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1. INTRODUCTION

It is the intention of this application to seek the approval of the Johannesburg

Metropolitan Municipality for the following rights and approvals for Erf 988,

Parkwood (hereinafter referred to as “the property” or “subject property”):

- The rezoning of the property from “Residential 3” to “Residential 3” in

terms of the Johannesburg Land Use Scheme, 2018.

Furthermore, this memorandum aims to motivate and to support the application

made in terms of the following legislation:

- Section 21 of the City of JohannesburgMunicipal Planning By-law, 2016.

2. LEGAL AND GENERAL INFORMATION

2.1 Ownership and Title Conditions

The property is registered in the name of Sedfin (Pty) Ltd and kept under

Deed of Consolidated Title T 29490/2018.

There are no restrictive conditions contained in the said deed which will

prohibit or restrict the rezoning of the property, nor the proposed

development thereof.

2.2 Bondholders

The property is not bonded.
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2.3 Location

The subject property is located on the eastern road reserve boundary of

Jan Smuts Avenue in the suburb of Parkwood. The property is furthermore

located in the city block bordered by Jan Smuts Avenue (west and

south), Wells Avenue (north) and Newport Road (east). Also refer to the

locality map attached hereto as Annexure “F”.

The properties are within 1,2 km of the Rosebank office and commercial

node (by road in a north-easterly direction), 2,4 km to the west of the M1

highway and approximately 4,3 km to the north of the Johannesburg

Central Business District (CBD).

Other places of interest in the macro vicinity of the properties are: (Refer

to the Places of Interest Map attached hereto as Annexure “E3”).

- The Parkhurst Clinic and Recreational Centre (north-west).

- Wanderers Club and Cricket Stadium (north-east).

- Melrose Arch Commercial and Office Node (north-east).

- Killarney Country and Recreational Club (east).

- The Killarney Mall (south-east).

- The South African Military History Museum (south-east).

- Zoo Lake Sport and Recreational Open Space and the

Johannesburg Zoo (south).

- Melville Koppies Municipal Nature Reserve (south-west).

- The Johannesburg Botanical Gardens and Braamfontein

Spruit Hiking Trail (west).
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2.4 Size

As will more fully appear in the title deed, the property is the result of the

consolidation of Erven 315 to 316. The combined size of the consolidated

erven is shown in the table below:

Erf number Size (m²)

988 3123

2.5 Access

Current access to the property is via a security gate opening onto the

existing public parking area located on Erven 836 and 837 (both

properties owned by the City of Johannesburg), which parking areas in

turn have direct access to Wells Avenue at two vehicle access points.

Wells Avenue, as a local residential traffic collector connects with Jan

Smuts Avenue (M81) to the west and Cotswold Drive to the south-east.

Jan Smuts and Cotswold Avenue, together with Bolton andOxford Roads

are themain neighbourhood collector roads for the precinct. These roads

in turn provide direct access and mobility in a north-south and east-west

direction.

Regional access is provided through the intersection of the

abovementioned neighbourhood collectors with the M1 (De Villiers

Graaff Highway) at the on- and off-ramps of Jan Smuts Avenue, Riviera

Road, Cotswold/11th Avenue and Glenhove Road with the M1.

2.6 Erf Boundaries

The subject property’s cadastral borders are defined by Erf 836 (north), a

service lane between the subject property and Erven 322 to 324 (east),

Erf 317 (south) and the road reserve boundary of Jan Smuts Avenue

(west).

2.7 Current and Future Land Use
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The property is not being used for any formal purpose or uses.

Consequently, all the vacant and dilapidated structures that were

located on it have been demolished. This was necessary due to the fact

thatmost of the buildingmaterials (roof tiles, windows, doors, door frames,

external and internal fixtures) have, over the years, been vandalised or

removed, leaving the structures in a poor visual state. The removal of roof

tiles and roofing materials have left the roof beams and slats exposed,

leading to the steadyweathering thereof, thus rendering these structures

unstable and unsafe.

The properties are currently used as a dumping site and have been taken

over by vagrants as sleeping and living space, associated with the

expected accumulation of rubbish and human waste. The overgrown

state and current walling around the properties also lends itself to the use

thereof for criminal and anti-social activities.

