DEVELOPMENT MANAGEMENT

CITY OF CAPE TOWN AVISAGIE
ISIXEKO SASEKAPA SENIOR PROFESSIONAL OFFICER
STAD KAAPSTAD

T: 021 444 0564
E: ALICIAVISAGIEQCAPETOWN.GOV.ZA

BLUMOT10

28 March 2022

APPLICATION SUBMITTED IN TERMS OF THE CAPE TOWN MUNICIPAL PLANNING BY-LAW (2015): ERVEN
3757 AND 3758, 84 AND 86 BRIZA ROAD, TABLE VIEW.

The City of Cape Town has received the following planning application for consideration:

Case ID
70576807

Applicant/owner’s details
ELCO Property Developers

Erf number(s)
Erven 3757 and 3758

Description and physical address
84 and 86 Briza Road, Table View (as shown on the attached locality plan)

Purpose of the application

e Regulation departure in order to allow for 44 parking bays i.l.o. 52.5 bays.
o Site Development Plan approval

¢  Amendment of previous conditions of approval

e Consent use for utility service to allow for package plant

(For more detail please see attached motivation)

Enquiries
The application may be inspected during office hours at the office of the District Manager, 87 Pienaar

Road, Milnerton. Please arrange an appointment with the District Secretary, 021-444 0561 /
blaauberg.hub@capetown.gov.za .

Objections, comments or representations

Any objection, comment or representation about the proposal must be submitted on the prescribed
form with reasons therefor and may be submitted to the following email address:
comments objections.blaawberg@capetown.gov.za (or submitted in writing to the office of the
abovementioned District Manager - please arrange an appointment with the District Secretary, 021-
4440564 to be received before or on the closing date mentioned below.

You can download the prescribed form at the following link:
http://www.capetown.gov.za/LandUseObjections

MUNICIPAL BUILDING,
87 PIENAAR ROAD, MILNERTON, 7441

www.capetown.gov.za

Making progress possible. Together.


mailto:blaauberg.hub@capetown.gov.za
mailto:comments_objections.blaawberg@capetown.gov.za
http://www.capetown.gov.za/LandUseObjections

Closing date for objections, comments or representations
02 May 2022

No late comment or objection will be considered unless the City Manager has agreed thereto in
writing.

Relevant legislation

This notice is given in terms of section 82 of the City of Cape Town Municipal Planning By-law (MPBL),
2015.

General

An objection, comment or representation which does not meet the requirements in this nofice may be
disregarded.

Objections, comments or representations form part of public documents and are forwarded to the
applicant for aresponse.

Any person who cannot write, may come to the district office mentioned above during office hours
where he or she will be assisted with franscribing any comment or objection and the reasons therefor.
Please arrange an appointment with the District Secretary, 021-4440561 /
blaauwberg.hub@capetown.gov.za .

By lodging an objection, comment or representation, the person doing so acknowledges that
information may be made available to the public and to the applicant. An objector may request that
the City Manager keep their full name, address and contact details confidential on good cause
shown. Such request must be submitted together with the objection, comment or representation.

Any petition must comply with the requirements of section 91 of the City of Cape Town Municipal
Planning By-law, 2015.

Please note that in tferms of section 85 of the City of Cape Town’s Municipal Planning By-law, 2015,
where there is a sectional title development constituted under the Sectional Titles Act, notification to
the Body Corporate concerned is deemed to be nofification to all owners in that sectional fitle
development. In such case, the Chairperson of the Body Corporate must ensure that all owners in the
sectional title development are nofified.

Neem asseblief kennis dat ingevolge artikel 82(4) van die Stad Kaapstad: Verordening op Munisipale
Beplanning, 2015, hierdie kennisgewing ook op skriftelike versoek in Afrikaans of Xhosa beskikbaar is.
Stuur die versoek na comments objections.blaawberg@capetown.gov.za binne sewe dae van die
datum van hierdie kennisgewing.

Nceda ugaphele ukuba ngokwecandelo 82(4) loMthetho kaMasipala woCwangciso lukaMasipala
weSsixeko saseKapa, wango-2015, esi saziso siyafumaneka ngesiXhosa nange-Afrikansi ngesicelo
esibhalwe phantsi. Eso sicelo masingeniswe comments objections.blaawberg@capetown.gov.za
kwiintsuku ezisixhenxe ukususela ngomhla wokukhutshwa kwesi saziso.

Kind regards
Digitally signed

AC byg.'-\tC \}\'sagie

. H Date: .03.
Visa gle 12902 40200
for DIRECTOR: DEVELOPMENT MANAGEMENT
MUNICIPAL BUILDING,
87 PIENAAR ROAD, MILNERTON, 7441

www.capetown.gov.za

Making progress possible. Together.
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SECTION A: HISTORY AND BACKGROUND INFORMATION

A) 1. INTRODUCTION
Elco Property Developments was mandated by the owner of Erven 3757 and 3758, Table View to
apply on their behalf for Regulation Departure, Amendment of Conditions of Approval, Approval of
Site Development Plan and Consent Use, in order to allow for the properties to be utilised as
apartments in lieu of the original approval for a Hotel. Power of Attorney from the current owners
authorizing this firm is herewith attached. Shows that the original application was a lie
This memorandum serves to outline the proposal and to prove the necessity and desirability of the
abovementioned application in order to obtain the approval from the relevant authorities. In addition
its purpose is also to elaborate on information required by Council, which will enable Interested and
Affected Parties and Council to make informed comments and/or decisions on the proposed
development.

