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TOOLKIT ONE: SPATIAL DEVELOPMENT FRAMEWORKS 
 
1. BASIC SPATIAL PLANNING CONCEPTS 

The purpose of this guide is to assist non planners, that is, professionals, 
politicians, municipal officials, NGOs, communities, etc to gain an understanding 
of the basic concepts of spatial planning. As can be seen below planning can 
assist in achieving the promotion of integrated and sustainable human 
settlements for better quality environment for living, working and recreation 
unlike an unplanned settlement.  

There are a number of names which can be associated with spatial planning 
including Spatial development planning, Town and Country Planning, Urban and 
Regional Planning or Development Planning.  This toolkit will use the term 
Spatial Planning in the context of the Provincial Spatial Development Plan. 

 

 

  

 

2. 

DEFINITIONS OF PLANNING 

Generally planning can be defined as a process by which we organise, schedule 
and design our daily routine to meet perceived basic needs and objectives. 
Planning through a rational and deliberate set of actions can encompass a 
variety of contexts ranging from day-to-day living, working and leisure, technical 
planning activities involving financial and economic planning, human resource 
planning and town and regional planning. A variety of styles of planning styles 
have been developed to suit the circumstances of particular needs and 
objectives.   
 
These include:  

• Interactive/incremental style is random planning whereby random planning 
activities are carried out in bits and pieces when circumstances or events 
force planning to take place. 

• Systematic planning style involves a series of logical steps which are 
followed in order to achieve a satisfactory plan which will fulfil the needs, 
vision and objectives which are defined at the outset.  These are mostly very 
technical plans. 

• The Comprehensive planning style sets out to achieve a holistic plan which 
addresses each and every aspect of the environment which is being 

A typical example of a planned settlement 

A typical example of an unplanned settlement 
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planned. These plans are usually very complicated and detailed and are as 
a result, difficult to complete, because they are so detailed. 

• Integrated planning is a style of planning which has adapted the systematic 
approach of planning to achieve linkages between all project components 
and to plan for integration between sectors.  The municipal Integrated 
Development Plan is an example of an integrated plan which tries to connect 
all aspects of the municipal development programme. 

 

3. WHAT IS SPATIAL PLANNING? 

Spatial Planning forms part of the Built Environment profession and it provides a 
significant service element to the construction sector and municipal governance. 
The profession underpins the development work of local government in South 
Africa in particular and it contributes to housing projects, infrastructural 
development, township establishment, local economic development, industrial 
development, environmental considerations, rehabilitation, revitalization and 
urban renewal, rural development, amongst others and has local, regional and 
continental reach. 

Spatial Planning focuses on effective and efficient strategic analysis and 
planning technologies, processes and systems that help government and 
decision makers to effectively prioritise, allocate resources and influence 
development. Planning also assists reconstruction within complex urban and 
regional systems and guides where development should best be located to meet 
the needs of communities and the environment.  

This profession is influenced by the development agenda of government policy 
and impacts on society at large. The contribution this sector makes to 
development is significant. Spatial Planners should understand developmental 
challenges in the built environment and rural areas and should make a 
meaningful contribution to meet the reconstruction and development needs in 
the wider community and the country. 
 
3.1 Significance of town and regional planning 

Briefly, the significance of town and regional planning can be articulated in the 
development agenda of the government policy and impacts on society at large. 
Town and regional planning understands development challenges in both urban 
and rural environments and it attempts to make a meaningful contribution to 
meet the reconstruction and development needs in these areas.  The spatial 
development plans prepare in this process are used to guide engineers and 
architects where to invest funding in building roads, facilities and services. 

3.2 What are various types of planning?  

Planning can generally be divided into different categories. Amongst them are 
the following:  

• Land Use Planning is a term which seeks to order and regulate the use of 
land in an efficient and ethical way.  

• Spatial Planning refers to the distribution of people and activities in spaces 
of various scales. It includes all levels of land use planning, that is, town 
planning, regional planning, environmental planning and national spatial 
development planning.  

• Regional Planning  
Regional planning can be defined as a branch of land use planning that 
deals with the efficient placement of land use activities, infrastructure and 
settlement growth across a significantly larger area of land than an individual 
city or town, for example a district is also a region. It is also known to be the 
theory and practice of the planning and construction of cities, towns and 
other populated places providing comprehensive solutions to socio-
economic, sanitation-hygienic, civil engineering, transportation and 
architectural problems connected with design and construction. It also deals 
with the efficient placement of land use activities, infrastructure, and 
settlement growth across a significantly larger area of land than an individual 
city or town. 

• Town planning takes all aspects to a city into consideration; it includes 
plans for safety, aesthetics and common sense placement of everything 
from houses to factories.  For example you wouldn’t locate a children’s 
playground next to the water treatment plant. This is because town planning 
helps eliminate such problems.  Broadly put, town planning deals with the 
design and orderly arrangements of land uses within our settlements (towns 
and rural settlements) to achieve a maximum practicable degree of 
convenience, accessibility, health, safety and beauty (aesthetics).  Town 
planning designs the spaces where development, all buildings and play 
spaces can be built for use by communities. 

• Environmental Planning, planners also have a task to ensure that the 
environment is not endangered when planning and developing an area, such 
as compromising environmental needs of future generations. Therefore 
when planning one needs to take into consideration the effect planning will 
have on the environmental resources 
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4. SOME BASIC RELEVANT PLANNING POLICY DOCUMENTS 
 
There are many spatial planning policy documents that contain basic guidelines 
of development and growth of settlements with the municipalities.  Among them 
are the following: 
 
4.1 Integrated Development Plan (IDP) 

The IDP is renewed on an annual basis; it looks at the integration of social, 
environmental and economic development with its main objective being to meet 
basic needs, such as poverty alleviation, land and housing provision, local 
economic development and governance. 
 
4.2 Spatial Development Framework (SDF) 

An example of a regional map 

An example of a land use plan 

An example of a layout plan 
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The purpose of SDF is to guide all decisions of a municipality relating to the use, 
development and planning of land. It should guide: 

• Direction of growth 

• Major movement routes 

• Special development areas targeted management to redress past 
imbalances 

• Conservation of both built and natural environment 

• Areas in which particular type of land use should be encouraged or 
discouraged; and  

• Areas in which the intensity of land development could be either 
increased or reduced.  

 
 
5. HOW DOES SPATIAL PLANNING RELATE TO OTHER PROFESSIONS? 

Town planning relates to other professions, such as, land surveying, civil 
engineering, environmental management, architecture and landscape 
architecture. 

 
5.1 Land surveying 

A land surveyor performs two important tasks with a town planner. Firstly, if 
there is no base map, a land surveyor has to prepare one showing the coastal 
boundary of the area to be planned, contours, natural features (hills, valleys, 
water bodies, etc), man-made features (power and sewer lines), boundary 
fences, dongas, etc). The town planner then uses the base map to plan the area 
under study and prepares a layout plan. 
 
When the layout plan is approved by the municipality or any authorized body 
(e.g. Land Use Planning Board, Townships Board, DFA Tribunal), the land 
surveyor again prepares the General Plan (G.P) of the approved layout plan to 
the Surveyor General for approval. He then demarcates the erven according to 
the approved plan on the ground indicating them with survey ‘pegs’ or beacons. 
It should be noted that any one who moves a survey peg or beacon can be fined 
for infringement of the Survey Act. 
 
5.2 Civil Engineering  

A civil engineer performs the following functions with a town planner. He or she 
initially undertakes the engineering feasibility (geotechnical study) of the area to 
determine if the site is suitable for the intended use.  
 

Apart from providing technical inputs to the town planner, a civil engineer is also 
responsible for the design and construction of engineering infrastructure, such 
as, the road network, water, an sewer reticulation and storm water drainage). 
 
5.3 Environmental Practitioner 

An environmental scientist investigates the impact of the human activity on the 
environment and how to integrate town planning activities with sustainable 
development. The environmentalist provides the necessary guidance regarding 
the biodiversity information to town planners, which identifies environmentally 
sensitive areas. 
 
5.4 Architect 

An Architect designs the buildings to be accommodated on the approved sites. 
 
5.5 Landscape architect  

A landscape architect design and manages the landscaping of spaces around 
buildings and on streets. The landscape design can include plans of where a 
pathway, water features rockeries and garden furniture could be positioned to 
create a beautiful in residential or recreation space.  
 
6. WHAT IS A SPATIAL DEVELOPMENT FRAMEWORK? 

A Spatial Development Framework is a spatial plan which reflects the agreed 
spatial values, principles and proposals of the future development desires and 
policies of the communities residing within each municipality. The Spatial plan 
illustrates the desired form of current and future land development, in order to 
guide development of areas of priority spending based on the analysis and the 
vision as agreed upon by the IDP and SDF processes, and provides general 
direction to guide decision making on an ongoing basis, aiming at the creation of 
integrated, sustainable and habitable regions, towns and residential areas. 

It is compiled to support the spatial vision, the objectives, strategies and projects 
identified in the Integrated Development Plan (IDP). The Spatial Development 
Framework (SDF) is a legally required component of the Municipal’s IDP in 
terms of Section 26(e) of the Municipal Systems Act (MSA) (Act No. 32 of 2000).  

After it is approved by council, the SDF should get Ministerial approval and have 
the status of a statutory plan which serves to guide and inform all decisions on 
spatial development and land use management in the entire municipality. 
Reference should be made to the Guidelines for the Formulation of SDFs; 
Department of Rural Development and Land Reform (2010) also available on the 
PSDP website.  
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7. OBJECTIVES OF AN SDF 

It is intended that an SDF:- 

• Functions as a strategic, indicative and flexible forward planning tool, to 
guide decisions on the use of land and land development; 

• Provide a set of policies, principles, and approach to the management of 
spatial development within the municipality, and able to guide decision-
makers in dealing with land development applications.  It will also inform 
the development of a new Land Use Management System (LUMS). 

• Serves to provide a clear spatial logic that would facilitate private sector 
decisions on investment in the built environment; 

• Provides a framework for dealing with key issues, pertinent to rural 
areas, such as natural resource management, land reform, subdivision 
of rural land and the conservation of prime and unique agricultural land 
and thereby promoting social, economic and environmental sustainability 
of the area. 

• Facilitates the development of aesthetic urban form and landscape. 
 
8. RELATIONSHIP BETWEEN AN SDF AND AN IDP 

According to the above legislation: 

• The SDF is an integral part of the Municipality’s IDP.   

• The IDP provides an integrated, consultative, strategic and 
implementation oriented approach to development. The SDF therefore 
provides a framework for the spatial implementation of the IDP.   

• It seeks to give a spatial dimension to the strategies and objectives 
identified in the IDP.  It maps out the direction of growth, based on 
available land resources thereby ensuring implementation of the IDP in 
space. 

9. WHO IS ELIGIBLE TO PREPARE AN SDF? 

• Ideally the municipality should prepare its own SDF (Development 
Planning Department in conjunction with GIS department) 

• Where the municipality lacks capacity service providers should be 
engaged to provide specialised assistance - preferably professionals 
who have qualifications and experience in Town and Regional Planning 
as well as experience and knowledge in local government.   

• A system of accreditation and certification would have to be 
implemented in order to ensure a credible product as well as provide 
uniformity and guidance within the SDF development process. 

 
9.1 The Strategic Significance of SDFs 

In order to achieve the development philosophy and spatial development 
objectives and strategies of the PSDP it is a proposed that all municipalities 
prepare spatial development frameworks (SDFs) on the basis of the following 
guidelines. It should be noted that more detailed guidelines and requirements 
are contained in the Spatial Development Framework Guidelines (Department of 
Rural Development and Land Reform: Working Draft 5, 5 June 2010).  

 
There needs to be greater integration between the spatial plans prepared at 
each sphere of government so as to align shared impact and achieve rapid 
service delivery and influence community based and private sector investment 
where ever opportunities exist. In addition, better alignment between spatial 
plans would reduce the conflict and inefficiencies currently existing between 
stakeholders due to overlapping policy approaches, differences in development 
regulations and conflicting principles. The relationship between different plans 
and policies within the context of the PGDP and PSDP is reflected in the figure 1 
below. 
 
