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Disclaimer:

Further information



A. Adequate and consistent financial 

resources.

B. Strong partnerships with the private and 

public sector. 

C. The district plans are implemented by 

staff with the necessary expertise and 

competencies. 

D. Partnerships will be effective in 

facilitating change. 

E. There is strong leadership and 

coordination of resources. 

F. Effective public awareness and 

education around spatial planning 

issues. 

G. There is strong support and recognition 

of the role of the MSDF at national and 

local government levels.

H. Service delivery line departments in 

CCT will implement the projects 

identified in the DSDF  implementation 

plans within the next 10 years (or during 

the lifecycle of the DSDF. 

I. There is private investment in social 

facilities. 

J. There is continuous capacity building 

for key stakeholders.

K. There is strong spatial planning 

evidence base to provide a solid 

foundation for decision-making  and 

policies. 

L. There is a robust M&E system to track 

progress of the MSDF and evaluate 

outcomes.

I. Existing local businesses have fewer 

economic opportunities and reduced 

prospects of growing their businesses if 

they are not benefitting from the 

surrounding developments and 

increased competition.

II. Drafters of implementation mechanisms 

may overestimate or underestimate the 

costs and benefits of succeeding in 

implementing a new mechanism which 

may lead to negative consequences for 

residents or the CCT.

III. Areas prioritised for private sector 

investment (if implemented) can lead to 

displacement of local communities i.e., 

gentrification in Woodstock. 

• Changes in legislation, policy norms, or 

standards

• Civil unrest within communities

• Natural disaster risks (Covid-19, 

drought, fires)

• Trigger points being reached in terms of 

certain parameters (e.g., air standard 

quality, water quality standard, and 

water supply level)

• Changes in political leadership resulting 

in different priorities and frequent 

amendments to long-term spatial policy 

objectives

• Ineffective collaboration and inter-

organisation disputes or conflicts

• Inconsistent implementation of policies 

or delays in implementation

• High levels of staff turnover in mid-level 

positions in government

• Lack of access to robust data

• Significant changes in population growth 

through migration into the municipal 

area

• Sharp fluctuations in commodity prices

• Multiple policies at various scales (i.e., 

MSDF, DSDF, LSDF etc.) can create 

onerous administrative requirements to 

consider when pursuing changes in land 

use rights in spatially targeted areas. 

Spatial policies should be seamlessly 

aligned so that residents or developers 

use the lowest scale of policy to inform 

compliance around changes in land use

• Spatial planning policy directives have 

not matched with the required changes 

in the zoning scheme and other 

regulations to enhance the desirability of 

spatially targeted areas.

• Lack of access to adequate services, 

social facilities and economic 

opportunities - a significant concern is a 

mismatch between the location of job 

seekers in the residentially dense 

southeast of the city and the location of 

jobs in the historic city centre and 

related areas. For instance, the 

Khayelitsha, Mitchell's Plain and Greater 

Blue Downs (KMPBD) District 

represents some of the most 

marginalised areas in the city with some 

of the highest population densities, 

minimal economic activities, related 

crime, and safety challenges.

• Many unlawful land occupations have 

occurred in areas of environmental 

significance, hazardous locations, 

infrastructure-related areas, or state-

owned land identified for land and 

housing programmes. Uncontrolled land 

development can adversely affect 

natural habitats, cultural landscapes, as 

well as air and water quality. In addition, 

it can lead to overcrowding and unsafe 

building construction.

• There is a need to enhance the 

protection and preservation of natural 

assets and biodiversity as it has the 

potential for economic opportunity.

• There is also a need for more efficient 

functioning of urban environments. The 

current congestion pattern supports the 

need to improve road and rail network 

connectivity and public transport access 

to some districts in the city.
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OVERVIEW

The terrestrial Biodiversity Network (BioNet) is a network of the remaining indigenous vegetation in the City, classified into Critical

Biodiversity Area (CBA) categories that prioritise the relative importance for conservation of each remnant. The classification is the
result of a systematic scientific analysis done periodically that takes into account many factors such as least conflict with other land

uses, and presence of threatened species. The aquatic component of the BioNet comprises of the rivers and wetlands.

Maintenance of the BioNet is essential to ensure species survival, resilience to climate change and critical ecosystem functioning.

Map Series B1-a shows the Core BioNet areas. These are either protected or conserved areas, or CBAs which are irreplaceable if

lost. They are included as Critical Natural Assets in the City’s Metropolitan Spatial Development Framework.

OVERALL TREND

This indicator monitors the pace at which biodiversity is being lost to other land uses and whether City policies and strategies to

protect it are effective. It also investigates the rate at which habitat is being protected via proclamation and/or on-site

management. The overall trend is a loss of 5% Core BioNet between 2009 and 2019: an area of 4 906 ha. However, there was a 32%

increase in the extent of BioNet that is protected and/or conserved (see Map Series B1-b), which equates to 65% of the Core BioNet

(see Graph B1-a).60%
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See Map B2-a. Since 2019, a cluster of EIAs

were authorised in the North of the City in

the Atlantis Industrial Area. This area was

recently declared a Special Economic Zone

and is a priority area for economic

development, in particular where related to

renewable energy and other green

industries. The Helderberg region has had

the highest concentration of EIAs.

Studying the patterns of EIAs over time helps to determine whether development is sustainable. There were four EIAs refused over

this period and a total of 181 authorised. Of those authorised, 16 were EIRs. From 2019 to 2023, the number of EIAs authorised has

remained relatively constant other than a peak in 2022 (graph B2-b). If City planning policies and strategies are working, the

expectation is that authorisations for sites located outside the Urban Development Edge (UDE) and/or seaward of the Coastal Edge

(CE) will continue to remain low or decrease (graph B2-a). Note that EIAs relating to telecommunication masts and base stations

have been excluded from this study as their development has little effect on the land absorption rate.

OVERALL TREND

Map B2-a: 
EIAs (June 2018 –
Feb 2024) authorised 
or refused

Graph B2-a: No. of EIAs (BAs + EIRs) authorised (June 2018 – Feb 2024)  inside/outside of 
the Urban Development Edge (UDE) and/or seaward/landward of the Coastal Edge (CE)

( Jun-Dec)

EIR authorised

BA authorised

EIR/BA refused

Other clusters of EIAs authorised were located at Durbanville and

Century City, to the East of the City along the boundary, to the

North of the Philippi Horticultural Area and at Mitchells Plain &

Khayelitsha near the N2 highway.

YEAR 2018 (Jun-Dec) 2019 2020 2021 2022 2023 2024 (Jan-Feb)

Total EIA 
Authorised

5 27 34 29 48 35 3

Total EIA Refused 0 0 0 1 1 2 0

Graph B2-b: No. of EIAs (BAs vs EIRs) authorised or refused (June 2018 – Feb 2024) 

(Jan-Feb)(Jun-Dec)

SPATIAL TREND (DISTRIBUTION/PATTERN)

Table B2-a: Total no. of EIAs (June 2018 – Feb 2024) authorised or refused per year

Environmental Impact Assessments (EIAs) are required in terms of the National Environmental Management Act (NEMA) whenever a

proposed development may significantly impact the environment, socio-economic conditions and/or cultural heritage of a site.

There are two types. Basic Assessments (BAs) are conducted when the impact is likely to be confined to the site and protection of

the sensitive environment is expected to be manageable. Scoping and Environmental Impact Reports (EIRs) are necessary when

the impacts are difficult to predict and may be significant. As part of these processes, mitigation measures are put in place to

reduce impacts to acceptable levels and to monitor them.

OVERVIEW
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Since 2018, it is apparent that Durbanville, Helderberg and Philippi farming areas are under development pressure. Special attention is

directed to Philippi Horticultural Area (PHA), which is an isolated but important area of small-scale farming located within the Urban

Extent (Map Series B2-b) that also overlays an aquifer protection resource zone. While in general City policies to preserve agricultural

areas appear to be working, this is not the case for the PHA where the rate of loss is 9 times worse.

Map Series B2-b: 
Area (hectares) of Philippi Horticultural Area 

of agricultural significance per year 
– with Urban Development Edge

This indicator helps to determine the pace at which agricultural areas are being consumed by other land uses and whether City

policies and strategies to preserve them are effective. Roughly 607 ha of the loss and 766 ha of the gain between 2018 and 2023 can

be attributed to more refined data capture methods. Taking this into account, the actual loss of agricultural area between 2018 and

2023 (Map Series B2-a) was approximately 607 ha, a loss of 1%. The area of agricultural significance accounts for 25% of the City

extent currently (Graph B2-a).

SPATIAL TREND (DISTRIBUTION/PATTERNS)

Areas of agricultural significance have unique production, cultural and heritage attributes and are critical for food security and

ecosystem function. In 2012, areas of agricultural significance were identified by City of Cape Town based on soil potential only (Map

B2-a). In 2018, the City and Western Cape Department of Agriculture collaborated with an improved methodology which was then

modified in 2023 by excluding core critical biodiversity areas (see indicator B.1). Maps Series B2-a & b show the agricultural areas as

well as the Urban Development Edge (UDE) which is a planning boundary demarcated to limit urban sprawl and facilitate suitable

applications (see indicator A.1).