A) 2. HISTORY AND BACKGROUND

The property is located in Table View and falls within the Blaauwberg Road Development corridor.
On 26 April 2019 an approval for the Removal of Title Deed Restrictions, Amendment of Township
Establishment Conditions, Rezoning, Consolidation, Consent Use and Regulation Departures was
approved in order to allow the properties to be utilised as a Hotel. Please refer to the approval letter
attached dated 26 April 2019 as well as the zoning extracts. The consolidation has not yet been

registered and thus the application is still submitted under both Erven 3757 and 3758, Table View.

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and
Consent Use: Erven 3757 and 3758, Table View


Shows that the original application was a lie
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SECTION B: APPLICATION

B) 1. THE APPLICATION

Application is hereby made on behalf of the client for:

)
[y

a) Regqulation Departure in terms of Section 42(b) of the City of Cape Town Municipal Planning

By-Law, 2015, in order to allow a parking departure of 44 parking bays in lieu of 52,5 bays.

b) Site Development Plan Approval in terms of section 42(i) of the City of Cape Town Municipal

Planning By-Law, 2015, in order to approve the development as per the attached SDP drawn
by LA Design Architects, File 3757-Dos Santos, dated 16 July 2021.

c) Amendment of conditions of approval in terms of section 42(j) of the City of Cape Town

Municipal planning By-Law, 2015, in order to amend or delete the following existing conditions
of approval listed in the approval letter dated 26 April 2019:
Amend:
2.1 — Building plans to be submitted and approved generally in accordance with the following
endorsed plans: 3757-Dos Santos, Revision 2, drawn by LA Design Architects, dated 16 July
2021.
2.11 — The owner/developer shall at his/her cost landscape the on-site and Briza Road verge
abutting the property as illustrated on the landscaping plan, Drawing Number 216 LP_ 001,
Drawn By Landscape Garden Company, Dated 07/10/2021.
Remove:
2.9 - An embayment to be created along Briza Road for the tourist bus (pick-up and drop-off
only).

d) Consent use in terms of section 42(i) of the City of Cape Town Municipal planning By-Law,

2015, for utility service to allow for a package plant.

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and
Consent Use: Erven 3757 and 3758, Table View
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SECTION C: LEGAL AND GENERAL INFORMATION

C) 1. TITLE ASPECTS
e Erf 3757 and 3758 are held by virtue of Title Deed T13837/2021.

Please find a copy attached.

a) PROPERTY DESCRIPTION
By virtue of the Title Deed the properties are described as follows:
e Erf 3757: “Erf 3757, Milnerton, in the City of Cape Town, Cape Division, Province of the
Western Cape”
e Erf 3758: “Erf 3758, Milnerton, in the City of Cape Town, Cape Division, Province of the
Western Cape”

b) PROPERTY SIZE
The extents of the properties are as follows:
e Erf3757: 1004m?
e Erf3758: 1004m?

c) REGISTERED OWNER

The properties are registered in the name of Pillar Props 7 Propriety Limited
Please refer to the Company Resolution attached.

d) MORTGAGE BONDS

A bond is registered on the properties.

e) TITLE DEED CONDITIONS
There are no restrictive conditions preventing the amendment of conditions of approval and
proposed SDP. The restrictive conditions were removed in 2019 as depicted in the approval
letter dated 26 April 2019 (Case ID 70387083).

C) 2. GENERAL INFORMATION

a) LOCATION & ACCESSIBILITY

The physical addresses of the properties are 84 and 86 Briza Road, Table View.

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and
Consent Use: Erven 3757 and 3758, Table View
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The sites are easily accessible to the surrounding area as Briza Road intersects with Donkin
Avenue to the east and Raats Drive to the west. Both these roads connects with Blaauwberg
Road, which is the main connector route in the area. The locality plan and aerial photo are

herewith attached.

b) SITE CHARACTERISTICS

The properties are vacant with no significant vegetation.

c) EXISTING ZONING
In terms of the City of Cape Town Zoning Scheme the properties are both zoned as General
Residential 2 (GR2).

d) EXISTING LAND USE

The properties are currently vacant as illustrated in the figure below.

Fig. 1: Street View of Erven 3757 and 3758

e) SURROUNDING LAND USES & ZONING
The surrounding zonings are as follows:
e North — Single Residential 1 (SR1) and General Business 3 (GB3);
e East — Single Residential 1 (SR1), General Residential 1 and 2 (GR1&2) and Open Space 2

(0S2);
e South — Single Residential 1 (SR1), General Residential 2 and 3 (GR2&3) and General
Business 3 (GB3);

e West- Single Residential 1 (SR1), Local Business 1 (LB1) and General Business 3 (GB3).

