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I n  recent years there has been significant pressure for the conversion of residential properties to 
non-residential use s along Belgravia R oad. 

The Di rectorate: Town Planning frequently assesses land use application s  along this road, but in 
the absence of a local area policy. The change of use rights attached to a prope rty can be 
facil itated through the following mechan isms: 

• Rezoning - where the existing rights attached to the land are converted to more, or less, 
restrictive use rights. Rezonings are permanent land use right changes ; 

• Consent - where predeterm ined secondary use rights are added to the primary rights 
attached to the property. Consents are usually permanent land use right changes; 

• Home I ndustry Consents - where a resident uses part of his/her primary residence for 
certain non-residential uses; 

• Departure s - where a property is used in accordance with use rights of a different category 
other than what the existing zoning al lows ,  but often on a temporary bas is; 

• Subdivisions - dividing the parent property into smaller erven;  
• Consol idations - combination of erven into one entity, the reverse of subd ivision; 
• Removal of Restrictions - removal or amendment of restrictive title deed cond itions that 

l im it use of a property. 

In each case, the City must judge the land use appl ication using an integrated planning approach 
and on its merits of which a policy forms an i ntegral part. The absence of a policy for this road thus 
hinders effective decision-making. A policy to deal effectively with the appl ications for land use 
change is therefore requ i red . 

2. LEGAL EFFECT OF THI S  POLICY 

A policy, once adopted by the City, does not automatically grant new land use rights nor does it 
remove any existing use rights. The pol icy remains an administrative and guidel ine document only, 
as a basis for fai r, equitable and integrated decision m aking. 

3. AI M 

The primary aim of this project is to formulate a local land use policy for Belg ravia Road, from 
Klipfontein to Turfhall Roads, for adoption by the City, which can attempt to guide and d i rect future 
market trends and guide decisions on land use applications. 

The document is not intended as a Development Framework, and wil l  not result i n  action from the 
City (such as the un ilateral amendment of land use rights for any of the affected prope rties) .  

The aim of this policy is to provide clear guidance and principles for property owners ,  officials and 
public representat ives as to the nature of appl ications that are desirable. It is recognised that land 
uses are subject to periodic pressures for change due to the dynamic  nature of the urban 
environ m ent. 

A policy is not capable of solving all land use issues which face the specific environment under 
consideration. But policy should act as a clea r and implicit vision for desirable development, 
informed by the contextual real ities and dynam ics of Belgravia Road in its function as a sub­
metropol itan structuring element. 

The pol icy d i rection to be assumed must take cognisance of the confl icting i nterests in the study 
area. The concerns of the local residents m ust be weighed up against the aspirations of the 
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burgeon ing bus iness fraternity, and the need for economic stimu lation of Smal l ,  M icro and M ed ium 
Enterprises (SMME) .  Th is must be considered agai nst the various broader p lanning pol icies as 
wel l  as the  strategic priorities of the City. 

4. SUB-METROPOLITAN CONTEXT 

Belg ravia Road as a Route of Metropolitan Sign ificance is a Local Distributer (class 4) .  As seen i n  
Figu re 1 ,  Be lgravia Road has good accessibi l ity to the m etropolitan road network , due to  its 
intersection with Kl ipfonte in Road, and proxim ity to Kromboom Parkway (M5) and the N2 . 

The road serves the local res idential neighbou rhoods (Athlone, Gleemoor, Belgravia, Belthorn 
Estate , Pen lyn Estate) and is a local mobi l i ty route. It is an im portant local north-south connection 
between the Kl ipfontein Road m etropol itan activity corridor and Turfhal l  Road , but is of subord i nate 
im portance, in terms of mobi l ity, when com pared to the two paral le l ,  and nearby, routes of Jan 
Smuts and Vangua rd Drives. 

Belgravia Road is a pub l ic t ransport route , with frequent bus and m ini-bus taxi services . D i rect 
property access onto the road is problematic because of the h igh traffic vol umes .  Two-way traffic 
volumes along Belgravia Road range from 500 to 1 300 veh icles per hour ,  with h ighest volumes 
closer to the Kl ipfonte in Road intersect ion . The various suburbs along the road have effective 
accessib i l ity to the metropol i tan road network, and have good proxim ity to places of employment 
and ente rtai n m ent thus making them desirable a nd convenient residential a reas . 

As can be deduced from Figure 1 ,  and as mentioned previously, Belgravia Road is an important  
structu rin g  e lement in the local area . But the road has two distinct functions:  

• The northern sect ion between Kl ipfontein and Kromboom Roads performs as an Activity 
street, as suggested in the Metropolitan Spatial Development F ramework - the street is 
served by publ ic t ransport and a h igh intensity of m ixed uses exist; 

• The southern section between Kromboom and Turfha l l  Roads reta ins a predom inantly 
s ing le  residential chara cter. 

The preva lence of various non-res idential uses a long Belgravia Road natura l ly g ravitates towards 
the i ntersection with Kl ipfontein Road, where the h ighest i ntensity of sub-metropol itan activity 
occurs due  to the Metropol itan Corridor status of the road. By contrast the southern section of 
Belgravia Road term inates in a mono-functional industrial a rea. The southern section does not 
display the same characteristics and opportunit ies as the northern section, therefore it does not 
funct ion as an Activity street. 

In terms of a h ierarchical city structu re it is clearly evident: 
• That the northern section of Belgravia Road (from Krom boom Road)  is a local Activity 

street; 
• That the southern section of Belgravia Road serves a residential purpose.  

5. THE STUDY AREA 

The a rea u nder  consideration and for which the pol icy needs to be formu lated is the row of erven 
abutting  e i ther side of the length of Belgravia Road,  from the Turfha l l  Road intersection to the 
Kl ipfontein  Road intersect ion .  As seen in F igure 2 ,  m ost properties have d i rect access off the road, 
except for the 7 southern-m ost erven on the eastern side, which are provided with serv ice road 
access. 

The study a rea conta ins approximately 220 ind iv idua l  propert ies, and F igure 2 h igh l ights the 
subj ect properties .  
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At present, no specific policy exists for Belgravia Road.  Two overarching policies adopted by the 
City, the Metropol itan Spatial Development Framework and the Mun icipal Spatial Development 
Fra mework, provide a very broad gu id ing framework for decision-making regard ing land use  
appl ications within the  m etropol itan and  sub-metropol itan contexts. The princ ip les gu id i ng  
developm ent a re d iscussed in Section 1 2 . 

6 . 1  Metropolitan Spati al Devel opment Framework (MSDF) 

The MSDF m a kes mention of Belgravia Road as an Activity street : "as an i l l ustrat ion, roads i n  the 
CMR that currently (or under the r ight conditions could)  function as activity streets a re . . . .  Be lgravi a 
Road i n  Ath lone . . .  " (MSDF Techn ical Report , p.52 ) .  However, the MSDF tasks local authorit ies to 
determ ine which roads qual ify as activity streets , and as such should attract h igher intensity  
comm ercial  and res idential m ixed use and to provide spatia l  structu re at  the sub-metropolitan level . 
It is therefore necessary to refi ne the description of Belgravia Road as an Activity street s ince it i s  
evi dent t hat on ly  the  northern section of  this road can be  class ified as an Activity street . 