In light of the current state of the property as described above, the

current owners are anxious to develop it as soon as possible.

It is the intension of the owners to transform the property for the purposes

of residential units with the necessary ancillary uses and parking facilities.

The detail proposals for the development will be included and shown on

a Site Development Plan (SDP) to be drawn up and submitted to council

for approval and will address the following (For the purposes of this

application, a simplified Site Plan is attached hereto as Annexure “K”):

2.7.1 Buildings, Structures and Services:
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The basic design and typical floor plan of the residential units,

showing the layout for the types of units to be provided, ranging

from 69m² (smallest) to 138m² (largest unit).

Building materials and finishing detail to be employed to create

the uniquely visual and architectural character of the

development as envisaged by the developer will also be defined

and shown in the elevations. Additional informationwill include the

following:

- Connections from the development to the existing

municipal network for water, sewer and electrical

services.

- Accommodation and handling of storm water run-off

on the properties, as well as the manner in which storm

water discharge from the properties will be received by

the existing storm water and street network.

- Boundary walling and design.

2.7.2 Parking, vehicle movement and street access:

The design and placement of parking bays, access points and

internal vehicle movements as dictated and influenced by the

positioning of the proposed units will also be shown and as further

influenced and dictated by:

- Accessibility and ease of vehicle movement.

- Minimum parking bay dimension requirements.

- Relationship between parking areas, building

placement and development access points.

- Manoeuvring and turning circle requirements for

vehicles.
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- Minimum number of parking bays required for

residential development of this nature in terms of the

Johannesburg Land Use Scheme, 2018.

2.7.3 Landscaping and ancillary uses:

The design and placement of landscaping elements (including

lighting features) will create an integrated and aesthetically

pleasing environment, ensuring the compatibility of the

development with the existing built environment. These elements

will also serve to hide unsightly features such as waste collection

areas and site services.

2.8 Legal Encumbrances (Title Conditions and Town Planning Scheme

Controls):

In terms of the building line restriction areas currently in place and as

defined by Column 12 of the existing Amendment Scheme No. 653E, a 10

metre building line is applicable from all boundaries, but may be relaxed

in terms of an approved SDP. The property is furthermore subject to a 6m

servitude for road widening purposes as will more fully appear on S.G.

Diagram No. 825/2019.

All other restrictive title conditions were removed as part of the previously

approved Removal of Restrictions, Rezoning (Ref. No: 13-16845) and

Consolidation applications.
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3 TOWN PLANNING SCHEME AND LAND USES (Refer to the Form D –

Zoning Info Info attached hereto as Annexure “J”)

3.1 Current Zoning

The current zoning of the property as approved in terms of the Sandton

Town Planning Scheme, 1980 is shown in the table below:

Table 1: Current Zonings

Erf Description Zoning

988 “Special – for offices, a restaurant and
residential units/studios.”

3.2 Proposed Zoning

The proposed zoning for the property in terms of the Johannesburg Land

Use Scheme, 2018 is shown in the table below:

Table 1: Proposed Zonings

Erf Description Zoning

988 “Special – for offices, a restaurant and
residential units/studios.”

3.3 Existing Development Controls

In terms of the current zoning of the properties, the development controls

imposed by the land use scheme are:

Building lines and building
restriction areas: - 6m road widening serv. (Jan Smuts Ave.)

- 10m from all erf boundaries.

Height: - 3 Storeys (excluding basements).

Coverage: - 60%.

F.A.R: - 1,0.
- 0,3 Offices and Restaurant.
- 200m² maximum for the Restaurant.

Parking: - 4/100m² for Offices.
- Other uses not specified.
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3.4 Proposed Development Controls

This application for rezoning aims to obtain approval from the local

authority for development controls that will accommodate and allow for

the development of the properties as envisaged by the developer and

are as follows:

Building lines and building
restriction areas: - As per the SDP for side and rear boundaries.

- 6m Road widening serv. on Jan Smuts Ave.

Height: - 4 Storeys (excluding basements).

Coverage: - 50%.