For further detailed information about the surrounding zonings, see the zoning plan listed as
Figures 2.

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and
Consent Use: Erven 3757 and 3758, Table View
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SECTION D: DEVELOPMENT PROPOSAL

D) 1. PROPOSED LAND USE
It is the intension of the client to apply for the amendment of conditions of approval in order to
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change the use of the property from a hotel to an apartment block. Each unit will be between 58m?
and 74m? in extent and consist of a kitchen, living room, two bathrooms, two bedrooms and a

covered patio. The balconies will either face towards Briza street, or towards the rear properties.

Controlled access will be obtained via Briza Road. Extensive landscaping is proposed in front of the

building and on the sidewalk in order to create a positive public-private interface.
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Figure 2: Street elevation
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Figure 3: Landscaping in front of building

The proposal is illustrated on the Site Development Plan and Landscaping plan attached.

D) 2. PROPOSED ZONING & REGULATIONS
The zoning of the properties will remain General Residential 2 as per the previous approval.

According to Section 40 (a) of the City of Cape Town Development Scheme a dwelling house,

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and
Consent Use: Erven 3757 and 3758, Table View
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second dwelling, group housing, boarding house, guest house, flats, private road and open space
are seen as primary use rights on land zoned as General Residential 2 (GR2). The development of

35 apartments will thus follow the parameters set out in a GR2 zone.

The table below illustrates the correlation between the proposed development parameters and the

Development Management Scheme:

DMS (GR2) Proposed
Height 15m 14,75m at highest point
Floor Factor 1 1
Coverage 60% 56%
Street building | 4,5m 5,35m
Line
Common 45m or 0,6 H (Om up to 15m | 28,629m

Building Line height for 18m from street
(building line departures approved

for previous application no longer

necessary)

Parking 1,25 bays per unit plus 0,25 bays | 44
per unit for visitors (1 bay per unit plus 0,25 bays per unit
=525 for visitors)

Uses CONSENT USES Consent use for Utility service to allow
Utility service, place of for package plant

instruction, place of worship,
institution, hospital, place of
assembly, home occupation, shop,
hotel, conference facility, minor
rooftop telecommunication station,
rooftop base telecommunication

station and veterinary practice

The proposed development will remain well within most of the building regulations of a General
Residential 2 zone. The only regulation departure required is for the parking provision. Note that this
property used to fall within a PT2 parking zone and more than complied with the parking
requirements. Since the PT areas have been suspended and all areas now only utilise standard

parking requirements, the proposed development has a deficit 8,5 parking bays.

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and

Consent Use: Erven 3757 and 3758, Table View
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A consent use for Utility service is required to allow for the package plant as proposed. Under GR2,
Utility services is regarded as a Consent use right and is deemed as the best fit for the description of
package plant as underground sewer treatment tank. The Package plant is also indicated on the
SDP.

The DMS defines it as: ‘utility service’ means a use or infrastructure that is required to provide
engineering and associated services for the proper functioning of urban development and includes a
water reservoir and purification works, electricity substation and transmission lines, stormwater
retention facilities, and a waste-water pump station and treatment works, recycling facility, dumpsites
and minor freestanding and rooftop base telecommunication station, but does not include road, wind

turbine infrastructure or transport use;

SECTION E: POLICIES & FRAMEWORKS

E) 1. NATIONAL HERITAGE RESOURCES ACT NO. 25 OF 1999
The property is smaller than 5000m2 and vacant. A notice of Intent to the Western Cape Heritage

Department is thus not required as none of the regulations are triggered.

E) 2. WESTERN CAPE SPATIAL DEVELOPMENT FRAMEWORK: STATUTORY REPORT (2014)
The PSDF opposes urban sprawl and development outside the urban edge, whilst promoting
densification of underutilized land within the urban edges. The proposal also adheres to the

following principles as set out in the document, namely:

PRINCIPLE DISCUSSION

Sustainability and Resilience The proposed development protects national

resources through an increase in densification on land
that is not identified as high potential agricultural land.
The proposed development is compatible with the

surrounding property sizes.

Spatial Efficiency The increase in density will ensure that at least four
families will be closer to the opportunities provided by

the Blaauwberg CBD and surroundings.

Access Creating the 35 units ensures that more people are
closer to the Blaauwberg business node and its
associated opportunities. It will also create additional
job opportunities during construction as well as in

relation to domestic job opportunities.

Quality and Liveability The property contains no significant trees and plants.

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and
Consent Use: Erven 3757 and 3758, Table View
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All landscaping will thus be added to the development
including a number of new trees. The development will
provide open space for the residents in front of the
building as well as two patches of garden roughly in
the middle of the property between the units and
parking. The units will have balconies facing both
internally and towards the street to will increase in
surveillance which will increase security within the

area. This will ensure a greater quality living

environment in general.

