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1 

1.0 Problem Statement 

 

 
 

CHAPTER 1: BACKGROUND 
 

 

This document represents the Tall Buildings Policy for the Nelson Mandela Bay Municipality (NMBM), 

herein after referred to as the Metro and is applicable to its area of jurisdiction and is prepared as an 

integral part of the Municipality’s land use management package. 

 
Port Elizabeth, like cities all over the world, in the latter part of the 1900’s became a city characterized by 

sprawl, low urban density and rigid spatial separation. For a time the city seemed to have lost the urban 

tradition of clustering taller buildings in centres and nodes so as to take communal advantage of cultural 

and physical infrastructure. But, the trend toward increased density is beginning to return. All over the 

world inner city areas are experiencing revival. Port Elizabeth is not immune to this global trend and the 

NMBM has in recent years been presented with a growing number of applications for buildings that are 

taller in form. The Metro has the added driver of tallness being the fact that it is a coastal city. The Port 

Elizabeth beachfront is an exceptional urban space. There is a lot of competition to locate as close to the 

water’s edge as possible and hence the pressure for taller buildings along Beach Road. This trend is set to 

continue as the amount of coastal urban land is already limited in quantity and further restricted by 

environmental legislation. 

 
The Metro recognises that increased tallness is aligned with many of its strategic imperatives to increase 

urban densities, leverage existing infrastructure and reduce the creep of the suburbs into valuable farmland 

and sensitive coastal areas. It is within this context that the development of this policy, to the benefit of the 

urban environment, the local community and those that grow the economy, have been developed. 

 

 

 

 Property developers regularly approach the Metro requesting relaxations and departures from land use 

controls that would allow the increase of the site’s development potential. In some of these cases, the 

property developer motivates a building significantly taller than its neighbours. 

 
 Permitting ad-hoc tallness without a consistent and transparent approach to development can have a 

negative impact on the development’s context within the built environment. 
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 While increased tallness has some physical impact on its surroundings, tallness is also an emotive issue. 

The height of a building is immediately visible and not perhaps as concealed or complex as other land 

use issues such as parking, density, coverage or open space. 

 
 The result of economic growth and population increase within the NMBM is acknowledged and these 

trends require increased densities and ultimately taller and more compact buildings. 

 
 The policy and directives for urban land development have significantly changed since the inception of 

the Development Facilitation Act principles, with emphasis on more compact urban structures, reducing 

urban sprawl and integrated land development. 

 
 Changing national policy, limited land resources and increased demand for higher intensity land uses 

have resulted in increased pressure to provide higher bulk and volume and specific growth nodes within 

the city. 

 
 Existing land use management guidelines (Zoning Scheme Regulations) are generally considered to be 

outdated and in some cases do not accommodate higher intensity uses and tall buildings. 

 
 The Metro has adopted a developmental approach to land use management and identified various areas 

for higher intensity land uses through its Local Spatial Development Framework (LSDF) initiatives. This 

includes areas where tallness is expected. 

 
 The City requires a vision to indicate areas where tall buildings should be permitted and can achieve the 

strategic vision and goals for future development. 

 

 

2.0 Brief  

 
The brief for formulation of the Tall Buildings Policy was set out to implement: 

 
 “A uniform policy is to be developed that sets out the Metro’s position regarding the building height 

within its area of jurisdiction, and to clarify what an ideal height restriction will be within the context of 

the affected area. 

 This policy is to be developed in such a way as to integrate seamlessly into other Land Use Planning and 

control mechanisms that have been put in place or are currently being developed. 

 This policy must recognise that “Tallness” is a relative concept and must be reviewed within the context 

of where the development finds itself. 

 While the policy is to address the entire Metropolitan area, certain areas are prioritised as focus areas. 

 The policy should present mechanisms to promote taller buildings where this is beneficial to the city and 

to realise the development goals of the City. 

 The policy is to give the Metro the ability to assess the proposal for the development of a proposed tall 

building, including but not limited to aspects relating to shadow, views, wind channelling and reflection. 
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3.0 Objectives of the Tall Buildings Policy 

4.0 Policy Status 

 

 The policy should allow developers, architects and planners, tools and processes for designing and 

motivating for tallness. 

 
 

 

As indicated, the Metro has received a notable increase in applications to develop beyond the 

development envelope as per the relevant Zoning Scheme Regulations’ Development Parameters. These 

specifically relate to high value land precincts along the beachfront, Newton Park, Greenacres, William 

Moffett and other areas. The City has embraced the notion of increased densities and functionality 

through various policy mechanisms, of which the Sustainable Community Unit (SCU) Planning Guide is a 

key informant. 

 
The key objectives of the Tall Buildings Policy are therefore to : 

 

 To clearly define what a tall building is, for the purposes of this policy and in the context of the 

City. 

 Providing a consistent approach to dealing with tallness and areas where tall buildings should be 

supported. 

 Creating greater awareness of the issues surrounding the design and location of tall buildings. 

 Support the principles of higher density, increased investment and sustainability of services and 

facilities. 

 To ensure a clear and well-functioning mechanism to adjudicate applications and development 

proposals, prior to implementation. 

 Support investment and strengthening of the Metro’s economic base. 

 Ensure a well-designed urban structure and urban landscape. 

 Protect the city’s heritage, amenities, precinct character and urban form. 

 Provide consistent guidelines for applicants and developers interested in developing tall buildings 

within the City. 

 
 

 

 A policy can be defined as a plan or course of action, intended to influence and determine decisions, 

actions and other incidental matters. The Tall Buildings Policy will therefore aim to assist with decision 

making and application assessment and provide guidance on tall building design, location and best 

practice. 

 
 The Tall Buildings Policy is applicable to all development proposals defined as tall buildings and is 

applicable to the area of jurisdiction of the Metro. 

 
 Implementation of the Tall Buildings Policy Design Guidelines and Procedures should support the City’s 

Vision and Integrated Development Plan strategies. 
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MUNICIPAL INTEGRATED DEVELOPMENT PLAN 

SECTOR PLANS AND STRATEGIES 

SPATIAL DEVELOPMENT FRAMEWORK 

- Long term (20+ years) 

- City wide spatial structuring elements 

- Overarching Policy Framework 

- Overarching Land Use Mechanism 

NMBM Spatial Development Framework 

- Medium term (10 years) 

- District Level spatial concept 

- Upgrade and new development areas 

- Land use management guidelines 

Local Spatial Development Framework 

- Detailed landscape 

- Detailed urban design proposals 

- Detailed implementation framework 

Precinct Plans / Policy / Strategies 

- Site specific 

- Detailed site design 
Layout Plans, Detailed Design / Site 

Development Plans 

 

 The following further define the status of the policy : 

- Prior to any decision on land development and/or land development rights, where tall buildings as 

defined are involved, Council, applicants and developers should consult the Policy and be guided by 

the policy proposals. 

- should support the objectives and principles of the Tall Buildings Policy. 

- Proposals for the development of tall buildings contrary or in conflict to the Tall Buildings Policy 

should be strongly motivated and adequate basis for such decisions should be recorded. 