F.A.R: - 1,0 for all uses.
- 200m² maximum for the Restaurant.

Parking: - 4/100m² for Offices.
- Other uses as per scheme.

Density: - Uncapped, but 128 u/ha is applied for.

4 THE REGIONAL SPATIAL DEVELOPMENT FRAMEWORK (2010/2011): Administrative

Region E (Refer to map on page 11)

4.1 Demarcation

On a macro scale, the properties fall within Sub-Area 24 of the RSDF for

Administrative Region E, which includes the predominantly residential

suburbs of Parkwood, Parkwood extension 1, Saxonwold and Saxonwold

extensions and referred to as the “Saxonwold/Parkwood Precinct Plan”.

The subject The subject properties (as shown on the map) also fall within

the 500 meter radius as calculated from the Rosebank Regional Node.

4.2 Development Objectives
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According to the RSDF document (page 180), the area is classified as

“Older residential suburbs varying from low to medium density in nature

characterise this Sub Area”, with the key mobility spines being identified

as Oxford Road, Jan Smuts Avenue and Chester Road.

One of the main objectives of the “Saxonwold/Parkwood Precinct Plan”

is the retention of the predominant residential character of Parkwood

and Saxonwold, through containment of non-residential uses through the

application and implementation of, inter alia, the “Rosebank Urban

Development Framework”.

4.3 The “Nodal Review Policy 2019/20 (NRP)

This policy was adopted by council in February 2020, with the main

purpose of re-evaluating the existing nodal policies and their

development controls, in particular with regard to residential

densification.

According to this policy (Table 4; Page 29 of the NRP) and the

demarcation lines of the “General Urban Zone” the subject property falls

within this node, which allows for the following:

- A minimum residential density of 60 u/ha.

- Coverage of up to 50% for a 4 storey building.

- A minimum height of three (3) storeys along activity/high streets.

- One (1) additional storey above the land use rights already

approved for adjacent properties will be allowed.

5 PHYSICAL & TOPOGRAPHICAL LANDSCAPE
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On a micro level, the property has no outstanding topographical

features. Visually, it has however severely deteriorated in comparison to the

properties in the immediate vicinity (also refer to paragraph 2.7). Within a 1km

radius from the subject property, the sub-region is characterised by an

undulating landscape, interspersed by water bodies, streams and natural open

areas. Most notable of the semi-natural landscaped areas are the Zoo Lake

Recreational and Sports facilities and the Johannesburg Zoo to the south.

Other man-made features that define the physical landscape and contribute

to the character of the greater Parkwood, Saxonwold and surrounding suburbs

include various golf and country clubs, commercial, office and retail nodes and

the Johannesburg Botanical Gardens. (Please also refer to the map attached

to this application as Annexure “F1”.

6 ENVIRONMENTAL LEGISLATIVE REQUIREMENTS

The Regulations to the National Environmental Management Act, 1998 (NEMA),

effective from 8 December 2014 (as amended) prescribe the procedures to be

followed for Environmental Authorisation as part of the rezoning procedure of

any portion of land in the event of such change in land use qualifying as a listed

activity.

However, given that the property is an erf in a proclaimed township and zoned

for “Special” in terms of the Johannesburg Land Use Scheme, 2018, the rezoning

thereof is not considered a listed activity in terms of NEMA and therefore exempt

from the procedures for authorisation.

7. OTHER LEGISLATIVE REQUIREMENTS (NHRA)



Page 11 of 17

URBAN PLANNING DIVISION

As all existing structures have been demolished, the requirements in terms

of Section 34 of the National Heritage Resources Act, 1999 (Act 25 of 1999) will

not be applicable.

8 BUILT- AND ECONOMIC LANDSCAPE

A desktop (google earth) and site investigation have indicated that the areas

in the immediate vicinity of the property is still characterised by single residential

properties, although a high percentage of these dwellings have been

converted into offices to a lesser or greater extent, in particular those abutting

Jan Smuts Avenue as one of the mobility spines for the precinct.

These properties take full advantage of the high accessibility and advertising

advantages afforded by Jan Smuts Avenue and serves as a catalyst for

continued development pressure being brought to bear on a wider urban area

parallel to Jan Smuts Avenue.