E) 3. CITY OF CAPE TOWN MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK: 2018

According to the MSDF, the subject property lies within an Incremental Growth and

Consolidation area. Section 4.1 addresses the key principles of the Discouraged Growth Area,

which is to ensure that the City remains committed to service existing communities and that new

developments would be subject to capacity.

The desired outcome include:
e Densification of mono-use residential patters; &

¢ Incremental Intensification via subdivision / second dwelling and rezonings.

The proposal therefore complies with the broader goals of the MSDF as the proposed
development is in line with densification within a residential setting that already has similarly

zoned properties and employment opportunities close by.

The MSDF also prescribes spatial strategies that include protecting natural resources as well as
encouraging integrated settlement patters and a more compact form of development. The

proposed development supports these strategies as the identified land is not located within a

valuable agricultural area; the proposed development will ensure a more compact urban form

which will increase greater access to opportunities within the area.

The proposed development supports the policies of this document through the intensification and
densification that it provides. The subject property is also situated within an area that is currently
well serviced with public transport, but is also within close proximity to an IRT route (Blaauwberg
Road). Apart from the sewerage system constraints at the Potsdam WWTW, the area can
accommodate the increase in density of the remaining engineering services. The owner is willing to
install a temporary packaging plant for sewerage treatment on site until the Potsdam WWTW is

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and

Consent Use: Erven 3757 and 3758, Table View
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completed.

E) 4. BLAAUWBERG DISTRICT PLAN

The proposed development is located within the Greater Table View Sub-district and within close
proximity to and identified along an identified District Structuring Route (Raats Drive) and activity
route (Blaauwberg Road). Structuring Routes are “Routes which provide structure (ordering land
use configuration and intensities) to local areas and may accommodate a mixed activity / mobility
function, but their role in accommodating activity is less intense than activity routes/streets.” The
property is also located right next to a District Node (next to Bayside Mall).
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Figure 4: Blaauwberg Sub-District 3: Greater Table View Area

E) 5. SOCIAL DEVELOPMENT STRATEGY
The Social Development strategy focuses on addressing poverty, inequality and social ills while
providing for the participation of people in their own development. The strategy lists the following

objectives:

e Maximise income generating opportunities for people who are excluded or at risk of exclusion.

e Build and promote safe households and communities.

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and 9
Consent Use: Erven 3757 and 3758, Table View
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e Support the most vulnerable through enhancing access to infrastructure and services Fuck off
e Promote and foster social integration Where

e Mobilise resources for social development Again fucking where

The proposed development is in line with the following levers to help achieve the objectives
1.2 — Develop the skills of people excluded or at risk of exclusion; 3.3 — Facilitate access to housing

opportunities; 4.3 — Foster diversity and inclusivity in the City’s corporate structure. Could the developer

explain the skills

_ . . development
Social development is understood broadly as the overall improvement and enhan@ea@@tmmgﬁe

quality of life of all people, especially people who are poor and marginalised. The proposal ensures
the maximisation of residential opportunities on this specific site located within an area identified for

urban development. Not happening

E) 6. DENSIFICATION POLICY
The policy advocates more efficient utilisation of land that will ultimately contribute to more compact
urban environments. Densification is defined as “increased use of space, both horizontally and
vertically, within existing areas/properties and new developments, accompanied by an increased
number of units and/or population threshold”. As per Section 2.4 subdivision of land and

redevelopment at higher densities is seen as a mechanism to achieve the goal of densification.

Among its key principles to achieve its goals of densification area:

e To reduce the consumption of valuable resources such as agricultural land, areas of mineral
potential etc. not agricultural land thus applicant has contradicted themselves

¢ Provide a mix of residential densities to ensure diversification and choice of housing type and

tenure options. This is not a mix

The proposed development is in line with these principles. The subject property is not identified
as valuable agricultural land. The proposed subdivision therefore protects natural assets through
densification of land not identified as valuable agricultural land. It also provides more living

opportunities within this area.

The following assessment guidelines provided by the policy:

e Access to public transport — Please refer to section F(3). The Table View MyCiti bus
stop is located less than 350m from the proposed development which is within walking
distance.

e Proximity to places of employment, services and facilities — The property is located
right next to Bayside Mall. The Table View shopping Centre, Flamingo Square and most of
Blaauwberg Road are high intensity business areas that also provide access to services

and facilities. A number of schools, religious facilities and other amenities are also located

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and 10

Consent Use: Erven 3757 and 3758, Table View
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within close proximity to the subject property. It is thus located within close proximity to a
variety of employment opportunities, services and facilities. no employment in table view

e Proximity to open space — A large public open space is located 300m east down Briza
Road.

e Infrastructure capacity — Please refer to the Services Report attached regarding the
infrastructure capacity. The only constraint in the capacity of the Potsdam WWTW. The
owner is willing to install a temporary packaging plant in order to treat sewerage on site until
the upgrade of the Potsdam WWTW is complete. No details