As d iscussed i n  Section 4 ,  
• The northern section between Kl ipfontein and Kromboom Roads performs as an Activity 

street, as suggested in the MSDF - the street is served by publ ic transport and a h igh 
intensity of m ixed uses exist; 

• The southern section between Krom boom and Turfhal l  Roads reta ins a predo m inant ly 
s ingle residential chara cter. 

6.2 The Municipal Spatial Development Framework (Muni-SDF) 

This pol icy promotes u rban restructuring and a more efficient uti l isation of land ,  and a lso 
encourages res ident ial  densification across the city, where appropriate . Belgravia Road is not 
identified as a route that has a particu larly important structu ring role in the h ierarchy of u rban 
routes .  On ly  a short section ,  the l ink between Kromboom and Hood Roads, is  seen as part of  an  
integrating cont inuous route along which social faci l it ies are to  be located . The h ierarchy of  routes 
in the M u n i-SD F  differs in places to the h iera rchy expressed in the M SDF .  

6 .3  Road Improvement Scheme 

There is a Road Improvement Scheme at the intersection of Krom boom and Belgravia Roads .  This 
Schem e  proposes an extension eastwards of Kromboom Road to join with Col lege Road .  The 
des i rab i l ity of the schem e is being reassessed by the City and there is a possib i l ity that the 
extension wi l l  be  deprocla i m ed .  

6.4 "General Princi ples for Land Devel opment" in terms of the Development Facilitation 
Act, No 67 of 1995" 

These princ ip les inc lude:  
i .  reduc ing urban sprawl ,  

i i .  encourag in g envi ron mental sustainabi l ity, 
i i i .  optim is ing  the use of existing resources and infrastructure ,  
iv. pro m ot ing a d iverse combination of land uses, a lso at the level of individua l  erven ,  
v .  promoting the avai labi l ity of  res idential and employment opportun ities in close prox im ity to 

or  i n teg rated with each other ,  etc . 
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Referring to these pri nciples, the Green Paper on Development and Planning (gazetted on 2 1  May 
1 999) remarks that the pr inciples "are intended to bring about a radical change to the characteristic 
form and structu re of South African settlements .  They represent an outright rejection of the low­
d ensity, sprawl ing ,  fragmented . . .  forms of development."  

The Resource Docu ment on t he Chapter 1 Principles of the Development Facil itation Act, issued i n  
February 1 999 b y  the Development and Plann i ng Commiss ion clearly states that the principles 
affect, inter alia, "the plann i ng of whole settlements as wel l  as parts or elements of settlements" 
and "the decisions of al l  pub l ic authorities affecting land development under any law" (p4 ) .  The 
pri ncip les are no rmatively based and the Resource Document states that "an important point  is that 
when design ing and ass essing projects, the principles cannot be applied one by one". 

N ot a l l  of the pr inciples wi l l  apply in  al l  cases and, if they a re not considered hol ist ica l ly ,  i t  may 
seem that some principles are in  confl ict with others . Projects should be "designed and assessed 
in terms of the i r  potential to further the concerns underpinn i ng  the principles" (p1 0 ) .  I t  must be 
noted that the principles promote complexity and d iversity in u rban form , which is a "ha l lmark of 
positive environments" (p8) .  It rejects the static, b lueprint (ie end-state) form of plann in g that once 
characterised many decades of u rban development in th is coun try. 

7. CURRENT ZONING 

Figures 3A and 3B ind icate the current zon ing of properties a long Belgravia Road .  I t  must be noted 
that the zon ing does not ind icate consent uses or tempora ry land use departu res; in other  words 
uses a l lowed with in  a certa in zone, but which are not primary rights . 

Noteworthy is the dominant a rea zoned General Commercial C2 on the eastern s ide of Belgravia 
Road,  from Kl ipfontein to Voel Roads . This contrasts part icu larl y  with the S ing le Dwel l i ng 
Residential zon ings immediately to the west of these properties which also front onto Belgravi a 
Road . The General Com mercia! erven are subject to specific provisions under Section 1 0 1  of the 
Cape Town Zon ing Scheme Regulations which restricts the creation of I ndustrial Uses on s ing le or 
combined e rven large r than 1 000m2 . 

The remainder of the p roperties front ing Belgravia Road a re mostly zoned Sing le Dwel l i ng 
Residentia l .  Many  of the exist ing formal ised non-residential activit ies along the remainder  of the 
road a re zoned Special B us iness, with only 2 out of 2 1  non-residential zoned propert ies being 
zoned Genera l  Bus iness . The intention of the Special Business zone is to protect the residentia l  
scale of bui l d i ngs a long a street. The bui ld ing "envelope " on a property so zoned is l im ited to the 
same "envelope" as a Dwel l i ng  House. 

8. URBAN DEVELOPMENT ZONES 

The propert ies front ing the eastern side of Belgravia Road, from one property south of Voel Road 
up to Kl ipfontei n  Roads ,  a re i ncluded as part of the Cape Town U rban Development Zone,  ( refer to 
Figure 3A). W ith in this zone, a property owner would receive a tax deduction for renovation, 
refurbishment  and redevelop ment  of prope rties. The bu i ld ing m ust be reta ined in  the developer' s 
ownersh ip  for a m in imum of one year in order to qual ify for the tax deduct ion .  The zone was 
establ ished to reverse u rban b l ight by encouraging reinvestm ent  in existing commercial centres . 
The fact that the zone i ncl udes this section of Belgravia Road i nd icates that this part of the road is 
recognised as an  important local  business area . 
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A land use survey was u nderta ken in October 2004, and is depicted i n  F igures 4A and 48 . It must 
be noted that the land use m ap simply reflects exist ing land uses rega rdl ess of whether or not they 
are legal .  

Belgravia Road has been an important trading thoroughfare for Athlone for some t ime. The road 
essentia l ly  has two dom inant characters :  

• That of a m ixed use commercial and residential Activity street general ly from Kromboom 
Road northwa rds, and 

• A predominantly s ing le dwel l ing residential character exists to the south of the Kromboom 
intersection, but is interspersed with clusters of business uses arou nd 3 local nodes . They 
are clustered at :  
( i )  Kromboom to Benbow Roads,  
( i i )  Port J ackson to Repulse Roads, and 
( i i i )  Arbeids to Graphi te Roads. 

The section between K l ipfontein Road and VoEd Road has a stark contrast between relatively large  
m ulti-storey busi ness and  commercial uses on its eastern side, and  with s i ng le  dwel l ing residential 
scale bui ld ings along its western edge. On the western side, there a re numerous home industries, 
offices and m ed ical consu l t ing rooms north of Boeschoeten Road. The eastern side has four m ixed 
retail and office prope rties and one m ixed retail and residential p rope rty, as to be expected so 
close to the Kl ipfontei n Road activity corridor .  This section of road north of Voel Road is the 
embod iment of an Activity street that i ntersects with a metropolitan activity corridor (Ki ipfontein 
Road) .  Two properties (at Denchworth and Gleemoor Roads) are used solely to meet park ing 
needs for the com mercial strip on the eastern s ide of the road . Park ing is proh ib ited on the western 
s ide of the road in th is area during the day to primari ly facil itate publ ic t ransport m ovement. 