Spatial Development Frameworks are statutory plans, which by their very nature 
reflect the agreed spatial values, principles and proposals according to the future 
development dreams and policies of the communities residing within each 
municipality. This spatial reflection of the IDP represents an important social 
compact which should be paramount in assessing where development should be 
permitted, or not permitted, in any area of the municipality. In the context of 
these social compacts, SDFs need to be respected and administered according 
to due process, not taken lightly and altered or changed at the whim of individual 
vested interests. 
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Figure 1: Relationships between PGDP and other plans 

 
The alignment of all SDFs to the Provincial Growth and Development Plan 
“pillars” is regarded as essential to create a Province wide relationship between 
the PGDP, Sector Government programmes and projects and the initiatives of 

parastatals, entities and agencies. Accordingly, in future all SDFs will need to be 
structured according to the seven spatial frameworks as contained in this PSDP, 
namely: 

• Environmental; 

• Social Development and Human Settlements; 

• Rural Development; 

• Infrastructure; 

• Economic Development; 

• Human resources; and 

• Governance. 
 
In addition, it is ultimately intended that the level of spatial plans needs to start at 
very detailed livelihood zones local precinct scale and ward level. These plans 
would feed up to local SDFs and input into district SDFs. The District SDFs need 
to be of a strategic and regional co-ordinating nature compared to local SDFs, 
which are more detailed and reflect the situation on the ground according to 
community needs community development codes, livelihood zones and 
development requirements (refer to figure 2 below). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2: Integration and relationships between SDFs and the PSDP 

 
9.2 Spatial Plan Alignment 

In order to achieve an integrated development effort it is essential that all 
municipalities consult with their neighbouring municipalities in order to ensure 
their spatial plans and IDP projects connect or link up from local SDFs to District 
SDFs. This will ensure local level projects, strategies, priorities and focus areas 
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are reflected in their District SDFs. This will ensure there is vertical alignment 
between local and district SDFs (refer to figure 3). 

 
Further it is essential that horizontal integration be achieved between local, 
district and provincial spatial plans so as to ensure projects, programmes and 
development initiatives can be implemented across administrative boundaries. 
Such integration should become a requirement for future accreditation for all 
SDFs. 

 
 
 
 
In turn it is envisaged that all 
district SDFs should become an 
essential part of the regular 
monitoring and review of the 
PSDP in future, in order to 
ensure that proposals 
contained in local municipalities 
and district SDFs are reflected 
in future PSDPs. 

 
 
 
 
 
 
 
 
 
 

Figure 3: Alignment of SDFs 

 

9.3 Ideal Situation 

 “It is believed that Spatial Development Framework Plans (SDFs) will become 
Integrated Spatial Development Plans (ISDPs) linked to IDPs and Sectoral 
programmes, providing multi-sectoral development management at different 
levels of detail across each municipality in the province, in accordance with the  

requirements of each 
municipality, sector 
department, agency, 
parastatal, traditional 

authority and 
community. In an ideal 
situation the IDP is the 
overall plan with all 
PGDP 
pillars/frameworks/sect
or plans feeding into it 
and the SDF gives 
spatial dimension to 
each framework (refer 
to diagram below). 

 
 
Figure: 4 

9.4 Multi-sectoral Spatial Planning 

The role of SDFs has not been fully realised and/or understood by most 
stakeholders. This is partly due to the erroneous belief that SDFs are merely one 
of the many sector plans forming part of Integrated Development Plans for each 
municipality. 

It is of paramount importance 
that the SDFs be prepared as 
far more strategic integrated 
development plans (ISDFs) in 
future so as to assist in 
coordinating service delivery 
and land use  management 
systems. SDFs need to reflect 
the spatial location of sectoral 
projects and programmes 
contained in all sector plans 
(including those of all 
Government Departments and 
Parastatals entities). Figure 4 
below depicts the integrating 
characteristics of the SDF 
compared to individual sector 
plans. 

Figure 5: Integrating Spatial Development Frameworks 

 
 
9.5 Spatial Planning Management Tools 
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There are several spatial planning management tools which are traditionally 
used in SDFs to propose certain development outcomes, enabling Land Use 
Management and Land Use Schemes to play their role in regulating land use 
and development. In accordance with the concepts described in Section 2 
above, the following spatial planning management tools are proposed for use in 
preparing spatial development framework plans (SDFs) at provincial, district and 
local levels. These include: 

‘Node’ is a term which has been usually ascribed to cities, towns and villages. 
This tends to work against the need to achieve rural development through 
integration of urban and rural areas. It is accordingly proposed the term node is 
to be less prominent and less significant in future SDFs with the emphasis rather 
being placed on identifying ‘human settlements’ where integrated programmes 
can be shared. Such settlements can be both urban and rural in nature and 
could serve to bridge the diversity between these communities; 
An ‘urban edge’ which is normally used to define the limit of urban built up 
areas and enables limitations to high capacity infrastructure provision. There is 
belief that the use of the term ‘urban edge’ causes confusion because it only 
applies to urban areas. In view of the fact that the province is predominantly rural 
in nature and management of haphazard settlement is a key development issue, 
it is proposed the spatial planning structuring tool will be applied as a  
‘settlement edge’ and will apply in both rural and urban areas in all future Spatial 
Development Frameworks (refer to Section 2.3.4 below and the SDF toolkit in 
the appendices); 
 
The settlement edge can also be used to manage the investment and 
characteristics of infrastructure levels according to the needs of  communities 
and economic activities located within settlement edges or outside settlement 
edges; the settlement edge can be used to encourage more efficient use of 
underutilised land existing in a settlement or town, through development of 
vacant land or the re-use of ‘brownfield’ degraded land areas; 
 
An ‘activity corridor’ is normally used to symbolise the area where important 
economic activities are to be encouraged along a particular transport route. 
There is often difficulty in stakeholder perceptions regarding the term ‘corridor’ 
and the purpose of such a planning tool. It is proposed that use of the term 
‘transport route’ be adopted in future because it places emphasis on the 
transportation activity, which is critical for economic clusters to grow in both 
urban and rural environments; 
 
A ‘focus area’ is proposed where a strategic or special programme and 
infrastructure investments are required because of inherent potential in that area 
(examples could be an important intersection within a village, an agro-
processing zone or an industrial development zone);  

 
A ‘transition area’ is to be used in areas where it is felt necessary to manage 
the change from intensely developed built up areas to less densely developed 
and more rural areas; 
‘Natural resource area’ are used to identify resources areas so as to enable 
effective management of environmentally sensitive areas, economic potential, 
high potential agricultural zones and forestry areas;  and finally  
 
A ‘environmental area no development zone’ targets the non-negotiable 
preserved areas where development of any kind would not be considered under 
any circumstances. 
 
The provincial approach to spatial planning tools is to require standardisation of 
such tools, their terminology and use. This will enable easier integration between 
local and district SDFs and make it easier for stakeholders to interpret the 
planning proposals. This approach is discussed in greater detail in the SDF 
toolkit). 
 
10. GUIDELINES FOR DETERMINING A SETTLEMENT EDGE 
 
10.1 Function and position of a Settlement Edge 
The function of a settlement (urban or built up area) edge must be continuously 
evaluated as part of preparing SDFs, namely as: 
Firstly - A purpose drawn and defensible line used as a means of restructuring 
the built up area and integrating the currently segregated social groups and 
urban uses; 
 
Secondly - A growth management tool used to limit sprawl and the outward 
growth of the settlement area, in favour of densification and infill development to 
ensure the more efficient use of resources and land within the built up area; and 
 
Thirdly - A conservation tool used to exclude certain elements of the 
environment from the settlement, in order to protect or preserve it, or to 
discourage its development in the short and medium term while the long term 
implications are uncertain. 
 
In determining the position of a settlement edge, consideration needs to be 
taken of the availability of vacant and or underused land within the settlement in 
question, compared to the desired future development needs of the community. 
This in turn needs to be evaluated in comparison with the undeveloped 
surroundings, their environmental and resource characteristics and ecological 
potential. This evaluation would enable planning decisions as to the amount of 
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additional “greenfield” land should be included inside a settlement edge to allow 
for expansion.  
 
The edge is recommended to be drawn as close as possible to the edge of built 
up areas, using cadastral boundaries, hard infrastructure as barriers and other 
physical boundaries so as to achieve the spatial development principles of 
limiting sprawl and inefficient settlement development (refer to the DFA, 
development philosophy above). The principles for establishing and amending 
settlement edges are recommended below (Adapted from the Buffalo City Urban 
Edge Study; 2007):  
 
10.2 Higher Order Principles for Settlement Edges 

The establishment and amendment of settlement edges must be based on the 
consideration of the following high order principles There needs to be a proven 
need to accommodate short and medium term population growth requirements 
consistent with the review of the SDF on a five year basis ; 

• The need for city restructuring (integration of housing, employment 
opportunities and community facilities) ;  

• The development of vacant and under-developed land in the built up 
area (a policy response to counteract settlement sprawl) in this regard it 
is recommended that target densities within a settlement/urban edge 
should be 25 dwelling units per hectare in low order settlements and 100 
dwelling units per hectare in higher order settlement cities/towns 
(attainment of such densities could motivate for a settlement edge to be 
amended to accommodate settlement growth); 

• Economic feasibility of the provision of municipal services according to 
needs and available resources ; 

• Maximise the efficiency of land uses within and along the edge of the 
settlement  in order to (increase residential densities and intensity of 
development) ;  

• To manage, direct and phase growth pro-actively and to protect and 
enhance environmental resources around the settlement ; 

• Achieving the goals of social, economic and ecological sustainability in 
development. 

• Preservation of agricultural land suitable for economic use and food 
security;   

• Compatibility of the proposed land uses with agricultural activities 
outside of the settlement edge. 

• A density and development policy for development outside of the edge 
must be determined, to allow for sustainable development that has 

proven economic benefits and would not skew settlement development, 
(e.g. low density conservation estates or resorts). 

 
10.3 Lower Order Principles for Settlement Edges 

• Preservation or establishment of ecological corridors, as open space 
and farms / agricultural land, as green belts or open space links; 

• Clearly distinguish between and separate built up settlements and 
unbuilt natural resource areas;  

• Ensure the planned and orderly transition of development from 
settlement to non-settlement uses; 

• Exclude the following from the settlement area: 

• Prominent landform and character areas; 

• Environmental areas, including ecological resources  (aquatic and 
terrestrial); protected areas (conservation sites); sites or areas 
designated as core and buffer bio- diversity category 1 areas;  

• Resource areas including: valuable soils (regardless of the use value) 
hydrological features (surface and ground water features); high intensity 
/ potential agricultural resources, and cultural / heritage resource areas. 

• Consider services infrastructure (using the barrier effect of major 
infrastructure such as main roads) in order to limit the extent of 
development to within the capacity and reach of services infrastructure; 

• Higher order roads, access routes and transport infrastructure could be 
used for guiding future development extension; 

• In cases where cadastral boundaries exist, cadastral boundaries of 
adjoining land units could be used  and  where no cadastral boundaries 
exist, settlement edge lines could be determined on visible or definable 
features ; 

• Try to avoid considering existing or pending land use applications for 
new development when determining a settlement edge ; 

• Consider the visual impact of development along the edge and the views 
of the unbuilt (rural) area from the edge ; 

• Take into account ownership of land and existing land use rights ; 

• Consider where and how the residents of informal settlements and/or 
public funded housing will be housed in the event new development is 
contemplated alongside the settlement edge; and  

• Promote a sense of unified community along the edge. 
 
11 APPLYING THE SPATIAL PLANNING PRINCIPLES TO REALITY (MICRO 
LEVEL) 

Taking the abovementioned spatial planning guidelines, principles and tools it is 
possible to apply these to different levels and scales of plans and differing areas 
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of the province, ranging from the local village or settlement, to ward level, portion 
of a municipality, a district and a region. For the purposes of showing how the 
spatial planning principles and tools could apply to a local settlement an example 
has been created. An individual settlement, such as the small cluster of homes, 
businesses, social facilities, grazing and arable areas is depicted on the 
photographic image below (Refer to Figure 5). This is an aerial photograph of a 
settlement near Xhora in the Amathole District. 