Graph B2-a: Percentage of the City extent per 
year that is area of agricultural significance

2018 2022

28% 25%

75%72%

2018         2023

1st method:

32850 ha

Map Series B2-a: Areas of agricultural significance per year in hectares – with Urban Development Edge

Change of -1.0%*
* factoring in different methodology

2018 - 2023
areas of 

agricultural 
significance

1st method:

2129 ha

3rd method:

2050 ha

Map B2-a: Areas of agricultural significance per year

2018 - 2023
Philippi 
Horticultural 
Area

Change of -9.3%*
* factoring in different methodology

OVERALL TREND

OVERVIEW

3rd method: 

60173 ha

2nd method:

2355 ha

2nd method: 

68900 ha
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Map C2a-a: Spatial Transformation Areas
Graph C2a-a: 2018 & 2022 gross formal residential density
(dwelling units per hectare) per 2023 STA zone

The Spatial Transformation Areas as indicated in Map c2a-a form the basis of prioritisation of public investment and are identified at

a citywide scale (refer to chapters 4 and 5 of the MSDF) to give effect to the City’s spatial vision is one of inward (and upward)

growth and development, especially within the city’s urban inner core and the incremental growth and consolidation area. They are

divided into four zones (map C2a-a) with suitable land uses promoted within each.

This study of the residential density per zone helps us to understand whether City

policies and strategies to shape the City’s growth and contain urban sprawl are

effective. Residential density is highest in the zones designated for residential land use

- UIC and IGCA – and very low in the zones designated for other land uses - DGA and

CNA. When they become available, the 2018 and 2022 Land Use Model densities will

be compared as well. These include informal residential dwellings, which results in

significantly higher densities.

SPATIAL TREND (DISTRIBUTION/PATTERNS)

Over the years, the City naturally expanded outwards from the harbour along the

major road and railway routes, with the shape moulded by mountainous areas, the

ocean and vleis. However, Apartheid then altered this pattern by shifting targeted

communities from well-located neighbourhoods to the city’s outskirts, exacerbating

urban sprawl, often to areas devoid of resources. When more recent residential

density data becomes available, the spatial pattern over time will be studied.

Urban Inner Core - Upscale land and building optimisation and ensure adequate infrastructure capacity

Incremental Growth and Consolidation Area - Fix and maintain bulk and reticulation infrastructure

Critical Natural Assets - Enhance sustainable development and conservation of natural assets.

Discouraged Growth Areas - Avoid investment in conventional urban development and expanding the infrastructure network.  

Protect agricultural land for food security.

ZONE & INVESTMENT PRINCIPLE

OVERVIEW

Residential development is encouraged within the Urban Inner Core (UIC) and Incremental Growth & Consolidation Areas (IGCA).  

Residential development is discouraged/prohibited outside of the UDE in the Discouraged Growth Areas (DGA) - largely agricultural 

areas - and where there are Critical Natural Assets (CNA). Density is calculated as Dwelling Unit per hectares (DU/ha).  .

OVERALL TREND
formal
DU/ha
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The gross density shown, in Dwelling Units per hectare (DU/ha), is cumulative for all areas designated within each SPC

across the entire City. The 2023 SPCs were used as the spatial unit in the generation of the statistics for 2012, 2015

and 2018 as well as their boundaries were only delineated in 2023.

This study is useful to understand whether programmes to increase residential density in these targeted areas are starting

to take effect. Between 2012 and 2022, there has been a gradual increase in the residential density in all of the Spatially

Targeted Areas and the rate at which that is taking place has increased since 2018. When they become available, the

Land Use Model densities will be compared as well. These include informal residential dwellings, which results in

significantly higher densities.

corridor

The 2023 District Spatial Development Frameworks target particular areas for development, known collectively as

the “Spatially Targeted Areas” (map 2b-a). They include the following Spatial Planning Categories (SPCs) where

policy would currently support residential development:

OVERVIEW

OVERALL TREND

Map C2b-a: Areas spatially targeted for higher  density 
residential development

The Spatially Targeted Areas are the result of fine-scale planning for

development within the broader Urban Extent (see indicator A1). As the SPC

categories depicted in Map C2b-a were only recently delineated, residential

densities can be expected to increase at a greater rate in the coming years than

neighbouring areas as development projects are approved and implemented,

particularly in the NDAs, which have a lower density of formal residential units

than the MUIAs and the DFAs currently.

Graph C2b-a: 2018 & 2022 residential density 
(formal) within 2023 spatially targeted areas

• Development Focus Areas (DFAs) (where designated for mixed use): areas with the highest potential spatial 

transformative impact with dedicated budget, planning and/or investment.

• New Development Areas (NDAs) (where designated for residential & mixed use): areas that are undeveloped or 

partially developed and targeted for new infill residential development as well as proposed non-residential uses.

• Mixed Use Intensification Areas (MUIAs): areas that are developed or partially developed where further 

intensification of existing land use is supported or where appropriate redevelopment to a mix of land uses is actively 

encouraged.  

SPATIAL TREND (DISTRIBUTION/PATTERNS)

formal

DU/ha

MUIA boundaries were found to overlap NDA

boundaries so these overlaps have been removed for

this analysis as they were distorting the results. The

preparation of the indicator data is therefore also

useful for informing the review and delineation of

Spatially Targeted Areas in the future.
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Map C3-b: Helderberg: Gross residential density (2022).
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Graph C3-a: Cape Flats:
Overall average dwelling extent 
and gross density (formal only)

Graph C3-b: Cape Flats:
Formal residential dwellings.
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OVERALL TREND

Densification is observed almost everywhere in the city. It occurs in

different forms and at varying densities in different areas.

SPATIAL TREND (DISTRIBUTION/PATTERN)
The rate of densification is faster in some areas, and can be ascribed to

limited resources (space, housing, infrastructure and money) and policy

incentives that aim to optimise the use of resources (including travelling

time and transport cost). Densification in the City is largely driven by the

private sector, including the less-formal and informal sectors. Trends

observed from the maps depicted in this report include:

Map C3-b: Gross residential density (2018).

• The largest increase in gross residential density between 2012 and 2018

occurred in the in the Metro South East, and recorded the highest densities

(other than the CBD) as of 2018.

• Other significant increases in density between 2012 and 2018 occurred in

key development corridors (mainly the Metro South East, Southern Corridor,

Voortrekker Road and Blaauwberg Road) and Nodes (CBD, Wynberg-

Kenilworth-Claremont, Khayelitsha CBD, Kraaifontein CBD and Somerset

West CBD).

GENERAL ANALYSIS

Map C3-b shows the 2018 residential density of formal dwellings

(expressed in dwelling units per hectare or DU/ha), i.e. the spatial

distribution of dwelling units.

Map C3-a on the left shows the difference in gross residential

density (DU/ha) between 2012 and 2018, in other words where

densification has taken place to arrive at the density depicted

on Map C2-b.

The number of formal residential dwellings increased from ±752

000 in 2012 to ±829 000 in 2015 and ±927 000 in 2018 (see Graph
C3-b). It is of interest to note that the average unit size increased

slightly from 101m² to 106m² and that the net density exhibits a

slight decrease (see Graph C3-a).

When this is taken into consideration together with the overall

city-wide increase in density, it points to the fact that

densification manifests differently in different areas. Areas

exhibiting notable densification include the metro south-east,

inner city areas, the Helderberg area, and locations along

development corridors.

Refer to the case studies for more details.
Map C3-a: Change in gross residential density (2012 to 2018).

0.5 DU/ha >4.1 DU/ha1 DU/ha

Graph C3-a: 
Overall average dwelling extent and 

gross density (formal only).

Graph C3-b:
Formal 

residential 
dwellings.
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OVERALL TREND

Non-residential land use increased overall pointing to economic 

growth over the period analysed. It is important to note that the 

vacancy factor is not taken into consideration and that this  is only 

an indication of change in actual floor space.

SPATIAL TREND (DISTRIBUTION/PATTERN)

Non-residential development reinforces existing 

patterns, while limited new clusters of non-residential 

land use has emerged.

The distribution of non-residential land use reflects 

location preferences of the various underlying sectors. 

This indicator does not analyse the different non-

residential property sectors, e.g. retail, office, industrial 

and agriculture or different economic sectors, e.g. 

finance, retail, manufacturing, etc.)

The following spatial trends can be observed from the 

maps depicted in this section of the report:

• The greatest increase in non-

residential development 

occurred within the city’s 

development corridors 

(Voortrekker Road and the 

Southern Corridor) and key 

employment nodes (CBD, 

Century City, Bellville, Epping, 

Somerset West CBD, Blue Downs 

and CTIA). Indicator C7 depicts 

the types of development (i.e. 

retail, office and industry) that 

makes up the increase.

• The CBD and Century City 

experienced the highest increase 

in non-residential development 

between 2012 and 2018, when 

compared to other areas in the 

metro (largely office and retail –

see indicator C7). This is likely a 

further intensification of existing 

development and uptake of 

existing land use rights.

GENERAL ANALYSIS

This metropolitan scale of analysis does 

not reveal details about the different 

land use types and market segments 

in different areas of the city. Read this 

together with other indicators 

presented herein.
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Map C4-a: Change (>500m²) in non-residential land use in m² (2012 to 2018).
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Map C4-b: Non-residential land use (>4 000m²) in m² (2018).
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Graph C4-a: 
Formal non-
residential 
building extent 
(m²).
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Graph C5c-a: Northern: Change in non-
residential to residential ratio







.

Map C5c-a: KMPGBD: Change in land use diversity (2012 to 2022)
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Map C5a-b: Residential vs Non-Residential land use (2018).

OVERALL TREND

Map C5a-b indicates the change in the ratio between residential and 

non-residential land uses, and Map C5a-b indicates the land use diversity 

in 2018. While the space used for both residential and non-residential land 

use increased (see Graph C5a-a), the spatial distribution thereof affects 

the ratio of residential to non-residential land use in specific locations. 

SPATIAL TREND (DISTRIBUTION/PATTERN)

Diversification of use occurs on a city-wide scale. It 

appears that the existing land use diversity is largely 

being reinforced, which points to a greater clustering 

of a diversity of activities in areas where it already 

occurs.