The character of this stretch of the road is typical of a busy activity street. However, the u rban 
environ ment is devoid of landscaping in this a rea, apart from l im ited vegetation i n  the front gardens 
of the properties on the western road frontage .  

South of Voel Road,  a l l  the way to Turfha l l  Road , there is a repetition of continuous s ingle dwel l i ng 
resident ial  use punctuated by smal l  commercial nodes clustered around s ignal ised intersect ions. A 
node exists betwee n  Kromboom and Benbow Road; a fu rther node around the Repu lse Road 
intersection ,  and a th i rd node between Central Avenue and Graphite Road .  A feature of the 
southern road section is that there are 5 major civic facil ities located along it, reinforcing the local 
amenity value of the road :  

• Sportsfie ld ,  oppos ite Voel Road 
• Col lege of Cape Town ,  with an unde ruti l ised sport field ,  Krom boom Road 
• Heatherdale Pr imary School, Veld Road 
• Commun ity Heal th C l i n ic, Honeyside Road, and 
• Turfhal l  Sports F ie ld and Belthorn Com mun ity Centre, Turfha l l  and Kinder Roads . 

Furthermore, two local parks abut Belgravia Road,  at Belthorn Road and Dolom ite Avenue. 

The intersect ion at Hood Road is part icularly dominant as a smal l  node, with a m ix of service 
station , office, educat ion and retai l  uses. The character of this stretch of the road is typical ly 
suburban w ith corner  shops at points of h ighest local access ib i l ity. 
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• Recent land use p lanning appl i cations (over the last 4 years) submitted to the C ity, and 
• Correlation between zon i ng map  and observed land uses . 

F rom documentation received , it appea rs that 1 1  formal appl ications for land use change have 
been made along the ent ire road in recent years . 

F igure 5 ind icates the appl icat ions. The formal appl ications do not translate into a d isti nct spatia l  
pattern .  It is  d ifficult to establ ish a trend from such a small sample ( 1 1 appl ications) .  However, 

• 2 home industries were approved ( mechanic and attorney's office) 
• 2 rezoni ngs from S ingle Dwel l ing Residential to business zones were approved . Both of 

these are within local nodes 
• 2 industrial (bu i ld ing m ater ia l )  land use appl ications were refused in 2003 (marked i n  black 

on F igure 5), due to negative im pact on neighbou rs ,  amongst other issues.  

I n  some areas along the road ,  the land use survey does not correlate with the exist ing zoning of 
properties. There is a clustering of unauthorised non-res idential land use s north of St Athans Road , 
on the western frontage of the road ,  immediately oppos ite the dom inant commercial strip .  Further 
unauthorised uses a re d ispersed along the remainder of Belgravia Road, without any overt spatia l  
pattern be ing evident. In  tota l ,  at  least 1 0  properties do not appea r to have approp riate use rights. 

What is noteworthy from the forma l  and unau thorised land use changes is that these changes have 
occurred on ind ividual propert ies on ly .  There appear not to have been any consol idations to create 
larger commercial propert ies. The n atu re of land use change has therefore m irrored the residential 
neighbou rhood scale of the road ,  in other words the uses that have located along the road are 
responding to the l im ited local traffic ( i n  comparison to traffic along Kl ipfontei n  Road, for example) .  

11. IMPACTS OF LAND USE CHANGES 

Of pr imary im portance to the funct ion ing of the u rban environ m ent along Belgravia Road is the 
effect of land use change from res ident ia l  to non-residential use.  The impl ications of such changes 
need to be identified ,  and serve as  a basis for specific recommendations in the pol icy .  The impact 
of land use change from residential to non-residential use must be viewed in a broader ,  cumulative 
context. 

Context and Function 
There is a h ierarchy of spatial structuring elements that create a wel l  function ing and integrated 
urban environ ment.  As expla ined u nder  Sections 4 and 6, Belgravia Road's place in this h ierarchy 
is d ivided : from Kromboom Road northwards ,  Belgravia Road is an Activity street ; south of 
Krom boom,  it is serves the local residential popu lation and does not have the characteristics of 
bei ng an Activity street. Th is im p l ies that only the northern section cou ld  support h igher order 
mixed uses, beyond hom e industries and institutions. Higher order land use changes are su ited to 
incipient or existing Activity streets that are supported by publ ic transport.  The cumulative im pact, 
in terms of context, is that commercial  expansion along the whole of Belgravia Road wou ld weaken 
the exist ing,  proper Activ ity streets section of the road. The spat ia l  order at the sub-metropol itan 
scale becomes unde rm ined . 

Impact on Existing Business Areas 
The conversion of residential stock to business or commercial uses is seen as having a negative 
cumulative impact on establ ished bus iness areas . Thresholds cannot be ma inta ined,  s ince the 
southern , residential section of Belgravia Road begins competing for the sam e  customers that the 
establ ished northern Activity street attracts. 
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The supply of res idential un its in an  a rea where they a re sought-after is great ly affected by land 
use change to commercial use .  The loss of  housing stock is  a cumulative issue .  New residenti a l  
oppo rtun ities i n  the subu rbs along Belgravia Road are l im ited .  

The retention o f  establ ished res idential a reas i n  the Belgravia Road context i s  also important as  
they prov ide residential accommodation in close proxim ity to  employment and recreation 
opportunities . Metropol itan transpo rt networks are easi ly accessible, which means that the impact 
of commuting d istances and attributed social and economic costs is lessened. Furthermore , with 
reference to the northern road section , it is characteristic of an Activity street to have integrated 
residentia l  and business uses on i nd ividual  sites. 

Commercial Creep 

Continued business intrusion that does not relate to the residential neighbourhood has negative 
effects on the residenti a l  qual ity of the a rea. The im pact of ind ividual rezonings or s im i lar  
appl ications to business o r  commercial has an ever increas ing cum ulative im pact on the qua l ity 
and amen ity value of the residential environment along Belgravia Road, particu larly the southern 
section of the road,  as referred to throug hout this document. 

Nuisance Uses 

Part icu larly the introduction into res identia l  areas of industrial type uses that potent ia l ly carry a 
nu isance factor for adjo in ing neighbours (such as the manufacture of pre-cast s labs ,  or panel 
beaters ) is p roblematic. The cumulative im pact is that, as with commercial creep, the amenity 
value of the res idential ne ighbourhood is d im in ished.  This wou ld include issues of crime related to 
unoccupied prope rties . 

12. DEVELOPMENT PRINCIPLES 

There a re overarch ing development principles contained in the planning and strateg ic pol ices of 
the City which should form the basis of decis ion-m aking along Belg ravia Road .  These are 
form ulated in a generic way s ince they are meant to apply equal ly throughout the City, a n d  
therefore have to b e  interpreted within each local context. What fol lows i s  a brief exam ination of 
these pol icies and how they  apply to Belgravia Road . 