- The Tall Buildings Policy, per se, does not grant or remove land use rights or exempt any 

development from the procedure as outlined in the Land Use Planning Ordinance or other relevant 

legislation. 

- The Tall Buildings Policy should inform and guide detailed planning on precinct or site specific level, 

within the hierarchy of plans as illustrated. 

- The Tall Buildings Policy functions as a parallel and supporting mechanism for specific land use 

assessments, in support of relevant LSDF’s. 

- The LSDF’s provide a land use vision for a specific area and outline development parameters. 

- Should a development proposal trigger a tall building development as defined, the Tall Buildings 

Policy will be implemented in support of the LSDF proposals. 

 
The following diagram illustrates the context of the Tall Buildings Policy within the Metro’s hierarchy of 

plans, specifically relating to land use management. As indicated, the Tall Buildings Policy ensures a 

uniform and consistent framework for evaluating buildings defined as tall buildings, within the existing 

land use management package. 
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5.0 Components of the Tall Buildings  Policy  

 
The Tall Buildings Policy comprises of the following components : 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

A key component and objective of the Tall Buildings Policy is to introduce a mechanism for developers to 

apply to the design of tall buildings. This unique application process implements a mechanism for 

developers, land owners and the Metro to assess tall building applications on predetermined criteria, 

guidelines and within the parameters of the Tall Buildings Policy Statements. This will ensure that tall 

building applications and development proposals receive dedicated technical assessment. 

Components 
 
 Problem Statement 

 Brief 

 Objectives of the Tall Buildings Policy 

 Components of the Tall Buildings Policy 

 Policy Status 

 

 
 Nelson Mandela Bay Municipality Status Quo 

 Informants 

 Development Principles and Goals 

 Defining Tall Buildings 

 Background and Context 

 PS 1 : Support the Principles of Tall Building Developments 

 PS 2 : Improve Urban Quality and Support Design Guidelines 

 PS 3 : Support Planning Strategy and Policy (LSDF, Precinct Plans) 

 PS 4 : Infrastructure (Services and Social) Availability 

 PS 5 : Accessibility (Public Transport, Employment, Recreation) 

 PS 6 : Enhance Urban Form in Support of Built and Natural Environment 

 PS 7 : Consultation and Alignment 

 
 

 Background and Context 

 Design impact (NMBM and/or Precinct) 

 Design Impact (Site) 

 Design Impact (Building) 

 

 
 Application Procedure 

 Application Requirements (Checklist) 

 Evaluation Criteria 

 Implementation and Monitoring 

 Work in Progress 

Report 
 
 

Chapter 1 : 

Background 

 
 

Chapter 2: 

Informants 

 
Chapter 3 : 

Conceptual 

Framework 

 
 

Chapter 4 : 

Policy Statements 

 
 

Chapter 5 : 

Design Guidelines 

Chapter 6 : 

Application 

Procedure and 

Assessment Criteria 

Chapter 7 : 

Priority Precinct 

Planning and 

Alignment 
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The Tall Buildings Policy for the NMBM comprises of 4 pillars that will function in alignment to ensure 

management and promotion of tallness within the NMBM. The 4 components are : 

 

 Pillar 1 : Defining Tall Buildings 

 Pillar 2 : Policy Statements 

 Pillar 3 : Design Guidelines 

 Pillar 4 : Application Procedure and Assessment Criteria 

 
 Defining Tall Buildings (Chapter 3) 

Development proposals within the City should be assessed against the definition of a tall building as per 

this policy and understanding when it is considered tall in terms of its spatial context. Developments 

include all land uses within the area of jurisdiction of the Metro. Once a building is defined as a “tall 

building”, the Policy, Design Guidelines, application procedure and assessment criteria will apply.  

 
 Policy Statements (Chapter 4) 

The Policy Statements outline the Metro’s vision and requirements for permitting tall buildings and 

associated development. Policy Statements should not be seen in isolation and function with the Design 

Guidelines. The statements further provide a broad background and implementation environment on a 

city-wide scale and apply generically to the entire Metro. 

 
 Design Guidelines (Chapter 5) 

The Design Guidelines for tall buildings should be read with the Tall Buildings Policy Statements and 

provide guidelines on how tall buildings should be designed and detail as expected by the Metro. The 

Design Guidelines further represent an architectural vision and urban design standard for the City. The 

Design Guidelines for tall buildings relate to : 

 
- Context within the Metro or precinct 

- Context within the immediate surroundings 

- Context on the site and the building 

 
 Application Procedure and Assessment Criteria (Chapter 6) 

As indicated, the key objective of the Tall Buildings Policy for the NMBM is to introduce an evaluation and 

application mechanism to ensure holistic management of tall buildings within the city’s developmental 

vision. 

 
The application procedures, requirements and evaluation criteria ensure a common approach throughout 

the Metro, eliminating confusion and ensuring a fair and well-structured evaluation system, within the 

existing land use management system of the NMBM, i.e. the Integrated Development Plan, Spatial 

Development Frameworks and Sustainable Community Unit Methodology. 
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6.0 Methodology  and Process  

 
 The Human Settlements Committee of the NMBM approved this document for Public 

Consultation. 

 A Steering Committee was established to oversee the process. 

 This document was circulated internally for comment. 

 The document was made available on the website for comment by interested and affected 

parties. 

 The Policy was presented to public meetings for comment. 

 Comments received through this process were taken into consideration in the finalisation of the 

policy. 

 The steering committee was consulted, before taking the final document to Council for final 
approval. 
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Chapter 

2 

1.0 Nelson Mandela Bay Municipality Status Quo 

 

 
 

CHAPTER 2: INFORMANTS 
 

 

 

Policy formulation is generally processes that are based on demand for a more comprehensive decision 

making structure or framework. As outlined in the problem statement and project objectives, the has 

various challenges with respect to land use management and the existing land use management 

mechanisms. This specifically relates to, inter alia, increased pressure for larger development bulk on 

cadastral units within areas of high potential. 

 
Development parameters in the Metro are managed through 11 different Zoning Scheme Regulations 

applicable in various geographical areas. As a result, land use parameters, including height, are based on 

a disparate system with various methods of height control applicable in various geographical areas. In 

some instances, zones or zoning parameters within a specific Zoning Scheme do not restrict height for a 

specific land use. Height and development envelope are then managed through secondary mechanisms, 

i.e. FSI, coverage, on-site parking and open space requirements. The aforementioned is generally 

applicable to the Port Elizabeth Zoning Scheme area. 

 
Unlike the existing and proposed new Integrated Zoning Scheme for the Metro, the Tall Buildings Policy 

does not impose or regulate height restrictions, but rather prescribes a framework to achieve tallness 

where apprpriate. The policy promotes tallness, but in a manner that mitigates impacts and ensures the 

design and placement of tall buildings within best practice parameters. 

 
In terms of the existing height restrictions imposed by the various Zoning Schemes within the Metro, the 
following outlines a brief summary of existing height restrictions. 