E) 7. ECONOMIC GROWTH STRATEGY
The proposal is also in line with the principles as set out in the EGS. Creating thirty five additional
units increases the possible employment opportunities for relative size of the original property.
This includes job opportunities during construction as well as in relation to domestic job
opportunities. Temporary jobs and the hope of jobs where are the real jobs
E) 8. TRANSIT ORIENTED DEVELOPMENT STRATEGY FRAMEWORK (2016)
The above documents states that the vision of Transit Oriented Development in Cape Town is “to
progressively move towards a compact, well connected, efficient, resilient urban form and movement
system that is conducive to economic and social efficiency and equality whilst providing cost effective
access and mobility, with the least possible negative impact on the environment”. The proposed
development proposes residential densification. Densification is listed as one of the core Transit
Oriented Development principles.
_ . _ Public transport is poor N
Although the IRT route is well established in Blaauwberg District with a trunk route and MyCiti
Bus stop located within walking distance from the proposed development. In addition, there are
numerous bus and taxi services operating in the area. The area is thus already well serviced with
public transport. This will enable and motivate future residence and employees to use the public

transport systems located close to the proposed development.

The proposed development supports the TOD principles by integrating and intensifying a mix of
appropriate land uses and densities into an area that is designated for that type of development. The
sites are also next to a Structuring route and close proximity to Development and Activity routes.
Not on activity routes
E) 9. DESIGN AND MANAGEMENT GUIDELINES FOR A SAFER CITY

The high levels of crime and violence in Cape Town, as experienced by the communities who live
here and made evident by the crime statistics, require urgent attention and redress. The
abovementioned policy focuses on “improving the levels of safety is central to the creation of a
vibrant and healthy society”.

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and 11

Consent Use: Erven 3757 and 3758, Table View
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The above document prescribes 6 objectives for the creation of a safer city. These include:

1)

2)

3)

4)

5)

6)

Clear boundaries and collective ownership of spaces.

Instilling a sense of ownership among the users of urban places and buildings, so that they
identify with and take responsibility for their environment,

Improved surveillance and visibility.

Increasing levels of awareness by promoting passive surveillance and the active use of
public realm to increase the number of “eyes on the street”,

Safe access and movement.

Providing safe and integrated network of movement routed, linking key destinations,
A positive image.

Addressing perceptions and guarding against environmental decay,
Positive relationships and layered space.

Creating positive interfaces between buildings and the public realm, a comfortable transition
between public and private space, and designing buildings and spaces to make them more
robust and resilient against crime,

Good urban management and monitoring.

Ensuring the progressive improvement of neighbourhoods and increased perceptions of
safety overtime.

The proposed development features partly permeable boundaries overlooking the public street and a solid

boundary wall that further surrounds the development. This feature will contribute towards collective

ownership, sense of safety as well as improved surveillance and visibility. The proposed urban form will

elevate the streetscape without negatively impacting on the surrounding properties or public realm. Special

attention was given to the interface and facade of the building through the use of architectural features. The

units are also designed in such a way to improve the streetscape and surroundings. The height of the

development will ensure that the “eyes on the street” principle is utilised in order to ensure a positive

public-private interface.

Conflict due to increased densification and parking. Long travel times and long hours

E) 10. URBAN DESIGN POLICY (SEPTEMBER 2013)

The policy seeks to focus on the local level of urban design and the contribution of development

proposals thereto: The following are the identified policy objectives with which the proposed

development is in line with:

Objective 1: Ensure that the development contributes positively to the urban structure of

the city to create integrated and legible places and neighbourhoods.

The site is currently vacant and a development consisting of 35 apartment units are
proposed to be developed. The aforementioned will ensure that the subject property is

better utilised and provide an increase in access to opportunities.

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and

12

Consent Use: Erven 3757 and 3758, Table View
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E) 11.

Objective 2: Ensure that development contributes to improved quality of the public realm

and public spaces.

Allowing the subject general residential development to be developed will ensure that there
is 24h surveillance onto the public road. Special attention was given to the interface and
facade of the proposed development through the use of architectural elements. The
increase in surveillance along the public street will ensure a safer environment.

Objective 3: Ensure that the development contribute to the creation of safe and secure

communities.

The proposed development will “enhance the eyes-on-the-street” effect as the windows will
have a clear view of the public street as well as the surrounding area. The development of
the property to its full potential will assist in creating a more secure environment.

Objective 4: Ensure opportunities and amenities are accessible and that people can move

about easily and affectively.

The access to opportunities or amenities is not hindered by the proposed development.
The proposed development ensures the increase in available job opportunities and housing
opportunities within the area as well as an increase in access to job and education
opportunities.

Objective 5: Promote development intensity, diversity and desirability.

The proposed development seeks to ensure that the property is developed to its full
potential given the local context. The property is located within an area identified for urban
development. The local area has immense opportunities for growth and development which
the proposed development seeks to enhance.

Objective 6: Ensure enclosure and positive interfaces onto the public realm.