• Cape Town I ntegrated Development P lan Strategic Objectives (2004/05) 

o Moving growth to u rban a reas 
Application: Belgravia Road is suitable for absorbing addit ional res idential growth ,  
part icularly the n orthern section  of the road where i t  is  within 1 OOm of the Kl ipfontei n  
Road activity spi ne.  

o Im proving cu rrent settlements 
Application: this relates to reta in ing the mobi l ity function of the road ,  and easing access 
for residents fronting onto the road . An example is the restrict ion of parking on the 
western s ide of the road ,  between Krom boom and Kl ipfontein Roads,  to pr imari ly 
facil itate the pub l ic  transport movement. 

o Becoming m ore com petitive 
Application: th is principle is not d i rectly appl icab le to Belgravia Road, s ince it refers to 
the City being m ore competit ive reg ional ly and globa l ly. But ind i rectly a wel l  function i ng  
u rban environ ment contributes to  competitiveness. 
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Application: the function of Belgravia Road's northern Activity street funct ion faci l itates 
job c reation . The southern res ident ia l ly dom inant area will not be a job creation hub ,  
s ince i t  i s  predo m inantly a road with in residential neighbourhoods .  However, the notion 
of home industries as a source of job creation is a desirable add ition to Belgravia Road , 
s ince the scale of this type of indust ry is compatible with the resident ia l  focus .  

o B ui ld ing better com munities 
Application: th is includes all aspects of u rban l ife : safety, comfort, privacy, choice, 
accessib i l ity and variety of uses. For Belgravia Road the issue of ba lancing res idents' 
needs for a good residential environ ment contrasts to aspi rations for com mercial 
g rowth .  Genera l l y, com mercial growth should be accommodated with in  the Activity 
street section of the road only, in the i nterests of a better comm unity. 

o Good pub l ic  transport 
Application: Belgravia Road is a l ready a publ ic transport route with frequent bus and 
m in i-bus taxi services. 

• The Met ropol itan Spatial Developm ent Framework which promotes among its key 
objectives :  

o A m utual ly supportive mix of residential ,  recreational ,  commercia l  and employment 
oppo rtun ities 

Application: it m ust be reiterated that the MSDF is worded very conceptu a l ly, and deals 
prima ri ly with the major spatial structuring elements within the C ity. The notion of a 
m utua l ly  supportive m ix of opportun ities should not apply to every street with in  the City 
that happens to carry relatively high a m ounts of traffic. 

o The identification of smal ler scale routes, known commonly as activity streets ,  which 
can provide im portant opportun it ies withi n  local areas, and serve to integra te activity 
corridors and  urban nodes i nto the surround ing areas. The MSDF identifies 
Be lgravia Road as an Activity street. 

Application: As stated t hroughout this document, the actual m ixed use  development that 
typ ica l ly defines an activity street, only beg ins to emerge from the Voel Road 
intersection northwards.  Therefore, this pol icy wil l refine the activity street section of 
Belgravia Road to be constrained to the section between Voel and Kl ipfontein Roads. 
The remainder of the road should reta in  its residential function. 

o Creation of q ual ity u rban spaces 
Application: The qual ity of dwel l ings along Belgravia Road varies, as does the qua l ity of 
the u rban environment, such as sidewalks and pub l ic spaces. The wel l  estab l ished 
res idential  qua l i ty along the southern section of Belgravia Road s hould be m ai ntained .  

o Residential i ntensi fication 
Application: Belgravia Road is stil l predom inantly characterised by Dwel l i ng  Houses, 
except in the Activity street section (as descri bed throughout this document) ,  with a low 
dens ity of approxi mately 12 dwel l i ng un its per hectare . There is certa in l y  scope for 
increasing the residential densities (part icularly by means of Second Dwel l i ngs ,  i e  
"granny  flats") ,  depend ing on  specific impacts such as access to each  site, he ight of 
bu i ld ings and effect on neighbours ,  and so on. The importance of appropriate bu i ld ing 
design is s tress ed to m in im ise the impact of  densificat ion.  

The M S D F  suggests a residential density of in excess of 1 00 dwel l ing un its per hectare 
with i n  approx imately one  street block, or 1 OOm ,  of an activity sp ine ( i n  th is case 
Kl ipfonte in Road ) .  Withi n  1 OO m  to 1 kn from the activity spine dens it ies of between  40-
1 00 dwel l i ng u n its per hectare are perm itted with lower densities beyond that. The 
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i m pl ication is that the Activity street portion of Belgravia Road is supportive of h ighe r 
dens ity residential use. 

o An important concept conta ined in the MSDF is the "string of beads" wh ich impl ies 
that the i ntensity of deve lopment and mix of uses is not necessa ri ly  conti nuous 
a long a Corridor or Activity street's length 

Application: this is also an im portant concept equally appl icable to Belgravia Road . 
Be lgravia Road is a good case i n  point: an  Activity street (with m ixed commercia l ,  
bus iness and res identia l  uses) tapering off to predo minantly res ident ia l  uses (from 
south of Voel Road);  with smal ler local ised nodes along it (Hood, Repulse and  Graphite 
Roads) .  

• The M u n icipal Spat ia l  Development Framework 

o The docum ent clearly impl ies that there is a spatial h ierarchy in which uses s hould 
operate . The intention is clear: "h igher order uses associate with h igher order 
routes,  and  so on" (p29) . ;  

Application: this i s  s imi lar in concept to the M SDF principles .  By im pl icat ion ,  lower o rder 
roads  a re not associated with h igher order uses . Furthermore ,  the uses a long a road 
shou ld  not necessa ri ly be homogenous . 

• Exist ing  Local Area Land  Use Policies 

There a re numerous local area land use policies (such as the Claremont CBD Edges 
pol icy, Lansdowne Road policy) from which generic principles for address ing land use 
change can be deduced , which could be appl ica ble to Belgravia Road :  

o The effect of consol idation of erven o n  scale and location of bu i ld ings and  s ite 
access 

Application: e ncou rage m ent of prope rty consol idation as a method of overcoming 
access proble m s  to corner sites and n egative impact on capacity and  safety at 
s igna l ised i ntersect ions .  Consol idated sites also offer more approp riate space to 
posit ion new bu i l d i ngs sym pathetically, relative to neighbours .  

o Using t he  m id-block as  the i nterface between residential and  non- residenti a l  uses 
Application: this concept alread y  operates along the eastern edge of the road , in the 
Activity street section . However, the impact of this interface is critical to the residential 
amen ity of the uses abutting a m ixed use or  commercial a rea. 

o Every corner  s ite cannot be seen as precedent-setti ng for business expans ion onto 
adjacent res idential sites 

Application: this principl e and the preced ing  m id-block one a re m utual ly reinforc ing .  
S hould any corner propert ies along Belgravia Road obtain non-reside nt ia l  r ights, it 
automatica l ly places pressu re on the adjacent property further in from the road for 
conversion . Thi s  must be avoided.  

o The retention of residential uses in areas between nodes, since the loss of v iable 
h ous ing stock should be prevented 

Application: apart from the activity street and the three localised nodes a lo n g  the 
southern part of Belgravia Road,  al l other  properties along the road shou ld reta in  a 
res idential b ias. 
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Application: the narrow frontages and long depths of m ost of the prope rties fronti ng  
Belgravia Road may make further subd ivision im pract ica l ,  particu larly from the  point of  
view of  i ncreasing the number of  d i rect access points onto the road . Consol idation and 
Genera l  Residential zon ing to ach ieve dens ification m ay be preferable solution .  