Chapter 1 : 
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Scheme Areas 
Single / Medium 

Density Residential 
High Density 
Residential 

Business / 
Commercial 

Ibhayi, Khayamnandi, KwaDwesi, KwaMagxaki, KwaNobuhle, 
Motherwell 

2 5 None 

Uitenhage None Up to 5 Up to 5 

Despatch 2 4 4 

Area A 1 + 2 4 2 

Lovemore Park 2 2 2 

Section 8 (Rural) 2 4 None 

Port Elizabeth (Mount Pleasant, Lorraine, Charlo, Theescombe, 
Mangold Park, Walmer) 

2 3 3 

Port Elizabeth (Donkin, Humewood) 2 Special Special 

Port Elizabeth (Remainder) 2 None None 

 

The following diagrams indicate general height restrictions imposed by the various Zoning Schemes, with 

emphasis on : 

 

 Single residential height restrictions 

 High density residential height restrictions 

 Business / commercial height restrictions 
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It is further noted that existing height restrictions as per the Metro’s various Zoning Schemes are defined 

based on storeys / floors and not necessarily a height restriction in metres. This creates confusion and 

various methods of interpretation. 



Nelson Mandela Bay Municipality: Tall Buildings Policy P a g e | 11 
Chapter 2 : 

Informants 

 

 

 
 

2.0 Informants  

 
The Tall Buildings Policy is guided by the principles for strategic planning, land use management and 

urban restructuring applicable on a national level. These principles and informants are well-documented 

in a range of national and provincial policies and legislative directives. Contextualized in the Constitution, 

key legislative directives include the: 

 

 Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013) 

 Development Facilitation Act Chapter 1 Principles, 1995 (Act 67 of 1995) 

 National Spatial Development Perspective and Policy Directives 

 National Urban Development Strategy and Policy Directives 

 National Environmental Management Act 

 National Heritage Resources Act 

 Land Use Planning Ordinance 

 Various Zoning Scheme Regulations 

 Nelson Mandela Bay Municipality Spatial Development Framework 

 Nelson Mandela Bay Local Spatial Development Frameworks 

 Other legislation and guidelines (Civil Aviation, Military Land, Port Navigation) 

 
The informants do not function in isolation and should be read with the basket of local government and 

development related legislation and policy guidelines. 

 
For the purpose of the Tall Buildings Policy, the guiding principles of the Spatial Planning and Land Use 

Management Act, Development Facilitation Act, NMBM Integrated Development Plan Vision and, NMBM 

Spatial Development Framework and NMBM Sustainable Community Unit Methodology are highlighted. 

 

 

2.1 Spatial  Planning and   Land Use Management Act  

 
The Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013) was promulgated on 5 

August 2013 by proclamation in Government Gazette No. 36730. 

 
In terms of the provisions of Section 6 and Section 7 of the above mentioned Act, the general 

principles set out in Chapter 2 apply to all organs of state and other authorities responsible for the 

implementation of legislation regulating the use and development of land, the following Development 

Principles relate to the Tall Buildings Policy : 

 
 The principle of spatial justice 

- Past spatial and other development imbalances must be redressed through improved access to 

an use of land 

 The principle of spatial sustainability 

- Promote land development that is within the fiscal, institutional and administrative means of the 

Republic 

- Promote and stimulate the effective and equitable functioning of land markets 

- Consider all current and future costs to all parties for the provision of infrastructure and social 

services in land developments 

- Promote land development in locations that are sustainable and limit urban sprawl 



Nelson Mandela Bay Municipality: Tall Buildings Policy P a g e | 12 
Chapter 2 : 

Informants 

 

 

 The principle of efficiency 

- Land development optimises the use of existing resources and infrastructure 

- Development application procedures are efficient and streamlined and timeframes are adhered 

to by all parties 

 The principle of spatial resilience 

- Flexibility in spatial plans, policies and land use management systems are accommodated to 

ensure sustainable livelihoods in communities most likely to suffer the impacts of economic and 

environmental shocks 

 The principle of good administration 

- All spheres of government ensure an integrated approach to land use and land development that 

is guided by the spatial planning and land use management systems as embodied in this Act 

- The requirements of any law relating to land development and land use are met timeously 
 
 

2.2 NMBM  Integrated  Development Plan  

 
The Municipal Systems Act established the Integrated Development Plan as the principle tool for Local 

Government Planning and Management. The Municipal vision and strategic objectives as per the 

NMBM Integrated Development Plan are : 

 
 Vision 

“To be a globally competitive and preferred Metropole that works together with the people.” 

 
 Strategic Objectives 

The strategic objectives of the Metro’s IDP, relating to this policy : 

- Ensuring access to basic services for all resident communities in Nelson Mandela Bay. 

 
- Developing and sustaining the spatial, natural and built environment. 

- Provision of integrated and sustainable human settlements. 

- Addressing the challenges of poverty, unemployment and social inequality. 

- Fostering a safe, secure and healthy environment for both employees and communities. 

- Positioning Nelson Mandela Bay as a destination of choice to both investors and tourists 

through the development of a prosperous and diverse economy. 

 

 

2.3 Metropolitan Spatial Development Framework (MSDF)  

 
The MSDF provides policy directives with respect to city wide development, future growth direction, 

the urban edge and development objectives, guiding LSDF Planning. The MSDF is key to the package of 

plans and provides the foundation for LSDF Planning. 

 
 Focus Areas 

Ð Sustainability and Restructuring of the City 

The restructuring focus is based on Sustainable Community Units (SCU’s) to address the 

structural imbalances created by past policies. The basis for sustainable community planning 
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is found in the development principles and have been adopted at National, Provincial and 

Local Government level, which are supported by legislation and Government policies. These 

refer to, but not limited to, environmental conservation, local economic development, 

accessibility through public transport and pedestrian focus, mixed use development, corridor 

development, densification and the reduction of urban sprawl. 

 
Supporting well-designed taller buildings within the policy parameters supports the principles 

of sustainability and restructuring of the City. 

 
Ð Corridors and Accessibility 

Restructuring the city also envisages corridor development along major routes with potential 

for integrated mixed land use development supported by improved public transport services. 

The Integrated Transport Plan is a key component of the MSDF and its primary goal is to 

improve accessibility for all inhabitants of the city. 

 
Ð Economic Development and Growth 

Economic development and growth is a crucial component of the MSDF that aims to 

generate the means to support and enhance urban development. Various interventions may 

be used to support the focus areas of the MSDF, which is based on considerations such as : 

- The importance of linking people to opportunities. 

- Directing investment to places where they will have the greatest effect. 

- Protecting and enhancing natural and cultural resources for sustainability. 

- Integrating the growth of the Metro into the economic fabric of the Eastern Cape 

Province. 

- This policy proposes to streamline and give effect to the potential of tallness in so far as it 

aligns with the SDF and LSDF’s. 

 
In addition and in support of the MSDF focus areas, a number of strategic proposals, amongst 

others, included in the MSDF: 

 
- Delineation of the urban edge, including rural development proposals outside the urban edge. 

- Protection of agricultural land and densification of identified rural areas. 

- Activity nodes, including Port Elizabeth CBD, Uitenhage and Coega IDZ. 

- Major transportation corridors and roads of Metropolitan significance, including the Khulani 

corridor. 

- Various restructuring zones and strategic development areas. 