A public parking area is located on two erven owned by the City of

Johannesburg, immediately to the north of the subject property, serving the

commercial and retail businesses located on the corner of Wells- and Jan Smuts

Avenues and extending along the eastern boundary of Jan Smuts Avenue

towards the Rosebank node to the north-east.

Taken holistically, the city blocks abutting Jan Smuts Avenue, from the M1

interchange in the south to the Rosebank node in the north, consists of mixed

land uses interspersed with residential developments with varying densities and

unit typologies.

9 PUBLIC/COMMUNITY PARTICIPATION



Page 12 of 17

URBAN PLANNING DIVISION

As provided for in the Spatial Planning and Land Use Management Act

procedures, the application will be advertised locally together with a specified

period for representations and/or objections.

This will afford members of the public or any other stakeholders the opportunity

to participate in the rezoning process, contributing to the transparency of the

application procedure up to, but excluding the approval or rejection of the

application.

10 SERVICES

The subject property is a fully serviced erf within an existing township and the

required water, sewer and electrical connections can be made to the existing

municipal network.

The positions of these connection points, in consultation with the relevant

council departments will be indicated on the final SDP to be submitted to the

local authority for approval.

11. DEVELOPMENT PRINCIPLES (Sections 7 (a) through (e) of SPLUMA)
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In order to comply with the requirements of the abovementioned sections

of the act, the proposed development and use of the subject property were

measured against the principles as defined by the act and can be summarised

as follows:

- Section

7(a):

The proposed development will provide

access to locational and market related

residential units, aimed at satisfying the

spatial planning principles of in-fill and urban

densification. The project will furthermore

effectively utilise available land which, up till

now, has not been developed to its full

potential.

- Section

7(b):

Development of the subject property will be

sustainable and spatially compatible within

the sub-region and in particular its precinct.

Existing municipal services will be utilised and

upgraded where necessary, without any

financial pressure being brought to bear on

the CoJ MM, and by inference the taxpayer.

- Section

7(c):

Services connections will be made to the

existing municipal network, together with

upgrades where necessary, as well as

minimising the installation of unnecessary link

services.

- Section

7(d):

Vacant properties only have an intrinsic

value and it’s true value can only be

unlocked through development.

Development of the property will expand the
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economic base of the sub-region,

strengthening the precinct’s ability to

withstand negative economic impacts or

shocks.

- Section

7(e):

Compliance of the proposed development

with the principles of spatial planning,

compatibility within its precinct, the Nodal

Review Policy and other development

guidelines has been argued in this report.

12 SUMMARY AND CONCLUSION

The purpose of this memorandum is to support the rezoning application as it

pertains to the subject property, being Erf 988, Parkwood and can be

summarised as follows:

12.1 With the exception of the 6m servitude of Right-of-Way on the western

boundary of the property, there are no other legal encumbrances or title

conditions registered against the property which might restrict or delay

the rezoning proces.

12.2 Development of the property will be in accordance with the approved

development controls and town planning scheme requirements for

higher density residential and related uses as applied for in terms of this

application.

12.3 The proposed development can be fully serviced from the existing

municipal network and will have access to the surrounding street and

road network via the service lane between the subject property and the

row of properties south-west of Newport Road. As shown on the site plan
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(Annexure “K”), access to the site will be from one (1) security controlled

egress and ingress point, designed to the specifications of the JRA and to

promote ease of access given the width of the said lane.

12.4 The development will provide in much needed residential properties in

close proximity to job opportunities, amenities and facilities. This

notwithstanding, ease of access to high mobility spines also affords the

opportunity for longer work-to-home travel distances, widening the

scope of employment locations in relation to “home”.

12.5 The SDPwill address and satisfy any issues with regard to the development

of the properties and will be submitted to the local authority for approval.

12.6 With regards to the current urban fabric or built and economic

environment of the area, the proposed rezoning and subsequent

development will have a positive impact. Some of these will include:

- An aesthetically pleasing development.

- Effective use of land in an area characterised by extreme land

values, upmarket property values and limited horisontal

expansion possibilities.