o Discou raging uses that h ave an un reasonable i mpact on neighbours 
Application: whi le  bona fide home industries are particu larly encouraged, there m ay be 
some home indust ry uses that could have unforeseen nu isance impacts. 

o Ensuring a form of development that m in im ises im pact on adjo in ing residentia l  
properties in  terms of land use m ix, overlook ing ,  overshadow ing,  i e  height, setbacks 
and architectural features 

Application: the provisions of the appl icable zon i ng scheme apply to redevelop m ent of 
properties along Belgravia Road. 

o Retention of features of a site that ensure the general character of the area is not 
negatively affected 

Application: properties to be redeveloped along Belgravia Road should reta in existi ng  
mature trees and low or visual ly permeable boun da ry wa l l s .  

o Encourage ment of d i rect street access for non-res idential uses to create a 
relationship of use with the active street, and to m in im ise im pact on side street 
s ing le dwel l i ngs 

Application: al l  bui ld ing entrances should orientate d i rect ly towards Belgravia Road . 
Veh icle access s hou ld ,  however, be promoted off s ide streets only, where possib le .  

• Business Plan Head ing of the Land Use Management B us iness P lann ing Un it :  
o "to promote and manage land use change which is sensit ive towards both people ,  

bu i l t  and natu ral environ ment." 
Application: the structure and function of the local area ind icates a predom inant ly 
residential env iron ment,  with a short Activity street and its associated h igher o rder  
m ixed and  com mercial uses. This should be mainta ined.  

1 3 . APPROVING MECHANISMS 

Some of the m ethods to achieve the change of land use that is envisaged along the Belgravi a 
Road a re :  

• Approval of Section 22 home industries as Consent uses ,  so that res idential use rema ins  
as  the  predominant use; 

• Rezon ings to Special Business uses, with the condit ion that a res idential component is  
retained;  

• Rezonings to Special Bus iness uses, without requir ing a residential component ; 
• Rezon ing  to General  Residentia l ;  
• Consol idat ion of properties and rezoning to Special Bus i ness pu rposes with the condit ion 

that a res ident ia l  com ponent is included; 
• Furt her  subd ivision of properties so that residential densification can be progressed;  
• Consent uses to a l low for Double Dwel l ing Houses and Second Dwel l ings in  S ingle 

Dwel l ing Res ident ia l  zones;  
• Departu re s to a l low for second dwel l i ngs ("granny flats") ;  and 
• Tem porary departures to a l low changes of land uses for a tempora ry period . 

The deta i led appl ication of these m echanisms is form ulated as pol icy i n  Section 1 7 . 
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The most practical way to deal with future land use change is to identify precincts i n  which a range 
of uses are to be supported .  S im i larly, conditions and policies can be tai lor-made to each precinct , 
provid ing  unambiguous gu idance for des ired land use change .  

Precincts are derived from the agg lomeration of existing uses and characteristics of a particula r 
section of the road . 

Belgravia Road should be considered in three precincts (refer F igure 6 ) :  
• Precinct 1 :  

erven along eastern edge of Belgravia Road , from Kl ipfontein Road to Voel Road 
( includ ing f i rst p roperty bounding Voel Road to the south ) ,  
o Eastern edge of activity street, with existing large scale commercial and business 

bu i ld ings,  and  aspects of m ixed res idential and business use - correlates with UDZ .  
• Precinct 2 :  

erven along w estern edge of Belgravia Road, from Klipfontein  Road to S t  Mauri Road,  
o Western edge of activity street, where scale of existing develop m ent is la rgely s ingle 

dwel l ing houses , and some non-res idential uses have ( 1  0 out of 25 e rven) have 
establ ished . 

• Precinct 3 :  
St  Mauri and Voe l  Roads to Turfhal l  Road 
o Consistent repetition of larger civic and amen ity spaces, with s ing le dwel l ing 

res idential str ips and three local business nodes (as ind icated i n  F igure 6): 
• Node "A"- between Krom boom and Benbow Roads 
• Node "B"  - the properties form ing the four  corner of the Repulse and 

Be lgravia Road intersection 
• Node "C" - between Arbeids and Graphite Roads.  

1 5. VI SION F OR BELGRAVIA ROAD 

As discussed in the preced ing  sections, it is clear that Belgravia Road has two d istinct characters: 
1 .  The busy, m ixed use  activity street section north of Voel Road ,  and 
2 .  the predom inantly residential character of the remainder of the road.  

Belgravia Road d istributes ma in ly res idential traffic into the local suburbs from the more dom inant 
m etropo l itan routes in  the a rea (such as Kl ipfontein  Road , Jan Sm uts Drive, Krom boom Parkway 
and Turfhal l  Road) .  At the road's intersection with the higher order  Kl ipfontein Road metropol itan 
corridor,  the activity street is a market response to the pass ing traffic. This activity street character 
loses i ntensity as it m oves southwards along Belgravia Road . It becomes a res idential street but 
sti l l  serves an important local structuring role ,  for residential traffic d istribution .  The mobi l ity 
function of the road m ust be m aintained, as well as its res idential character .  

With respect to Preci nct 2 the benefit of al lowing appropriate com mercial expansion a long the 
western edge of the road is that :  

• The Activity street is strengthened and completed , 
• It g ives clear d i rect ive for business location, particu larl y  profess ional offices and consu lting 

rooms ,  and 
• It is intended to rem ove business pressure away from the s ing le dwe l l ing res ident ial areas 

south of St Mauri Road . 

Further business creep m ust be d iscouraged , and the existing activity street and the three smal l  
local nodes m ust be conta ined within their  existing boundaries. Apart from these 4 identified areas , 
business intrusion i nto viab l e residential areas should not be condoned . 
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A public meeting was held o n  6 December 2004 at the Athlone Stad ium.  The draft land use policy 
document was made available for publ ic comment from the m iddle of January 2005. The closing 
date for publ ic comment was 9 February 2005 . A brief report on the publ ic participation and 
comments is included as Annexure 1 .  

1 7. POLICY 

This pol icy does not replace or supercede any of the provisions of the appl icable zon ing scheme. 
All parameters relating to height, space about bui ldings, bulk, coverage, al lowed uses, parking 
provision, etc, remain in force for each application under consideration .  

The general criteria for assess ing land use applications must include, inter alia; 

• Im pact of proposed use 
• Proposed changes to the bui lt environment 
• Character of the neighbourhood 
• Traffic and parking 
• Public participation input 
• Security and safety 
• Height I privacy 
• Nuisance to the neighbourhood 
• Economic stimulation 

The pol icy is divided into general d irectives (Section 1 7. 1 )  which are encouraged along the entire 
length of Belgravia Road,  and specific d irectives (Section 1 7 .2)  appl icable to the specific precincts 
and the local nodes . 

1 7. 1  Generic Policy 

P1 Conditions I Guidelines 

Bona fide Home Industries (Home Occupation) • Uses that require Consent in terms of 
are considered appropriate on all residential Section 22 of the Zoning Scheme 
properties . Regulations should adhere to the bas ic 
(A Consent use application may be required in conditions of a Home Industry (unobtrus ive 
some instances; other uses may exist as of signage, l im ited number of persons 
right. ) employed and floor area l im itations, etc). 