More diversification occurred around development 

corridors and in nodes. Development in the CBD and 

surrounding inner city areas since 2012 has been 

predominantly residential uses, in what have 

historically been areas dominated by non-residential 

land uses.

This trend is also visible along 

portions of Voortrekker Road 

towards Bellville CBD and the 

inverse (an increase in non-

residential uses) can be seen on 

Blaauwberg Road.

These observations align with 

policy guidance that seeks to 

diversify land use in strategic 

locations.
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Map C5a-a: Change in land use diversity (2012 to 2018).
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GENERAL ANALYSIS

Generally, a mix of land use is better 

in terms of sustainability and the 

optimisation of resources.

Graph C5a-a: Change in non-residential to residential 
ratio.
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GENERAL ANALYSIS
Single residential dwellings (one house on one erf) developed in all areas over the period with specific concentrations in the

eastern and northern parts of the City, likely due to the availability of land within the urban development edge for subdivisions

and conventional single residential purposes. These areas include the Metro South-East (MSE), Bloekombos, Blue Downs / Eerste

River, Sunningdale, and residential estates such as Sitari (Helderberg). The delivery of state-assisted housing (refer to indicator

D1) contributed significantly to the increase in the MSE. These trends align to approved spatial planning policy which aims to

promote densification in highly accessible areas (i.e. nodes and corridors). Low to medium densification tend to occur outside

of nodes and corridors.

Multi-residential applications and building completions tend to concentrate in development corridors (mainly the Main Road /

Southern Corridor and the Voortrekker Road, as well as in new development areas around Sunningdale/Rivergate) and in

established nodes within the city such as the CBD, Bellville (including UWC) and Claremont. However, there has been a

significant increase in decentralised (northern) areas, such as Sunningdale, Burgundy Estate, Fisantekraal, Brackenfell and

Kraaifontein where undeveloped land is available.

New residential buildings completed contribute to the property value as aggregated and reflected as grid cells in indicator C5.

Map Series C6-a:  Residential building plans submitted and building work completed per year. The size of circles indicate the relative number of residential units.

Graph C6-a:  Residential (dwellings): building works completed vs 
building plans submitted per year (2016 and 2021 partially 
represented).

0

1 000

2 000

3 000

4 000

5 000

6 000

7 000

2016-2017 2018 2019 2020-2021

D
w

el
lin

g 
un

its

SINGLE

RESIDENTIAL

submitted

SINGLE

RESIDENTIAL

completed

MULTI

RESIDENTIAL

submitted

MULTI

RESIDENTIAL

completed

2016/2017 2018 2019 2020/2021

•

•

•

•

•





Source: DAMS building plan applications 2016-2021



Source: DAMS building plan applications 2016-2021



GENERAL ANALYSIS
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Map C9-a: Change in property value (2012 to 2018).

0% >=200%100%

OVERALL TREND

The value of both residential and non-residential properties has increased

between individual GV years (2012, 2015, 2018) and, therefore, also overall

between 2012 to 2018 (see Graph C9-a).

SPATIAL TREND (DISTRIBUTION/PATTERN)

Visualising the percentage property value change reveals that different areas

of the city experienced different levels of change.

This can be ascribed to spatially-differentiated demand for and supply of space

for different purposes, as well as new development in certain areas which result

in more properties/space, and as a result, also higher values in those specific

4ha spatial units as shown on Map C9-a.

Hedonic pricing and other factors, e.g. higher values along the coast, newer areas and other desirable locations

(e.g. Table Mountain) also have an effect.

This metropolitan scale of analysis, however does not reveal details about the change in value of different land

use types and market segments or the real price growth in different areas of the city. Read together with other

indicators presented herein.

The following areas exhibited the highest increase in property value (>100 %) between the three valuation terms

(2012-2018):

• CBD and surrounds

• Century City

• Claremont, Kenilworth and Wynberg

• Kraaifontein

• Noordhoek

• Metro South East

• Somerset West CBD and surrounds

The majority of these areas directly correlate with the increase in residential density and non-residential

development depicted and described in indicators C2 and C3.

GENERAL ANALYSIS

Map a shows the combined value of all formal property types captured on the electronic version of the General

Valuation Roll.

This metropolitan scale of analysis, however does not reveal details about the change in value of different land

use types and market segments or the real price growth in different areas of the city. Read together with other

indicators presented herein.
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Table D1a: NDAs with building plans in construction/completed (Jan 2020 –
Feb 2023)
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NON-RESIDENTIAL NDAs
This section focuses on the portion of NDAs targeted for non-residential development (i.e. either 

commercial, industrial or public services) that have been taken up through building plan approvals 

recorded as being in construction or completed  between January 2020 - February 2023 related to 

said NDAs. This amounts to approx. 5% of the total non-residential NDAs in terms of the number of 

sites. However this translates to only 1% of the total land extent of Non-Residential NDAs - see Table 

C8-a. 

SPATIAL TRENDS

Map D1-d depicts the sum of commercial, industrial, public service and residential development

(GLA), in terms of building plan (BP) approvals recorded as being in construction or completed

between January 2020 - February 2023. The BPs are extracted and added in relation to each non-

residential NDA targeted for commercial, industrial or public service development. Graph C8-e

shows the cumulative development of BPs in relation to their respective NDAs.

Based on maps and graphs on this panel, the following trends can be observed:

• There is good alignment with areas targeted for Industrial development and public services by

the DSDF, as the dominant type of development completed/in construction thus far in these

areas are for targeted land use.

• There is currently poor alignment with areas targeted for commercial development as the

dominant land use of development completed/in construction thus far, is for industrial and

public service.

• Between January 2020 - February 2023, industrial NDAs incurred the most development in terms

of GLA.

Graph D1-e: Composition of Non-Residential BPs land use in relation to Non-Residential NDAs

Map D1-d: Composition of Non-Residential BPs land use in relation to Non-Residential NDAs

TAKE UP OF NEW DEVELOPMENT AREAS

KEY TAKE-AWAY TRENDS:
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•
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Graph D2-a: Northern: Number of informal structures per year, excluding areas of unlawful land occupation
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OVERALL TREND

In late 2021 there were +/- 247187 informal structures in several areas of varying size and density in Cape Town.

Graph D2-a shows the number of structures and extent of the of areas of informality since 2002. Map D2-a

shows the density (number of structures divided by the extent of the area) of different areas of informality at its

maximum footprint (i.e. all areas 2002 - 2021).

SPATIAL TREND (DISTRIBUTION/PATTERN)

Areas of informality display a spatial pattern of clustering that is either embedded in or in close proximity of

areas of lower income, with larger clusters forming along the N2, N1 and N7. Although the location of these

clusters remain fairly consistent, they may grow in size and density over time. Informal areas may also disappear

from the map once formalised or relocated, and new areas form elsewhere. Since 2019, additional areas have

been unlawfully occupied but these are not shown on the map or included as recognised areas of informality

at present.

GENERAL ANALYSIS

Areas of informality include portions of land that are not suitable (safe) for residential development or that are

used for or intended to be used for other purposes / urban support functions. Examples of such land include

core biodiversity areas, 1:100 year floodplains, airport noise contours, road and rail reserves, servitudes (e.g.

power line servitudes), and landfill sites.

Indicator F (provision of government-subsidised housing) shows a spatial correlation with areas of informality

where incremental informal settlement upgrading has occurred, most noticeably in the Metro South East.

Graph D2-a: Number of informal structures per year, excluding areas of unlawful land occupation.Map D2-a: Varying location, extent and density of areas of informality (2002-2021).
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Graph F1-b: Status of planned housing  



Map D1-a: Government-assisted housing completed (2013-2022/Q3 2023).
Source: City of Cape Town and Provincial Departments of Human Settlements Graph D1-b: Types of housing opportunities completed.

Graph D1-a: Number of state-provided residential units.

OVERALL TREND

Graph D1-a indicates that the City provided in excess of 4 000 state-

subsidised residential units per annum between 2013/2014 and

2020/2021, and the Province provided less than 4000 per annum. The

impact of the pandemic and land invasions (on government-owned

land), is clearly visible in the significant drop in the units completed in

2022/2023 (apart from the data not representing a full year).

Graph D1-b provides a breakdown of the proportions and types of

subsidy units completed over the past decade. The nature and scope of

government-subsidised units fundamentally depends on the Housing

Code or the financing system employed by the National Treasury

through the National Department of Human Settlements, as these

housing programmes are adjusted over time based on the specifications

of different housing grants supporting the projects.

Historically the majority of state subsidised units were in the categories

BNG (breaking new ground) and Incremental Informal Settlement

Upgrading.

SPATIAL TREND (PATTERN/DISTRIBUTION)

Map D1-a illustrates the concentrations and relative size of

the human settlements projects cumulatively over the past

decade. This includes all sites and top structure added

together as residential opportunities. Most of the projects

were located in the Metro-Southeast part of the City closest

to the highest residential densities (and needs) – refer to

indicator C2. This pattern is the opposite as observed in the

provision by the multi-residential residential units (flats) as

provided by the private sector, generally bonded by

commercial bank loans, which are reflected as indicator C6

and located in the north-eastern and north-western

locations on the periphery of the built-up footprint.

Most of the Provincial Projects were located in Delft, Belhar

and some in Wallacedene/ Bloekombos (north-east), while

the City’s largest projects can be seen in Blue Down, Mfuleni

Scottsdene/ Wallacedene and new developments in

Fisantekraal.

Compared with indicator C8, very few formally-registered

property (re)sale transactions were concluded since

2013/2014 in the Metro-Southeast even thought this location

reflects the concentration of state-provided residential units.

It is possible that many property transactions do not happen

in the formal market, and, therefore, it does not trigger

formal valuation processes and does not appear as deeds

office transfers.