- Effective removal of the undesirable elements currently

associated with the property brought about by its vacant and

neglected state.

- Capital injection into the municipal coffers through the

introduction of additional taxpayers.

- Further strengthening of the existing micro-economic base of

the area through the creation of upmarket and area specific

dwelling units.
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12.7 Compatibility issues with surrounding land uses are not a concern

as residential developments (middle-high to high income bracket target

population) are at the lowest end of the scale as far as intrusive impacts

are concerned. Conversely, and considering the possible impact of the

surrounding land uses on the proposed development, no compatibility

conflicts are envisaged nor anticipated. Historically (and in terms of

spatial planning), medium to high density residential developments in

close proximity to office uses are a mutually beneficial land use

combination and complimentary in its impact on the urban fabric.

12.8 To ensure an economically viable and sustainable development, the

F.A.R. of 1,0 as previously applied for will be retained, providing a bulk

construction area of 3123m². A total of 40 units are being applied for

although the site plan (Annexure “K”) shows the initial design for only 36,

with unit sizes ranging from 69 to 138m². However, the applicant reserves

the right to increase the number of units to 40.

The development, being aimed at residential units, further strengthens

the land development objectives of the sub-area in that it will enhance

the residential character, whilst also being in line with the principle of land

use intensification in support of, inter alia, the Bus Rapid Transit (BRT) route

initiative, together with the Nodal Review Policy as adopted by council

in February 2020.

12.9 The provisions of the National Environmental Management Act, with its

regulations regarding rezoning of property are not applicable and will

therefore not restrict, nor delay the application process.

12.10 The provisions of the SAHRA legislation are not applicable.

12.11 Compliance with the Section 7 principles of SPLUMA have been argued.
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In conclusion, and taking the information contained in this memorandum

into account, we respectfully feel that the applications can be approved.

Rudolf van Vuuren

(Sept 2020)
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INTRODUCTION

The purpose of this memorandum is to introduce, elaborate upon and motivate the application for
rezoning in respect of Erf 988 Parkwood.

The full extent of the application is set out in this memorandum, which comprises of the following:

❖ Chapter 1: General Information
❖ Chapter 2: TheApplication
❖ Chapter 3: Policy Environment
❖ Chapter 4: Motivation
❖ Chapter 5: Conclusion

1. GENERAL INFORMATION

KiPD (Pty) Ltd, the authorised agent, has been appointed by Sedfin Pty Ltd, the registered owner of
the property, to lodge an application for the rezoning of Erf 988 Parkwood to allow for the property to
be used for a self-storage facility. The property will be referred to as “the site”, “the subject
properties” and/or “the proposed development” in thismemorandum.

1.1. THE APPLICATION

Application is hereby made in terms of Section 21 of the City of Johannesburg (CoJ) Municipal
Planning By-Law, 2016, hereinafter referred to as the “By-Law”, read together with the provisions of
the Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013) (SPLUMA), for the
rezoning of the erf.

1.2. AGENT AND CLIENT

1.2.1. Agent

The authorised town planning agent acting on behalf of the client is:

Name KiPD (Pty) Ltd
Responsible Persons Saskia Cole
Postal Address 47 Third Street, Linden, 2195
Contact Number 011 888 8685 / 082 574 9318
Email saskia@kipd.co.za
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1.2.2. Client

The client’s contact details are as follows:

Name Brandon Joscelyne
Position Stor-Age : Property Development Manager
Contact Number 021 671 3233
Email brandon.joscelyne@stor-age.co.za

1.3. LOCALITY

(AnnexureA: Plan 1 and 2)

Parkwood is located in the northern suburbs of Johannesburg, south of Rosebank and north of
Saxonwold. The property is located at no. 118 Jan Smuts Avenue, Parkwood, near the corner of
Denbigh Road.

1.4. LEGAL ASPECTS

1.4.1 Ownership

(Annexure B – Title Deeds)

In terms of Deed of Transfer T29490/2018, the property is registered in the name of Sedfin Pty Ltd
and measures 3 123 m².