    
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Figure 6: Example of an existing Settlement 

 
Understanding the structure of the settlement is important from a spatial 
planning and development point of view. In this regard it is necessary to map the 
village and depict the roads, homesteads, school, hall, rivers, wetlands, 
plantation, grazing and arable areas. (Refer to figure 6 below) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
. 
 
 
In order to 
conserve the natural resource areas it is appropriate to highlight these on the 
plan and draw a resource edge which is intended to highlight the importance of 
conserving these areas for food security, ecological sustainability and agro-
economic opportunities (Refer to figure 7). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 7:  Schematic Image of existing settlement 
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Then it is necessary to show the extent of the settlement which will 
accommodate the necessary amount of land needed for its residents and their 
social development needs for the next five to ten years. The settlement edge can 
be used to encourage compact settlement development rather than sprawling 
development onto valuable resource areas (Refer to figure 8). 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
Figure 9: Image of settlement edge 

It is important to show proposed infrastructure projects which are to be 
developed in the settlement so as to ensure shared impact and integration of 
investment (Refer to Figure 9). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
The opportunities presented by the strategic transport route through the 
settlement and the centrality of the intersection within the settlement offers the 
chance to create a mixed use area with a transport facility.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 11: Image of mixed use and transport hub 

This could make it more feasible for business and service industry to flourish. In 
addition, it is possible that small and medium enterprise could locate here and 
support small market produce sales linked to an agricultural project (Refer to 
Figure 10 above). 
 
In order to highlight the opportunities in the settlement and achieve shared 
impact between several government initiatives, it is important to show the focus 
area in the settlement where multiple programmes could come together and be 
implemented (Refer to Figure 11). 
 
 
 
 
 
 
 
 
 
 

Figure 10: Image showing infrastructure projects 
Figure 8: Image showing resource areas 
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Figure 12: Image of focus area 

 
This settlement spatial framework plan has depicted a number of spatial images 
in a simple way showing several opportunities and projects including 
infrastructure, settlement upgrading, agro-beneficiation, produce sales, transport 
facilities and infrastructure upgrading. When combined into a single image the 
spatial implications become easier to understand and multiples of different 
projects and development applications easier to manage (Refer to Figure 12 
below). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 13: Combined settlement image of a simple spatial framework 

 

These fundamental spatial planning techniques and management tools can be 
used in planning a variety of plans at different levels of detail ranging from an 
individual street detail, the settlement or local precinct scale, to a portion of a 
municipal ward (local spatial development framework - LSDF) to a whole 
municipal area and/or a District (an SDF) and even the Province (PSDP) as a 
whole. It is essential that any SDF at whatever scale, adequately reflects the 
strategic development needs of the community and links directly with the 
Integrated Development Plan for the area being planned. An example of an SDF 
at Municipal level is that provided by NM Metro Municipality. 
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� Identification of project 

proposals and formulation of 

Land Use Management 

Guidelines.   

� Guidelines to provide a set of 

policies and principles which will 

guide decision makers in 

dealing with land development 

applications, land use 

management /development 

control and special areas 

requiring specific treatment 

The development of detailed 
project plans with location, 
activities, outputs, cost 
implications and resource 
requirements. 5. APPROVAL 

 
 
 

An example of a Spatial Development Framework Plan 

 

 
12. PROCESS OF PREPARING AN SDF 
Preparation of an SDF involves five distinct phase namely, a contextual analysis 
of the existing situation, development philosophy, objectives and strategies, the 
spatial development framework, the implementation plan with projects and the 
approval stage. These phases are depicted on the figure below. 
 
It is important that all SDF be prepared in alignment with the policy frameworks 
of the PGDP and the seven spatial frameworks of the PSDP, namely: 

• The Environment  

• Social Development and Human Settlement 

• Rural Development 

• Economic Development  

• Infrastructure 

• Human Resources and  

•  Governance 
The spatial distribution of proposals, development interventions and projects 
need to be displayed on the appropriate spatial framework as 
listed above.  

 
 
 

 
 
 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 
1.  ANALYSIS 
Comprehensive 
analysis of the current 
situation reflecting 
existing resources and 
opportunities. 
Identification of key 
spatial   planning 
issues. 

Key 
priorities; 

spatial 
planning 
issues 

2. DEVELOPMENT 
PHILOSOPHY   
OBJECTIVES AND 
STRATEGIES 
 

Development of the vision 
and objectives for all the 
identified issues 

 
 

Spatial 
proposals 

3. SPATIAL 
DEVELOPMENT 
FRAMEWORK 
 

Project Proposals to be 
developed from objectives 
and strategies, including 
the formulation of Land 
use Management 
Guidelines  

 

Project 
Lists 

4. IMPLEMENTATION 
PLAN 
Identified projects will 
be implemented based 
on available budgets 
and institutional 
capacity 

Detailed 
Project 
Plans 

Planning decisions should be 
based on accurate and relevant 
information. This information 
includes: 

• Demographics /socio -economic 
data 

• Land ownership  

• Strategic land and its value 

• Infrastructural needs – 

• Environmental Analysis -  

• land development / settlement 
dynamics  

•  economic development potential  

Based on the understanding 
of the key spatial issues a 
development philosophy is 
created, identifying possible 
solutions to achieve the 
municipality’s development 
objective 

• Scenario generation 

• Identify structuring 
elements, special 
development areas and 
precincts 

• Formulate a capital 
expenditure framework � Identify spatial projects and 

estimate costs 

 

Need involvement of all 
stakeholders in the collection 
and discussion of: 

• Guiding policy 

• Existing resources and 
potential 

• Priorities, values and 
principles 

The Development Philosophy involves, 
formulation of the community and 
municipality’s spatial vision,  
i.e. the ideal development situation in the 
long term.   
Objectives describe what the municipality 
wants to achieve. Development strategies 
of how best to achieve the objectives.  Figure 14: Preparation of SDF Phases 

Phase 1 

Phase 2 

Phase 3 

Phase 5 

Phase 4 
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13. DELIVERABLES PER PHASE 

13.1 Reports and Documents 

The following documents would be expected as deliverables per phase:- 

 
The various maps to be produced in the preparation of the SDF are shown in the 
table below. 
PHASES LIST OF MAPS PLANS 

Phase 1 
Analysis and synthesis of 
information 
 

• Regional Locality 

• Settlement Map 

• Population Density 

• Hierarchy of Nodes and Development 
Corridors  

• Environmental Analysis (Biodiversity) 
(refer to environmental toolkit) 

• Economic - Potential growth and 

declining areas, tourism, forestry 
development areas 

• Infrastructure (Water, sanitation, 
electricity, road network, rail, airports) 

• Social Infrastructure (Health, 
Educational, sports,  Community 
facilities etc) 

• Spatial Analysis – Land Availability 

• Spatial Analysis - Land Use and Land 
ownership  

Phase 2  
Objectives & Strategies 
 

Development Philosophy maps and 
diagrams 
e.g. Development Corridors, 
Focus areas, Conservation areas,  

Phase 3 
Spatial Development 
Framework 

Spatial Proposals 
Land Use 
Areas  of priority spending 

Phase 4  
Implementation Plan 
 

 

Phase 5  
Formal Approval 

 

 
13.2 Maps and Plans 
 
In order to ensure that the maps are prepared with adequate spatial data, the 
minimum recommended GIS shape files and data are described on the table 
below. The shape files may be obtained from DLG&TA or downloaded from the 
PSDP website. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PHASES OUTCOME 
 

Phase 1 
Analysis and synthesis of 
information 
 

Situational Analysis Report 

Phase 2  
Objectives & Strategies 
 

Development Philosophy Report 

Phase 3 
Spatial Development Framework 

Draft SDF 

Phase 4  
Implementation Plan 
 

Project Template linking projects, 
budgets and implementing agents 

Phase 5  
Formal Approval 

Council Resolution 
Final Report 
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A SPATIAL DATA GUIDELINES FOR PREPARATION OF SDFs – MINIMUM SPATIAL DATA REQUIREMENTS FOR ACCREDITATION AND SDFs 

PSDP Spatial Framework 

Base Layers (Recommended 

shapefiles) Contextual Analysis Maps 

Proposals/Projects and 

maps/"Generated Layers" SDF Tools 

Environmental Critical biodiversity area Environmental Attributes Buffers; corridors; new reserves No Development Area 

      

Map and identify No Development 

Areas   

  

High potential agriculture 

(existing) Characteristics, SWOT analysis Proposed Agriculture  Resource Edge 

  Foresty (exisiting) 

Study forestry activities, land needs 

and edges Proposed Forestry areas   

    Characteristics, SWOT analysis 

Map resource areas and resource 

area edges   

          

Social Development and Population Characteristics, changes 

Social development proposals, 

facilities, interventions   

Human Settlement   Distribution, migration 

Proposed Land Uses, growth, infil 

etc 

Compact settlements, 

infill 

  

Settlements and built up 

areas Needs, trends and dynamics 

Proposed Settlement 

Expansion/densification Settlement/Urban Edge 

  

Social Facilities 

(schools/clinics/police 

stations/post 

offices/libraries)   Proposed Social Dev Projects Mixed Use Areas 

  

Basic services 

(water/roads/sanitation/ 

Eskom retic/telkom) 

Identify those centres growing and 

declining Proposed Basic Services   

  Housing   Public Funded Housing Projects   

      

Other housing, retail, tourism, 

industry opportunities   

          

Rural Development Area Base Plan Layer Rural economy attributes Agriculture (proposed) Focus areas 
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    Human resources and skills base LED projects, SMMe programmes   

    

LED activities, needs, trends, 

dynamics 

Tourism 

(routes/attractions/facilities)   

          

Infrastructure 

Transport network 

(rail/road/bus/taxi) Strategic Transport routes Strategic Transport routes 

Strategic Transport 

Routes 

  Bulk water services Water resource capability Water resource capability   

  Eskom bulk Eskom projects Eskom projects   

    Renewable energy opportunities Proposed Renewable Energy Zones Resource edge 

    Rail, air, sea connectivity     

          

Economic Development   Economic activities Commercial Forestry Resource edge 

    Economic growth trends Proposed Industrial Mixed Uses 

    Decline and interventions Commerce/business/retail Focus areas 

    Employment     

          

Human Resources   

Professional and technical Skills & 

Gaps Training proposals   

    Human resource needs Recruitment needs   

    Planning Forum engagement Procedures/Planning arrangements   

      Systems required   

    Information available and gaps Information and communications   

          

Governance   

Study of LUMS systems and 

procedures in place 

Unified Provincial Act, By 

Laws/regulations   

    

Identify gaps and interventions 

required 

Propose unique fusion of indigenous 

and technical system   

    

Stakeholder involvement and 

contributions Land Use Management Guidelines   
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14 CREDIBLE SDF CRITERIA 
It is essential that there is a clear understanding of the minimum specifications of 
Spatial Development Frameworks. The set of criteria below will assist as a 
reference and guiding tool to establish credible SDFs, for accreditation by the 
Department of Local Government and Traditional Affairs. It will also provide a 
uniform approach to the development of SDF s across all government spheres. 
 
14.1 Spatial Development Framework accreditation criteria  

The Spatial Development Framework should adhere to the following: SDF 
Accreditation Specifications checklist 
Evidential Criteria / KPIs 

Legal Compliance 

Is there a council adopted SDF and on what date was it adopted? [If no, a 
local municipality may adopt the District SDF in the interim] 

Does the IDP contain a statement on whether (or not) the SDF needs to be 
drafted or reviewed? 

Does the IDP contain applicable tools to address environmental challenges 
(i.e. environmental management framework, integrated waste management 
plan, air quality management plan, strategic environmental assessment 
and/or coastal management plan)? 
Does the IDP (and SDF) align to the principles of the national (NSDP) and 
speak to the elements of the respective provincial spatial development 
framework? 
Spatial Rationale 

Are there maps and text that illustrate future investment in settlement and/or 
rural geographical areas? 