Western Cape Government projects

City of Cape Town projects
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•

•

•





2017/18

Project Name Actual Exp

Forest Village Housing Project 188 419 605

Meter Replacement Programme FY19 166 339 873

Cape Flats Aquifer 151 304 619

Table Mountain Group Aquifer 146 295 256

Zandvliet WWTW: Prim Treatment & Sludge 142 551 684

FS Fleet Replacement FY19 118 228 364

Plant & Vehicles: Replacement FY19 84 875 304

Install Rental Stock Sub-Meters FY19 76 420 963

Plant & Vehicles: Replacement FY19 74 498 186

Public Transport System Projects 60 999 213

Project Name Actual Exp

Zandvliet WWTW: Prim Treatment & Sludge 434 433 930

Suites Cape Town Stadium 220 025 353

Table Mountain Group Aquifer 170 740 104

FS Fleet Replacement FY21 162 594 652

Cape Flats Aquifer Recharge 141 124 168

Conradie Hsg Development (PGWC) 127 888 207

Zandvliet WWTW: Prim Treatment & Sludge 124 903 885

Paardevlei Switching Station 116 368 769

Cape Flats Aquifer 113 364 272

Meter Replacement Programme FY21 100 894 350

2017/18

Project Name Actual Exp

Zandv liet WWTW: Prim Treatment & Sludge 273 998 398 

Vehicles: Replacement FY22 153 363 996 

Informal Settlements Upgrade FY22 150 413 116 

Land Acquisition FY22 107 870 868 

Contermanskloof Reserv oir 106 545 659 

FS Fleet Replacement FY22 101 011 872 

Replace Water Network (City Wide) FY22 89 819 552   

Zandv liet WWTW: Prim Treatment & Sludge 89 251 202   

Greenv ille Housing Project Phase 4 82 661 341   

BW Infrastructure Replacement FY22 77 471 349   

Project Name Actual Exp 

Meter Replacement Programme 212 183 743

Meter Replacement Programme 131 998 230

Construction of new Head Office 126 888 092

Borchards Quarry WWTW 123 879 510

Public Transport Systems management proj 98 361 532

Forest Village Housing Project 94 729 224

Acquisition & Commissioning of large Gen 90 703 379

Plant & Vehicles: Replacement FY2018 81 821 495

IRT PH2A-Strandfontein Rd Upgrade 76 726 548

Core, aggregation and local aggregation 75 633 536

Project Name Actual Exp

Cape Flats Aquifer Recharge 221 209 828          

Coastal Park:Design and develop (MRF) 187 304 250          

Zandvliet WWTW: Prim Treatment & Sludge 173 490 948          

Replace Sewer Network (Citywide) FY23 148 242 908          

Vehicles: Replacement FY23 143 201 826          

Triangle 132kV Upgrade 113 757 783          

IRT Ph2A:Depot Bld Works-Mitchl&Khayelit 110 559 342          

Replace Water Network (City Wide) FY23 106 436 707          

ACSA Symphony Housing Project Construct 103 785 241          

Vehicles: Replacement FY23 99 994 093            

Project Name
Est Expenditure 

2023/24

Potsdam WWTW - Extension 1 279 727 298      

Replace Sewer Network (Citywide) FY24 212 022 384         

IRT Ph2A:Depot Bld Works-Mitchl&Khayelit 208 506 876         

Coastal Park:Design and develop (MRF) 199 696 321         

IRT Ph2A:W4-Roadway-Govan Mbeki 160 734 453         

Cape Flats Aquifer Recharge 149 772 774         

Repl & Upgr Sew Pump Station FY24 147 000 000         

Athlone WWTW-Capacity Extension-phase 1 145 832 343         

Fleet Replacement FY24 143 950 719         

Land Acquisition FY24 142 797 959         

36%
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2%
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39%

0%

25%

23%

3%4%

45%

0%



Project / Programme Name
TOT Appr Bdgt 

2024/25-2026/27

Maintenance - Cape Town 462 551 000                

C1038.2 Safety Impr N7 Potsdam - Melkbos - Van Schoorsdrift I/C 397 805 250                

C1159 Extended R300 Freeway 370 537 000                

FLISP: Walk-Ins - Ph 10: 2024/2025: 3000 T/S 340 000 000                

C1038.2 Safety Impr N7 Potsdam - Melkbos - Van Schoorsdrift I/C 215 194 750                

Khayelitsha HS 193 000 000                

Maint - Day-to-day - 8.5 Central Hospitals 190 292 000                

Design Fees Rehabilitation 176 527 000                

Macassar HS Project 176 050 000                

C1240 UniCity Provincial Roads PRMG 173 330 000                

Design Fees Upgrade 168 815 000                

Lwandle Technical HS 148 000 000                

Blue Ridge HS 135 000 000                

Vuyiseka HS 120 000 000                

Project Name
TOTAL PROP BUDGET 

2023/24-2025/26

Potsdam WWTW - Extension 4 393 389 095               

Replace Sewer Network (Citywide) FY24 212 022 384                  

IRT Ph2A:Depot Bld Works-Mitchl&Khayelit 389 621 948                  

Coastal Park:Design and develop (MRF) 199 696 321                  

IRT Ph2A:W4-Roadway-Govan Mbeki 256 172 891                  

Cape Flats Aquifer Recharge 262 904 254                  

Repl & Upgr Sew Pump Station FY24 147 000 000                  

Athlone WWTW-Capacity Extension-phase 1 254 403 235                  

Fleet Replacement FY24 143 950 719                  

Land Acquisition FY24 142 797 959                  



OVERALL TREND

Anticipated and approved budgets for capital projects are an illustration of intended investment by role players
such as the City as Local Authority and the Western Cape Provincial Government. These budgets reflect that
government’s intended capital project locations align with the spatially-targeted areas of the City’s MSDF (STAs).
Approved investment by the Local and Provincial government over the medium term (21/22-25/26), is increasing
(see Graph F2-e) with the City spending 4 times more in the metropolitan area than Province.

For the City, the overall budget is increasing from around R6b in 21/22 to R18b in 25/26, while the Provincial
budget is increasing from R3.2b to around R4b (see Graph F2-e). Although the Provincial budget earmarked for
the City of Cape Town areas, was between 53% (21/22) it is decreasing to around 20% (25/26) of the City’s own
budget within the context of the City’s massive expansion in infrastructure (R5b-R18b). The proportion intended
to be spend in the UIC and IGCAs is more than the City (Graph F2-c vs Graph F2-d, City 45%-54% vs Province 75-
80% of total annual budget per annum). Maps D2-b and D2-c depict the location of the City and Provincial
Government’s approved capital projects for the next 3 years.

SPATIAL TREND (DISTRIBUTION/PATTERN)
There is an anticipated increase in the potential spending by the City in all of the STAs, especially in the UCI, IGCA and even the CNAs (see Graphs D2-c
and D2-e). Projects located in the UIC and the IGCAs reflect a focus to provide improved services to the areas where the majority of the citizens are
currently located. The anticipated increase in the CNAs can be ascribed to the fact that large bulk engineering services network improvements at the
Waste Water Treatment Works, are mostly located in or surrounded by critical natural areas. Secondly because the City is investing in improving security
of nature reserves, biodiversity improvements and environmental protection. The City’s largest projects over the coming period include: multiple projects
related to the implementation of the Integrated Rapid Transport Route between the Metro-Southeast and Wynberg/Claremont, as well as mega

investments in Waste Water Treatment Works upgrades. The Provincial budget has a strong focus on human settlement projects such as the Penhill/
Welmoed housing project’s infrastructure installation, as well as key road construction and maintenance (like the R300), each amounts to >R250m over
the next 3 years. Around 30% of the capital budgets of the City is always depicted as city-wide (Graph F2-e) which implies the project benefits are
distributed across the whole municipal area and cannot be ascribed to only the UIC, IGCAs or the CNAs. The slight increase in the city-wide or not
available notation on the City’s budget (Graphs D2-c and D2-e), implies that the exact location of certain planned projects, is not yet available, as
several locations are under investigation or affected by environmental impact assessment, feasibility studies or detailed design options being
considered. The closer the budgets come to actual implementation, the more accurately project locations can be depicted in the different STAs.

GENERAL ANALYSIS

The maps show a high concentration of projects in locations such as the metro-south east corresponding with the highest concentration of residential
units, population density and overall need for further investment to serve increasing needs of citizens (refer to other indicator sheets). Both the City and
Province have a number of large projects which are of city-wide benefit and does not have specific locations (see dots located in the sea). These
projects cover investments planned for the full jurisdiction area of the city and include: water meters and water pipe replacements, sewer pump stations
upgrades and sewer pipe replacement, road upgrade, vehicle replacement, informal settlements upgrades including sanitation and technology

improvements (IT, safety & security systems, disaster risk management, etc.).

Map F2-b: City capital budget 23/24-25/26

The City’s capital budget contains a
significantly larger number of projects than that
of the Province. The City has double the
number of large projects (>R10m in 23/24-
25/26) than the Province (607 vs 191). Also for
projects <R10m (over the 3 year period), the
City has around 10 times more than the
Province (2500 vs 189).

Maps D2-b and c indicate the proportion of the
capital project values for the MTREF period to
be spend in each of the STAs.

Some projects are also located in the areas
where new development is anticipated (inside
the urban development edge which is the line
between the IGCA and the DGA, but outside
the existing built-up footprint.

