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1. INTRODUCTION 
 
1.1 Background 

 
The development of Lake Michelle, an artificially deepened lake constituting a residential 
marina, has been ongoing over a period of nearly 40 years. Lake Michelle was approved on 
a phased basis. The last remaining phase of the development, Phase 8 or Remainder of 
Erf 3823, Noordhoek remains largely undeveloped. 
 
The new owner of the property, being AMDEC Residential Developments (Pty) Ltd, is in the 
process of undertaking a planning and environmental assessment process for the entire 
property to determine whether the property provides viable and sustainable development 
opportunities in the context of the existing marina development and associated wetland 
areas and whether the impact of such development would be acceptable, maximising 
positive impacts and minimising negative impacts. The assessment encompasses the entire 
property and includes a wide range of specialist studies and assessments. This process may 
lead to future planning and environmental applications for the holistic development and 
completion of the entire Phase 8. However, this process is lengthy and may still take a year 
or longer to complete. 
 
Besides owning Rem. Erf 3823, AMDEC Residential Developments owns 31 residential 
properties within the existing Lake Michelle residential area. These 31 properties are 
managed for retirement living purposes. 
 
Existing and approved development on Rem. Erf 3823 include the following: 
 

 Access infrastructure (i.e. the north-western and south-eastern gatehouses and access 
roads); 

 Estate offices and maintenance buildings/facilities; 

 Civil services lines; 

 Perimeter fencing, gravel tracks, footpaths and stormwater drainage channels; 

 Parking area and water storage/collection point (approved, but not yet constructed); 

 A clubhouse and related facilities, including a swimming pool, tennis court, bowling 
areas and parking (approved, but not yet constructed). 

 
The abovementioned structures and infrastructure have been approved by the relevant 
authorities within the property’s development history and the context of the property’s zoning 
of Limited Use Zone. These are regarded as “lawful uses existing at the commencement 
date” as defined by the City of Cape Town Development Management Scheme (DMS) for 
Limited Use Zone. 
 
However, the zoning of Limited Use Zone has a detrimental impact on the utilisation of Rem. 
Erf 3823 and places an onerous restriction on any additional infrastructure that may be 
required for the Lake Michelle development or facilities on Rem. Erf 3823. As example, not 
even the construction of a bird hide for utilisation by the residents of Lake Michelle is 
permitted on the property under its current zoning. Any new structures will require the 
rezoning of the property or a portion of the property. 
 
While the abovementioned larger assessment for the holistic development and completion of 
the entire Phase 8 is underway, AMDEC Residential Developments wishes to provide 
additional facilities on Rem. Erf 3823 relating to the management of the property, its facilities 
and its residential dwellings. In this regard, it is proposed to construct two residential 
dwellings, which dwellings may be utilised as a manager’s residence and an assistant 
manager’s residence (second dwelling). 
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1.2 The Brief and Application Submitted 
 
This land use application relates to the establishment of two residential dwellings on 
Remainder of Erf 3823, Noordhoek and establishing an appropriate zoning to facilitate these 
two dwellings. 
 
In this regard, Planning Partners has been appointed by AMDEC Residential Developments 
(Pty) Ltd, the owner of the property, to submit an application for the rezoning of a portion 
(± 17,11ha) of Remainder of Erf 3823, Noordhoek from Limited Use Zone (LU) to Rural Zone 
(RU) to facilitate the establishment of two residential dwellings on the property [Section 42(a) 
of the City of Cape Town Municipal Planning By-Law]. 
 
This report serves to motivate the application and is accompanied by copies of the 
prescribed application forms (Annexure A), power of attorney (Annexure B) and other 
relevant documentation (annexed hereto). 

 
2. THE SITE 
 
2.1 Locality 
 

Rem. Erf 3823 (Phase 8) is located between the already developed phases of Lake Michelle 
(i.e. Phases 1 - 7) to the southwest and Noordhoek Main Road and the residential 
neighbourhood of Crofter’s Valley to the northeast (refer to Figures 1 and 2). 
 
Access to Lake Michelle is provide off Noordhoek Main Road via two access roads, i.e. the 
north-western and south-eastern gatehouses and access roads. These access roads cross 
Rem. Erf 3823. Regional connectivity is provided via Ou Kaapse Weg, Chapmans Peak 
Drive, Glencairn Drive and Kommetjie Road. 
 