P2 Conditions I Guidelines 

Residential densification , i n  the form of Double • Relaxation of the Belgravia Road bui ld ing 
Dwell ing Houses and Second Dwell ings l ine is encouraged so that a more positive 
("granny flats"), is encouraged along the entire interface between the dwel l ing and sidewalk  
length o f  Belgravia Road.  is created; subject to approval of the 

Director: Transport P lanning.  
• Side street access is encouraged where 

possible. 
• Bui ld ings must interface positively with the 

street. 

P3 Conditions I Guidelines 

Residential densification ,  i n  the form of • As per P2 . 
subdivision is encouraged along the entire 
length of Belgravia Road.  
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Erven along eastern edge of Belgravia Road, from Klipfontein Road to 1 erf south of Voel 
Road 

P4 Conditions I Guidelines 

In support of the Urban Development Zone,  • Redevelopment of properties must include 
encourage introduction of residential uses adequate on -site parking . 
(Blocks of Flats and Residential Bu i ld ings) to • Subject to access approval of the Director :  
create a m ixed commercial/residential Transport Planning. 
environment. • Height restriction as per the underlying 

zoning restrictions. 
• No del iveries or load ing to occur on sidewalk 

or from parked vehicle in Belgravia Road ; 
adequate off-street load ing to be prov ided ; 
no loading or delivery entry wi l l  be perm itted 
from First Avenue. 

• Commercial I business use to front onto 
Belgravia Road only . 

• Development must take cognisance of 
security issues at interface between 
neighbouring res idential properties and 
property to be developed . 

Precinct 1 ,  by virtue of its very flexible General Commercial C2 zoning al lows for a very wide range 
of urban land uses (except, for example, industria l  uses ). Therefore the only appl icable policy that 
wou ld be relevant is to in crease residential us e within this zone. 

Precinct 2: Erven along western edge of Belgravia Road, from Klipfontein Road to St Mauri 
Road 

P5 Conditions I Guidelines 

Perm it rezoning to Special Bus iness to allow a • 

Business Premises or I nstitutions (medical  
practice/cl in ic and nurs ing home); and rezoning 
to General  Residential with Consent for 
Institutions (medical  practice/cl in ic and nursing 
home). • 

• 

• 

• 

• 

Relaxation of the Belgravia Road bui lding 
l ine is encouraged so that a more positive 
interface between the bui ld ing and sidewalk 
is created; subject to approval of the 
Director: Transport P lann ing .  
Public pedest rian access to the bui ldi ng from 
Belgravia Road shou ld be provided, so that 
a more desirable i nterface between the 
bui lding and sidewalk is created . 
Bui ld ings to be restricted to a maximum of 3 
storeys in height. 
Properties zoned Special Business or 
General Residential which exceed 1 storey 
in height shal l  contain a residential 
component, the floor area of which shall be 
at least 33% of the total floor area of 
bui ldings on the property. 
Impact of overlooking features onto 
neighbouring Dwel l ing Houses must be 
m in imised , to respect the privacy of the 
neighbours . 

Continued on next page 



Land Use Management Policy: B e I g r a v i a R o a d 

P6 

June 2005 Page 1 4  

• Service and load ing areas can be located at 
rear of properties, subject to being contained 
within a single storey build ing that has no 
opening windows towards any adjoining 
properties. 

• Approval subject to a landscaping plan to 
the satisfaction of the Director: City Spatial 
Development. 

• Side street vehicular access is encou raged . 
• Encroachment of parking into the residential 

areas is d iscouraged . 
• Adequate off-street loading to be provided . 
• Business use to front onto Belgravia Road 

only. 
• Development must take cognisance of 

security issues at interface between 
neighbouring residential properties and 
property to be rezoned. 

• Parking and access to be to the satisfaction 
of the Di rector: Transport P lann ing. 

Conditions I Guidelines 

Perm it rezoning to General Residential to • 

enable Blocks of F lats and Residential 
Bu i ld ings. Consolidation of properties to be 
encouraged, to al low for better access 
arrangement. 

Relaxation of the Belgravia Road bui lding 
l ine is encouraged so that a more positive 
interface between the bui ld i ng  and sidewalk 
is created; subject to approval of  the 
Di rector: Transport Planning.  

• 

• 

• 

• 

• 

Buildings to be restricted to a maximum of 3 
storeys in height. 
Publ ic pedestrian access to the bui ld ing from 
Belgravia Road s hould be provided , so that a 
more des irable interface between bui ld ing 
and sidewalk is created . 
Subject to a landscaping plan approval by 
the Director :  City Spatial Development. 
If street boundary walls or fences are 
provided, these must be visua l ly  permeable. 
Parking and access to be to the satisfaction 
of the Director: Transport P lann ing . 

Precinct 3: St Mauri and VoiH Roads to Turfhall Road, but excluding Nodes A, B & C 

Precinct 3 contains the three local nodes, which are dealt with from P8 onwards .  The areas 
between the nodes are dealt with under P7. 

P7 Conditions I Guidelines 

Apart from uses encou raged in P1 , P2 & P3, no • Not applicable 
further rezonings or consent uses should be 
granted along this road. No temporary 
departures are to be perm itted , un less in 
exceptional ci rcumstances and where the 
proposed activity is genu inely of a temporary 
natu re . 
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Figure 6 identifies the three nodes . Node A ,  between Kromboom and Benbow Roads,  appears to 
be the more important of the three nodes . 

PB Conditions I Guidelines 

Permit rezoning to General Residential to • As per P6 . 
enable Blocks of Flats and Residential 
Bui ld ings. Consol idation of properties to be 
encouraged, to al low for better access 
arrangement. 

P9 Conditions I Guidelines 

Perm it rezoning to Special Business to al low a • As per P5 . 
Business P remises or I nstitutions (medical 
practice/cl inic and nurs ing home); and rezoning 
to General Residential with Consent for 
Institutions (med ical practice/cl inic and nursing 
home). 
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An initial publ ic m eeting was held on 6 Dece m ber  2004 at the Athlone Stad ium as part of the pub l ic  
participation phase of d raft ing the Land Use Management Policy for Belgravia Road.  Counci l lor  
M owzer chaired t he meeting, and i n  attendance were approximately 70 members of the publ ic .  

In January 2005 formal com ment was invited from the publ ic. The closing date for publ ic comm ent 
was 9 February 2005, al lowing for a total com ment period of 21 days. 

The pu rpose of this report is to l ist the parties who have commented , summarise the concerns and 
comments expressed and respond to  relevant issues raised. Where appropriate ,  the d raft pol icy 
was amended .  

