
result in company liquidations, closure, and, consequently, unpreventable job
losses. Informal trading, which somewhat relieved the pressure from the
mainstream economy, will also battle to recover, and more public investment or
spending will need to be made, particularly on grant funding.

The outlook remains subdued. Joburg remains challenged to minimise the
impact of the national challenges and curb the persistent economic hurdles that
have restrained growth in Johannesburg for a considerably long time.
Johannesburg is the largest single metropolitan contributor to the national
economic product. National average growth in the gross domestic product
(GDP) has been 1,8% over the past 10 years, with Johannesburg marginally
outpacing that growth with an average growth per annum of 2%. The city's
contribution to the national economy (GDP) is almost 14.7%, while it is 42.2% to
the Gauteng province.

Similar to other metros, Joburg faces economic challenges. The Joburg
environment is economically stressed by high and persistent unemployment and
poverty. In 2020, the unemployment rate in the City of Johannesburg
Metropolitan Municipality (based on the official definition of unemployment) was
28.8%, an increase of 0.9 percentage points from 2019. The unemployment rate
in the City of Johannesburg Metropolitan Municipality is lower than that of
Gauteng. The unemployment rate for South Africa was 29.9% in 2020, an
increase of 1.5 percentage points from 28.4% in 2019. With a global economy
influenced mainly by shifting economic centres, new technology and fiercely
competitive markets, the current trend in Johannesburg is low economic growth
in many of its business sectors. As such, developments in the larger global
economic context i mpact itbcdrialmagéeconomibi | ity to
goals. The impact of COVID-19 in the country and specifically in the City will
negate t he tGdetivgrdrssoctalfandeconhomic goals optimally. &

36 Quote from the Executive Summary of the CoJ Annual Economic Review 2021



4.2.1 Spatial Distribution of the Urban Economy

While economic indicators suggest Johannesburg is well placed in terms of its
competitiveness, inequality in the city (specifically the spatial inequality apparent in its
structure) is a tough reality that must be addressed.
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Figure 29: Johannesburg's Real GVA by Major Sector, 1996 to 2022 (CoJ Annual Economic
Review 2022 pg. 39)

The finance sector was 35.5% of the total GVA in 2022, making it the largest economic
sector in Johannesburg as outlined in Figure 29. The community services sector
contributed the second most to the GVA, at 25.5%, followed by the manufacturing sector,
with 13.0%. The agriculture sector contributes the least to the City's economy,
accounting for only 0.30% of the total GVA.
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Johannesburg's Real GVA by Major Sector, 1996 to 2022

m Community services

26,3% 27,6% 25,5% Finance
H Transport
Hm Trade
Construction

m Electricity

9,1% 8 206 Manufacturing

11,5% 12 3% ® Mining

| 24% | ! .
I — 5:4% W Agriculture
%
SA Gauteng Johannesburg

Figure 30: Comparative Sector Composition of Real GVA in South Africa, Gauteng and
Johannesburg (CoJ Annual Economic Review 2022 pg. 37)

The city economy is centred on two regions of significant economic activity. The Inner
City and Sandton nodes and their immediate regions, Region E and F (respectively),
constitute 46% of the cityds economic output but

In contrast, the southwestern regions of the city stretching from Soweto to Orange Farm
contributeonly1 6. 4% of t he ci t4l% ofth&mpulatioru The $oothem e
parts of the city have consistently reported the highest percentage of people living in
poverty. However,t h e Q021 An6usl Economic Review reports, "Region D (Soweto)
has been the most significant beneficiary of rising incomesé between 1996 and 2020a
Most of the southwestern regionsoésectoral growth dynamics remain weak compared to
other regions. Most of the areas south of the N12 highway have low interdependence
and interconnectedness with the main economic centres in the City region and, as a
result, attract limited economic investment. An exception is in Soweto, where the
community, social and personal services sector grew the fastest of all regions, reflecting
both demand and public sector efforts to improve service delivery in the region.

Apart from the low economic energy in southern Johannesburg, the space economy has
a significant east-west division. The economic necessity of agglomeration and linking
economic centres in the <city region 1is
orientation to Tshwane to the north and Ekurhuleni to the east. This trend is further
emphasised by the constant growth and increase in the economic share of the north-
eastern quadrant of the city over the past 18 years.
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Figure 32: GDP by Region, 2020 (Data: IHS Markit)
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4.3 Housing Backlog: Providing Affordable Housing for the

Poor and Improving the Lives of Informal Dwellers

The primary concern of this SDF, and many other national, provincial, and municipal
policies, is the urban inequality in Johannesburg, which includes backlogs in housing
provision. Although Johannesburg enjoys higher average incomes than other parts of
the country, in terms of the Gini coefficient, it ranks as one of the most unequal cities in
the world.3” Despite a relatively high average household income of R15270 per month38,
the 2011 census shows that 50% of households earn less than approximately R3500
per month, with the median household income bracket being R1601 - R3200 per month
(in 2011 prices) (Census 2011, Quantec EasyData)3°.