2.2 Cadastral Information, Extent and Ownership 
 
The cadastral configuration of Rem. Erf 3823 Noordhoek, as well as the surrounding 
properties, is shown in Figure 3. A copy of the property diagram and Surveyor-General 
noting sheets are included as Annexure C. Table 1 below contains a summary of the 
property details for Rem. Erf 3823. 
 
Table 1: Property Details 
 

Property Registered Owner 
Extent 

(ha) 
Title Deed  

S.G. 
Diagram 

Remainder Erf 3823, 
Noordhoek 

Amdec Residential 
Developments (Pty) Ltd 

19,2433  1338/2005 

 
A copy of the title deed is included as Annexure D. There are no conditions of title that need 
removal, amendment or relaxation (please refer to Annexure E for the conveyancer’s 
certificate). 
 

2.3 Existing Land Use 
 
Rem. Erf 3823 accommodates existing access infrastructure (i.e. the north-western and 
south-eastern gatehouses and access roads), estate offices and maintenance centre, civil 
services lines, gravel tracks, footpaths and stormwater drainage channels (refer to Figures 2 
& 4). The central portion of the property contains a wetland. 
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In addition to the abovementioned facilities, approval has been issued by the City of Cape 
Town for a clubhouse and related facilities, including a swimming pool, tennis court, bowling 
areas and parking for the residents of Lake Michelle. These facilities are to be located 
between the north-western main entrance road and the property boundary to the north and 
are still to be constructed. This location corresponds with the location of a capped municipal 
solid waste site. 
 
Further, a parking area has recently been approved by the City of Cape Town adjacent to the 
north-western main entrance road (approved as a temporary departure in terms of the City of 
Cape Town DMS). This parking area will facilitate access to envisaged water storage tanks 
and the wetland area. This location also corresponds with the location of the capped 
municipal solid waste site. 
 
The north-western and south-eastern portions of Rem. Erf 3823 have been subject to fill and 
as highlighted above, a capped municipal solid waste site is partially located in the north-
western portion of the property. 
 

2.4 Zoning 
 
Notwithstanding the various urban land uses, structures and infrastructure located on and 
approved for the site, the property is still zoned Limited Use Zone (LU) as an equivalent to its 
previous zoning of Utility Zone (i.e. conversion from Divisional Council of the Cape, Town 
Planning Regulations to the City of Cape Town DMS). The property, or a portion thereof, 
would therefore need to be rezoned to an appropriate zoning to facilitate the provision of two 
residential dwellings relating to the management of the property, its facilities and its 
residential dwellings. 
 
The existing residential properties within the Lake Michelle development are zoned Single 
Residential Zone 1 and General Residential Zone 1 (refer to Figure 5). 
 
The residential properties located to the northeast (Crofter’s Valley, as a neighbourhood of 
Noordhoek) are zoned Rural Zone and properties to the east and southeast, some of which 
vest with the City of Cape Town and the Provincial Housing Development Board, are zoned 
Single Residential Zone 1. 
 
The property to the west and northwest, associated with the Papkuilsvlei wetland and the 
capped municipal solid waste site, is in public ownership (City of Cape Town) and is zoned 
Limited Use Zone. 
 

2.5 Biophysical Characteristics 
 
A site survey has been conducted for Rem. Erf 3823 (refer to Figure 4). The north-western 
section of the property has been subject to fill. A higher lying (5 - 8m above msl) capped 
municipal solid waste site is partially located in the north-western portion of the property. This 
dump site has a gentle gradient. 
 
The area identified for the two residential dwellings is located to the southeast of the existing 
main north-western access road, adjacent to the approved parking area (refer to Figure 6). 
This position corresponds with the portion of the property that was previously used as a 
municipal dump site. This portion of the site is vacant and is used for the storage of plant 
material emanating from the clearance of Typha that occurs within the wetland areas to the 
south and east (refer to Plates 1 and 2 below). 
 
Recent specialist assessment of the site by 3Foxes Biodiversity Solutions (Simon Todd) 
describes the area as disturbed ground currently being used for composting. No wetland 
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elements or conservation worth vegetation communities are present on this portion of Rem. 
Erf 3823. 
 