1.4.2 Company Resolution

(Annexure C – Company Resolution)

The Directors of Sedfin Pty Ltd have provided a resolution authorising the nominated individual to
provide a power of attorney to enable KiPD to submit a formal application as per the requirements of
the CoJ Municipal Planning By-Law, 2016.

1.4.3 Power of Attorney

(Annexure C- Power of attorney)

The authorised individual has in turn provided a signed power of attorney to enable KiPD to submit a
formal application as per the requirements of the CoJ Municipal Planning By-Law, 2016.

1.4.4 Restrictive Title Conditions

There are no conditions contained within the Deed of Transfer restricting the use of this property for
business purposes.

1.4.5 Registered Mortgage Bonds

There is no mortgage bond registeredagainst the property.
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1.5. EXISTING LAND USE

The residential dwelling units that were on the property have been demolished and the property is
currently vacant.

1.6. SURROUNDING LAND USE

(Annexure D: Land use plan)

There is a public parking lot adjacent north of the property, mainly providing parking for the shops
and restaurants located on Erf 311 Parkwood. Adjacent south of the property are apartments. Offices
and businesses are located on the western side of Jan Smuts Avenue, Parkwood, opposite the
property and the properties further away from Jan Smuts Avenue are mainly residential houses.

1.7. EXISTING ZONING AND DEVELOPMENT CONTROLS

(Annexure E: Zoning Certificate)

In terms of the City of Johannesburg Land Use Scheme, 2018 (Johannesburg Amendment Scheme 13-
13-16845, as approved in 2017), the property is currently zoned as follows:

Zoning Special
Primary rights Offices, restaurants and residential units/studios
Secondary rights As per Scheme
Floor Area 1.0 of which the floor area of offices and restaurants shall not exceed 200m² .
Density 80 dwelling unit per hectare
Coverage 65%
Height zone 3 storeys
Building Lines 6m Jan Smuts Ave and 3m along the sanitary lane

1.8. SURROUNDING ZONING

(Annexure F : Surrounding zoning plan)

In terms of the City of Johannesburg Land Use Scheme, 2018, most of the surrounding the site are
zoned as “Residential 1”, with some properties zoned “Business 4” in between, including the property
adjacent south being Erf 317 Parkwood. Erf 311 Parkwood is zoned “Business 1”.
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2. THEAPPLICATION

Application is hereby made for the following land use rights :

Zoning Business 2
Primary rights Self-storage, offices and shops
Floor Area 2.5 of which the floor area of offices and shops shall not exceed 200m² .
Coverage 65%
Height zone Four (4) storeys
Building Lines 6m Jan Smuts Ave and 3m along the sanitary lane
Parking As per Scheme

Self- storage - 0.17 bays per 100m² gross leasable floor area

Application is herebymade to define self -storage for this particular property to be :

“Means the use of a building/s for the purposes of small scale storage of goods which may be
domestic or business related.”

Refer to proposed Map 2 documents and Schedule.

3. SPATIALPLANNING ENVIRONMENT

In terms of Section 5(2) of the City of Johannesburg Municipal Planning By-Law, 2016 – “any land
development application in terms of said By-Law shall be guided and informed by the City’s
Integrated Development Plan and Municipal Spatial Development Framework as adopted and
approved in terms of Section20 of SPLUMA and Section 10 of said By-Law.”

This section therefore reviews all relevant spatial planning documents and plans, to determine the
suitability and compliance to the spatial plans of the City.

The following spatial planning documents have been reviewed :

City of Johannesburg Spatial Development Plan, 2040 (2016); and
Nodal Review Policy 2019/2020

3.1 SPATIAL DEVELOPMENT FRAMEWORK 2040

The Spatial Development Framework 2040 (SDF) is a city wide spatial policy document that
identifies the main challenges and opportunities for the City, sets a spatial vision for the future
city and outlines a set of strategies to achieve that vision.

Along with providing a spatial vision, the SDF defines the strategic spatial areas to be used in the
City’s capital investment prioritisation model. This will ensure that infrastructure investment is
directed to areas with the highest potential to positively impact on the development trajectory
of theCity as defined in the SDF.
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Rosebank has been identified in terms of the SDF as a Secondary Metropolitan Sub-Centre. Such
Sub-Centres have a strong relationship to the Principal Metropolitan Sub-Centres and would be
targeted for future economic growth.