Does the IDP (and SDF) contain maps and/or text that describe the location 
of future types of basic service/infrastructure investment per specific 
localities? 

Does the IDP (and SDF) describe the environmental resources in the 
municipal area that must be managed? (I.e. ecological services / biodiversity 
/ water resources) 

Does the SDF align with the PGDP pillars, objectives and strategies? 

Comply with relevant legislation 
 

Comprehensive Analysis of the current situation, reflecting existing 

opportunities and resources 
 

A clear vision and strategy, based on local developmental needs  
 

Strategic Environmental Assessment 
 

Spatial reflection of desired land uses and development proposed for the 
future, managed by clear depiction of Environmental areas, settlements    
(built up areas) Resource areas and Infrastructure. 
 

Relevant maps and diagrams ( refer table above) 
 

SDFs are to determine the desirable density targets for built up areas, 
settlement/urban edges, resources area edges, strategic transport routes 
and identified focus areas for shared impact. 
 

Is the SDF structured according to the seven PSDP Spatial frameworks?  
 

Skills Transfer proposal 

Implementation plan and alignment   
 

Land Use Management System and Guidelines ( refer to Toolkit 3) 
 

Spatial reflection of priority areas and projects of the IDP 
 

A monitoring system (OPMS) 
 

Reflection of institutional capacity requirements 
 

It is important that SDFs address the spatial implications and proposals 
arising from adaptation and mitigation of climate change on the municipal 
area. 
Stakeholder Involvement 

Proof of stakeholder participation, including at least the following:- 
 

All communities affected by the spatial plan 

Civil, Business, Tourism, Community and Non-Government Organisations, 

Relevant Sector Government Department 
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National Department of Rural Development and Agriculture 

Department of Economics Development and Environmental Affairs 

National Department of Water Affairs 

Parastatal Entities, Development Agencies, Eskom, SANRAL, ECDC, 
ASGISA  

 
 
 
14.1.1 Wall to wall coverage 

The SDF should cover the whole municipal area. 
 
14.1.2 Comply with relevant legislation 

The SDF will be based on some key legislative and policy guidelines.  These 
guidelines provide a basis as well as inform the establishment of the SDF.  Some of 
these are listed in Section 2.  
 
14.1.3 Participation 

Community and stakeholder involvement is required, in the discussion of the vision 
as well as setting of appropriate key performance indicators and targets for the 
municipality.  Involvement of all spheres of government is also critical, to ensure 
alignment of proposals and targets.  A reasonable level of engagement with 
Traditional Leadership and clear strategies to involve traditional leaders and their 
communities with the SDF process is a critical requirement of the SDF. 
 
The SDF should also demonstrate municipal commitment to communication with 
range of stakeholders (e.g. Ward constituencies, regional and provincial officials 
and citizens; business and trade forums; labour organisations and civil society. 
 
14.1.4 Comprehensive analysis of the current situation 

Analysis reflecting existing opportunities and resources, clearly stating existing 
issues and challenges, settlement dynamics, urban trends as well as land use 
changes.  This information will form the basis for the development philosophy to 
guide future decisions about where the municipality would like to invest in 
infrastructure for future development.  
 
14.1.5 Clear vision and strategy, based on local   developmental needs 

Based on the analysis information, a clear vision and strategies have to be 
developed.  The following would have to be included. 

 

• Strategies for Sustainable Development, taking existing resources and 
potential into account  

• Spatially informed strategies for local economic growth and development 
and poverty reduction 

• Strategies for spatial development of the municipality– land release, 
housing development, social and economic infrastructure, commercial 
developments 

• Evidence of different investment strategies for areas of high and low 
economic potential 

• Economic Strategy informed by National LED Framework and the principles of 
the NSDP, PGDS,  and Asgi-SA 

 
14.1.6 Strategic Environmental Assessment 

Integrating environmental management into development initiatives is not a choice 
but a response to the law of the Republic of South Africa.  It is therefore important to 
have checklists of proposed plans and programmes so that a determination can be 
made on the types and significance of impacts associated with the plans.   

Recommendations and conditions under which developments should happen have 
to be put forward, based on the environmental characteristics.  Current 
environmental policy and legislation should also be considered to strategically 
assess all proposed developments.  
 
14.1.7 Skills Transfer 
As the SDF is a legal requirement, the municipality should have adequate human 
resources to undertake this exercise.   In instances of lack of capacity and the SDF 
is prepared by a Service Provider, commitment from the municipality to have human 
resources available to whom skills can be transferred to is very critical.  The SDF 
document should indicate the municipality’s plans towards skills transfer. 
 
14.1.8 Implementation Plan and Alignment 

The SDF should have clear measurable budget and implementation plans aligned 
to the SDBIP (As this is applicable to the IDP Framework, so should the SDF also 
have its own Implementation Plan). 

There needs to be clear horizontal and vertical alignment with relevant line function 
departments and other role players. (Clear budgets for projects to be implemented 
by outside agencies) The SDF needs to:- 

• Ascertain if the district SDF reflects the plans of the local SDF in terms of 
aligned service delivery and sector inputs(vertical alignment); 

• Ensure alignment with SDFs of neighbouring DM’s and LMs (horizontal 
alignment); 
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• Incorporate principles of the PSDP, NSDP, DFA principles, Rural 
Development priorities, Area Based Plans, Environmental Conservation 
requirements, Agricultural land changes of use, subdivision policies and 
infrastructure requirements; 

• Alignment with the PGDP; 

• Reflection of Asgi-SA programmes; 

• SDFs should be reviewed annually, together with the IDP; and 

• Explains the capacity building and training which will be undertaken to 
ensure skills transfer throughout the implementation process. 

Over and above the clear alignment of plans, the SDF should have plans on how 
they intend to progressively achieve the national and provincial service delivery 
targets 
 
14.1.9 Reflection of priority areas, projects of the IDP 
The SDF should be a spatial “mirror” of the IDP and should have maps indicating 
where IDP projects should occur on the available land.  Existing activity corridors 
and transport routes should also be mapped. The municipality will then decide on 
focus areas of priority spending. 
 
14.1.10 A monitoring system (OPMS) 

It is vital that the Performance Management System (PMS) be carefully designed, to 
ensure that the process does not end at SDF implementation.  The SDF should 
have a reflection of how the municipality is aiming to ensure that there is a 
mechanism to assess and gauge the level at which the SDF strategic objectives are 
being met.  
If the objectives are not met, reasons for not meeting will be identified, for example 
financial and human resource capacity. 
 
14.1.11 Reflection of institutional capacity requirements 

There is a need for human resource capacity as well as adequate budget available 
for implementation of identified programmes.  A strategy for recruitment and 
retention of staff with plans for quality training and development opportunities for 
staff has to be in place.  

 In the event that there are institutional capacity challenges, intervention needs to 
be identified and an institutional development and implementation plan put in place 
for institutional capacity building in order to achieve effective and integrated SDF s 
and Land Use Management Guidelines. 
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TOOLKIT TWO: LAND USE MANAGEMENT GUIDELINES 
 
1. DEFINING THE LAND USE MANAGEMENT SYSTEM 
Land use management comprises Spatial Development Framework, Plans and 
Reports, Land Use and Development Policies and Strategies, Land Use 
Management Guidelines and the regulation of land use involving Zoning Schemes 
and Building Regulations. 
 
1.1 Land Use Management Guidelines 

The Land Use Management Guidelines involve development of tools to guide and 
ensure that the envisaged spatial form of development is achieved.  These 
guidelines will essentially guide the formulation of a Land Use Management System 
for the municipality. For different areas and a variety of land uses, the following are 
examples of what has to be specified, among others:- 

• Settlement Edges 

• Resource edges 

• Focus Areas 

• Zoning regulations 

• Strategic Transport Routes 

• By laws to regulate informal trading 

• Targeted Densities for settlements, towns and cities 

• Urban Agriculture proposals. 
 
1.2 Land Use Regulations 

This component of land development management comprises Zoning Schemes and 
Building Regulations which regulate legal rights to land use and building design. 
This management activity includes the following:  

• Rezoning: that is, to change the use permitted on the property by changing 
the zone of the property. It is a permanent change in land use. 

• Subdivision: to subdivide a piece of land into two or many smaller units. 

• Consolidation: When two or more properties are joined together to form a 
single erf. 

• Departures: to change land use restrictions in a Zoning Scheme. 

• Consent use: Obtaining permission from council to use a property for 
alternative use for a stipulated period of time, that is, other than the 
permitted use.  

 
 
 
 
2. Importance of Land Use Management In The Eastern Cape 

Since the nature of the land use and settlement dynamics of the Eastern Cape is 
distinct in that, socio-economically, the patterns observed are dominantly rural and 
peri-urban in nature, with only a few metropolitan areas exhibiting characteristics of 
intensifying urban environments. The most important economic resources available 
within the province relate to its natural endowments: agricultural potential and 
scenic attractions at these relate to the possibilities of developing a sustainable 
tourism industry. 
 
Settlement patterns appear to be spontaneous in many cases or poorly regulated, 
with people drawn to settle closer to main transportation routes or to areas where 
potential economic activity is evident. In most urban areas, the ‘informality” is also a 
feature, with histories of spatial planning, maintenance of infrastructure, and the 
enforcement of basic land use management and building controls compromising the  
daily functioning. 
In order to ensure that the most important resources available support and facilitate 
economic development, wise land use is critical in the Eastern Cape. To achieve 
this objective, it is necessary that some difficult challenges are faced: 

• The challenge of poor local capacity to appreciate the importance of land 
use management and to support its practise in a technically sound manner; 

• The challenge of institutional “environment” within which overlapping 
jurisdictions complicate decision-making processed in relation to settlement 
and land development permissions; 

• The challenge of a legal system that remains flawed in so far as legislation 
exists but often is insufficient to unravel the complexities of overlapping land 
rights in less formal settlements; 

• The challenge of formulating a LUMS that draws together, as active 
participants and administrators, the parties most involved in land use 
decisions (i.e. local municipalities, traditional authorities, communities and 
existing role-players).  
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The Eastern Cape Province urgently needs an effective and integrated Land Use 
Management system which is embraced and implemented by all stakeholders. Such 
a system will require accessible information, regular updating, monitoring and 
review of achievements and, comprehensive research into trends, dynamics and 
change over time. The underlying rationale of establishing an information 
management system to support land use management is based on the 
understanding that implementation of the Provincial Growth and Development Plan 
programmes need spatial management and co-ordination to achieve effective 
results in the attainment of the future vision of a poverty free Eastern Cape. 
 
 
3. The Purpose of A Land Use Management System 

The purpose of creating a Land Use Management System is to promote 
coordinated and environmentally sustainable development. This is important in 
order to achieve: 

3.1 Amenity 
A pleasant living environment is established by residential areas that look good, 
where people feel safe, and which are close to facilities. 
 
3.2 Conservation 
Certain buildings, places or areas need to be conserved for future generations. 
 
3.3 Convenience 
People need to located in neighbourhoods be conveniently relation to employment 
opportunities and to community and other facilities. 
 
3.4 Efficiency and Economy 
Maximum use of scarce resources.  
 
3.5 General Welfare 
By creating a healthy and safe environment, and by ensuring that adequate 
provision has been made for all necessary services and facilities, the whole 
community is benefited. 
 
3.6 Healthy Living Environment 
Land uses such as open spaces and community facilities are required to create 
healthy communities, whereas the land uses causing nuisance or pollution need to 
be carefully monitored. 
 
3.7 Order 

Land uses that are not compatible need to be separated. People need to be certain 
when they buy or rent property, that their amenity and property values will be 
protected. 
 
3.8 Access of land 
Provision of land and services to enable mixed use precincts to ensure access for 
marginalised communities and support for livelihood initiatives to fight poverty. 
 