 
 
Plate 1: Site Identified for Two Residential Dwellings 
 
 

 
 
Plate 2: Site Identified for Two Residential Dwellings 

Site 
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3. THE PROPOSAL 
 
The site survey (Figure 4) and analysis of the characteristics of the site guided the 
positioning of the proposed development site for the two dwellings (Figure 6). 
 

3.1 Residential 
 
 The proposed two dwellings, integrated with the access route to the envisaged potable water 

storage facility and parking area, is indicated in Figure 7. The proposed dwellings will be 
utilised as a manager’s residence and an assistant manager’s residence (second dwelling). 

  
 Each dwelling will be a single storey building of approximately 130m² in extent and will 

consist of the following main components (refer to Annexure F): 
 

  2 bedrooms 

 2 bathrooms 

 study 

 lounge / dining / kitchen 

 double garage 

 terrace and pergola 
 
Given the presence of an existing berm and landscaping along North Shore Drive, it is 
expected that the dwellings will to a degree be screened from this access route (refer to 
Plates 3 and 4 below). 
 
 

 
 
Plate 3: Existing berm and landscaping will to a degree screen the proposed 

dwellings from North Shore Drive 
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Plate 4: Existing berm and landscaping will to a degree screen the proposed 

dwellings from North Shore Drive 
 
3.2 Rural 
  

It is proposed to rezone a portion of the property, i.e. ± 17,11ha located to the southeast of 
the main north-western access road, to Rural Zone. 
 
Although Rem. Erf 3823 is not suited for conventional agricultural use due to the wetland and 
associated biophysical characteristics of the property, a zoning of Rural Zone will facilitate 
limited additional use rights on less sensitive portions of the site. A zoning of Rural Zone is 
the most limiting zoning that allows for dwellings on properties located within the urban edge. 
 
A zoning of Rural Zone is compatible with the extent of the property and the biophysical 
characteristics of the site. Further, the proposed Rural Zone is compatible with surrounding 
residential zonings, notably the residential neighbourhood of Crofter’s Valley to the northeast 
which is zoned Rural. 
 

3.3 Access 
  
 Access to the two dwellings is provided off the main north-western access road, through the 

parking area of the water storage facility and its circulation. Existing and approved 
infrastructure would therefore be utilised. 

 
The proposed site is also located in close proximity to the main north-western entrance gate 
(North Shore Drive), estate offices, maintenance centre and clubhouse site. 
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4. ENGINEERING SERVICES 
 
An assessment of engineering services has been carried out by ICON Consulting Engineers 
(civil engineering, refer to Annexure G) and De Villiers & Moore (electrical engineering, refer 
to Annexure H) respectively. The reports conclude that the proposed dwellings can be 
adequately serviced with external and internal services. Pertinent aspects of the respective 
reports are highlighted below. 
 

4.1 Water 
  
The City of Cape Town has confirmed that the existing Lake Michelle development is 
supplied with water via a 160mmØ watermain at North Shore Drive and a 200mmØ 
watermain in Lake Shore Drive. Both of these watermains connect to an existing 300mmØ 
watermain in Noordhoek Main Road. 
 
The City of Cape Town further confirmed that an existing 100mmØ water connection to the 
proposed development exists off the 200mmØ watermain in Lake Shore Drive, but two new 
domestic water connections will be taken from the watermain in North Shore Drive. 
 
The City has confirmed that there is sufficient water resource, treatment, bulk storage and 
conveyance capacity to supply the estimated annual average daily demand. 
 
The proposed development will require new water meters. The maximum water pipe size will 
be 40mmØ. 
  

4.2 Sewer 
  

The City of Cape Town has confirmed that the existing Lake Michelle development drains to 
the southern portion of the property and then via a number of sewer pump stations, the 
sewage is pumped back to the existing 400mmØ sewer main in Noordhoek Main Road. No 
sewer connection has been provided for the proposed development and the closest sewer 
main is an existing 160mmØ sewer main at the North Shore Drive gatehouse. 
 
Following discussions held with the Lake Michelle HOA, it was confirmed that the existing 
Lake Michelle sewer system, including the pump stations, are already having capacity 
problems and that any required connections should be taken directly back to Noordhoek 
Main Road. A connection to the existing 400mmØ sewer main in Noordhoek Main Road was 
therefore proposed to the City, which has been accepted. 
 