2. COMMENTING PARTIES 

Formal  comments were received from the fol lowing organisations or ind ivid ua ls :  

• Gleemoor Cape F lats Civic Associat ion 
• Sulaim an Arend 
• G Apol l is ,  co-signed by 35 prope rty owners 
• Hometrust Properties 
• Mandy Pr insloo 
• JW M orge n rood 
• JF  & L T Meyer 

3.  SUMMARY OF COMMENTS RECEIVED 

a) The land use policy is biased towards busi ness owners to the detriment of residenti a l  
owners ,  s ince the pol icy makes provision for additional bus iness use along Be lgravia Road . 

b) The Ath lone CBD shou ld  be redeveloped I revital ised in preference to Belgravia Road 
which is seen as a p rimari ly residential environ m ent. 

c) A morato r ium should be placed on all rezon ings from residential to busi ness uses, and 
Counci l 's  energies should be d i rected al ong the Klipfontein corridor. 

d) The a rea bounded by Kl ipfonte in and Kromboom Roads should reta in its desirable 
bus iness and res idential m ixed use character. 

e) Businesses derive an  unfa i r  rates benefit from operat ing on a res identia l  zoned prope rty. 

f) Lack of parking in the northe rn section of Belgravia Road (opposite the com mercial strip )  
causes s ide street parking which has  a negative effect on  res idents . 

g) Load ing (for propert ies used for busi ness purposes) occurs on and damages the sidewa lk  
a long the  northern section of  Belg ravia Road . 

h) There is a negative impact on the residential area of business uses that penet rate through 
from Belgravia Road to the residential s ide streets. 
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i )  Businesses that cause a nu isance ( ie  unsan ita ry cond itions ,  health risks, adverse effects on 
existing property owners )  should not be al lowed . 

j )  Home industry approvals should specify the type of use  to  be  al lowed , and  that a yearly 
review take place of the use (by implementing a l icence renewal  pol icy). 

k) No high rise bui ld ings should be constructed , due to blocking of views . 

I )  The southern section of  Belgravia Road s hould reta in i ts  residential use and character. 

m)  An i nvestigation into the unauthorised uses along the western edge of Belgravi a  Road , 
between K l ipfonte in and Kromboom Road , is needed. 

n )  The K rom boom Road extension eastwards to l ink up with Col lege Road m ust be 
abandoned . 

4. RESPONSE 

I t  is important to note that although the land use pol icy identifies areas along Belgravia Road that, 
from a town p lann ing perspect ive, are su itable for further business I commercial use ,  these 
activities sti l l  requ i re formal appl ication;  appl icati ons wi l l  always be j udged on their  own m erit . The 
assessment of an  appl ication i ncludes, inter alia, compati b i l ity of uses, im pact on ne ighbours,  
traffic, pa rk ing and load ing .  The pol icy does not obviate the need for a detai led assessment of 
each appl ication t hat is made .  

Responses are m ade in  the same order  as the comments were l isted i n  Section 3 ,  above :  

a .  The  pol i cy d i rect ion to  be  assumed must take cogn isance of  the  conflict ing i nterests in the 
study a rea ,  and should stand as a "best comprom ise" document. The concern of the local 
residents m ust be weighed up against the aspirations of the burgeoning busi ness fraternity, 
and the n eed for econom ic stimu lation of Smal l ,  M icro and Med ium Enterprises (SMME) .  
For these reasons the  pol icy clearly  states that there are l im ited areas along the  road that 
are su itab le for accommodati ng add itional business pressure, subject to the mer its of an  
appl icat ion . However, most areas should re ma in  residential . 

b. The scale of activity along Belgravia Road (the northern section) and the function thereof 
differs from that of the Ath lone CBD.  Belgrav ia Road between Krom boom and K l ipfontein 
Roads is a local activity street, and a su itable mix of business and res idential uses has a 
local convenience value which cannot be ignored , particularly for those rely ing on  pub l ic 
tra nspo rt. The Ath lone CBD,  on the other hand,  is a sub-regional node with m uch  h igher 
intensity commercial use.  

c .  The d raft ing of  th is  land use pol icy is  de l iberately i n  response to mounting pressure for land 
use change .  A m oratorium on rezonings is neither approp riate nor legal ly poss ib le .  The 
i ntroduct ion of more business uses along the northern section of Belgravia Road is 
consistent with the h ie rarc hy of the road in relation to its d i rect con nection to the Kl i pfontein 
Road corridor .  There is a natural commercial cont inu ity that exists between a h igh order 
activity sp ine (Ki ipfontei n Road)  and an  activity street (Belgravia Road)  that acts as an 
im portant l ocal d istri butor of traffic . 

d. Noted . The pol icy a ims  to enhance this desirab le m ix of uses. 

e .  Noted . 

f. The pol icy states that traffic and parking requ i re investigation before any land use change 
can be approved . 

ii 
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g. Noted .  The pol icy requ i res that del ive ry and load i ng issues are add ressed . 

h. Noted . 

Page i i i  

i .  Noted .  The assessment of each land use appl ication always includes an i nvestigation of 
potential nu isance factors and impacts on neighbours . 

j .  Cond itions of approval for home industries always specify the intended use. A yearl y review 
of compl iance is not practical from an enforcement and staff capacity perspect ive; the Land 
Use I nspectorate responds on a case by case basis should there be com pla ints about an 
activity that is be ing conducted . 

k. The policy m akes repeated mention of a 3 storey height restrict ion, which is the max imum 
perm issible height for al l  Dwel l i ng Houses . 

I .  Noted .  For this very reason, on ly three smal l  nodes were identified along the  southern 
section of Belgravia Road which wou ld al low for additional bus iness uses . 

m .  The Land Use I nspectorate usual ly on ly acts on specific land use com plaints . 

n .  As far as the Krom boom Road extension is concerned, the land us e pol icy ind icates that the 
desirab i l ity of the scheme is being reassessed by the City and there is a possib i l ity that the 
extension will be deproclai med .  

i i i  



REPORT To EXECUTIVE MAYOR 

1 ITEM N U M BER 

2 SUBJ ECT 

CITY OF CAPE TOWN I ISIXEKO SASEKAPA I STAD KAAPSTAO 

LAN D USE MANAG E M ENT POLICI ES FOR BELGRAVIA ROAD (ATHLONE) & 
KR M BOOM R0J(D ATH ONE,  RON DEBOSCH EAST RON D E BOSCFI 

IMIGAQO-N KQU BO YOLAWU LO LOS ETYE NZISO LOM H LABA KWI N D LELA 
IBELGRAVIA (E-ATH LONE) N EN DLELA 1-KROM BOOM (E- ATH LO N E ,  
ERONDEBOSCH EAST NASERON DEBOSC H) 

GRON DGEBRUI KBESTU U RSBELEID VIR B ELGRAVIAWEG (ATHLONE) & 
KROM BOOMWEG (ATHLONE, RONDEBOSCH-OOS & RON D EBOSCH) 

3 P U RPOSE 

To motivate for the a pproval of the two separate , recently developed land use 
management pol icies for Belgravia and Kromboom Roads.  

4 STRATEGIC I NTENT 

These two pol icies have been al igned with and contribute towards the fol lowing 
Cou nci l  strategies: 
• I ntegrated human settlement 
• Economic g rowth a n d  job creation 
• B u i ld i ng strong com m u n ities 
• Equ itable and effective service del ivery 
• S ustai nable development 

5 FOR DECISION BY 

Paragraphs a & b of the recommendation is for the decision by Executive Mayor in 
consultation with the Mayoral Committee. 