3.9 Safety 
Land uses harmful to health need to be placed in areas where it can be controlled. 
Adequate space between neighbouring properties provide for storm-water and fire 
control. 
According to the White Paper on Spatial Planning and Land Use Management 
(2001), the need for controlled development is motivated by a number of concerns, 
namely:  

• Environmental concerns: uncontrolled development of land can have 
adverse effects on natural habitats, cultural landscapes and air and water 
quality. 

• Health and safety concerns: uncontrolled development can lead to 
overcrowding and unsafe building construction.  Certain land uses can also 
be detrimental to the health and safety of neighbours. 

• Social control: the control of land uses and building types has long been a 
means of exerting social control, particularly through the exclusion of 
certain types of person, household or economic activity from certain areas 
through the application of particular development controls limiting, for 
instance, plot sizes, plot coverage and home industries.  

• Efficiency of infrastructure provision and traffic management: 
increasingly it has become clear that the where the granting of development 
permissions is not coupled with the provision of adequate infrastructure and 
traffic management the consequences can be severe.  Similarly, where 
infrastructure is provided, generally at high financial cost, without taking into 
account likely and relevant land – use and settlement patterns the 
opportunity costs to society are very high.  

• Determination of property values for purposes of rating: the market 
value of land is the basis on which property valuation is determined and the 
extent and nature of the development permitted on the land is a key factor 
in that determination. 

• Aesthetic concerns: the control of land development enables government 
to prescribe certain design parameters for buildings 

 
4. MANAGING LAND USE CHANGE 
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4.1 Broad Land Use Categories 

The land use management system assigns areas according to existing and 
preferred future land use according to the Spatial Development Framework and the 
Land Use Scheme for particular areas within and municipality of the whole 
municipality. The strategies and development intentions related to land use 
outcomes in future are depicted and described in Spatial Development Framework 
Plans and reports (SDFs). Broad land use categories or zones are generally used 
for this purpose.  

In addition, the land use management system depicts those areas where specific 
development limits should apply, where investment should be encouraged and 
where infrastructure would be available at certain levels according to available 
resources and needs. The SDFs should as a minimum specification depict these 
broad land use categories and spatial management tools or guidelines according to 
the public investment approach adopted in support of the Integrated Development 
Plan for the municipality (refer to Section 2 above). These would include: 

• Human settlements (cities, towns, villages, clusters of homesteads, resorts 
etc. built up areas and mixed land use areas incorporating public open 
spaces, residential, commercial, institutional, office, industrial, transport, 
tourism and hospitality, medical, social, sport and recreation, government 
and municipal land uses); 

• Infrastructure including roads, rail, airports, harbours, cellular masts, water 
services and renewable energy installations;  

• Environmental Areas where no development would be encouraged (core 
areas) and environmental conservation areas where managed and 
sensitive development would be considered in terms of National 
Environmental Management Regulations; 

• Resource areas  (non-built up areas) including arable agriculture, grazing, 
forestry, renewable energy, mining, tourism attractions and heritage areas; 

• Transport routes (strategic routes and activity corridors) 

• Development Focus areas; 

• Settlement/urban edges; and 

• Resource area edges. 
It needs to be emphasised that the built up areas of the province are where 
development should be prioritised and encouraged in order to increase 
opportunities for better quality of life, access to amenities and economic 
opportunities for all. The non built up resources areas that remain should be 
protected and conserved in the interests of food security and sustainability in the 
future.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 15 

4.2 Criteria to assess desirability of land use change 

The recommended criteria for considering the desirability for changing land uses 
are depicted below as a guideline to decision making: 

• The need to eradicate poverty; 

• The need to create jobs; 

• The need to rectify the spatial imbalances stemming from apartheid 
governance and planning practice of that era; 

• The need to integrate land use; 

• The need to establish mixed land uses; 

• The need to use scarce resources e.g. land, water, infrastructure, efficiently 
and effectively; 

• The need to promote efficient transportation systems; 

• The need to utilise alternative energy systems 

• The need to discourage and contain urban sprawl; 

• The need to increase densities; 

• The need to focus on “Brownfield development” before developing 
“Greenfield” projects; 

• The need to ensure environmental, social and economic sustainability; 
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• The need to empower communities so that they understand the issues 
involved in development, are able to make rationale decisions and 
ultimately hold municipal officials accountable for their actions this is a core 
concern of democratic development governance; 

• To militate against the exclusionary characteristics of Eurocentric zoning 
schemes. Current zoning practice and outcomes favours those who have 
the means to afford it. In general terms the poor and the lower classes are 
pushed to the extremities of the urban area and away from key areas of, for 
example, economic opportunity. Current zoning practice perpetuates spatial 
imbalance. 

• To minimise the potential impact of natural disasters, particularly on the 
urban poor; 

• To develop and maintain an urban (settlement) edge in order to combat 
sprawl and low density, single land use development; 

• To develop opportunities for urban agriculture, to not only provide jobs but 
also to sustain food security; 

• To embrace multiculturalism; 

• To create affordable opportunities for social and economic development; 

• To provide access to social infrastructure; 

• To develop and implement strategies to minimise the potential negative 
consequences of climate change and  

• To develop and minimise the potential problems stemming from the 
systematic demise of fossil fuel supplies. This has enormous implications 
for the spatial configurations of urban and rural areas. 

 
4.3 Assessment Criteria for Development proposed outside a Settlement Edge 

In order to facilitate the management of changes to the settlement edge, land use 
change and development applications on land outside the edge, an agreed set of 
criteria need to be followed to avoid confusion and inconsistent policy management. 
Guidelines of recommended assessment criteria are provided in Table 1 below. 
These are considered to be the minimum criteria to be used and municipalities may 
develop additional criteria which must be consistent with the PSDP values and 
principles.  

REF APPLICATIONS FOR DEVELOPMENT OUTSIDE THE SETTLEMENT 
EDGE: RECOMMENDED ASSESSMENT CRITERIA 

1. General Appraisal 

1.1 Is the proposed development considered desirable in terms of the needs 
of the community and general public at large? 

1.2 Is there a need for this development in or near the settlement? 

1.3 Is this property the only possible site where the proposed development 
could be located? 

1.4 Will the development impose additional capital and/or operational costs on 
the municipality? 

1.5 Is there general public support for the proposal? 

1.6 Is the development supported by the directorates/departments within the 
municipality? 

1.7 Does the development application comply with the strategies of the 
Integrated Development Plan? 

1.8 Does the development application comply with the strategies of the Spatial 
Development Framework Plan? 

1.9 Does the development promote Local Economic Development? 

1.10 Does the Development create opportunities for public private partnership? 

1.11 Does the application enable the development of alternative renewable 
energy? 

  
2. Appraisal in terms of High Order Urban Edge Principles 

2.1 Is there a proven need to accommodate population growth? 

2.2 Does this application offer an opportunity to re-structure the settlement 
(e.g. achieve integration of housing, employment opportunities and/or 
community facilities)? 

2.3 Does the development counteract settlement sprawl? 

2.4 Is the provision and ongoing maintenance of services likely to be 
economically feasible and sustainable? 

2.5 Would the development assist in maximizing the efficiency of land uses 
(e.g. increased densities and/or intensity of development)? 

2.6 Would the development enable pro-active management and phasing of 
growth? 

2.7 Would the development protect environmental resources in the area? 

2.8 Would the development achieve the goals of social, economic and 
ecological sustainability? 

2.9 Would the development use already impacted land :brownfield” rather 
than economically valuable agricultural land? 

2.10 Would the proposed new uses be compatible with surrounding uses? 
3. Appraisal in terms of Low Order Urban Edge Principles 

3.1 Would the development preserve, rehabilitate or establish ecological 
corridors as open space, farms/agricultural land as STEP corridors, green 
belts or open space links? 

3.2 Would this development ensure planned and orderly transition of 
development from built up to rural land uses? 

3.3 Does the proposed development exclude the following? 
Prominent landform and character areas; 
Valuable soils (regardless of the use value); 
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Hydrological features (surface and ground water features); 
Ecological resources (aquatic and terrestrial); 
Protected areas (conservation sites); 
Sites or areas designated as core and buffer bio-regional spatial planning 
categories; 
High intensity/potential agricultural resources; and 
Cultural/heritage resource areas. 

3.4 Does the development consider the position of services infrastructure 
(using the barrier effect of major infrastructure such as main roads)? 

3.5 Would the development remain within the limit of the capacity and reach of 
services infrastructure? 

3.6 Would higher order roads, access routes and transport infrastructure be 
used or provided for the development? 

3.7 Is appropriate consideration given to the visual impact of the proposed 
development along the edge and the views of the rural area from the 
edge? 

3.8 Would the proposed development promote a sense of unified community 
along the edge? 

3.9 Does the proposed development consider where and how the residents of 
informal settlements and/or public funded housing will be housed?  And at 
whose cost will this be achieved? 

5. ZONING SCHEME 
 
5.1 What is land use zoning?  

Land use zoning indicates the purpose for which land may be used as well as how 
that parcel of land should not be allowed to be used for. 

 
5.2 What are land use zones?  

These are definitions used to manage the use of land. They are further categorized 
under the following headings identified for ease of reference purposes: 

 
Zone Examples 

Agricultural zone Agriculture, Agricultural industry, fish farming, 
forestry 

Residential zone Dwelling house, town house, boarding house, group 
house 

Business zone Shop, business premises, restaurant, 
hawking/informal trading, tarven, funeral parlour, 
offices, service station 

Mixed-use zone Offices & residential 

Industrial zone Extractive industry, light industry, noxious industry, 
service industry, general industry, service workshop 

Institutional zone Place of assembly (public hall, civic centre, 
community hall), place of worship (church, chapel, 
mosque), place of instruction (schools, library, art 
gallery, museum, university) 

Resort zone Holiday accommodation, holiday housing, caravan 
park, camping facilities 

Open space zone Public open space, private open space 

Transport zone Roads, railways,  airport, transport terminal, truck 
stop, utility facility, public street and parking, private 
street and parking 

Authority zone Authority usage – government offices, police station, 
fire and ambulance stations, sewerage treatment 
works, water reservoirs 

Environmental 
management 

Nature reserve, game reserve, marine reserve, bird 
sanctuary, conservation 

Special zone Special usage – areas not accommodated in other 
standard zones 

 

5.3 What is Zoning Scheme? 

A zoning scheme is a tool used by a municipality to manage growth and 
development according to policies of the Integrated Development Plan and Spatial 
Development Framework to promote sustainable development and better quality of 
life for the people.  
 
5.4 What is the purpose of a zoning scheme? 
The purpose of zoning scheme is: 

• To indicate the land use rights for each parcel of land in an area. 

• For use by the local authority to control and manage the use of land in an 
area. 

 
5.5 What does zoning scheme consist of? 

A zoning scheme consists of the f0llowing components: 

(i) Zoning map 

• A plan of the town showing the land use permitted on each parcel of land. 
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• Each parcel of land is called an erf (or farm) or erven (farms) when it is 
more than one. Each erf has a separate number to assist in managing the 
land use.  

(ii) Scheme regulations 

• Scheme regulations inform local authority what each parcel of land can be 
used for and how extensive the development on each parcel of land may 
be. 

(iii) Register 

• The register is the record of all the changes in land use that have been 
applied for over time. 

• The register must be updated continuously by local authority. 

• Both approvals of a change in land use as well as refusals must be 
recorded by the local authority in the register. 

 
5.6 What does the content of the Scheme Regulations consist of? 

Most scheme regulations consist of the following: 
 
5.6.1 List of definition of the relevant terms used in the regulations 

“Building use” – means the use of a building or a specific purpose for which a 
building may be used.  

“Agriculture” means the cultivation of land for crops and plants or the breeding of 
animals, or the operation of a game farm on an extensive basis on the natural veld 
or land; it includes only such activities and buildings which are connected with the 
main agricultural activity. 
 
5.6.2 Different land uses grouped into zones that indicate the use to which 

that particular zone may be used.   

• For example, a primary school may fall under “institutional zone”  and 
livestock farm may be categorized under “agricultural zone” 

• Each zone is assigned a particular distinctive colour to distinguish it from 
the other zones. 