The City of Cape Town has also confirmed that the sewer network falls within the catchment 
of the Wildevoëlvlei wastewater treatment works and that the plant has sufficient unallocated 
capacity to treat the sewage from the proposed development. 
 
All new sewer mains for the proposed development will be gravity pipelines. The maximum 
sewer pipe size will be 160mmØ. 

  
4.3 Stormwater 

  
The proposed development ‘erf size’ is approximately 2500m², which is less than the 4000m² 
City of Cape Town’s Management of Urban Stormwater Impacts Policy (Version 1.1 May 
2009) requirement for providing stormwater facilities. The requirements of the City’s Impact 
Policy will therefore not apply but as the development is located within the Lake Michelle 
pond system, the City requirements will still be applied. 
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All stormwater flow in excess of the 2 year pre-development flow will be accommodated 
within the proposed development. 
  

4.4 Electricity 
  
The City of Cape Town, Electrical Planning Department confirmed that one of the existing 
supplies, i.e. the gate house or estate offices, must be utilised as a point of supply to the two 
dwellings. The City further agreed that, if sufficient capacity is not available on the existing 
supplies to serve the dwellings, they will increase the supply capacity to facilitate the 
electrical demand requirements. This will be subject to the standard application processes 
and payment of the required capital contributions. 
  

4.5 Telecommunication 
  
 The Telkom network will be designed by Telkom SA. Telkom SA will require the developer to 

install the entire underground pipe network according to their specifications and designs. 
Telkom SA will install and commission the Telkom cable network upon application by the 
developer for a telephone service. 

  
4.6 Refuse 
  

Refuse collection will be as per the current arrangement with the City of Cape Town solid 
waste collections. 
 

5. STRATEGIC PLANNING DIRECTIVES 
 
5.1 Peninsula Urban Edge Study (2001) 
  

The Peninsula Urban Edge Study indicates that Lake Michelle falls within the urban edge of 
Noordhoek (refer to Figure 8). Development within the urban edge is compliant and 
compatible with the proposals as made by the urban edge study. 
  

5.2 City of Cape Town Spatial Development Framework (2012) 
  

The City of Cape Town Spatial Development Framework (CTSDF) is an approved 
development framework in terms of the Local Government: Municipal Systems Act, 2000 and 
is deemed to be the municipal spatial development framework currently applicable in terms 
of the Municipal Planning By-Law, 2015 (MPBL). It is an overarching policy framework aimed 
at spatial integration and the restructuring of the Cape Metropolitan Area. 
 
The intention of the CTSDF is to guide and manage urban growth and to balance competing 
land use demands by putting in place a long-term development path to shape the City’s 
spatial form and structure. The overarching spatial goal of the CTSDF is to achieve 
sustainable, equitable and managed growth. 
 
Key principles underpinning the CTSDF include:  
 

 Improve urban efficiency and align planned growth with infrastructure provision;  

 Offer maximum access to the city’s opportunities, resources and amenities and redress 
spatial imbalances in this regard as far as possible;  

 Be responsive to the basic needs of communities by providing a stronger link between 
regulatory processes and spatial plans and policies; 

 Create safe, high-quality living environments that accommodate a range of living 
environments and lifestyles and offer a vibrant mix of land uses. 
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The CTSDF contains a variety of spatial strategies, policy statements and policy guidelines 
that are intended to ensure that land use is managed consistently in line with the City’s vision 
and spatial goals, and contributes to the achievement of the long-term metropolitan spatial 
structure. The following key spatial strategies are pursued by the CTSDF: 
 

 Key Strategy 1: Plan for employment, and improve access to economic opportunities. 

 Key Strategy 2: Manage urban growth, and create a balance between urban 
development and environmental protection. 

 Key Strategy 3: Build an inclusive, integrated, vibrant city. 
 

Key Strategy 2 states that “the City will manage the future growth and development of Cape 
Town in a way that balances growth, human benefit and the environment…” In addition, it 
emphasizes that “…development impacts on natural resources be appropriately managed.” 
 
The CTSDF notes that the outward movement of the existing urban footprint must be 
restricted as far as possible in the short term and higher densities must be attained in the 
existing urban areas and undeveloped areas within the urban edge. 
 