Map F2-c: Province capital budget 23/24-25/26

Graph F2-c: City capital budgets 
21/22-25/26

Graph F2-d: Province capital 
budgets 21/22-25/26

Graph F2-e: City & Provincial budgets 21/22-25/26

Project Name
 Tot App Bdget 

23/24-25/26 

Maintenance - Cape Town 1 027 726 000        

FLISP: Walk-Ins - Ph 10: 2022/2023: 3000 T/S 541 517 000           

C1159 Extended R300 Freeway 445 000 000           

Welmoed (Penhill) UISP 327 360 000           

Penhill Greenfields Development (2519 units) IRDP 240 882 000           

Design Fees Rehabilitation 195 000 000           

COCT: N2 Gateway: Delft Symphony - Precincts 3 & 5 194 940 000           

Design Fees Upgrade 193 825 000           

C733.5 Mariners Way 190 000 000           

Coct: Macassar: 2500 T/s - Irdp - Phase 1 182 890 000           

MOD centres 176 429 000           

Security Serv ices Various Projects 172 633 000           

C1038.01 Safety Impr N7 Potsdam - Melkbos - Van Schoorsdrift I/C162 500 000           

C1240 UniCity Prov incial Roads 159 876 000           

C1038.01 Safety Impr N7 Potsdam - Melkbos - Van Schoorsdrift I/C157 500 000           

DHS: OPSCAP FUNDING - Ph 1: 2018/2019 144 000 000           

Sea Point LSEN (Autism) 143 320 000           

Maitland - Alexandra Hospital - R, R and R to Wards 1-10, 15 and 16136 703 000           

Lwandle Technical HS phased 120 000 000           

Hotspot Mobiles 120 000 000           

Expansion classrooms) (EIG) 118 025 000           

Aurecon PSP 117 706 000           

Greenville Garden City Phase 2A (507 units) IRDP v ia ISI 100 256 000           

C1049.3 Rehab/upgrade Waarburgh/Protea Rd 100 000 000           

Mfuleni HS 100 000 000           

Happy Valley PS No.2 100 000 000           
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Graph F4-a: Projection of projects for completion in the IDP cycle ranging from 2022 to 2027

Figure F4-a: Bar chart showing the status of each project per district

Graph F4-a monitors the

projection of projects for

completion in two stage

gates: 0 to 5 years and 5 to

10 years. Overall, 66% of

projects are projected to

be completed within 5 to

10 years, while 34% of

projects will be completed

in the next 5 to 10 years.

Table F4-a: Planning product status, definition and totals relating to project status

Map F4-a: LAPI Planning 
Products, DFAs, USFA, and EFAs

OVERVIEW

Local Area Planning Initiatives (LAPIs) consist of Local Spatial Development Frameworks (LSDFs), Public Investment Frameworks 

(PIFs), and Precinct Plans (depicted on Map F4-a). These planning products provide a greater level of planning direction in 

strategic locations and have a stronger focus on implementation. 

Figure F4-a depicts stages in the development process of

LAPIs that have been prioritised. Projects are shown by

district and project status. KMPGBD has the largest

number of active projects; four projects in progress, five

in the pipeline/initiation and one in scoping phase. Table

Bay, Cape Flats and Blaauwberg each have three

projects in progress and three in pipeline/initiation. The

Tygerberg district has one project in progress and one in

pipeline/initiation while the majority of Southern and

Helderberg’s projects are in the pipeline/initiation phase.

Lastly, the Northern district has two projects in progress

and one in pipeline/initiation phase. Across all districts,

two projects are in draft/approval phase; the Woodstock

Salt River and Masiphumelele LSDFs, and 17 projects

have been approved/adopted and are now in

implementation phase. LSDFs approved in the last year

include Bo-Kaap, TRUP, District 6, Maitland, Bellville and

Philippi Opportunity Area.

The DSDF identified PLFAs (Priority Local Focus Areas),

which provides a district/local level basis for spatial

prioritisation and aims to guide implementation through

directing public investment, incentives, budgets and

planning for the short to medium term. These areas

consist of Development Focus Areas (DFAs), Urban

Support Focus Areas (USFAs) or Environmental Focus

Areas (EFAs), and are also depicted on Map F4-a. 59

LAPIs have been identified and prioritised to be

developed based on their location in PLFAs.
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POLICY & REGULATORY CONTEXT

INTEGRATED DEVELOPMENT PLAN 2022-2027

• Objective 1 (Increased jobs and investment in the Cape Town Economy): Targeted urban development programme

• Objective 15 (A more spatially integrated and inclusive city): Spatial strategy monitoring and evaluation project

INCLUSIVE ECONOMIC GROWTH STRATEGY (2021)

• Applying an economic lens to policy-making by integrating sustainable analysis into City Decision Making in alignment with the MSDF.

• The primary and most immediate scope of work must centre around economic recovery. To this end, implementation of this Strategy will

be in the form of a three-phase recovery approach.

MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK (MSDF, 2023) POLICY & STRATEGY IMPLEMENTATION

• Table 5.1: Spatial strategy 1: Substrategies and policy guidelines (Policy 2, 4 and 5)

• Table A2: Spatial strategy 1: Policy guidelines, strategic and implementation intent (Policy 4,2 and 4,3)

DISTRICT SPATIAL DEVELOPMENT FRAMEWORK (DSDF, 2023): SUB DISTRICT GUIDANCE

• Northern DSDF - Subdistrict 3: Fisantekraal, Joostenbergvlakte, Bloekombos and Scottsdene Area:

o Typologies and district elements – Development guidelines (page 69)

o Policy statements (page 109)

o New Development Areas (page 109 - 111)

o Consolidated subdistrict SDF (Figure 20: Subdistrict 3: Fisantekraal, Joostenbergvlakte, Bloekombos and Scottsdene area)

For the past decade the global and national economic context has required regional economies to prioritise its investment decisions in space for greater

efficiency. The Economic Areas Management Programme (ECAMP) as it was introduced has therefore been considered a valuable economic data tool to

providing valuable insights into the performance of the space economy at an area-specific level.

This update of ECAMP is further aligned to the Urban Planning & Design Department’s business strategy to leverage spatial intelligence to unlock value within Cape

Town’s space economy by:

a) Tracking the performance and implementation of its spatial development framework policies

b) Developing the evidence base to inform and adjust said spatial policy

c) Supporting spatially targeted investment decision-making

d) Providing a spatial lens of economic data within the Cape Town context

The update of ECAMP is supported by the following strategic objectives and programmes:
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https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/2023-2024_review_IDP_2022-27_5-Year_Integrated_Plan.pdf#page=49
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/2023-2024_review_IDP_2022-27_5-Year_Integrated_Plan.pdf#page=49
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies,%20plans%20and%20frameworks/Economic%20Growth%20Strategy.pdf#page=34
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies,%20plans%20and%20frameworks/Economic%20Growth%20Strategy.pdf#page=76
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/MSDF_Vol_I_Ch1-6_Tech_Suppl_A.pdf#PAGE=36
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/MSDF_Vol_I_Ch1-6_Tech_Suppl_A.pdf#PAGE=71
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/Northern_DSDF_EMF_Vol2.pdf#page=69
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/Northern_DSDF_EMF_Vol2.pdf#page=109
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/Northern_DSDF_EMF_Vol2.pdf#page=109
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/Northern_DSDF_EMF_Vol2.pdf#page=112


CONCEPTUAL FRAMEWORK 
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VALUE PROPOSITION
CHALLENGES 

/OBJECTIVES TO ADDRESS
AREAS OF APPLICATION

Promoting economic 

infrastructure in support of 

economic growth and job 

creation.

Supports internal and 

external collaboration 

around data and spatial 

intelligence.

Supports the spatially 

differentiated investment 

rationale of the MSDF and 

DSDFs.

Urban Growth Planning 
(Non-res growth estimates): 

Determine where to 

accommodate ne non-res 

growth.

Spatial intelligence: 

Location-based supply and 

demand factors.

Enhanced spatial policy: 

Evidence-based analysis on 

Cape Town’s space 

economy informing a 

policy framework.

Land Use Model 2050 

update.

Replacement of the static 

and dated ECAMP with an 

updated, automated 

economic analysis tool. 

Support: Business retention 

& expansion initiatives.

Data foundation behind 

MSDF Policy Statement 4.

URBAN LAND 

MARKETS
DEVELOPMENT 

PIPELINE

LAND USE 
ACTIVITIES, 

EMPLOYMENT 
OVERVIEW & FIRM 

TYPOLOGIES

AGGLOMERATION 
OF INDUSTRIES

MARKET 
PERFORMANCE

Supply, Demand & Performance (S,D & P)

Built-up extent (m²) of 

land per sector (S).

Vacant land (m²) per 

sector (S).

Vacancy rate of 

buildings (%) per sector 

(P).

Dominant land use (S)

Propensity of industries at 

a Metro scale (D).

Total jobs per industry & 

wage band (D).

Firm size and count (D).

Building work under 

construction/complete

d (S).

Land use approvals (D).

Property sales by sector 

(P).

Agglomeration and Co-

agglomeration of major 

sectors/industries (S)

Cap rates (P)

Rental rates per m² per sector (P)

Intended users
This profile provides a cohesive narrative to determine key trends across a number of
data entry points to help inform decision making. This profile also aims to help guide
investment in cases where data is not readily available to the public.

Conceptual Framework
The reporting of updated time series microeconomic analysis on Cape Town’s
economic areas is informed by a conceptual framework, which aims to create
spatial intelligence on supply & demand factors according to the 5 themes which has
been identified. The 5 themes allows for an integrated narrative across area-based
economic trends. The trends being reported throughout this profile is used to classify
and assess the overall performance of Cape Town’s economic areas.

Data preparation, sources, assumptions and limitations
The indicators reported on in this profile feed off a number of automated data
processes to add intelligence at a land parcel level which is then aggregated into
economic areas. This profile draws across various datasets between 2012 and 2022
such as the general valuation roll, market reports, building plans, land use
applications, property sales and SARS data. While many of the respective datasets
are continuously refined overtime, this profile will be updated as and when new data
is available.