 
5.6.3 Each zone also consists of primary uses and consent uses. 

Primary use is a land use that is automatically permitted on a particular zone. For 
example, in a “residential zone” a “flat” is permitted. 

• Consent uses are land uses that may be permitted only with the permission 
of the local authority or the planning board. For example, in “residential 

zone” a pre-school may be permitted with consent of the local authority or 
the planning board. 

 
5.6.4 Planning controls or restriction in the zoning schemes or specific 

policies for certain land uses (Check-list). 

Planning controls or restrictions are used to indicate how extensive a property may 
be developed. Generally, land use management controls should address, inter alia, 
the following management elements: 

Planning control Examples 

Coverage restriction To prevent over development of a site 

Height restriction Safety, climatic control-shade caused by high 
buildings, effect of wind, protection of views 

Floor area ratio 
requirements 

To control the size of buildings 

Building density 
limits 

To ensure that the area is not overdeveloped 
causing strain on social facilities and services 

Side and rear space 
requirements and 
building lines 

To ensure access to the rear of properties for 
fire safety purposes and to lay service 
infrastructure, space around buildings to ensure 
unrestricted airflow, adequate lighting, privacy, 
an area for recreation, and possibly future road 
widening  

Parking and loading 
bay requirements 

To ensure the vehicles can safely be 
accommodated off  the street to facilitate 
smooth traffic flow 

External appearance 
of building 

To promote a sense of place 

Erection of signage For safety and aesthetic reasons 

5.7 An Example of a Land Use Control 
 
5.7.1 Residential Zone 1  
 

Colour notation:  Yellow 

Primary use:  Dwelling house 

Consent uses:  Bed and breakfast, boarding houses, day care centre 

Land use restriction:  

• Coverage: at most 50% (total area of the site to be covered with buildings) 

• Height:  at most 2 storeys ( how high the building should be – here not 
more than 2 storeys) 
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• Street building line:   at least 4 m (space from the street boundary of the 
property to the building should be at least 4m) 

• Side building line:  at least 1.5m (space from the erf boundary of the property 
to the building should be at least 1.5m) 

• Parking:  at least 1on-site parking space per unit (one parking site to be 
provided on the site) 

 
5.8. Preparation of a Zoning Scheme 
 
5.8.1 Why do we prepare schemes? 

Planning schemes provide the foundation on which a land use management system 
for a municipality is based.  

The objectives of schemes may include the following: 

• To indicate clarity the use of a particular piece of land what may or not be 
permissible to be used on a particular parcel of land. This may assist in 
resolving conflict in the use of a particular parcel of land. 

• To provide the necessary mechanism for land use control. 

•  To promote efficient and effective use of land parcels. 

• To assist in the general management of land use and land use change. 

• To protect the natural and cultural resources including high potential agricultural 
land places of historical and cultural significance. 

• To ensure efficient transportation movement within the area.   
 
5.8.2 What legislation governs the preparation and approval of zoning 

schemes? 

In terms of Section 26(e) of the Municipal Systems Act, 2000 (Act No. 32 of 2000), 
every Municipality is required to formulate a Spatial Development Framework (SDF) 
as part of the contents of its Integrated Development Plan (IDP).  

This SDF must include basic guidelines for a Land Use Management System that 
will apply to the entire municipality. 
 
5.8.3 Where should scheme be prepared for municipal area? 

A scheme must be prepared for the whole of the municipality area (wall –to –wall 
scheme) or the priority areas with development pressures. 
 
5.8.4 Steps on how to prepare a Zoning Scheme 

The following broad steps are required in the preparation of planning schemes: 

Steps  

1 Prepare a Work Plan and Consultation   plan to guide the 
process and determine the budget required 

2 Data collection and analysis, including community input 

3 From steps 1 and 2 above, it will be possible to determine the 
appropriate level of management required and the different 
districts, special zones and management areas which will be 
needed for each particular spatial area. These will be shown 
spatially on a single map where possible, or on a map with 
overlays where necessary 
 

4 Prepare Statements of Intent for each area which prescribes 
how an area is to be developed in the future. 

5 Once the districts, special zones and management areas and 
the statement of intent for each area have been established, it 
will be possible to determine which land uses and activities are 
to be permitted or prohibited and the detailed development 
regulations pertaining to each area. These regulatory 
mechanisms will be shown in a series of templates and land 
use matrices. 

6 A municipality should then determine which planning and 
environmental policies and additional controls will be required 
to make the plan clear and effective. Simple forms and 
applications procedures should be included to facilitate 
development. 
 
It is essential that there is community consultation in the 
preparation of the plans and this community consultation is 
essential at all stages in the preparation of plans 

7 Obtain community input on the draft; Circulation to relevant 
authorities for comment and or approval.  

8 Submission to the Council for approval. 

 
5.8.5 What principles should guide the preparation of zoning / planning 

schemes? 

Spatial planning, land development and land use management systems must 
promote and enhance normative and procedural principles: 
 
Normative principles Procedural principles 

• Social, environmental and 
economic sustainability 

• Equality in terms of needs 

• Fair and good governance 

• Cooperative governance 

• Participation 
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and access 

• Efficiency 

• Integration 

• Protection of natural 
resources and special 
features 

• Harmony in terms of land use 
relationships 

• Quality environment 

• Certainty 

• Strategic links 

• Facilitation rather than control 

• Capacity building 

• Speedy decision-making 

• Use of ‘non-expert, local, 
indigenous knowledge 

• Access to information 

 
Additionally, schemes must also adhere to legal principles and requirements as 
set in the following legislation: 

• Development Facilitation Act, 1995 (Act No. 67 of 1995) 

• National Environmental Management Act, 1998 (Act No. 107 of 1998) 

• National Land Transport Transition Act, 2000 (Act No. 22 of 2000) 

• National Water Act, 1998 (Act No. 36 of 1998) 

• National Forests Act, 1998 (Act No. 84 of 1998) 
 
 
5.9 Land Use Change 
Land Use may be changed by using one or more of the following approaches: 

• Rezoning 

• Departure 

• Subdivision 

• Consolidation 
 
5.9.1 What is rezoning? 

Rezoning means to change the permitted use on the property, that is, by changing 
its “zone” to another zone. 
 
5.9.2 What is subdivision? 

Subdivision means to subdivide a parcel of land into smaller portions. The smaller 
portions are then registered as separate properties. 
 
5.9.3 What is Consent Use? 

A consent use means obtaining the councils permission only to use property in a 
particular zone. It use does not change the zoning of the property. 
 
5.9.4 What is consolidation? 

A consolidation means joining 2 or more erven into a single erf without changing its 
original use.  
 
5.10 Land Use Matrix 

Land use matrix is a useful method of showing land use information on a single 
table. Its purpose is to indicate the land uses that are permitted, prohibited or to be 
allowed only with development permit or consent (See below for an example) 

 

 

 

 

 

 

 

 
Example of a Land Use Matrix 

Land Use Zones 

 
 
P = Permitted Use 
D = Development Permit 
C = Conditional Use 
X = Prohibited Use 
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Town house P P P C X C X 

Boarding house  C C P C X D X 

Mobile Home X X C C X X C 

Hawking / Informal Trading X X C C C X X 

Shop X X C P P P X 

Tavern X X C P X C X 

Home business D D D P P P X 

Professional Office  X X C P P P X 

Play of instruction C P P C D C X 



APPENDICES AND TOOLKITS: ECPSDP TOOLKITS 

EASTERN CAPE PROVINCIAL SPATIAL DEVELOPMENT PLAN: DRAFT 

Place of worship C C C C C C D 

Agricultural industry X X X C P C X 

Agricultural building X X X C P C X 

Noxious industry X X X X C X X 

 
6. BROAD LAND USE MANAGEMENT GUIDELINES FOR EASTERN CAPE  

The PSDP uses four main land use categories. (environmental, human settlement, 
resource area and infrastructure) From a PSDP point of view the table of guidelines 
(below) may be developed in more detail to suit individual requirements of each 
municipality. 

The schedule below sets out the broad guidelines and/or land use objectives related 
to those land use categories. Adjustments will need to be made to suit particular 
circumstances in each municipality or portion of each municipality. Of significance is 
the need to achieve a fusion of indigenous land use management systems with the 
conventional/technical approach used to date. This adapted system will need to be 
the outcome of ongoing stakeholder engagement under the auspices of a specific 
project in future.  
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SDF Land Use Category  Development Objective PSDP Land Use Type Common Terms Land Use Management Guidelines on Preferred 
Outcomes 

Core Biodiversity Category 
1, Wetlands, Coastal 
Zone, Protected 
Reserves 
 

Environmental Areas Protection of the core bio-
diversity areas, natural 
resources and the ecological 
system through integration and 
alignment of SDFs with the 
environmental policy and spatial 
frameworks. 
 

Conservation Nature reserves, 
Floodplain, River 
corridor, Indigenous 
forest, Heritage site 
 

Land Use: 

• Limited buildings, tented camps or huts.  Only walking 

and horse-riding trails; 

• Includes the natural landscapes as reflected in the EC 

Bio-Diversity Conservation Plan (BLMC 1); 

• No agricultural uses. 

• Limited development such as eco-tourism and soft-

adventure activities 

 
Level of Infrastructure and Services: 

• Limited infrastructure or services required for 

sustainability of the environmental area. 

• Only management activities should be maintenance of 

the trails, collection of sites of cultural and historical 

significance; 

Access along existing paths/trails only. 

Major Settlements / 
City Region 
 (e.g. Nelson Mandela 
Bay, Buffalo City, 
Greater Mthatha, 
Greater Queenstown)  

Cities, Large towns, 
Large urban built-up 
areas with CBDs, 
Industrial 
development zones, 
Industrial complexes, 
Peri-urban interface 
 

Typical Land Uses:  
 
Residential, business and offices, CBDs / mixed use zones, 
industrial, Government and municipal purposes, civic and 
social, small-scale urban agriculture, transport and access, 
utilities and services, sport, leisure and recreation , tourism 
facilities (including hotels, resorts, bed and breakfast 
accommodation, camp sites and caravan parks). 
 
Level of infrastructure and services: Full Municipal 
Services according to available resources 

 

Human Settlements Managed development of 
compact and sustainable human 
settlements with appropriate 
infrastructure, amenities and 
socio-economic opportunities. 
 

Towns and 
Settlements Regions 
(e.g. Lusikisiki, 
Stutterheim, Peddie 
Mt.Frere,  Willomore) 

Local service centres 
/ Small towns, and 
transitional or 
interface areas / peri-
urban areas 

Typical Land Uses:  
Residential, business and offices, CBDs / mixed use, 
industrial, Government and municipal purposes, civic and 
social uses, agriculture, transport and access, utilities and 
services, sport, leisure and recreation , tourism facilities. 
 
Level of infrastructure and services: Basic to Full 
Municipal Services according to available resources 
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  Dispersed settlement / 
villages 
(e.g Newlands (BCM),  

Scattered or 
dispersed 
settlements/ villages 
/  ,   homestead, 
resorts 

Typical Land Use:  
Residential, agriculture, woodlots, social facilities, 
recreational facilities, shops, taverns, small-scale 
commercial activities, tourism and nature reserves. 
Level of infrastructure and services: At Least Basic 

level as Resources Permit 

Resource Areas 
 
 
 
 
 
 
 

Integrated and broad based 
agrarian transformation leading 
to sustainable livelihoods, 
increased rural economic 
development and improved land 
reform. 
 

Agriculture  
(arable and grazing), 
forestry, tourism, 
mining and quarrying 
renewable energy 
potential areas. 

Subsistence / 
commercial farming, 
rural areas, 
commercial 
plantation , 
indigenous forest, 
heritage resources 
and attractions, 
lodges, holiday 
resorts/camps, 
tourist routes,  
sand and mineral 
mining, wind farms, 
nuclear, bio-gas, 
hydro-electric, solar 
energy areas 

Agricultural activities, tourism, resorts, nature reserves 
(public and private) 
 
Afforested areas and associated infrastructure 
Tourism attractions, accommodation and infrastructure. 
 