Taking the strategic planning principles, strategies and policies as contained in the CTSDF 
into account, it should be noted that the proposal – 
 
- Provides for the needs of Lake Michelle and AMDEC’s residents; 
- Has considered the surrounding land use character; 
- Has considered the availability of infrastructure and services; 
- Has been guided by contextual informants; 
- Will not detrimentally effect biodiversity networks; 
- Improves urban efficiency by diversifying and densifying at an appropriate location; 
- Contributes in creating and supporting a safe, high-quality living environment; 
- Will create employment opportunities in both the construction and operational phases. 
 
The proposal therefore complies with and is compatible with key principles, strategies and 
policies as contained in the CTSDF. 

 
The CTSDF is underpinned by a composite spatial development plan of which the latest 
version is dated May 2015 (refer to Figure 9). This plan identifies ‘spatial planning 
categories’ (SPCs) for all land in the Cape Metropolitan Area, as well as various structuring 
elements that are required for the future development of the city. The land on which Rem. Erf 
3823 is located is indicated as situated within the urban edge and categorised as “BPSPC 
Buffer 1”. The adjacent Noordhoek Main Road is indicated as a “Connector Route”. 
 
BPSPC Buffer 1 is defined as: “Rural areas, game and livestock farming areas, and other 
natural vegetation areas that do not form part of the core areas, but are recognised as areas 
that could provide opportunities to establish biodiversity offsets. Essential utility service 
infrastructure may be accommodated in buffer 1 areas.” (emphasis added) 
 
The proposal complies with and is compatible with the spatial plan as contained in the 
CTSDF. 
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5.3 Southern District Plan (2012) 
  

The Southern District Plan is informed by the city-wide CTSDF and its purpose is to guide 
spatial development processes in the district. The plan applies the strategies and policies of 
the CTSDF to the district level. The Southern District Plan is listed in Schedule 1 of the 
MPBL and is deemed to be a district spatial development framework approved in terms of 
the By-Law. 
 
While the District Plan is aligned with the CTSDF, it is more narrowly focused. As with the 
CTSDF, the District Plan is underpinned by the abovementioned three key spatial strategies. 
However, the District Plan also contains district-level spatial development guidelines, an 
Environmental Management Framework and supplementary development guidelines at the 
sub-district level. 
 
As with the CTSDF, the District Plan contains a composite spatial development plan of which 
the latest version is dated May 2014 (refer to Figure 10) which identifies various SPCs that 
specify the inherent land use suitability of the City’s environmental, cultural and urban 
landscapes. The District Plan indicates that the land on which Rem. Erf 3823 is located is 
within the urban edge and categorised as a mixture of “Urban Development”, “Buffer 1” and 
“Waterbodies”. Noordhoek Main Road to its north is classified as a “Connector Route”. 
 
The site falls within Sub-district 4, which is known as the ‘Far South’. While the vision for this 
sub-district does “strongly encourage urban development that offers a wider variety of urban 
forms and opportunities to which an increasing range of people can have access to”, a 
specific development guideline is to “limit and carefully manage development in high visual 
impact urban edge areas, near rivers and wetlands, and areas away from the Kommetjie 
Main Road route, including Noordhoek and small coastal villages.” 
 
The portion of the property categorized as “Urban Development” currently accommodates 
the existing access infrastructure, estate offices, maintenance centre, clubhouse precinct and 
parking. The proposed dwelling units are located within this area, which broadly relates to the 
position of the capped municipal solid waste site. Providing structures and infrastructure in 
this area are therefore considered consistent with the spatial plan of the District Plan. 
Further, rezoning a large portion of the property to Rural Zone is not in conflict with the 
property’s other two classifications of Buffer 1 and Waterbodies. 
 

6. MOTIVATION 
 
Notwithstanding the various urban land uses, structures and infrastructure located on and 
approved for the site, the property is still zoned Limited Use Zone (LU) as an equivalent to its 
previous zoning of Utility Zone. 
 
The City of Cape Town DMS states the following regarding Limited Use zoning “…LU zoning 
is a transitional mechanism to deal with land that was zoned as undetermined in previous 
zoning schemes. Existing lawful uses may continue, but no other uses are permitted. The 
aim is to progressively phase this zoning out and so no property should be rezoned to this 
zoning. Any development that requires additional use rights beyond the existing limited use 
shall require rezoning from LU to another more appropriate zoning.” (emphasis added) 
 
No new building or structure and no change of an existing use or alteration of the external 
structure of an existing building or structure is permitted within a Limited Use Zone. However, 
it is clear from the above that it is the City’s intention to phase this zoning out and to replace 
the zoning of affected properties with more appropriate zoning where required. 
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AMDEC has identified a need to establish two residential dwellings on the property, which 
dwellings may be utilised as a manager’s residence and an assistant manager’s residence 
(second dwelling). 
 