Contact details
Should you wish to make contact, please direct your feedback to the City of Cape
Town’s Metropolitan Spatial Planning and Growth Management branch via
Future.CapeTown@capetown.gov.za

MACRO-ECONOMIC REPORTS AND INDICATORS
The purpose of this profile is not to provide a comprehensive summary of macro-
economic factors determining the basis for which industries invest in based on the
economic condition. Refer to reports to read more about macro-economic
indicators reported for Cape Town:

• Economic Performance Indicators for Cape Town
• Regional Market Analysis and Intelligence 2023/24
• Provincial Economic Review and Outlook (PERO)
• Municipal Economic Review and Outlook (MERO)

MICRO-ECONOMIC DEMAND & SUPPLY FACTORS
This profile considers an array of micro-economic indicators in providing trends on 
Supply and Demand unique to an economic area. These indicators include: 

• Property sales per land use sector
• Building work completed
• Types of land use applications approved
• Vacant land per land use sector
• Built-up land and take up rate per land use sector
• Dominant land uses present in an area
• Building vacancy rate overtime
• Capitalisation rate over time
• Rental rate p/m² by land use sector
• Jobs per industry

mailto:Future.CapeTown@capetown.gov.za
https://www.capetown.gov.za/work%20and%20business/doing-business-in-the-city/business-support-and-guidance/economic-reports
https://www.investcapetown.com/wp-content/uploads/2024/08/COCT-Market-Intelligence-Report-FA-interactive-1.pdf
https://www.westerncape.gov.za/provincial-treasury/pero-mero-and-socio-economic-profiles
https://www.westerncape.gov.za/provincial-treasury/pero-mero-and-socio-economic-profiles


INTRODUCTION
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BRACKENFELL INDUSTRIAL

Location

 The area is approximately 27km north-east of Cape Town's central business district and 

Port of Cape Town. Furthermore, located 15km from Cape Town International Airport to 

allow for efficient import and export of goods.

 Situated near the N1 and R300 highway, providing easy across Cape Town and 

connecting to areas beyond Cape Town. 

 The area is mainly serviced by rail, taxis and GABS.

 Access to a skilled workforce from surrounding areas, includes Kuilsriver, Blue Downs and 

Blackheath.

Zoning and Land Use

 The area is predominantly zoned for industrial and commercial use allowing for 

manufacturing, warehousing, and distribution activities.

 The area is currently accommodated by light and heavy industrial uses including 

warehousing.

 Types of land uses include warehousing, sales, manufacturing, repairs and office 

accommodation.

Plot Sizes

 The average plot sizes in the area mostly vary between 1 000 – 2 500m² with a limited 

amount of plots ranging between 5 000 – 10 000m².

Spatial planning mechanisms

 Areas adjacent to the area is serviced by a Central Improvement District

Key highlights of the area include:

• The area started to establish itself from the 1960s which has developed into an industrial economic area.

• Okavango Park has been the latest significant extension to the area which includes sales type of businesses.

• More recently Shoprite Distribution Centre has established itself within the area.



LAND USE ACTIVITIES
Recent analysis entailed the conversion of land use codes contained in the

GV Roll into SIC codes in order to determine propensity of industries operating

in areas of similar character.

• Between 2012 and 2022, Brackenfell industrial was mainly characterised by

a greater propensity for manufacturing and transport & storage as

reflected in the Nodal Typology. The nodal typology highlights industries

with the most floor area (m²) operating within an economic area.

• The Metroscale Benchmarking positions Brackenfell industrial to being a

contributor of manufacturing and transport & storage which is higher than

that of the sectoral average when measured against other industrial areas

across Cape Town.

• The GV Roll supplements the findings of the SIC level data by illustrating the

dominant land use overtime based on the cumulative extent (m²) of floor

area for factories, light industrial, warehousing and workshops.
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Source: 2012 – 2022 land use codes converted to SIC codes (May 2024 analysis)
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EMPLOYMENT OVERVIEW & FIRM TYPOLOGIES
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Jobs/Firms: The number of job opportunities
surrounding Brackenfell industrial ranged
around 60 000 to 90 000 between 2014 and
2023. A significant increase in jobs has been
observed between 2014 and 2020 despite the
effects of the Covid pandemic. Overtime,
majority of the jobs have been positioned within
wholesale industry and dwarfs the other sectors.

The total number of firms experienced an
overall increase from 800 to 1 000 firms. While
‘small’ firm sizes are most dominant, there has
also been a significant presence of ‘medium-
to-large’ firms and also includes ‘micro’ firms. All
3 has increase significantly over the period.

Income bands: The income bands provide an
indication of the skill level that is being
employed. The data suggests that a larger
proportion of employees earns up to R12 800
per month with a limited amount of employees
earning above R12 800.

Spatial hexagons in which SARS data has 
been captured and overlaid with 
Brackenfell industrial area.Source: SARS data extract for period between 2014 and 2022. Firm size data only available between 2014 and 2020.
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Property sales: Most property sales happened between 2012 and 2018 for industrial properties which started to taper down from 2018 to 2023.

Land use applications: The area experienced the most land use approvals between 2013 and 2019 which can be related to the investment sentiment/intent shown in the property
transaction for the this period. While the area is mainly zoned industrial, most of the land use approvals were for subdivisions and multiple applications suggesting a demand for
particular sized industrial land.

Building plans: Following on from property sales and land use approvals, construction has shortly happened since the first set of land use approvals were granted in 2013. Building
work being constructed commenced significantly from 2014 onwards and has also reflected higher floor area being constructed than that of the metro average across other
industrial areas. This trends also suggest a higher investment confidence for the area.

Source: City’s DAMS (building plans and land use applications extract), General Valuation Roll.

DEVELOPMENT PIPELINE
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URBAN LAND MARKETS

VACANT LAND 

ACROSS CAPE TOWN (GV 2022)

Vacant land:
The map provides a representation of the latest GV Roll (2022) by illustrating vacant land across the
metropolitan area and supplements the graph on vacant land for the 2022 GV year. While the area has
experienced a gradual growth in terms of the built-up land. There has been a significant take up of vacant land
between 2012 and 2022 which can be corroborated with the building work that has been completed and also
that which is still under construction till date. Furthermore, the available vacant land is also categorised based
on the number and size of land parcels.

Vacancy rates:
In addition to vacant land, vacancy rates of existing buildings for the industrial sector ranged from 3,5% in 2012
to 5,9% in 2022 with an average of 4,5% across years. The commercial sectors has increased from 5% in 2012 to
7% in 2022 while the office sector has also increased from 5% in 2012 to 5,9%.

Sum of Fields

21

Vacant Business

Vacant Industrial

Vacant Residential

6,5%

METRO AVERAGE: VACANCY 

RATES PER SECTOR FOR 2022

5,4%
4,9%
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VACANCY RATE OF EXISTING BUILDINGS

Commercial Industrial Office

Source: City’s General Valuation Roll and Market Reports
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VACANT LAND EXTENT BY SECTOR

(TOTAL ERF EXTENT)

 Vacant Business  Vacant Industrial  Vacant Residential

Erf Size Commercial Industrial Residential

1) 1-250m²

2) 251-500m²

3) 501-1000m² 2

4) 1001-2500m² 15

5) 2501-5000m² 3

6) 5001-10000m² 1

7) >10000m² 2 1

Number of land parcels that are vacant by size



AGGLOMERATION OF INDUSTRIES
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The pie charts represents the % split of land use groups

agglomerated in Brackenfell industrial. This % is based on the

cumulative floor area (m²) across the various land uses and as

can be seen by the chart, the Industrial & Risks group has been

dominant in both 2012 and 2022 compared to the other groups

which are mainly in support of the dominant land use group.

Furthermore, the bar graph represents a comparative view

between 2012 and 2022 on the co-agglomeration of land use

categories within each of the land use groups. The area shows

the most dominance between 2012 and 2022 for

manufacturing, repairs and warehousing. There is also a

presence of other industrial land uses which can be seen to be

in support of the most dominant land uses.
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Brackenfell Ind, 2012 Brackenfell Ind, 2022



0

2

4

6

8

10

12

14

A
ir
p

o
rt

 I
n

d

A
th

lo
n

e
 I
n

d

A
tl
a

n
ti
s 

In
d

A
tl
a

s 
P
a

rk

B
la

c
k

h
e

a
th

/K
u

il
sr

i

v
ie

r 
In

d

B
ra

c
k

e
n

fe
ll
 I
n

d

B
ra

c
k

e
n

g
a

te

B
ro

a
d

la
n

d
s

C
a

p
ri
c

o
rn

 P
a

rk

E
lf
in

d
a

le

E
ls

ie
s 

R
iv

e
r 

In
d

E
p

p
in

g
 I
n

d

F
is

a
n

te
k

ra
a

l

G
o

rd
o

n
s 

B
a

y

H
a

rb
o

u
r

K
il
la

rn
e

y
 G

a
rd

e
n

s

K
ra

a
if
o

n
te

in
 I
n

d

La
n

sd
o

w
n

e

M
a

it
la

n
d

M
o

n
ta

g
u

e

G
a

rd
e

n
s

N
d

a
b

e
n

i

O
tt

e
ry

 G
a

rd
e

n
s

P
a

a
rd

e
n

 E
il
a

n
d

P
a

ro
w

 I
n

d

P
h

ili
p

p
i 
E
a

st

P
h

ili
p

p
i 
N

o
rt

h

R
e

fi
n

e
ry

R
e

tr
e

a
t 

In
d

S
a

c
k

's
 C

ir
c

le
 I
n

d

S
tr

a
n

d
 H

a
lt

S
tr

a
n

d

O
n

v
e

rw
a

c
h

t

Tr
ia

n
g

le

F
a

rm
/S

ti
k

la
n

d
 I
n

d

W
e

st
la

k
e

%

AVERAGE CAPITALISATION RATE OF BRACKENFELL INDUSTRIAL IN RELATION TO OTHER INDUSTRIAL AREAS FOR THE PERIOD BETWEEN 

2012 AND 2022

Commercial Industrial Office

MARKET PERFORMANCE

Source: 2012 – 2022 market reports

Rental rates:
Rental rates across all industrial property sizes
gradually increased between 2012 and 2022 and
reflects consistency in rental rates across property
sizes for 2022. the most increase in rental rates was for
smaller and largest property sizes.