SUN Habitat. State of the Worldodés Cities 2010/2011 Bridging
38 Statistics South Africa. (2012). Census 2011 Municipal report Gauteng. Retrieved March 7, 2016, from 2011

Census products:
http://www.statssa.gov.za/census/census_2011/census_products/GP_Municipal_Report.pdf

3% Concerns about the reliability of the 2022 national census lead us to rely on 2011 data.



The Socio-Economic Rights Group of South Africa®® (SERI) details the distribution of
household incomes in Johannesburg, showing the importance of considering the median
income and the proportion of people in lower income brackets than the median. Using
the National Income Dynamics Study, SERI argues that 50% of households in the city
earn less than R3543 a month (city-wide median), 40% less than R2487, 33% less than
R2224 a month, and 25% less than R1751 a month (all in 2011 prices).

Distribution of Income Among
Households In Johannesburg in 2020
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Figure 34: Comparative distribution of income among households in Johannesburg in 2020
(IHS Markit Regional eXplorer)

Although there is some evidence (across censuses and from surveys such as the
GCRO6s Quality of Life Bnprovingacrpss thécitytregiqni(ia
Johannesburg, because of successful service delivery and the introduction of grants4?),
the fact that the wealthy have got richer at a faster rate than lower income groups, has
driven inequality.
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Therefore, significant African cities such as Johannesburg have the vast challenge of
improving the lives of those living in informal dwellings and closing the gap between the
rich and the poor. If Johannesburg is to become an inclusive city, it needs to make space
for the urban poor majority through planning initiatives such as densification,
diversification, and integration. In looking at housing delivery, it is important to consider
the housing backlog and the distribution of household income in the city. Affordable
housing should be provided proportionally to this income distribution and not for the
mean or median income. As such, 25% of affordable housing should be for households
earning below R1751 a month, 15% for the bracket of R1751 to R2487 and 10% for the

4 SERI. (2016, March). Sub mi ssi on on the City of Johannesbur.gébs Spatial
Retrieved April 25, 2016, from Socio-Economic Rights Institute of South Africa: http://www.seri-
sa.org/images/CoJ_draft_Spatial_Development_Framework_SERI_comments.pdf

41 Everett, D. (2014). Poverty and Inequality in the Gauteng City-Region. In P. Harrison, Gotz, G, Todes, A,

and C. Wray (Eds.), Changing Space, Changing City: Johannesburg after apartheid (pp. 63-81).

Johannesburg: Wits Press.



income bracket of R2487 to R3543. Providing housing for low-income households that
are well located regarding public transport, hard and soft services, and jobs is imperative.

While the population is growing, there is an existing housing backlog in the city - those
who are informally housed often have inadequate living conditions or do not have access
to adequate, affordable housing. Informal dwellings include informal settlements,
informal backyard dwellings, and formal buildings that are informally occupied
(someti mes r ef err edBadbuildngsaré jwene to tijacking decausg s 6 )
they are poorly managed and have little access to amenities such as running water,
electricity, and sewer connections. Subsequently, they typically become highly
combustible. Due to the widespread bad buildings in the inner city, the City faces several
implications related to urban management, public safety, business attraction, property
valuation, unpaid municipal rates and taxes, and illegal water and electricity connections.

While these areas are sometimes well located (a reason that people may have chosen
to live there), they are often poorly serviced (if at all), living conditions are often
inadequate, and they can pose risks to their inhabitants, from fire to flooding, illness and
crime.

Due to the nature of informality, reliable statistics are difficult to achieve. However, there

are some sources of data - according to the Census 2022, 17. 4% of Johannesbu
households live in informal settlements or informal backyard dwellings. Between 2011

and 2022, the City of Johannesburg experienced the largest numerical reduction in

households living in informal dwellings (70 790 fewer informal dwellings).

According to GTI satellite-derived data in 2020, an estimated 157,884 informal structures
were located within informal settlements in the City. Informal backyard dwellings
accounted for about 316,533 dwellings. The total number of informal dwellings in the
City, according to GTI 2020 data, is 523,959. The data over time is shown in Figure 28
below. The distribution of these informal dwellings is shown in Figure 36 and Figure 35
below. Figure 13 shows the areas in the City that have seen growth in informal dwellings
from 2010 to 2020.
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Figure 36: Informal Settlement Dwellings 2020 (GTI, 2020)
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Figure 37: The Location of Informal Backyard Dwellings in Johannesburg (GTI, 2020)

According to census figures, it is important to note that the number of households living
in informal settlements has declined from 2001 to 2011, while households living in
informal backyard dwellings have increased significantly (Table 4).

The decline in households living in informal settlements over that period may be due to
government housing and upgrading programmes, and due to a move to backyard
accommodation. However, as shown in Table 2 below, GTI data suggests that since



































































































































































































































































































































































































































































