A positive RoD for an EIA and a permit from DME are a 
pre-requisite for an application for sand and mineral mining. 
 
Managed construction of legal roads to legal sand mining 
sites will significantly reduce the incidence of illegal 
activities and the environmental degradation associated 
with sand mining 
 
A positive RoD for an EIA and a permit from DME are a 
pre-requisite for an application for renewable energy 
provision. 
 

Infrastructure 
 
 
 

Efficient, integrated spatial 
development of infrastructure 
and transport systems in shared 
focus areas  
 

Strategic  
transport routes, 
Communications, 
Alternative energy, 
Municipal  

Higher order 
infrastructure  (roads, 
rail, sea and air) 
 
Cellular masts, radio  
telecommunication 
wind turbines, solar 
panels, electrical 
facilities, etc 
 
Water services, 
cemeteries, etc  

Requirements of the National Environmental Management 
Act apply. 
 
Certain applications, such as, cellular masts and radio 
telecommunication facilities, and solar panels, require an 
EIA and special consent of the Municipality. 
 
Cellular masts and radio telecommunication facilities, and 
solar panels must be carefully placed to avoid visual 
impacts on landscapes of significant symbolic, aesthetic, 
cultural or historic value and should blend in with the 
surrounding as far as possible. 
 
A positive RoD for an EIA and a permit from DME and or 
DEDEA are a pre-requisite for an application for alternative 
energy installation 
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TOOLKIT THREE: PLANNING AND 
DEVELOPMENT APPLICATION 
PROCEDURES 
 

1.  INTRODUCTION 

1.1 Policy and Legal Framework 

At present Land Use Management within the Eastern 
Cape Province is still dictated by the absence of new 
legislation.  Until new legislation is promulgated local 
and Provincial government have to utilise legislation 
dating back as far as 1934. 
 
In addition a complete vacuum exists in rural parts of 
Former Transkei with regards to land use 
management legislation.  The possibility of utilising 
the Development Facilitation Act in these areas 
needs to be explored. 

 

1.2 Objectives of Land Use Management 

• Promoting restructuring of spatially  inefficient 
settlement forms 

• Encouraging wise and sustainable land use 

• Channelling resources to areas of greatest 
need and with development opportunity 

• Stimulating economic development 
opportunities in both rural and urban areas 

• Supporting restoration and equitable protection 
of rights to and in land. 

 

1.3 Key Legislative and policy elements of the  
      new approach to spatial planning 
 

• The Development Facilitation Act 
(Act 67 of 1995) 

• The White Paper on Wise Land Use:  Spatial 
Planning and Land Use Management (March 
2001) 

• The Draft Land Use Management Bill 
(December 2004) 

• Municipal Systems Act 32 of 2000 
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2.  DEVELOPMENT FACILITATION ACT 
     (ACT 67 OF 1995) 

2.1 What types of applications may be  
      submitted in terms of the Act? 

• Any Land Development Application procedure 
aimed at changing the land use for the purpose 
of using the land mainly for residential, industrial, 
business, small scale farming, community or 
similar purpose in terms of Section 31 or 49. 

• Application for amendment of a land 
development application in terms of Section 35 
or 52. 

• Application for a land registration arrangement in 
terms of Section 61. 

• Application for Conditions of Establishment to be 
imposed in terms of Section 34. 

• Application for exemption from conditions of the 
Act in terms of Section 30 or 48. 

• Application for the investigation of a non-
statutory development in terms of Section 42 of 
57. 

• Application relating to a procedural or interim 
matter. 

2.2 Who may apply for land development in   
      terms of the Act? 

• An owner of land, including the State or local 
government body, in respect of land owned by it. 

• An agent or independent contractor acting on 
behalf of the owner of the land. 

• A person acting with the consent of the owner of 
the land. 

• A person to whom land has been made available 
by the State or local government body in terms of 
a land availability agreement. 

• A person on behalf of the owner of land in any 
other capacity. 
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2.3 Land Development Applications 

• The Land Development Applicant shall lodge a 
land development application, accompanied by 
the prescribed documentation and information, 
with a designated office in the prescribed 
manner. 

• The application should either be hand delivered 
or delivered by registered post.  If an application 
or documentation is transmitted electronically, 
the originals should be filed with the designated 
officer within seven days of transmission. 

The address of the designated officers: 
The Designated Officer (DO) 
Department of Housing, Local Government 
and Traditional Affairs 
Private Bag X0035 
Bhisho 

• The Applicant gives notice to the prescribed 
persons and bodies (in consultation with the DO) 

• Proof of such serving of documents need to be 
kept by the applicant and required by the 
Tribunal. 

• This notice shall call upon such person or body 
to provide the designated officer with comments 
in writing, within a period specified in the notice, 
on the land development application, or – failing 
delivery of such comment within such period, or 
if comments were delivered but constitute an 
objection to any aspect of the application, to 
appear in person or through a representative 
before a date specified in the notice. 

• The designated officer shall within a prescribed 
period provide the applicant with any comments, 
objections or representation received, to which 
the applicant may reply within the prescribed 
period. 

• In terms of Regulation 27, the designated officer 
needs to make a recommendation to the Tribunal 

regarding the requirement for an environmental 
evaluation.  This could be in the form of a letter 
from the Department of Economic Affairs, 
Environment and Tourism. 

• The DO shall consider the following:   

o the application 

o the comments, objections or representations 
received 

o any reply from the applicant to such 
comments, objections or representations. 

and within the prescribed period submit the 
application and such comments objections, 
representations and reply, together with his/her 
report and recommendations on the application – 
to a tribunal for its consideration. 

• The tribunal shall consider the application and 
may approve or refuse the land development 
application in whole or in part or postpone its 
decision thereon. 

• In approving the application, the tribunal may 
impose conditions of establishment relating to 
various aspects, including:   

o provision of infrastructure 

o provisions or transfer of land to any 
competent authority for a public open space 

o provision of streets, parking and public open 
spaces 

o suspension of restrictive conditions or 
servitudes affecting the land 

o registration of additional servitudes, etc as 
described in Section 33 and 51. 

• Once notified of the approval of a land 
development application, the applicant shall 
within the prescribed period: 

o Lodge with the Surveyor General the 
necessary plans diagrams, documents and 
other information required by the Surveyor 
General to approve the General Plans. 

o Lodge with the registrar the approved plans 
and diagrams and title deeds and other 
documentation required by the registrar for 
the opening of a subdivision register. 

• An aggrieved applicant or objector may lodge an 
appeal within the prescribed period with the 
Development Appeal Tribunal.  The Act 
prescribed the processes to be undertaken in the 
event of an appeal being lodged. 

• In terms of Section 25 of the Act, the 
proceedings of a tribunal or development appeal 
tribunal may be brought under review before any 
division of the Supreme Court. 

• Section 67(3) of the DFA states that if a land 
development application has been rejected in 
terms of the DFA, the same or substantially 
similar application may not be submitted in terms 
of any other law for a period of two years. 
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3.  LAND USE PLANNING ORDINANCE  

3.1 Structure Plans 
      (Section 5(1) of Ordinance 15 of 1985) 

• The general purpose of a Structure Plan is to lay 
down guidelines for the future spatial 
development of the area to which such a 
Structure Plan relates, in a way that will most 
effectively promote the order of the area as well 
as the general welfare of the community 
concerned. 

• In terms of more recent legislation, the Municipal 
Systems Act (Act 32 of 2000), a minimum legal 
requirement in terms of this Act stipulates that all 
municipalities are to formulate a Spatial 
Development Framework (SDF) Plan as part of 
their integrated Development Planning Process 
(IDP). 

• In terms of Section 35(2) of the Act: “ A spatial 
development framework contained in an 
integrated development plan prevails over a plan 
as defined in section 1 of the Physical Planning 
Act (Act no. 125 of 1991)”.   

• This establishes clearly that the SDF shall take 
precedence over any other plan approved by 
Municipal Councils.  

• Accordingly, the SDF is the primary spatial 
forward plan and the first point of reference when 
seeking guidance on specific land development 
decisions that are required from time-to-time. 

• However, for a SDF to fulfil the function of that of 
a Structure Plan the SDF needs to contain the 
appropriate level of detail in order to describe the 
intended and desired nature of spatial 
development in a Municipal area or particular 
part of a Municipal area.          (Refer to Toolkit 
on SDFs for more info) 

 3.2 Delegated Powers to Local Authorities 
       (Section 4(6) of Ordinance 15 of 1985) 

 

A Local Authority cannot approve a Land Use 
application if it falls within the following categories: 

 

• Any development under the 1 in 50 year flood 
line. 

• Where the development is rejected by a 
Government Institute or Department. 

• Where the rezoning would allow a use which 
conflicts with the stipulations of Structure Plan 
[Structure Plan in terms of Section 4(6)]. 

• Rezoning of an area outside the Local Authority 
boundaries to Resort Zoning, in terms of Section 
8 schemes, or similar zonings in terms of Section 
7 schemes. 

• Any rezoning for which a permit is required in 
terms of Regulations promulgated in terms of 
National Environmental Management Act, 1998 
(NEMA) 

• Any rezoning of land which falls outside the area 
of an approved structure plan in terms of Section 
4(6), where the application is for the following: 

 

o Rezoning to Residential III or IV in Section 8 
Scheme Areas or similar medium to high 
density residential zones in Section 7 
Scheme Areas that fall outside a Central 
Business Area or other high density activity 
nodes or corridors. 

o Rezoning to Business Zone I in terms of 
Section 8 Scheme Areas or similar most  

o intensive business zoning in Section 7 
Scheme Areas, which fall outside a Central 
Business Area or other high-density activity 
nodes or corridors. 

o Rezoning to Industrial II and Industrial I 
zonings in Section 8 Scheme Areas or 
similar noxious or industrial zonings in 
Section 7 Scheme Areas that fall outside 
homogenous, designated areas planned for 
such specific purposes. 
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3.3 Application for Departure 
(Section 15 of Ordinance 15 of 1985) 
 

An owner of land who wishes to depart from any 
provision of a zoning scheme as regards to: 

• Land use restrictions imposed in terms of the 
scheme. 

• Utilise land on a temporary basis for a purpose 
for which no provision is made in the scheme. 
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3.4 Rezoning 
(Section 16 and 17 of Ordinance 15 of 1985) 
 
An owner of land who wishes to obtain permission to 
change the land use category (zoning) of his/her 
property to permit a specific land use envisaged. 
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3.5  Application for Subdivision 
(Section 23 – 25 of Ordinance 15 of 1985) 

 
An owner of land who wishes to divide a property into 
smaller erven 
 
Applications for rezonings and subdivisions can be 
considered simultaneously, but rezonings must first 
be granted when a rezoning is required to permit a 
subdivision 
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3.6 Application for special consent 
(As permitted in terms of applicable scheme 
regulations 

 
An owner of land who wishes to apply for the use of 
land or a building which is permitted in terms of the 
zoning scheme, only with the consent of council. 
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4. OTHER RELEVANT PROCEDURES 
APPLICABLE TO LAND USE MANAGEMENT 
FUNCTIONS 
 

4.1 Application for closure/diversion of public 
streets or places 
(In terms of Municipal Ordinance 20 of 1974) 

 
A council who wishes to close or divert a public street 
or close a public place. 
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4.2 Application for removal of restrictions    
(In terms of removal of restriction Act, Act 84 of 
1967) 

 
An owner of land who wishes to remove, temporarily 
or permanently, any restrictive conditions on 
servitudes registered against the title of land in their 
ownership. 
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4.3 Building plan approval 

Check List: 

Before the Building Plan is accepted for scrutiny and 
approval, the following must be ensured:   

• That the application form has been completed 
correctly. 

• That the scrutiny fee has been paid and 
receipted. 

• That the plans are acceptable and drawn to the 
requirement of the regulations.  Ensure that a 
site plan is included and ensure that adequate 
copies are submitted. 

• That a copy of the property Title Deed is 
submitted with the application. 