Both office and commercial rentals has increased
significantly between 2012 and 2018 with both sectors
experiencing a decrease in 2022.

Comparative view on cap rates:
The average capitalisation rate between 2012 and 2022 for industrial, office and commercial sectors has been
10,16%, 10,84% and 11,37% respectively and further indicating its competitiveness relative to other industrial areas.

Year on year cap rates for the industrial sector has remained consistent around the 10,5% mark, the same applies for
the office sector showing consistency round the 11% mark while cap rates for the commercial sector has increased
from 11,3% to 12.5%.

• Higher cap rates = higher investment risk.
• Lower cap rates = lower investment risk.
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2012 2015 2018 2022

Commercial R 32 R 77 R 90 R 77

Office R 39 R 58 R 82 R 62
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CAPITALISATION RATES

Commercial Industrial Office

2012 2015 2018 2022

1) 250m² R 48 R 43 R 53 R 63

2) 500m² R 35 R 42 R 53 R 58

3) 1000m² R 34 R 39 R 50 R 56

4) 2500m² R 31 R 38 R 48 R 53

5) 5000m² R 28 R 35 R 46 R 50

6) 10000m² R 27 R 55 R 58 R 46
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Performance:  pending under development

Potential:
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PROXIMITY TO PUBLIC TRANSPORT VACANT NON RESIDENTIAL LAND 

INCENTIVES AND PRECINCT MANAGEMENTCOMMERCIAL BUILDING VACANCY RATE INDUSTRIAL BUILDING VACANCY RATE

VACANT RESIDENTIAL LAND 

More commercial & 

industrial land
Less commercial & 

industrial land

More residential land

available
Less residential land 

available

Fewer facalitative 

instruments
More facalitative 

instruments
Lower vacancy rates Higher vacancy ratesLower vacancy rates Higher vacancy rates

Fewer modes of 

public transport
More modes of public 

transport



EPPING INDUSTRIAL 
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ECONOMIC AREA PROFILE

CITY OF CAPE TOWN
ISIXEKO SASEKAPA
STAD KAA PSTAD

Making progress possible. Together.

TREND ANALYSIS 2012-2022



POLICY & REGULATORY CONTEXT

INTEGRATED DEVELOPMENT PLAN 2022-2027

• Objective 1 (Increased jobs and investment in the Cape Town Economy): Targeted urban development programme

• Objective 15 (A more spatially integrated and inclusive city): Spatial strategy monitoring and evaluation project

INCLUSIVE ECONOMIC GROWTH STRATEGY (2021)

• Applying an economic lens to policy-making by integrating sustainable analysis into City Decision Making in alignment with the MSDF.

• The primary and most immediate scope of work must centre around economic recovery. To this end, implementation of this Strategy

will be in the form of a three-phase recovery approach.

MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK (MSDF, 2023) POLICY & STRATEGY IMPLEMENTATION

• Table 5.1: Spatial strategy 1: Substrategies and policy guidelines (Policy 2, 4 and 5)

• Table A2: Spatial strategy 1: Policy guidelines, strategic and implementation intent (Policy 4,2 and 4,3)

DISTRICT SPATIAL DEVELOPMENT FRAMEWORK (DSDF, 2023): SUB DISTRICT GUIDANCE

• Table Bay DSDF - Subdistrict 4: Eastern District:

o Typologies and district elements – Development guidelines (page 72)

o Policy statements (page 156)

o New Development Areas (page 157)

o Consolidated subdistrict SDF (Figure 26: Subdistrict 4: Eastern District)

For the past decade the global and national economic context has required regional economies to prioritise its investment decisions in space for greater

efficiency. The Economic Areas Management Programme (ECAMP) as it was introduced has therefore been considered a valuable economic data tool to

providing valuable insights into the performance of the space economy at an area-specific level.

This update of ECAMP is further aligned to the Urban Planning & Design Department’s business strategy to leverage spatial intelligence to unlock value within Cape

Town’s space economy by:

a) Tracking the performance and implementation of its spatial development framework policies

b) Developing the evidence base to inform and adjust said spatial policy

c) Supporting spatially targeted investment decision-making

d) Providing a spatial lens of economic data within the Cape Town context

The update of ECAMP is supported by the following strategic objectives and programmes:
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https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/2023-2024_review_IDP_2022-27_5-Year_Integrated_Plan.pdf#page=49
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/2023-2024_review_IDP_2022-27_5-Year_Integrated_Plan.pdf#page=49
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies,%20plans%20and%20frameworks/Economic%20Growth%20Strategy.pdf#page=34
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies,%20plans%20and%20frameworks/Economic%20Growth%20Strategy.pdf#page=76
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/MSDF_Vol_I_Ch1-6_Tech_Suppl_A.pdf#PAGE=36
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/MSDF_Vol_I_Ch1-6_Tech_Suppl_A.pdf#PAGE=71
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/Table_Bay_DSDF_EMF_Vol2.pdf#page=72
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/Table_Bay_DSDF_EMF_Vol2.pdf#page=156
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/Table_Bay_DSDF_EMF_Vol2.pdf#page=157
https://resource.capetown.gov.za/documentcentre/Documents/City%20strategies%2c%20plans%20and%20frameworks/Table_Bay_DSDF_EMF_Vol2.pdf#page=159


CONCEPTUAL FRAMEWORK 
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VALUE PROPOSITION
CHALLENGES 

/OBJECTIVES TO ADDRESS
AREAS OF APPLICATION

Promoting economic 

infrastructure in support of 

economic growth and job 

creation.

Supports internal and 

external collaboration 

around data and spatial 

intelligence.

Supports the spatially 

differentiated investment 

rationale of the MSDF and 

DSDFs.

Urban Growth Planning 
(Non-res growth estimates): 

Determine where to 

accommodate ne non-res 

growth.

Spatial intelligence: 

Location-based supply and 

demand factors.

Enhanced spatial policy: 

Evidence-based analysis on 

Cape Town’s space 

economy informing a 

policy framework.

Land Use Model 2050 

update.

Replacement of the static 

and dated ECAMP with an 

updated, automated 

economic analysis tool. 

Support: Business retention 

& expansion initiatives.

Data foundation behind 

MSDF Policy Statement 4.

URBAN LAND 

MARKETS
DEVELOPMENT 

PIPELINE

LAND USE 
ACTIVITIES, 

EMPLOYMENT 
OVERVIEW & FIRM 

TYPOLOGIES

AGGLOMERATION 
OF INDUSTRIES

MARKET 
PERFORMANCE

Supply, Demand & Performance (S,D & P)

Built-up extent (m²) of 

land per sector (S).

Vacant land (m²) per 

sector (S).

Vacancy rate of 

buildings (%) per sector 

(P).

Dominant land use (S)

Propensity of industries at 

a Metro scale (D).

Total jobs per industry & 

wage band (D).

Firm size and count (D).

Building work under 

construction/complete

d (S).

Land use approvals (D).

Property sales by sector 

(P).

Agglomeration and Co-

agglomeration of major 

sectors/industries (S)

Cap rates (P)

Rental rates per m² per sector (P)

Intended users
This profile provides a cohesive narrative to determine key trends across a number of
data entry points to help inform decision making. This profile also aims to help guide
investment in cases where data is not readily available to the public.

Conceptual Framework
The reporting of updated time series microeconomic analysis on Cape Town’s
economic areas is informed by a conceptual framework, which aims to create
spatial intelligence on supply & demand factors according to the 5 themes which has
been identified. The 5 themes allows for an integrated narrative across area-based
economic trends. The trends being reported throughout this profile is used to classify
and assess the overall performance of Cape Town’s economic areas.

Data preparation, sources, assumptions and limitations
The indicators reported on in this profile feed off a number of automated data
processes to add intelligence at a land parcel level which is then aggregated into
economic areas. This profile draws across various datasets between 2012 and 2022
such as the general valuation roll, market reports, building plans, land use
applications, property sales and SARS data. While many of the respective datasets
are continuously refined overtime, this profile will be updated as and when new data
is available.

Contact details
Should you wish to make contact, please direct your feedback to the City of Cape
Town’s Metropolitan Spatial Planning and Growth Management branch via
Future.CapeTown@capetown.gov.za

MACRO-ECONOMIC REPORTS AND INDICATORS
The purpose of this profile is not to provide a comprehensive summary of macro-
economic factors determining the basis for which industries invest in based on the
economic condition. Refer to reports to read more about macro-economic
indicators reported for Cape Town:

• Economic Performance Indicators for Cape Town
• Regional Market Analysis and Intelligence 2023/24
• Provincial Economic Review and Outlook (PERO)
• Municipal Economic Review and Outlook (MERO)

MICRO-ECONOMIC DEMAND & SUPPLY FACTORS
This profile considers an array of micro-economic indicators in providing trends on 
Supply and Demand unique to an economic area. These indicators include: 

• Property sales per land use sector
• Building work completed
• Types of land use applications approved
• Vacant land per land use sector
• Built-up land and take up rate per land use sector
• Dominant land uses present in an area
• Building vacancy rate overtime
• Capitalisation rate over time
• Rental rate p/m² by land use sector
• Jobs per industry

mailto:Future.CapeTown@capetown.gov.za
https://www.capetown.gov.za/work%20and%20business/doing-business-in-the-city/business-support-and-guidance/economic-reports
https://www.investcapetown.com/wp-content/uploads/2024/08/COCT-Market-Intelligence-Report-FA-interactive-1.pdf
https://www.westerncape.gov.za/provincial-treasury/pero-mero-and-socio-economic-profiles
https://www.westerncape.gov.za/provincial-treasury/pero-mero-and-socio-economic-profiles
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Key highlights of the area include:

• The area had previously been used as a race track and started to establish itself as an industrial area from 1940 onwards. As the area established itself further, 

the racing was stopped.