Special attention was given to the interface and facade of the building through the use of
architectural features. The height of the development will ensure that the “eyes on the

street” principle is utilised in order to ensure a positive public-private interface.

GATED DEVELOPMENT POLICY: NOVEMBER 2017

The aim of the policy is to regulate the development or establishment of gated communities to
ensure "they conform to acceptable standards and that the potential adverse impacts are
minimised or mitigated. This is necessary to prevent compromising the city's functionality and
sustainability and minimise any detrimental impact on its social, visual and functional amenities and
infrastructure." This regulatory action will be in the interest of the broader public and community's

general welfare.

The policy identified the following guidelines in order to assess proposals for gated settlements,

namely;

Access control

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and
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Electronic access gates are proposed to control access to the development. No public open
spaces or roads will be affected by these gates.

] Location and scale

The proposed development is "embedded" within the existing urban fabric to ensure that the
neighbourhoods are not fragmented or spatially separated. It is also "interspersed with other
built forms of development, creating a richer urban fabric and more diverse environment."

] General public access and traffic implications / Pedestrian and other non-motorised movement

No pedestrian or vehicle access to public places, amenities and facilities are compromised.

] Emergency services and law enforcement access

Unlimited access will be allowed for emergency services and law enforcement agencies.

= Layout
The height of the development will ensure that the “eyes on the street” principle is utilised in
order to ensure a positive public-private interface as per the Site Development Plan. The
proposed development does not compromise any continuity with biodiversity networks,
ecological corridors or open space networks. Eyes on Neighbours

=  Visual impact
The proposed development is contextually appropriate and is designed to create positive
interface and surveillance along the public road and open space located adjacent to the
development.

] Services and infrastructure

The required civil and electrical infrastructure services for the proposed development as per

Council’s request will be installed. Please refer to the Engineering Services Report attached.

SECTION F: MOTIVATION

Section 99 of the City of Cape Town Municipal Planning By-Law states that there are certain criteria that need to
be assessed before a decision on an application is made. These include the socio-economic impact,
compatibility with surrounding land uses, impact on the external engineering services, impact on safety, health
and wellbeing of the community, impact on heritage, impact on the biophysical environment, traffic impacts,
parking, access and other transport related considerations. The following section will explore these aspects in

relation to the proposed developments desirability.

F) 1. SOCIO-ECONOMIC IMPACT
The proposed development will have a positive socio-economic impact as it will contribute towards
job creation during construction of any new buildings. In addition, it also provides the opportunity for

an increase in job opportunities in relation any domestic requirements.

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and 14
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Although the City does not currently have a policy on inclusionary/affordable housing, the proposed
development will provide apartment units that are smaller in scale than the surrounding properties,

which will create a greater variety of residential options in the area.

F) 2. COMPATIBILITY WITH SURROUNDING LAND USES
The land uses in the immediate surrounding area is predominantly low to medium density Residential
erven, business and community facilities. Higher order land uses are found along Blaauwberg
road. It is important to note that there is not a proposed change to the existing zoning, only an
intensification of the existing land use rights.

Figures 5 - 7: General Business properties in the area

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and 15
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Figure 8: Child care facility in Briza Road

Figure 10 & 11: Surrounding SR1 properties

The current SDP approval is for a hotel consisting of three floors. The proposal is for 35 apartments

in a 4 storey building. The proposed building is thus only 1 floor higher than what was previously

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and 16
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approved. Also note that the previous approval did not contain conditions limiting the density, height,
parking etc. of the General Residential 2 zoning. It only mentioned the approved Site Development
Plan which did not utilise the full GR2 parameters. The extent of the proposed development,
although of an increased scale, is still not utilising the full potential of a GR2 zoning. Please refer to
the table in section D2. The proposed building is a floor higher than the approved plan, but it no
longer requires the building line departures that the approved SDP required. The proposal also stays

1,5m away from the front portion of the common building line where a Om building line is allowed.

The maximum height of the single residential properties in the surrounding area is 11m to top of roof.
The total height of the proposed building is 14,75m which is only due to an architectural feature
included on a portion of the roof to add definition to the building.

Although the proposed building is higher than the surrounding Single Residential properties, it should
be kept in mind that it includes the consolidation of two properties. It is therefore not a four storey
building on a single property between surrounding 1 and 2 storey buildings, but a four storey building
that stretches over two properties which immediately lessens the impact on the surrounding
properties. It is also not a new zoning request, but an amendment to an existing General Residential

2 zoning. Please refer to figures 12 and 13 below.
Total crap
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Figure 12: Proposed building in relation to neighbouring properties

As can be seen in figure 13, there is not a big difference between the maximum height allowed on a
Single Residential 1 property and a General Residential 2 property. Although many of the
surrounding SR1 properties are single or double storeys, they have the right and potential to build up
to 11meters in height.
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The PSDF, MSDF and Blaauwberg District plan are all in Favour of densification and intensification
as a whole, and especially in that area. The proposed amendment application is thus not against

policy guidelines or DMS regulations and ties in with the vision of the area.