6 EXECUTIVE S U M M ARY 

Belgravia and Kro m boom Roads are im portant roads i n  the s u b-metropol itan area, 
l i nking Kl i pfontien and Turfhal l  Roads i n  the case of the former road , and Belgravia 
and M i lner  Roads in the case of the latter road .  Whi le there a re a large nu mber of 
non-residential land uses along both roads, the residential properties along these 
roads comprise an i m porta nt element. 
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The land uses of the properties abutting these roads are subject to s ignificant 
pressu re (particularly in the case of the remain ing Dwel l ing H ouses) ,  with the 
majority of land use changes being from residential to non-residentia l  land uses. 

Consequently, th is Department freq uently processes land use appl ications along 
both roads .  The lack of a pol icy for these roads, however, creates some d ifficu lty 
whe n  assessing land use appl ications.  These two pol icies wi l l  assist decision-makers 
(both Cou nci l lors and ,  i n  some cases, Officials) to make decisions with in a proper 
pol icy fra mework, and , in  add ition , wi l l  provide both d evelopers and property owners 
with g u idance as to how land use appl ications are l i kely to be co nsidered by Cou nci l .  

Both pol icies, which were drawn u p  b y  Duxburys Town and Reg ional  P lanners , have 
taken i nto account the appl icable broader spatial frameworks , and conform with the 
"General Principles for Land Development" in  terms of the Development Faci l itation 
Act, No 67 of 1 995.  The exist ing land use patterns and trends,  and development 
rights were analysed , as were the i m pacts of land use changes. These factors were 
al l  considered agai nst the need for economic development and opportu n it ies. 

As a result  of the analysis ,  the fol lowing visions were d eveloped for the two roads, 
wh ich i n  turn d i rectly i nfl uenced the specific land use pol icies. 

Vision for Belgravi a Road : The northern part of the road , which has a m ixed use, 
activity street character is to be strengthened al lowi ng a greater a mount of business 
development, whereas, except in certa in small  nodes, the residential character of the 
southern section of the street is  to be protected . 

Vision for Kromboom Road : Further business creep must be d iscouraged , and the 
existi ng com mercia l  and business centre between the rai lway l ine  and Jan Smuts 
Drive m ust be conta i ned with i n  its existi ng boundaries. Business i ntrusion i nto viable 
resident ial  areas should not be condoned . 

I n  both roads residential  densification and home industries are supported .  

Two separate pub l ic  partici pation processes were carried o ut. These enta i led one 
publ ic  meeting for each road as wel l as an opportu n ity for written comments. 
Advert is ing was done both by advertisements in the press and by post. Where 
appropriate , the pol icies were a mended as a result of these processes. 

7 RECOMMEN DATIONS 

a) Recom mended that the Executive Mayor i n  consultation with the Mayoral 
Committee a pprove Sections 1 7. 1  & 1 7 .2 ,  together  with the associated 
fig u res, of the Land Use Ma nagement Pol icy for Belgravia Road ( in  Athlone),  
dated J u ne 2005. 

b) Recomm ended that the Executive Mayor i n  consultation with the Mayoral 
Comm ittee approve Sections 1 6 . 1  & 1 6 .2 ,  together with the associated 

Mayor Report Athlone Page 2 of 4 
[Template updated October 2005] 



fig u res, of the Land Use Ma nagement Pol icy for Krom boom Road ( in  Athlone,  
Rondebosch East and Rondebosch ) ,  d ated June 2005. 

a)  Kuphakanyiswe u luvo loku ba uSibonda wesiGqeba esiLawul ayo 
ngoku cebisana neKomiti kaSi bonda bamkele amaCandelo- 1 7 . 1  & 1 7.2 kunye 
n e migaqo ephathelene noMgaqo-nkq ubo woLawu lo loSetyenziso loMhlaba 
kwi Ndle la i Belgravia (e-Athlone) ,  wenyanga kaJ u n i  2005. 

b) Kuphakanyiswe u l uvo lokuba uS ibonda wesiGqeba esi Lawul ayo 
ngoku cebisana neKomiti kaS i bonda bamkele amaCandelo- 1 6 . 1  & 1 6.2 ku nye 
n e migaqo ephathelene noMgaqo-n kqubo woLawu lo loSetyenziso loMhlaba 
kwi Ndle la iKromboom (e-Athlone,  eRond ebosch East naseRondebosch ) ,  
wenya nga kaJ u n i  2005. 

a)  Aan beveel dat die U itvoerende B u rgemeester, i n  oorleg met d ie  
B u rgemeesterskomitee, a rt ikel 1 7 . 1  & 1 7  .2 ,  met inbegrip van d i e  
gepaardgaande syfers, van d i e  grondgebru ikbestuursbeleid v i r  Belgraviaweg 
(in Ath lone),  van J u n ie 2005 goedkeur; 

b) Aa n beveel dat die Uitvoeren d e  B u rgemeester, in  oorleg met die Burge­
meesterskomitee, a rtikel 1 6 . 1  & 1 6 .2 ,  met inbegrip va n d i e  gepaardgaande 
syfers, van d ie grondgebru i kbestu u rsbeleid vir  Krom boomweg (Athlone , 
Rondebosch-Oos & Rondebosch ) ,  van Jun ie  2005 goed keur. 

8 DISCU SSION/CONTENTS 

8 . 1  Constitutional a n d  Pol icy Impl i cations 

There a re no existing land use management pol icies for either Belgravia or 
Kro m boom Roads.  Both land use management pol icies conform with the 
pri n ci ples conta ined in the M u n icipal Spatial Development Fra mework and the 
Metropol itan Spatial Development Framework, and , in  add ition ,  are i n  
accordance with the Develop m ent Faci l itation Act, N o  6 7  of 1 995. 

8.2 Lega l l mpl ications 

These pol icies wil l  not create o r  take away any rig hts of any property owners.  
Even if land use proposals a re i n  accordance with the pol ic ies,  the necessary 
appl ications i n  terms of the Land Use Planning Ord i n ance No 1 5  of 1 985, or 
other appl icable legislation ,  wil l  be req u i red . There are thus no legal 
i m pl ications re lating to the approval of these pol icies. 

8 . 3  Other Services Consulted 

This pol icy had input from the fol lowing Directorates I B ra nches: 
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• Transportation Plan n i ng (Ms S H inrichsen P h :  400 2762) 
• Spatial P lanning B ranch (Ms A Ferrei ra P h :  400 2 1 59)  
• U rban Design Bra nch (Ms S Nair  Ph :  400 458 1 ) 
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AN N EXU RES 

An nexure A: Land Use Management Policy for Belgravia Road (in Athlone ) , d ated 
June 2005 

An nexure B: Land Use Ma nagement Pol icy for Kromboom Road ( in  Ath lone,  
Rondebosch East and Rondebosch ) ,  d ated J u ne 2005 

FOR F U RTH E R  D ETAI LS CONTACT : 

P ierre Hoffa 
P h :  400 2266 
Land Use Management Branch 
Town Plann ing 
Tra nsport,  Roads & Plann ing 

EXECUTIVE DIRECTOR 
Mike Marsden 

DATE 
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