- Incorporating the NMBM Strategic Environmental Assessment (SEA) and Municipal 

Environmental Management Framework (EMF). 

- Support and alignment with the Integrated Transport Plan, Public Transport Plan and Bus 

Rapid Transport Plan (BRT). 

- Various economic, tourism, infrastructure and targeted development initiatives. 



Prepared by NOH Architects and Urban Dynamics EC Inc. April 2018 

Nelson Mandela Bay Municipality : Tall Buildings Policy P a g e | 14 
Chapter 2 : 

Informants 

 

 

 
 
 

2.4 Sustainable  Community  Planning Guide  

 
The Sustainable Community (SC) Planning Methodology, formulated and adopted by the NMBM and 

conceptualised in the MSDF, functions as a key planning guideline and informant with respect to 

shaping the urban structure and setting a spatial framework, objectives and strategies. 
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The Sustainable Community Unit (SCU) concept involves defining planning areas in terms of reasonable 

walking distance, i.e. 2 km or 30 minutes from a central area. Fundamental to the concept is the notion 

that the majority of local daily needs for any inhabitant should be within a reasonable walking distance 

of the home. This concept should apply to new / greenfield development and existing upgrading and 

restructure programmes. 

 
The basis for SC Planning is found in 

the development goals and 

planning principles that have been 

adopted at central Government 

and Local Municipal Level and 

which are supported by legislation 

and Government Policies. 

 
 Integration 

Integration includes the 

following dimensions: 

- Functional: mixed use areas 

with good infrastructure 

and services 

- Social: different social and 

cultural groups 

- Economic: a mix of 

different income groups 

and economic activities 

 
 Sustainability 

Sustainability, like integration has a number of dimensions. These relate to the environment 

(green), social aspects and economic viability and sustainability which are essential considerations 

when planning and developing urban communities. 

 
 Planning Principles 

The SCU concept relies on defining the critical planning principles that promote the various 

aspects of integration and sustainability and applying them in the planning and re-planning of 

defined Sustainable Community Units. 

 
These principles are interrelated, and when applied as a ‘package’ in planning processes, they will 

enhance the overall sustainability and integration of towns and cities. The principles are described 

below. 

 
- Poverty alleviation and the satisfaction of basic needs 

- Focus on special needs groups 

- Gender equality and equity 
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- The environment – physical, social and economic 

- Participation and democratic processes 

- Local economic development 

- Accessibility – public transport and pedestrian focus 

- Mixed use development 

- Corridor development 

- Safety and security 

- Variation and flexibility 

- Densification 

- Reducing urban sprawl 
 

 

2.5 Conclusion  

 
The purpose of documenting various informants is to provide policy context, background and set the 

basis for policy formulation. The objective of the informants is not to formulate policy per se, but place 

the Tall Buildings Policy within context. Understanding the status quo, including National and Local 

guidelines, legislation and policy further enhances policy context and implementation. As part of the 

policy formulation process, best practice and case studies have been evaluated to further support the 

conceptual framework, policy statements and design guidelines (following Chapters). 
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Chapter 

3 

1.0 Development Issues and Objectives 

 

 
 

CHAPTER 3 : CONCEPTUAL FRAMEWORK 
 

 

The conceptual framework provides the basis and foundation for the Tall Buildings Policy Statements, 

Design Guidelines and application process and procedure. Based on the status quo, informants and the 

Metro’s Vision for future development, the conceptual framework reflects the key issues, objectives and 

defining tall buildings. 

 

 

 

The conceptual framework is based on a number of key issues and objectives in supporting the key issues. 

These are based on the informants and status quo analysis (Chapter 2). The table represents broad 

statements supporting issues relating to sustainability, density and compaction, urban design and 

restructuring, economic growth and investment, protection and containment. Although these statements 

do not directly relate to the impact of tall buildings on its immediate surroundings, tall buildings promote 

these principles not only through visual impact, but through supporting the key issues and its objectives. 

 
Key Issues Objectives 

 

Sustainability 
 To promote the principles of sustainable communities methodology. 
 Promote and implement urban design components relating to densification, prevention of urban 

sprawl and the effective use of space. 

 To enable more effective use of existing transportation, road and services infrastructure. 

 To promote the establishment of sustainable communities within mixed use and higher density 
environments. 

 To support multi-functional space within pre-defined areas. 

 

Density and 
Compaction 

 To promote higher density and intensity land uses in specific pre-defined areas based on 
incremental development approach. 

 To support the principles of sustainability. 

 To enable more cost effective land utilisation and service delivery. 

 To manage urban environment, integration and urban profile. 

 To ensure maximum utilisation of existing open space, public transport systems and tourist 
attractions / facilities. 

 To maximise utilisation and viability of social facilities and non-residential land uses. 

 

Urban Design and 
Restructuring 

 To actively manage urban spaces, restructuring and urban profile. 

 To manage building design, building impact and footprint. 

 To ensure well designed urban spaces and minimise impact on existing and surrounding areas. 
 To promote green building design and sustainable construction practices. 
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Key Issues Objectives 

Economic Growth and 
Investment 

 To promote economic growth and direct investment in areas of higher opportunity. 

 To create an enabling environment for investment within a pre-defined policy framework. 
 Identify areas for strategic intervention and promote urban upgrading. 

 

Protection and 
Containment 

 To adequately manage land use change. 

 To protect environmentally and ecologically sensitive areas. 

 To prevent impact on areas of historical significance and protect vistas and cityscapes of strategic 
importance. 

 To provide policy that clearly guides and directs future development investment. 

 

 

2.0 Defining Tall Buildings  

 
Tall buildings, for the purposes of the Tall Buildings Policy and relating to the generic city wide Tall Buildings 

Policy, are defined as: 

 
“Buildings (other than Industrial and infrastructure buildings) that are significantly higher (50% or more) 

than buildings in the immediate surroundings (within a 100m radius) of the development site.” 

 
OR 

 
“Buildings, taller than 20m that significantly impact or have the potential to impact on the skyline, heritage 

resources and prominent vistas.” 

 
OR 

 
“Buildings higher than 8 storeys.” 

 
The definition of tall buildings is based on the incremental development intensity approach. Therefore, not 

deviating significantly from the status quo, but at the same time supporting increased densities and height. 
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Chapter 

4 

1.0 Background and Context 

2.0 Policy Statement 1 : Support the Principles of Tall Building Development 

 

 
 

CHAPTER 4 : POLICY STATEMENTS 
 

 

 

The Policy Statements relating to tall building development in the NMBM represents and reflects the 

Metro’s vision for implementation of tall buildings as defined. A number of Policy Statements lay the 

foundation for application evaluation and assessment of proposals to build and develop tall buildings. 

These include applications for departure in development parameters (height, coverage, building lines, 

parking, etc.) for all developments defined as tall buildings. 

 
The following Policy Statements provide broad guidelines for planners, decision makers, developers and 

architects. These should be assessed prior to project inception and should form the basis of a pre- 

consultative process between various role players. The Policy Statements further provide a uniform and 

consistent approach in evaluating tall building developments. The Policy Statements support existing 

land use planning efforts (Spatial Development Frameworks, Precinct Plans and Sustainable Community 

Planning Methodology) and further introduce design quality and excellence. 