The property has easy access to a number of schools, churches, public facilities, parks, shopping
centres and business opportunities. The property is located along a District Structuring Route (Raats
Drive) which promotes mixed use intensification. The proposed development thus fits in well with the
area. No government school places, no government health care

IMPACT ON EXTERNAL ENGINEERING SERVICES

The proposed expansion of the land use approval will have additional impact on the external
engineering services. The capacity of the Potsdam WWTW is a constraint for development in the
entire Table View area until the planned upgrading of the facility is complete. The owner is willing to
install a Temporary Packaging Plant in order to treat sewerage on site until the upgrade is finalised
and the development can climb back onto the City’s sewer system. An area has been identified on

the Site Development Plan for the proposed location of the Temporary Packaging plant.

An Engineering Services Report was prepared by Neil Lyners and Associates (Pty) Ltd regarding the

specific requirements of the proposed development. The document concluded the following:

Application for Regulation Departure, SDP approval, Amendment of Conditions of Approval and
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“Bulk services for water, storm water, electricity, roads and solid waste are available for the
development or can be readily provided. Capacity for Treatment of Sewage at Potsdam WWTW
is constrained and as such on-site treatment of sewage is proposed which will discharge into the
City of Cape Town storm water system and ultimately the Rietvlei. This will require approvals of
the City and a Water Use License Lyners are therefore satisfied that there are no unsurmountable
services constraints to the development and the site is suitable for the intended development

from a civil and electrical engineering point of view.”

Please refer to the attached Engineering Services Report for a more detailed outline of the impact on

each of the engineering services.

IMPACT ON SAFETY, HEALTH AND WELLBEING OF SURROUNDING COMMUNITY

The City of Cape Town Densification Policy defines densification as “achieving a greater
spectrum of mixed use (commercial, industrial and residential) through the increased use of
space, both horizontally and vertically, within existing areas or properties and new developments,
accompanied by an increased number of units and/or population thresholds, in accessible, high-
opportunity areas”. The above concepts entail various benefits for any given community or area.
These include the reduction of the consumption on valuable/non-renewable resources, the
development of viable public transport systems, equitable access to opportunities, facilitation of
economic opportunities, support of service provision, increase in housing opportunities as well as
the enhancement of urban place-making and safety. The proposed development is therefore in

the interest of the general public.

No negative impact is foreseen on any of the surrounding property owners. The proposed

development stays within the building line requirements of a General Residential 2 zoning.

Additionally the building line departures approved with the original approval is no longer

necessary with the current proposal. These building lines will act as a buffer between the

streetscape as well as the surrounding property owners.
P g property have you even asked them

The balconies overlooking the public road will aid in safety for the whole community as it

enhances the “eyes on the street” effect. Please refer to Figure 14 below.
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Figure 14: Proposed balconies overlooking Briza Road

HERITAGE IMPACT
The property is currently vacant and thus contains no building with potential heritage impacts. Since
there is no heritage value on the subject properties, the proposed development will have no

negative heritage impact on the surrounding area.

IMPACT ON THE BIO-PHYSICAL ENVIRONMENT

The property is currently vacant with no significant vegetation. There are a few shrubs on the
property and no trees. The proposed development will feature formal landscaping mainly in front of
the building and on the road reserve. Additional landscaping is proposed along the rear boarder of
the property, as well as two small landscaped areas between the parking area and the units. A total
of 20 new trees are included into the landscaping design of 4 different varieties. The additional trees

and landscaping will soften the impact of the proposed development.

There are no guidelines or requirements for on-site open space on a General Residential 2 zone. A
large public open space is however located 300m east down Briza Road which is within walking
distance of the proposed development and can easily be accessed by residents. The bio-physical

impact of the proposed development will therefore be minimal.

TRAFFIC IMPACT, PARKING ACCESS, OTHER TRANSPORT RELATED CONSIDERATIONS

The property will be accessed via a 7m Carriage Way Crossing on Briza Road. The entrance will be
at the centre of the consolidated property. Access to the property will be controlled by an electric
gate. The gate will be set back into the property to provide a 10,58m stacking distance between the
road kerb and the gate when it is closed. This will ensure that vehicles waiting to obtain access to the

development will not come to a standstill within the public road.
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The property is situated within a Standard parking area since the PT areas have been suspended.
As such each unit requires a total of 1,5 parking bays (1,25 for residents and 0,25 for visitors). The
development proposes a parking departure of 1 bay per unit for residents and 0,25 per unit for
visitors. To this end 35 parking bays have been provided for the 35 units and 9 bays for visitors which
give a total of 44 parking bays in lieu of the required 52.5 bays. The allocation of the bays for visitors

and residents are clearly marked on the Site Development Plan.