The Nodal Development Strategy or Nodal Review Policy 2019/2020, was developed in support
of the SDF, which clearly defines the function and role of the various nodes in the system and
determines the interventions and investment required for future economic growth.

3.2 NODAL REVIEW POLICY 2019/2020

In terms of the Nodal Review Policy, 2019/2020, Erf 988 Parkwood is located within the Rosebank
Metropolitan Node. The development guidelines for a metropolitan node are for the area to be
the secondary mixed use or commercial nodes of the City with active and diverse ground floors
and heights scaling down from the centre of the node to the periphery and no more than two (2)
storeys higher than the neighbouring heights.

4. DEVELOPMENTINTENT

The development intent for this site is for :

1. a modern self-storage facility which aims at providing its service to the surrounding residents
and businesses in the area;

2. offices within the self-storage building to allow tenants with storage units to work or meet at
the facility, conducting business within close proximity to their goods; and

3. trade counters or small shops (limited to a maximum of 200m²) to allow tenants to sell their
goods directly to the public.

4 PARKING

Application is being made for a parking ratio of 0.17 bays per 100m² of gross leasable floor area (GLA)
for the self-storage use only. This parking ratio has been calculated by studying Stor-Age’s other
existing facilities. For all other uses, the parking will be as per Scheme.

In 2015 Stor-Age commissioned a traffic and parking study through Gibb Engineering, an update of
the 2011 study. Five (5) mature stores were monitored in terms of their traffic generation and parking
requirements. An extract of the results is given in theparagraph below.

“The results suggest that for a facility with a GLA of 8,000 m², the daily peak of visitors to the facility
at any given time was 14 vehicles, with a duration for the maximum allotment of less than 1 minute.
On average, no more than 6 vehicles were at these facilities at any given time. If we were to double
the building size and the corresponding vehicle access, a daily peak of 28 vehicles and an average of
12 vehicles at any given time would be the result. The requirement for parking is therefore
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significantly less than in almost any other business land use with a required parking ratio of 0.17 bays
per 100m² of GLA.”

A copy of the parking study has been submitted with this application.

5 TRAFFIC

Application has been made for the floor area of the offices and shops not to exceed 200m², where
currently the restriction is that the floor area of offices and restaurants shall not exceed 200m². There
should therefore not be an increase in traffic in this regard.

With regard to traffic volumes for the proposed self-storage facility, the facility will not attract peak
time traffic and will not generate more than 50 trips per day. The storage facility only employs a small
number of people for security and to man the reception area. Traffic generated willmainly be off peak
as customers using the facilities will most likely visit the site after hours or on weekends, thus not
affecting peak time traffic.

A general traffic study for five of the Stor-Age branches was taken in 2011, conducted by GIBB
Engineering and Architecture Consultants. The five branches studied were in Edgemead, Table View
and Gardens in Cape Town, and Constantia Kloof and Kempton Park in Johannesburg. The branches
were selected based on their diverse customer base and location. Each branch comprised of storage
areas and a storage-related retail store.

Gross Leasable Area of Surveyed Facilities

The manual traffic count recorded the number of vehicles entering and exiting the self-storage
premises and categorized the purpose of traffic as existing customers, visitors for enquires and staff.
It was found that existing customers contributed to the majority of the traffic generation on both
weekday and Friday (61-67%), while staff contributes to between 18% and 20% of the total traffic.

Daily Trip Generation Rates:
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The self-storage facilities have an average daily trip generation rate of 1.93 trips/ 100m² GLA and 2.23
trips/100m² GLA on a Friday respectively and an overall average daily rate of 2.08 trips/ 100m². The
detailed report is attached herein as part of the application.

6 ENGINEERING SERVICES

The intensive use of engineering services by residential uses will be replaced by self-storage, which
consumes very little water and electricity and generates substantially less sewage.