 
 

 

 The NMBM supports the objectives and principles of tall building development in so far as it 

promotes the Sustainable Community Planning Methodology and vision for growth and 

development within a specific precinct or area. 

 

 Tall building developments should support the Design Guidelines and Policy Statements as per 

the NMBM Tall Buildings Policy. 

 
 Developers, investors, planners and architects are encouraged to support the principles of tall 

building development as outlined. These developments should positively contribute towards the 

city’s developmental vision and design standards. 

 
 The Tall Buildings Policy does not function in isolation and supports existing land use 

management tools and guidelines, with specific reference to NMBM Spatial Development 

Framework, Precinct Spatial Development Frameworks and other land use management, 

infrastructure and economic development policies, plans and sector plans. 
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4.0 Policy Statement 3 : Support and Align Planning Strategy and Policy (LSDF, 

Precinct Plans) 

 
 

 Tall building developments should improve the urban quality and enhance the character of the 

area and precinct. 

 

 Applications for tall buildings should be assessed against the design criteria and applications 
should support the design criteria in all aspects. 

 
 Building designs should be of a high quality, enhancing the quality of the local, district and 

NMBM environment. 

 
 Applications for tall buildings should be motivated as per the submission requirements and in 

support of the Design Guidelines. 

 

 Tall buildings should take cognisance of prominent vistas and clearly indicate impacts and 

mitigating factors through design excellence. 

 
 Tall buildings should complement the existing skyline and height profile of the immediate 

surroundings and through appropriate design and urban compatibility. 

 
 Tall building developments should take cognisance of heritage and heritage environment and 

ensure urban character compatibility between the existing heritage fabric and the proposed 

development. 

 
 

 

 Existing planning policy, strategy and land use management guidelines of the NMBM are 

acknowledged and should function in alignment with the Tall Buildings Policy. 

 

 Tall building applications and ultimately higher density developments should support the vision 

and proposals of the applicable Spatial Development Framework and/or complementary land use 

management policy. 

 
 Applications should support the sustainability principles within the SCU. 

 
 Tall building developments should take cognisance of supporting sector plans, with specific 

reference to infrastructure services and availability, public transport, heritage, environmental 

conservation and open space management. 

3.0 Policy Statement 2 : Improve Urban Quality and Support Design Guidelines 
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5.0 Policy Statement 4 : Infrastructure Serviceability 

6.0 Policy Statement 5 : Accessibility (Public Transport, Employment, 

Recreation) 

7.0 Policy Statement 6 : Consultation and Alignment 

 

 
 

 

 Tall building developments should ensure adequate availability and sustainability of services, i.e. 

water, electricity, sewerage, telecommunications and access to public transport. 

 
 All tall building applications should be supported through a substantial services availability / 

solution report with confirmation of services availability or mechanisms to ensure services 

availability. 

 
 Immediate and long term impact of tall building developments on service provision in the area 

and the precinct should be assessed. 

 
 

 

 Tall buildings should be accessible and within walking distance of existing and proposed public 

transport routes. 

 

 Tall buildings should support, wherever possible, areas of employment and economic activity. 

 
 Tall buildings should be within walking distance (10 minutes) of public open space, recreation or 

social amenities. 

 
 Tall buildings, given their key objective to increase density, should not be located in isolated 

areas but in support of transportation and accessibility corridors, nodes and areas identified 

through the Spatial Development Framework process for intensification and higher densities. 

 
 

 

 Tall building applications should include content as per policy guidelines and should be subject to 

evaluation criteria as per policy guidelines. 

 
 (The option of pre-consultation, with the NMBM planners, is available to all applicants preparing 

proposals in terms of this policy.) 

 

 Public participation and interested and affected party participation can be requested and 

initiated by the NMBM, subject to building parameters and sensitivity of the immediate 

surroundings. 

 
 Tall building developments should support and be aligned with municipal infrastructure and 

social service delivery programmes and targets. 



 

 

1.0 Introduction 
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Tall buildings, by virtue of their size, visibility and potential 
to increase neighbourhood population, can have a 
significant impact in places surrounding their location. The 

impact of the building spreads much further beyond the 
limits of the site boundary than do low-rise buildings. The 
measures listed in the Tall Building Design Guidelines seek 
to encourage and guide developers toward delivering 

buildings, which contribute to the quality of the urban 

environment of the NMBM. 

 
In developing these guidelines, the NMBM has drawn on 
the successes and failures of projects located within the 

boundaries of the NMBM. Here, there are many lessons to 
be learned from what has been done in a way that the 

NMBM considers desirable. There are also lessons to be 

learned from developments that could have gone further 
toward contributing positively to the quality of the urban 
fabric. This document makes reference to both the 

positive and negative lessons learned from buildings built 
in city regions since permanent buildings were first 

erected here in 1790. 

It is understood that there may be site specific or use 
specific reasons why one or more of the guidelines cannot 
be accommodated in a proposal. In such cases, the 

developer will be required to: 

 
 motivate fully why  the guideline cannot be 

accommodated. 

 Illustrate what will be done to mitigate the fact that the 
guideline has not been accommodated. 

 
Once the NMBM has received a proposal for a tall building 

that is shown to be supported by the Tall Building Policy, the 
developer will be invited to submit a proposal to the NMBM 
that respond so the Tall Building Design Guidelines. While 

the “STEP1”submission (Alignment with tall Buildings 

Policy) requires a minimum level preparation, the 
submission for“STEP 2” (Response to Tall Buildings Design 

Guidelines)requires a more significant degree of design 
and investigation. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Moving away from low density sprawl. ........................................... to more compact corridors and nodes 
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PLINTH • The guidelines list certain requirements that “Plinth 
Buildings” could respond differently to the “shaft” and 
the “top”, above it. 

 

• The base building is that part of the building from the 
ground floor level upwards and forms the transition 
from the street and pedestrian level to the “shaft” of 
the tall buildings. 

• Guidelines for the “Plinth” Building emphasise the 
interaction with the pedestrian and the streetscape. 

SHAFT • The “shaft” extends between the plinth and the top of 
the building. Its most often uniform in shape repeating 
the same floor plate again and again. 

• Guidelines for the “Shaft” deal largely with the enviro- 
mental impact of its shape (in plan), its position in 
relation to the plinth and its orientation 

TOP • The “Top” of the building is the upper one or two floors 
and the roof space. 

• Guidelines for the “Top” of the buildings deal largely 
with the visible impact that this part of the building has 
on the skyline 

 

PLINTH 
LINE 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Through this chapter reference will be made to the “top”, 

“shaft” and “plinth”. For the purposes of this document 
these forms take on the meaning inferred in the diagram 
above 
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For ease of reading, guidelines are broken into the 
following categories: 

 
• Building Placement 

• Access and Entrance 

• Parking and Services 

• Shaft and Floorplate 
• Top 

• Building Uses 

• Ground Floor and Street Interface 

• Sun, Wind and Rain 

• Sustainable Design 

The way in which we place buildings in relation to the street 

becomes a critical factor in the promotion on this 
“activated edge”. A challenge with tall buildings though is 

that locating the entire structure directly on the street 
edge, can result in towering, intimidating, dark and 

windswept “canyons”. An effective way to overcome this is 
to create a separate set of rules for “plinth” buildings and a 
separate set for the “shaft” buildings that rise out of them. 
The rules for the “plinth” building should encourage the 

activation of the street edge. The rules for the “shaft” 

building should limit the negative impacts of shadow and 
wind at street level. 