All the parking bays have a reversing distance of 7m or 7,5m which is in line with the parking
regulations. The four visitors bays outside the entrance to the development have a larger reversing
distance of 9, 28m. These bays are the only parking bays that will be visible from the street as they
are located outside the complex security door. Additional landscaping is also proposed on the
sidewalk in front of these four bays in order to soften the interface with the street (Refer to Figure *
below). The proposed garages lie perpendicular to the public road, on either side of the internal
access (shutter door). Three large architectural features (large horizontal scratch plastered and
painted strips) have been added to the side of the first two garages on either side of the security
shutter door to ensure that there are no blank interfaces towards Briza Road. (Please refer to figure
14 below).

Figure 16: Architectural features next to shutter door

Although the PT areas have been suspended, the area is still well services with public transport. The
Table View MyCiti bus stop is located 350m from the proposed development which is well within

walking distance. Apart from the IRT system, numerous other public transport modes (taxi’s, busses,
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uber, etc.) operate in the area. The area is thus well serviced with public transport opportunities and
networks, thus the previous allocation of being included into a PT2 area.

We thus believe that the additional traffic caused by the proposed development and the parking
departure applied for will not have a great impact on the surrounding area.

SECTION G: SUMMARY AND CONCLUSION

As fully detailed in this report, the proposed development will be desirable in the area and will not adversely
affect the rights of any other properties in the area. The development is also compatible with the policies
discussed in Section 6 and is therefore considered desirable. In relation to the above Elco Property

Developments recommends the approval of the proposed development.

In summary:

e  The property is already zoned for General Residential 2 use.

e  The proposed apartment block complies with all the regulations of a General Residential 2 zoning, apart
from the parking provision.

e  The parking departure is minimal and would not have been necessary if the application was submitted at
the beginning of the year before the suspension of the PT areas.

e  The building line departures approved during the previous approval for the hotel is no longer necessary
for this application as the design is within all the building lines.

e The proposed apartment block will provide an increase in housing options and densities in the
community.

e The property is located within an area that is supported by policy and structure plans for mixed use
intensification and densification.

e  The proposed development is mainly in line with the relevant planning policies and strategies;

e The proposed development is located in close proximity to a vast number of services and amenities
(including schools, community facilities, public services, churches etc.);

e  The proposed development is within close proximity to a IRT route;
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AREA SCHEDULE

GROUND STOREY 513,0sq/m
FIRST STOREY 832,0sq/m
SECOND STOREY  832,0sq/m
THIRD STOREY 668,0sq/m
GARAGES 554,0sq/m
REFUSE ROOM 22,0sq/m
STORE ROOMS 33,0sq/m

TOTAL 3454,0sq/m

SHEDULE OF RIGHTS

STE AREA 2007 sq/m

ZONING GENERAL RESIDENTIAL 2
OCCUPANCY  H3

NO OF UNITS 35

PERMISSABLE ACTUAL

FLOOR FACTOR | 1,00 (2007m’)| Ground Storey
(224m’)
First Storey
(710m?)
Second Storey
(632m”)
Third Storey
(440m”)

TOTAL
(2006rm?)

COVERAGE  [60% (1204m”) | 56% (1137m’)
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SCALE 1:100
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BRIZA ROAD

PARKING REQUIREMENTS :

6xGarages Size 2750x5500mm
6xGarages Size 2750x5890mm
1xGarage Size 2715x9920mm
1xGarage Size 2715x8610mm
25xParking Bay Size 2500x5000mm
4xParking Bay Size 2850x5000mm
1xDisabled Bay Size 3450x5000mm

PERMISSABLE ACTUAL

1,25 Bay p/Unit | 1,00 Bay p/Unit
0,25 Bay Visitors | 0,25 Bays Visitors
Total = 52,5 Total = 44

Visitor's Parking Board to be 1,8m
high in both official languages in
100mm lettering. All Parking Bays
and Loading bay to be demarkated
in white traffic paint.

UNITS | AREA
1 x 2 Bedroom Units (68m?)
2 x 2 Bedroom Units (74m?)
1 x 2 Bedroom Units (58m?)
7 x 2 Bedroom Units (60m?)
8 x 2 Bedroom Units (63m’)
14x 2 Bedroom Units (65m”)
2 x 2 Bedroom Units (66m?)
UNIT 1 63m’
UNIT 2 63m’
UNIT 3 63m’
UNIT 4 63m’
UNIT 5 65m’
UNIT 6 65m’
UNIT 7 65m’
UNIT 8 74m?
UNIT 9 63m’
UNIT 10 65m’
UNIT 11 65m’
UNIT 12 60m’
UNIT 13 65m’
UNIT 14 65m’
UNIT 15 63m’
UNIT 16 65m’
UNIT 17 65m’
UNIT 18 65m’
UNIT 19 74m?
UNIT 20 63m’
UNIT 21 65m’
UNIT 22 65m’
UNIT 23 60m’
UNIT 24 65m’
UNIT 25 65m’
UNIT 26 63m’
UNIT 27 60m’
UNIT 28 60m’
UNIT 29 60m’
UNIT 30 68m’
UNIT 31 58m’
UNIT 32 60m’
UNIT 33 60m’
UNIT 34 66m’
UNIT 35 66m’
TOTAL 2240m’
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