7 MOTIVATION

The developers have successfully completed a number of self-storage facilities in Johannesburg and
across the country. This facility is not the conventional self-storage development which has ‘garage
style’ units, but instead a multi-storey, modern facility which has the aesthetics of a modern office
building. This is essentially different from a warehousing type of operation where the customer’s
goods are under the lock and key of the warehouse manager. In a self-storage setting the customer
has sole autonomy to access and manage their unit.

Self-storage is the term used todescribe facilities leased out to tenantswishing to store excess goods,
the units is seen as an extra room to ones dwelling unit or office. Modern day self-storage facilities
across major cities are now located in core retail and office areas, as well as within the heart of
residential neighbourhoods.

The reason for introducing self-storage facilities closer to the urban core is that, with the increase in
densities, and a reduction in the sizes of homes, people are finding it necessary to have a place to
store their possessions which is close by, not too large in size and is safe to access at all hours. For
storage of for example their golf clubs and other sporting gear, furniture, clothes, kitchenware, office
files, etc.

These units vary in sizes and are leased out on a monthly basis. The customer base ranges between
households and businesses. Therefore, the facility is designed for the convenience of the occupants of
the surrounding residential and business developments to store household and business goods.

The subject property is located along a section of Jan Smuts Avenue which is characterised by non-
residential uses. It is further located in close proximity to the Rosebank CBD where there are various
businesses in operation. The property is located close to residential properties of various housing



Erf 988 Parkwood rezoning

10

typologies. Higher density development often does not have on site storage space, and if they do
they have to be bought at exorbitant prices, thus making this facility a much more cost-effective
service. The surrounding businesses also have the option of accessing smaller storage space if they do
not require a larger industrial style storage space. Moreover, the storage units are leased for certain
periods of times, as may be required by the customer, thereby not forcing them to buy a storage unit
which will not be optimally used.

Facilities of this nature are few in the Rosebank and surrounding areas. The self-storage facility is
therefore addressing the need for additional space in the area, as it is a well-known fact that property
in well located, economically vibrant areas is extremely expensive to own and maintain which makes
smaller units much more economical and thus decreasing additional space for surplus goods and
therefore increasing the need for storage facilities.

With the Covid-19 virus lock down regulations coming into force in 2020 and the resulting down turn
in the economy, many companies in Johannesburg have closed their offices, placed their stock, files
and furniture into self storage and their staff are working from home. Often this arrangement works
and even with the reduced lockdown regulations; many have chosen not to go back to renting office
space. The opportunity has thus arisen to create, adjacent to the self-storage facility, a flexible
workspace, a fully serviced office space with Wifi, reception service and meeting rooms where tenants
can conduct their business and have their files and stock within easy reach.

Furthermore, the opportunity to create trade counters where tenants can sell their stock directly to
the public has also arisen.

5. SPLUMA DEVELOPMENTPRINCIPLES

In terms of the Spatial Planning and Land Use Management Act (Act 16 of 2013) (SPLUMA), the
following principles apply to spatial planning, land development and land use management and are
hereby applied to this application:

SPLUMA Referral ProposedDevelopmentCompliance
7 (a) Spatial Justice The development addresses the principle of spatial justice as it

answers to the rectification of previous injustices by improving
access to high quality community support services.

7 (b) Spatial Sustainability The principle of spatial sustainability is addressed in the fact that
the development is being implemented in an area that is
considered viable for the development to occur within and
addresses the immediate need to the amenity.

7 (c) Efficiency The land development optimises the use of existing engineering
infrastructure. The proposed use will not use more than a
residential house would in this area.
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7 (d) Spatial Resilience By providing more community support facilities, the principle of
spatial resilience applies in that the Spatial Development
framework supports the type of development that’s been
instituted in the area, therefore adhering to the vision of theCity.

7 (e) GoodAdministration The development answers to the broader scope and the
microscope of all spheres of government, in that it answers the
need of the intention to increase accessibility to necessary social
needs within South Africa.

6. RECOMMENDATION

The application is in line with the City of Johannesburg’s vision for this area and supports the policy,
being that the subject property is located within a Metropolitan Node. This application aims at
addressing a need for self-storage with office and retail space and more efficiently utilising well
located space in theCity.

We therefore recommend that the application be approved.

.
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