 
In order to create the effect of continuous “walls” on either 

side of the street, guidelines are written to encourage the 
street façade of the “plinth” building to run parallel to the 
street and form a continuous façade with adjacent 

buildings that are already suitably located to achieve this 
effect. The intent of these guidelines is to give the 

pedestrian at street level a continuous and uninterrupted 
experience as he or she walks down the street in question. 
Other guidelines support continuity of the street façade by 

encouraging new buildings to acknowledge the features of 

an adjacent plinth including: 

 
 Parapet height and form 
 Covered walkway height and form 

 Horizontal and vertical rhythms 
 
 
 
 
 
 
 
 

 

Tall buildings are significant in scale and therefore play a 

disproportionate role in creating the character and utility 

of the streetscape. It is especially the “Plinth” of the Tall 
Building that must be placed in such a way as to form the 
“walls” on either side of the street. These guidelines are 
inspired by the view that streets can become more that 
just a thoroughfare for cars, but can be giant outdoor 

rooms, accommodating cars of course but also the rich 

variety of human activity on that edge between public 
(street) and private land. 

2.0 Design Impact 

Promoting the perimeter block 

2.1 Building Placement 

• 

• 

• 

Activating the street edge 
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In order to support the “building placement” objectives, the following guidelines are to be adhered to 
 

Guideline G1 

Plinth Buildings must be parallel to the street or public open space. 

 
Guideline G2 

Plinth Buildings must preferably have no setback and must be built to the street frontage boundary. (Where the Base 
building is set back, the space between the site boundary and the building is given over to hard surface public walkways). 

Guideline G3 

Plinth Buildings must create a continuous building facade in itself and with adjoining buildings. 

Guideline G3.1 
Plinth Buildings may not be higher that half the width of the road reserve onto which it fronts. 

 

Other guidelines support continuity of the street façade 
by encouraging new buildings to acknowledge the 

features of an adjacent plinth including: 

 
 Parapet height and form 

 Covered walkway height and form 
 Horizontal and vertical rhythms 

Continuity of the street façade is to be achieved by avoiding 
gaps and alleyways between plinth buildings. Adjoining 
plinth buildings are to butt up against each other on the 

side boundary. 

 
The building must either not be set back from the street 
boundary at all, or in the case of larger buildings can be set 
back only enough to allow for a suitable amount of hard 

surfaced public space between the building and the curb. 
 

 

Setback separates building 
from street 

 

 
Boundary wall separates 
building from street 

 

 
Parking separates building 
from street 

Plinth parallel to 
street 

 
Plinth forms Continuous 
facade 

 
Expanded pedestrian 
space 

 
 
 
 
 
 
 

 

Red infill shows how the building placement guidelines 
could impact on an existing neighbourhood 
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Practical Example Aligned with 
Guidelines or 
Not 

Comments 

 

 
YES 

 
 
Plinth on site boundary 

Shaft set back 

 
 

 

 
NO 

 

Building set back from boundary 
 
No public access between building and 
curb 

 

 
YES 

 

Building butt up against each other 

Shaft set back 
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Guideline G4 

Tall buildings should preferably have a street level pedestrian entrance to the upper floors facing onto and accessible 
from the primary street 

Guideline G5 

Vehicular entrance is to be discreet and to take up as little of the street elevation as possible. 

Guideline G6 

Where the ground floor has multiple tenancies, as many of those tenancies should have entrances directly onto the 
street. 

 
 

 
The pedestrian access is celebrated 

This document promotes the idea that the pedestrian 
entrance of a building is that place where the “private” 

building touches the “public” street. It is an important  

interface and a device that has been celebrated in 
architecture for centuries. In this architectural tradition, it 

is people, on foot coming from the street, that are given 
preference. The requirements of the private motor car and 
other service vehicles are considered secondary to the 

requirements of the pedestrian. 

In order to promote a vibrant street life, pedestrian access 
to the building must be accessed directly from the street 
and not through a side or rear route. The guidelines 

promote the idea that pedestrian access is to be prioritised 

over vehicular access, which is to be allocated on less 
dominant sides and rear access points. 

 
 
 

Pedestrian access directly from primary street 
(not side access) 

2.2 Access and Entrance 
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 Practical Example Aligned with 
Guidelines or 
Not 

Comments 

 

 
YES 

 
 
Entrance faces on to primary street 

Vehicular access discreetly to side 

 
 

NO 

 

Pedestrian access does face primary 
street, but is not at street level 

 

 
NO 

 

Entrance does not face on to primary 
street 
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Guideline G7 
No parking is permitted on street level between the building and the street. 

Guideline G8 
On levels above ground, no parking is permitted within 5m of the Plinth Building Facade. 

Guideline G9 
Electrical sub-stations refuse rooms and other services structures are not to be visible or accessible from 
the main access road 

 

 
The intent of these guidelines is to enable quality buildings 

that enhance the public experience of the city. The 

interface between the public at ground floor street level is 

therefore of critical importance. This public interface is 
almost always diminished by the location of parking and 
building services in that important space between the 
building's façade and the curb of the street onto which it 

fronts. 

 
This document discourages buildings that read as an 

“island” in a “sea” of parking spaces. Parking must be dealt 

with away from the street to the rear of the building, in 

basement parking garages or in above. 

 

No on site parking visible from primary street 

 
The intent of this document is that no parked vehicle 
should be visible from the street and that no parking is to 

be located in the space between the street elevation and 

the street.When parking is provided in above ground level 
parking, parking cannot be brought right up against the 
street façade. Rather, functions that will put “eyes on the 

street” must be located in “façade” zone. 

 
Tall buildings will invariably have to accommodate large 

“services functions”, these can include Electrical Sub- 
Stations, Air Handling plant refuse rooms, Telkom rooms, 
LP Gas Storage and generators. None of these functions 

should be visible from the street, nor should they be 
located along the street façade. In order to achieve the 

above intent, the following guidelines apply to the planning 

for vehicular parking and other services for tall buildings. 

2.3 Parking and Services 
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2.4 Shaft and Floorplate 

 

Practical Example Aligned with 
Guidelines or 
Not 

Comments  

 

 
NO 

 

Electrical Substation located on the 
ground floor street elevation 

Street 

 

P 

 
NO 

 

Parking located between street and 
building 

 

 

Where the shaft, however, takes on a different plan form, 
position and orientation to the plinth, it must be done in 
such a way as to reduce the impact that the building has on 
the environment. The coastal parts on the NMBM are 
especially susceptible to high winds. Tall buildings can 
compound this problem making life uncomfortable for 
pedestrians at the street level. While there are other 
strategies that can be employed to reduce wind impacts, a 
key approach is to ensure that long rectangular blocks are 
not oriented with their widest elevation into the prevailing 
wind. 