• Epping City Improvement District was established in 2001 designed to increase property investment, amplify job creation and encourage new investments into 

the area.

• The area is know for some key anchor industries mainly, SA Metal, TFG, Stuttafords removal/storage and the monumental land mark, Cape Town fresh 

produce market.

EPPING INDUSTRIAL

Location

 The area is approximately 10km east of Cape Town's central business district and Port of 

Cape Town. Furthermore, located 5km from Cape Town International Airport to allow for 

efficient import and export of goods.

 The area is split in half by the N7 and further situated near the N1 and N2 highway, 

providing easy across Cape Town and connecting to areas beyond Cape Town. 

 The area is in proximity to a Public Transport Interchange and serviced by rail, taxis and 

GABS.

 Access to a skilled workforce from surrounding areas, Pinelands, Goodwood, 

Kalksteenfontein, Bishop Lavis and Elsies Rover. Due to its location, the area also attracts 

skilled workforce from areas across Cape Town. 

Zoning and Land Use

 The area is predominantly zoned for industrial use allowing for manufacturing, 

warehousing, and distribution activities.

 The area is mainly characterised by light industrial uses and warehousing.

 Types of land uses include warehousing, transportation, sales, manufacturing, repairs and 

office accommodation.

Plot Sizes

 The average plot sizes in the area mostly vary between 5 000 – 10 000m² with a limited 

amount of plots ranging beyond 10 000m².

Spatial planning mechanisms

 The area is serviced by a City Improvement District

https://www.parowindustriacid.co.za/


LAND USE ACTIVITIES
Recent analysis entailed the conversion of land use codes contained in the

GV Roll into SIC codes in order to determine propensity of industries operating

in areas of similar character.

• Between 2012 and 2022, Epping industrial was mainly characterised by a

greater propensity for manufacturing, transport & storage and wholesale

& retail as reflected in the Nodal Typology. The nodal typology highlights

industries with the most floor area (m²) operating within an economic area.

• The Metroscale Benchmarking positions Epping industrial to being a

contributor of manufacturing, transport & storage and wholesale & retail

which is higher than that of the sectoral average when measured against

other industrial areas across Cape Town.

• The GV Roll supplements the findings of the SIC level data by illustrating the

dominant land use overtime based on the cumulative extent (m²) of floor

area for light industrial, warehousing, workshops, factories, industrial parks,

service industrial and flats.
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Source: 2012 – 2022 land use codes converted to SIC codes (May 2024 analysis)
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Jobs/Firms: The number of job opportunities

surrounding Epping industrial increased from

24 000 to 26 000 between 2014 and 2023. An

increase in jobs has been observed between

2017 and 2020 with the decrease in jobs at

2023 but still relatively higher than 2014.

Overtime, majority of the jobs have been

positioned within the manufacturing,

wholesale and admin support industries.

The total number of firms fluctuated around

the 700 mark between 2014 and 2021. While

‘medium-to-large’ firm sizes are most

dominant, there has also been a significant

presence of ‘small’ firms and also includes

‘micro’ firms.

Income bands: The income bands provide

an indication of the skill level that is being

employed. The data suggests that a larger

proportion of employees earns up to R12

800 per month. However, there is a

considerable amount of employees

earning above R12 800.

Spatial hexagons in which SARS data has 
been captured and overlaid with Epping 
industrial area.Source: SARS data extract for period between 2014 and 2022. Firm size data only available between 2014 and 2020.
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Property sales: Property sales/transactions of existing built-up industrial land fluctuated between 2012 and 2022 with a spike in 2014 and tapering down gradually up to 2022. A
number of residential land parcels has also been transacted on but not to the extent of existing built-up industrial land. While transactions tapered off in 2023 across the 2 sectors,
approval of land use rights increased significantly from 2016 onwards which followed through by building work being completed and that which is under construction indicating
investment confidence for the area.

Land use applications: While the area is predominately zoned for industrial purposes most of the land use approvals granted between 2012 and 2022 were for subdivisions and
multiple applications. Subdivisions suggesting a demand for a particular property size.

Building plans: Following on from property sales and land use approvals, construction has happened consistently between 2013 and 2017 where construction has been higher
than the metro average across other industrial areas. While land use approvals increased between 2016 and 2018, building work also started to increase again from 2020 onwards
and experiencing a spike in 2021.

DEVELOPMENT PIPELINE

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022

Temporary departures - - - - - - - - -

Subdivisions 1 1 1 2 3 - - 1 -

Rezonings - - - - - - - - -

Multiple applications 1 - 2 1 3 1 1 1 2

Consolidations - - - 1 - - - - -
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Source: City’s DAMS (building plans and land use applications extract), General Valuation Roll.
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URBAN LAND MARKETS

VACANT LAND 

ACROSS CAPE TOWN (GV 2022)

Vacant land:
The map provides a representation of the latest GV Roll (2022) by illustrating vacant land across the
metropolitan area and supplements the graph on vacant land for the 2022 GV year. While the area has
experienced a minimal growth in terms of the built-up land due to its maturity, additional vacant land has been
created. Furthermore, the vacant land is further categorised based on the number and size of land parcels.

Vacancy rates:
In addition to vacant land, vacancy rates of existing buildings for the industrial sector ranged between 3,7% in
2012 to 5,2% in 2022. The commercial sector has increased from 2,5% in 2012 to 7% in 2022 whereas for the office
sector, vacancy rates decreased from 5% in 2012 to 2,5% in 2022. The data suggesting that both industrial and
office buildings are reasonably occupied while commercial as a higher vacancy rate.

Source: City’s General Valuation Roll and Market Reports
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5) 2501-5000m² 2

6) 5001-10000m² 7

7) >10000m² 2

Number of land parcels that are vacant by size



AGGLOMERATION OF INDUSTRIES
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Source: Analysis of GV data (May 2024)
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FLOOR AREA PER LAND USE CATEGORY FOR 2012 AND 2022

Epping Ind, 2012 Epping Ind, 2022

The pie charts represents the % split of land use groups agglomerated in

Epping industrial. This % is based on the cumulative floor area (m²)

across the various land uses and as can be seen by the chart, the

Industrial & Risks group has been dominant in both 2012 and 2022 with

a significant % of Business & Office group compared to the other

groups which are mainly in support of the dominant land use groups.

Furthermore, the bar graph represents a comparative view between

2012 and 2022 on the co-agglomeration of land use categories within

each of the land use groups. The area shows the most dominance

between 2012 and 2022 for manufacturing and repairs exceeding 1

million m² in floor area. Warehousing has also tipped beyond the 1

million mark in 2022 with sales being one of the dominant land uses

categories. The area also consists of other industrial and non-industrial

land uses which is seen to be in support of the most dominant land

uses.



Comparative view on cap rates:
The average capitalisation rate between 2012 and 2022 for industrial, office and commercial sectors has been
10,24%, 10,25% and 11,27% respectively and further indicating its competitiveness relative to other industrial areas.

Year on year cap rates for the industrial sector has been consistent at around the 10% mark while the office sector
has decreased from 10,8% to 5% in 2022. The commercial sector’s cap rate increased from 5,9% in 2012 to 12,5% in
2022.

• Higher cap rates = higher investment risk.
• Lower cap rates = lower investment risk.
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AVERAGE CAPITALISATION RATE OF EPPING INDUSTRIAL IN RELATION TO OTHER INDUSTRIAL AREAS FOR THE PERIOD BETWEEN 2012 

AND 2022

Commercial Industrial Office

MARKET PERFORMANCE

Source: 2012 – 2022 market reports

Rental rates:
Rental rates across property sizes has gradually
increased between 2012 and 2022 with significant
increase experienced within property sizes larger than
10 000m² indicating demand.

Both office and commercial rentals gradually

increased between 2012 and 2018 and dropped
significantly in 2022.

2012 2015 2018 2022

1) 250m² R 80 R 46 R 60 R 56

2) 500m² R 115 R 47 R 62 R 62

3) 1000m² R 41 R 46 R 61 R 57

4) 2500m² R 35 R 45 R 55 R 48

5) 5000m² R 26 R 42 R 47 R 21

6) 10000m² R 12 R 18 R 20 R 47
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FINDINGS – Provisional
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Performance:  Information pending and under development

Potential:
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PROXIMITY TO PUBLIC TRANSPORT VACANT NON RESIDENTIAL LAND 

INCENTIVES AND PRECINCT MANAGEMENTCOMMERCIAL BUILDING VACANCY RATE INDUSTRIAL BUILDING VACANCY RATE

VACANT RESIDENTIAL LAND 

More commercial & 

industrial land
Less commercial & 

industrial land

More residential land

available
Less residential land 

available

Fewer facalitative 

instruments
More facalitative 

instruments
Lower vacancy rates Higher vacancy ratesLower vacancy rates Higher vacancy rates

Fewer modes of 

public transport
More modes of public 

transport