• It the submission does not comply with the above 
requirements doe not accept the plan and refer it 
back to the applicant. 

 

Town Planning Check List: 

It is recommended that these items be scrutinised 
prior to the services and structures check.  The Town 
Planning check list is derived from the Town 
Planning Scheme, the Property Title Deeds and the 
requirements of the Environmental Conservation Act. 

It must be ensured that the proposed building and 
use of the building complies with the following 
stipulations of the Zoning Scheme Regulations: 

• Permitted used as per the Land use Zones. 

• Street Building Lines permitted in the current 
zoning. 

• Side and rear Building Lines, permitted in the 
current zoning. 

• Coverage Restrictions for the current zoning. 

• Height Restrictions 

• Floor Factor Restrictions 

• Loading Bay requirements 

• Parking Bay requirements 

• Setback requirements 

• Ensure that the proposed building does not 
straggle two or more erven.  If it does, the erven 
must be consolidated. 

• Ensure that there is adequate access to the site. 

 

Title deed check: 

If any restrictive conditions in the Title Deed of the 
property prevents the proposed building or use – see 
“Removal of Restrictive Conditions Act – Act 84 of 
1967”. 
 

National environmental Management Act Check: 

See Regulations in terms of Chapter 5 of the national 
Environmental Management Act, 1998 (NEMA), if a 
proposed building or use requires environmental 
authorisation applications. 

 

Engineering Controls: 

Once  you are satisfied that the various Planning 
checks have been satisfied, you should proceed to 
scrutinise the Plan from the point of view of Structural 
adequacy and service provision. 
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5. LAND USE REGULATIONS CISKEI  
(ACT 15 OF 1987) 

 

5.1 Application for departure 
(Section 8 of Land Use Regulations Act 15 of 
1987) 

 

An owner of land who wishes to depart from any 
provision of a zoning scheme as regards to: 

• Land use restrictions imposed in terms of the 
scheme. 

• Utilise land on a temporary basis for a purpose 
for which no provision is made in the scheme. 
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5.2 Application for rezoning 
(Section 9 of Land Use Regulations Act 15 of 
1987) 

 

An owner of land who wishes to obtain permission to 
change the land use category (zoning) of his/her 
property to permit a specific land use envisaged.  
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5.3 Application for minor subdivisions 
(Section 12 of Land Use Regulations Act 15 of 
1987) 

 

An owner of land who wishes to divide an Erf into 
smaller, separate erven for residential purposes (not 
more than 5 erven). 
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5.4  Application for Township Establishment and 
Subdivided Estate 
(Section 13 of Land Use Regulations Act 15 of 
1987) 

 

An owner of land who wishes to divide a property into 
more than five (5) separate erven or for the purpose 
of township establishment. 
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5.5 Application for Removal of Restrictions 
(Section 23 of Land Use Regulations Act 15 of 
1987) 

 

An owner of land who wishes to remove, temporarily 
or permanently, any restrictive conditions on 
servitudes registered against the title of land in their 
ownership. 
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5.6 Compliance with Town Planning Conditions & 
Rectification of contraventions 
(Section 26 and 28 of Land Use Regulations Act 15 of 
1987) 

• No person shall: 

o contravene or fail to comply with the 
provisions of the zoning scheme conditions 
except in accordance with the intention of a 
plan for a building as approved and to the 
extent that such plan has been implemented, 
or 

o utilise any land for a purpose, or in a 
manner, other than that intended by a plan 
for a building as approved and to the extent 
that such plan has been implemented. 

Section 26(1) of Act 15 of 1987 Stipulates that: 

• If a building or any part thereof was erected in 
contravention with any provisions of a zoning 
scheme or any condition imposed under Section 
24 of the Act, the local authority shall serve an 
instruction on the owner concerned: 

o to rectify such contravention before a date 
specified in the instruction, being not more 
than six months after the date of the 
instruction or, at the option of the council 
concerned, 

o to apply for the determination of a 
contravention levy before a date specified in 
the instruction, being not more than thirty 
days after the date of the instruction. 

Section 26(2), (3) and (4) of Act 15 of 1987 
Stipulates that: 

• If the said owner fails to comply with the 
instruction, the local authority shall take all such 
steps as may be necessary to rectify such 
contravention or, at the option of the council, to 
determine a contravention levy. 

• If the owner disputes the existence or the nature 
and extent of the contravention to which the 
instruction relates or the council’s option or 
applies for a contravention levy, he shall on or 
before the date referred to in the instruction, 
submit a written statement regarding the matter 
to the Department of Housing, Local Government 
and Traditional Affairs – Land Administration 
Section. 

• The Department of Housing, Local Government 
and Traditional Affairs – Land Administration 
Section shall thereupon, having regard to all the 
facts and after consultation with the council 
concerned, consider the state of affairs and 
make a final decision: 

o in relation to the existence or the nature and 
extent of the contravention, and  

o whether the contravention shall be rectified 
or a contravention levy paid. 

• If the Department of Housing, Local Government 
and Traditional Affairs – Land Administration 
Section decides that a contravention shall be 
rectified, he shall fix the period within which the 
contravention shall be rectified, he shall fix the 
period within which the contravention shall be 
rectified. 

• Such a contravention levy shall become due and 
payable: 

o in one capitalised sum as the Department of 
Housing, Local Government and Traditional 
Affairs – Land Administration Section may 
determine, and may be calculated with 
retrospective effect from the date on which 
the erection of the building or part thereof 
concerned had commenced. 

• The Department of Housing, Local Government 
and Traditional Affairs – Land Administration 
Section, when he deems it necessary and after 
consultation with the local authority concerned, 

cancel the payment of a contravention levy or 
amend such a contravention levy. 

• The owner on the date when the instruction is 
served shall be liable for the payment of the 
contravention levy. 

Offences and Penalties 

Section 28(1) and (2) of Act 15 of 1987 Stipulates 
that: 

A person who: 

• Contravenes or fails to comply with a provision 
of: 

o Any provision of Act 15 of 1987 

o Any condition imposed in Section 24 

o Any provision of an applicable zoning 
scheme. 

o Any instruction under Section 26 

shall be guilty of an offence and on conviction 
liable to a fine not exceeding R5000 or to 
imprisonment for a period not exceeding five 
years or to both such fine and imprisonment. 

• Hinders, obstructs, threatens, restricts or uses 
foul language towards a person exercising any 
power noted in Section 27 of the Act, shall be 
guilty of an offence and liable on conviction to a 
fine not exceeding R500 or to imprisonment for a 
period for a period not exceeding six months or 
to both such fine and imprisonment.  

• Person convicted of an offence under these town 
planning conditions who after conviction 
continues with the conduct in respect of which he 
was so convicted, shall be guilty of continuation 
of the offence and on conviction liable to a fine 
not exceeding R100 in respect of each day on 
which he so continues or had continued 
therewith. 

6.  OTHER RELEVANT PROCEDURES 
APPLICABLE TO LAND USE MANAGEMENT 
FUNCTIONS 
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6.1 Building Plan Approval  
(Land Use Regulations Act 15 of 1987) 

 

Check List: 

Before the Building Plan I accepted for scrutiny and 
approval, the following must be ensured: 

• That the application form has been completed 
correctly. 

• That the scrutiny fee has been paid and 
receipted. 

• That the plans are acceptable and drawn to the 
requirements of the regulations.  Ensure that a 
site plan is included.  Ensure that adequate 
copies are submitted. 

• That a copy of the property Title Deed is 
submitted with the application. 

If the submission does not comply with the above 
requirements doe not accept the plan and refer to the 
applicant. 

6.2 Town Planning Check List: 

It is recommended that these items be scrutinised 
prop to the services and structures check.  The Town 
Planning check list is derived from the Zoning 
Scheme, Conditions of Establishment, the Conditions 
of Title in property Title Deeds and the requirements 
of the Environmental Conservation Act. 

It must be ensured that the proposed building and 
use of the building complies with Zoning Schemes, 
stipulations of the Conditions of Establishment of the 
Township or Conditions of Title for the property: 

• Land Use permitted. 

• Street Building Lines permitted. 

• Side and rear Building Lines permitted. 

• Coverage Restrictions. 

• Height Restrictions 

• Floor Factor Restrictions. 

• Loading Bay requirements 

• Parking Bay requirements. 

• Setback requirements. 

• Ensure that the proposed building does not 
straggle two or more erven.  If it does, the erven 
must be consolidated. 

• Ensure that there is adequate access to the site. 

6.3 Title Deed Check: 

See “Removal of Restrictions in terms of Section 23 
of the Land Use Regulations Act, Act 15 of 1987.  If 
any restrictive conditions in the Title Deed of the 
property prevents the proposed building or use. 

6.4 National Environmental Management Act 
Check: 

See “Regulations in terms of Chapter 5 of the 
National Environmental Management Act, 1998 
(NEMA), if a proposed building or use requires 
environmental authorisation applications. 

6.5 Engineering Controls: 

Once you are satisfied that the various Planning 
checks have been satisfied, you should proceed to 
scrutinise the Plan from the point of view of Structural 
adequacy and service provision. 
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7.  TRANSKEI TOWNSHIPS ORDINANCE 
(ORDINANCE 33 OF 1934) 
 

7.1 Application for Minor Subdivision 
(Section 5 and 9 of Ordinance 33 of 1934) 

 

An Owner of land who wishes to divide a property 
into not more than ten (10) separate erven for 
residential, industrial, occupational or similar 
purposes (Whether in or outside of an Urban Local 
Authority) or any number of erven for any purpose 
where such land is situated within the area of an 
urban Local Authority (but does not include 
application for township establishment or subdivision 
of an estate). 
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7.2 Application for Minor Subdivision 
(Section 11 and 12 of Ordinance 33 of 1934) 

 

An Owner of land who wishes to divide a property 
into more than ten (10) separate erven or for the 
purpose of township establishment. 
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7.3 Application for Rezoning 

(Process described in Appendix 1 Section 1 of 
the Standard Town Planning Scheme Regulations 
– Ordinance 33 of 1934) 

 

An Owner of land who wishes to obtain permission to 
change the land use category (zoning) of his/her 
property to permit a specific land use envisaged. 
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7.4 Application for Special Consent 
(Process described in Section 7 and 14 and 
Appendix 1 Section 3 of the Standard Town 
Planning Scheme Regulations – Ordinance 33 of 
1934) 

 

An Owner of land who wishes to apply for the use of 
land or building which is permitted in terms of the 
zoning scheme, only with the consent of council. 
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7.5 Application for Relaxation of Building Lines 
(In Use Zones 1 & 2) 
(Process described in Appendix 1 Section 5 of 
the Standard Town Planning Scheme Regulations 
– Ordinance 33 of 1934) 

 

An Owner of land who wishes to apply for the 
Relaxation of Building Lines. 
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7.6 Application for Relaxation of Building Lines 
(In Use Zones 1 & 2) 
(Process described in Appendix 1 Section 6 of 
the Standard Town Planning Scheme Regulations 
– Ordinance 33 of 1934) 

 

An Owner of land who wishes to apply for the 
Relaxation of Building Lines. 
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7.7 Application for Removal of Restrictions 

(In terms of Removal of Restriction Act, Act 84 of 
1967) 

An Owner of land who wishes to remove, temporarily 
or permanently, an restrictive conditions on 
servitudes registered against the title of land in their 
ownership. 
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7.8 Application for Closure/diversion of Public 
Street or Places 

(Process described in Terms of Section 136 and 
137 of the Municipalities Act of 1979) 

 

A Council who wishes to close or divert a Public 
Street or close a Public Place. 
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7.9 Application for Relaxation of height 
Restrictions 
(Process described in Appendix 1 Section 7 of 
the standard Town Planning Scheme Regulations 
– Ordinance 33 of 1934) 

 

An Owner of land who wishes to apply for the 
relaxation of height restrictions. 
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OTHER RELEVANT PROCEDURES 
APPLICABLE TO LAND USE MANAGEMENT 
FUNCTIONS 
 

1.  Building Plan Approval 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