While the location of the base of the building is important 
to the life street, it is the shaft of the tall building that has 

the most potential, to block light, create wind tunnel 

effects and limit the “skyview” available from ground level. 

Some buildings will be required to respond to these 
guidelines even though they are not as tall as the road 
reserve is wide. In those cases, the entire building is to 
respond to the guidelines written for the “plinth”. 

N 
NNW NNE 

 
SSW 

S 
SSE 

The shaft of the building may take on a shape, position 
and orientation that is different to the plinth if it can be 
shown that this: 

• Reduces the extent of the shadow cast. 
• Reduces the impact on “skyview” from the 
street or adjoining public open space. 

• Reduces the impact the building has on wind 
speeds at ground level around the building 

Guideline G10 
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Practical Example Aligned with 
Guidelines or 
Not 

Comments 

 

NO 
Building does take advantage of the 
opportunity to set the shaft back from the 
street 
 
“Skyview” compromised 

 
Street level wind impact aggravated 

 

 
YES 

 
 
Deeper sites allow the shaft to be set back 
from the street 

 
 
 
 
 
 
 
 

 
 

 
NO 

 
 
Shaft orientated with the long elevation south 
west into the prevailing wind 

 
 

NO 

 

Shaft orientated with the long elevation south 
west into the prevailing wind 

 

In the NMBM the dominant wind comes from the South West, with the East wind a distant second in terms of frequency and 

velocity. The shape and position of the shaft in relation to the plinth could also have a significant impact on the “skyview 
available from the street and from adjoining public open space. Deeper sites provide the opportunity for shafts to be set back 
from the street thus expanding the available “skyview” 
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If such structures are visible, they must be designed in such 
a way as to display design excellence in incorporating these 
into the concept for the building. 

 
 
 
 
 
 
 
 
 

The top of the tall building is visible from long distances, 
and is required to make a positive contribution to the 

skyline. The Tall Building Proposal will illustrate how the 
proposal distinguishes the shaft from the top in way that 
displays design excellence. While the NMBM understands 
that Tall Buildings are sought after for the location of 

communications antennae, these can have a very negative 
impact on the skyline. 

The building has a ‘top’, ‘shaft’ & ‘plinth’ 

 

Practical Example Aligned with 
Guidelines or 
Not 

Comments 

 

YES 
 
Thoughtful handling of building top 

 

NO 
 

Antennae clearly visible from the street 

  

 

YES 
 
Thoughtful handling of building top 

2.5 Top 

Guideline G11 
The top of the building will be designed in such a way as 
to ensure that the following are not visible from street 
level or are integrated suitably into the design: 

• Water storage tanks 
• Antennae 
• Satelite dishes 
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Guideline G12 

Where building use supports this, a publicly accessible top floor is preferable and will be considered supportive of a Tall 
Building proposal 

Guideline G13 

Should Zoning allow, publicly accessible use for the Ground Floor (eg. restaurant, shop) is preferable and will be 
considered to be supportive of a Tall Building proposal. (For the purposes of this document a Car showroom, estate 
agency or place of religious instruction not be considered a ‘publicly accessible’ use) 

 

 

The interface of the Tall Building with the street has already 

been discussed in this document; however it is important 
to emphasise that it is not just the look and the aesthetic of 
the Tall Building at Ground level that is important, but also 

the function and utility of the building at street level. Uses 

for the ground floor at street level are to encourage 
“busyness” and the coming and going of pedestrians. 

Publicly accessible uses are favoured over exclusive, 

“members only” or low pedestrian traffic type retail 
operations. The top of the building provides a very 
desirable location for the public to appreciate surrounding 

views. 

Restaurants, gymnasiums or public lookout platforms 

may be suited to some tall buildings. 

Such uses for the Tops of buildings also provide the 

detail and complexity useful to provide design interest 

to the top of the building thus enhancing its impact on 

the skyline.In permitting a Tall Buildings Proposal, the 

NMBM will often find itself compromising of one or 

more of its controls and development parameters. In 

the spirit of this compromise, the developer is urged to 

allocate a portion of the building toward the provision 

of affordable housing, thus assisting the NMBM in 

achieving one of its key strategic social objectives. 

Tall buildings framing the public open space 

2.6 Building Uses 
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Guidelines G14 

At least 50% of the street elevation on ground floor should be providing for an active frontage onto the street. 

Guidelines G15 

The space between the building and the curb including hard surfacing, lighting hard surfacing, lighting, 
trees and street furniture, shall be developed and maintained by the Tall Building Developer. 

• In this zone the planting of mature trees (at least 150kg) is encouraged. 
• The planting of shrubs and grasses is discouraged. 
• Detail of the design of this zone is to be included at Site Development Plan stage. 

 

Not only must the uses on the ground floor at street level 
support busy pedestrian activity, but the “frontages” of 

these uses must be oriented toward the street. In other 
words activities which or on the street edge should have 

active frontages on to the street and not onto a mall 

running perpendicular to the street. Active frontages 
include entrances, restaurant tables (not kitchens), 

window displays (not blank walls) 

 
Whether the building is built on the site's boundary or not, 

the space between the building and the curb is to be 

designed and developed for public use. No boundary wall 
or “barrier” type landscaping will separate the pedestrians 
from the building. Pedestrians are to have unhindered 

access to the street elevation of the building. The 
pedestrian experience is to be enhanced with appropriate 

hard surfacing, trees, public art and other street furniture. 
 

Public uses are preferred at ground level 

No boundary wall or “barrier” type landscaping will 
separate the pedestrians from the building. Pedestrians are 

to have unhindered access to the street elevation of the 
building. The pedestrian experience is to be enhanced with 

appropriate hard surfacing, trees, public art and other 
street furniture. 

 

Street interface along the corridor 

2.7 Ground Floor and Street Interface 
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Guidelines G16 
Tall buildings are to promote continuous covered pedestrian walkways along the street frontage. 

Guidelines G17 
Roof gardens on the top of the base building required to be incorporated into the design proposal. 

Guidelines G18 
Parapets on the top of base buildings are required to be incorporated into the design proposal. 

Guideline G19 
Parapets on the street edge of covered walkways are required to be incorporated into the design proposal. 

 

Special care must be taken to promote a favourable micro 
climate at the street level in and around tall buildings. This 
is because it is likely that the pedestrians densities around 

tall buildings will be higher (because of increased density) 
and because tall building themselves can potentially 
aggravate wind and shadow. 

 
Tall buildings are required to have continuous covered 

walkways along the street edges. If the tall building is 
situated on a corner site, a covered walkway is required to 

be on both streets. The covered walkway not only improves 
pedestrian comfort on rainy days and very hot days, but 
also significantly limits the impact of “downdraft” often 

associated with tall buildings. The inclusion of a parapet on 

the street edge of the covered walkway even further 
reduces the impact of the downdraft. 

 

 
Continuous covered walkway providing 
pedestrian comfort 

 

Practical Example Aligned with 
Guidelines or 
Not 

Comments 

 

YES 
 
A continuous covered pedestrian walkway at 
street level 

 

 
NO 

 

No covered walkway 

2.8 Sun, Wind and Rain 
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Guideline G21 

Tall buildings are to achieve at least a 4 star rating from the Green Building Council of South Africa. 

 

The NMBM is able to support Tall Buildings that show commitment to design excellence. The Green Building Council of South 
Africa offers a star rating for buildings achieving a level of excellence in sustainable design 

2.9 Sustainable Design 
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Chapter 

6 

1.0 Application Procedure 

 

 
 

CHAPTER 6: APPLICATION PROCEDURE AND ASSESSMENT 

CRITERIA 
 

 

 

The objective of the Tall Buildings Policy, as indicated, is to introduce tall building Policy Statements and 

Design Guidelines for the implementation of developments that are defined as tall buildings. The aim is 

further to ensure a consistent and well-managed application and evaluation process for tall building 

developments. 

 
For applications to be considered favourably, the applicant must demonstrate clearly that the 

development proposal supports the Policy Statements and adheres to the tall building Design Guidelines. 

Therefore, the motivation for tall building developments should be based on the Policy Objectives and 

Design Guidelines. 

 
The Tall Buildings Policy and Design Guidelines do not function in isolation and supports the existing 

planning tools and land use management mechanisms within the Metro, i.e. MSDF, LSDF’s, Planning 

Policy and other by-laws. 

 
The tall buildings application process follows an incremental approach. In order to streamline and 

prevent unnecessary design, expense and cost implications, 2 steps are proposed for application and 

evaluation processes. The applicant can opt to submit the application in terms of Steps 1 and 2 

simultaneously or separately. 

Chapter 1 : 

Background 

Chapter 2 : 

Informants 

Chapter 3 : 

Conceptual 
Framework 

Chapter 4 : 

Policy Statements 

Chapter 5 : 

Design Guidelines 

Chapter 6 : 

Application 
Procedure and 
Assessment Criteria 

Chapter 7 : 

Priority Precinct 
Planning and 
Alignment 
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2.0 Application Process  

 
The following diagram illustrates the application procedure, evaluation and decision making process. 
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3.0 Step 1 : Alignment with  the Tall Buildings Policy  
 

The objectives of the Step 1 application process are : 

 
 In this step, the developer is called upon to illustrate how the proposal addresses the seven key “Tall 

Building Policy Statements” (Chapter 4). 

 The outcome of this stage will be a clear indication to the NMBM, confirming whether the proposal is 

supported by the policy or not. 

 If the proposal is supported, the developer is invited to proceed to STEP 2 

 In exceptional cases where the development proposal falls outside the objectives of the tall buildings 

Policy Statements, the NMBM can request the applicant to proceed to Step 2. This will afford the 

applicant to demonstrate exceptional design guidelines that will benefit the city and possibly introduce a 

“landmark building”. 
 

3.1 Step  1 :  Submission Requirements  

 
Document Detail Included 

Covering Letter and Detailed 

Motivation 

Land Owner 

 Developer 

 
Professional Team 

 
Design Budget 

 
Motivation of adherence to 7 Tall Buildings Policy Statements 

Locality Plan Location of proposal 

 
Distance to viable public transport route 

Distance to viable public open space 

Important Views and Vistas 

Heights of existing building within 100m radius 

 
Height of proposed building 

Photographic Report Important Views and Vistas 

 
Elevations of adjoining properties 
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3.2 Step 1 : Evaluation Checklist  

 
  

 
Policy Statement 

Does the proposal 

respond positively 

to the Policy 
Statements? 

Yes No 

 
P1 

Does the development proposal support the development issues and 

objectives for tall buildings as defined in Chapter 3 of the Tall 

Buildings Policy Conceptual Framework (Policy Statement 1) 

  

P2 
Will the proposed improve urban quality, enhance the character of the 
area or the precinct (Policy Statement 2) 

  

 
P3 

Does the application support existing planning strategy and policy 

applicable to the area, i.e. LSDF, Precinct Plans or other (Policy 
Statement 3) 

  

P4 
Does the application support the sustainability principles within the 
SCU (Policy Statement 3) 

  

P5 
Does the application support applicable Sector Plans and development 
vision of the area (Policy Statement 3) 

  

P6 
Are services available for the proposed development or is a service 
solution proposed for the development (Policy Statement 4) 

  

 
P7 

Is the development situated within walking distance (10 minutes) from 

public open space, recreational and social amenities (Policy Statement 
5) 

  

P8 
Is the proposed development accessible within walking distance of 
existing and proposed public transport routes (Policy Statement 5) 

  

 
P9 

Does the development proposal enhance the urban form and support 

the character of the area and support the NMBM vision for future 
development within the specific precinct (Policy Statement 6) 

  

 
P10 

Does the proposal address possible visual impact, Vistas to and from 

the building, impact on skyline and cognisance of heritage and 

heritage environment (Policy Statement 6) 

  

P11 
Is the development proposal aligned with municipal infrastructure and 
social service delivery programmes and targets (Policy Statement 7) 

  

P12 
Has public participation and consultation processes been identified 
and included as part of the application (Policy Statement 7) 
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4.0 Step 2 : Response to the Tall Buildings Design Guidelines  
 

The objectives of the Step 2 application process are: 

 
 In this step then NMBM assess the developer’s response to the Tall Buildings Design Guidelines. 

 The NMBM gives a clear indication stating whether, within the framework of the guidelines, the NMBM 

considers the development “desirable” or “undesirable” 

 

 

4.1 Step  2 :  Submission Requirements  

 
Document Detail Included 

Covering Letter  Copy of approved Tall Building Policy Application 

 Strategy to achieve 4 star rating from GBCSA 

 Building uses 

Site Plan  Orientation of the base building in relation to 

cadastral boundaries and street 

 Vehicular access 

 Pedestrian access 

 Uses of building at ground floor 

 Position of surrounding buildings 

 Hard surface and landscape treatment 

Floor Plan – Shaft  Showing setback and shape 

Street Elevation  Showing Height of base building 

 Height of top of building 

 Adjoining buildings 

Cross Section  Height of base building in relation to road reserve 

 Setback of shaft building 
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4.2 Step  2 :  Submission Requirements  

 
  

Guideline 

Does the proposal 

respond positively 

to the guidelines? 

Yes No 

G1 Base Building parallel to the street   

G2 Base Building setback   

G3 Base Building creates continuous façade   

G4 
Buildings has a pedestrian entrance (to the upper floors) facing the 
primary street 

  

G5 Discreet vehicular entrance   

G6 Many entrances onto street   

G7 Discreet ground level parking   

G8 Parking above ground   

G9 Services Structures visible from street   

G10 Building Shaft   

G11 Top Building – visual impact   

G12 Affordable residential   

G13 Publicly Accessible ground floor   

G14 Publicly Accessible Top Floor   

G15 Active Frontage   

G16 Space between building and curb   

G17 Continuous covered pedestrian walkway   

G18 Roof gardens on the top of the plinth building   

G19 Parapets on top of base building   

G20 Parapets on street edge of covered walkway   

 