The zoning of Limited Use Zone has a detrimental impact on the utilisation of Rem. Erf 3823 
and places an onerous restriction on any additional infrastructure that may be required for 
the Lake Michelle development or facilities on Rem. Erf 3823. As example, not even the 
construction of a bird hide for utilisation by the residents of Lake Michelle is permitted on the 
property under its current zoning. 
 
The zoning of Rural Zone (RU) provides additional, although limited, development rights to 
larger, undeveloped properties. The DMS states that “…RU zoning accommodates smaller 
rural properties that may be used for agriculture, but which may also be occupied as places 
of residence by people who seek a country lifestyle, and who view agriculture as a secondary 
reason for occupying their property. Such properties may occur inside or outside a 
recognised urban edge.” (emphasis added) 
 
Primary uses listed under Rural Zone include “dwelling house” and additional use rights, 
which may be exercised by the occupant of a property as a primary use, includes “second 
dwelling”. Further, the existence of a wetland and associated natural environments on a 
property zoned Rural Zone would be compatible within this zoning. 
 
Although Rem. Erf 3823 is not suited for conventional agricultural use due to the wetland and 
associated biophysical characteristics of the property, a zoning of Rural Zone will facilitate 
limited additional use rights on less sensitive portions of the site. A zoning of Rural Zone is 
the most limiting zoning that allows for dwellings on properties located within the urban edge. 
 
It is therefore proposed to rezone a portion of the property, i.e. ± 17.11ha located to the 
southeast of the main north-western access road, from Limited Use Zone to Rural Zone 
(refer to Figure 11). The remainder of the property, i.e. ± 2.13ha, will retain its zoning of 
Limited Use Zone. 
 

7. CONCLUSION 
 
Notwithstanding the various urban land uses, structures and infrastructure located on and 
approved for the site, the property is still zoned Limited Use Zone as an equivalent to its 
previous zoning of Utility Zone. The property, or a portion thereof, would therefore need to be 
rezoned to an appropriate zoning to facilitate the provision of two residential dwellings 
relating to the management of the property, its facilities and its residential dwellings. 
 
In summary, the following should be noted in support of the application: 
 

 Limited Use zoning is a transitional mechanism. The aim of the City is to progressively 
phase this zoning out; 

 No new building or structure and no change of an existing use or alteration of the 
external structure of an existing building or structure is permitted within a Limited Use 
Zone; 

 AMDEC has identified a need to establish two residential dwellings on the property, 
which dwellings may be utilised as a manager’s residence and an assistant manager’s 
residence (second dwelling); 

 The proposal provides for the needs of Lake Michelle and AMDEC’s residents; 

 The zoning of Limited Use Zone has a detrimental impact on the utilisation of Rem. 
Erf 3823 and places an onerous restriction on any additional infrastructure that may be 
required for the Lake Michelle development or facilities on Rem. Erf 3823; 
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 A zoning of Rural Zone will facilitate limited additional use rights on less sensitive 
portions of the site; 

 A zoning of Rural Zone is the most limiting zoning that allows for dwellings on properties 
located within the urban edge; 

 A zoning of Rural Zone is compatible with the extent of the property and the biophysical 
characteristics of the site; 

 A zoning of Rural Zone is compatible with surrounding residential zonings; 

 The proposal complies with and is compatible with key principles, strategies and policies 
as contained in the CTSDF; 

 The proposal complies with and is compatible with the spatial plan as contained in the 
CTSDF; 

 The proposal complies with and is compatible with the Southern District Plan; 

 The positioning of the proposed dwellings has been guided by the site survey and 
analysis, i.e. contextual informants. A disturbed site, enjoying a high degree of 
accessibility, has been identified; 

 The area identified for the two residential dwellings corresponds with the portion of the 
property that was subject to fill and previously used as a municipal dump site; 

 The proposed site for the two residential dwellings is located in close proximity to the 
north-western entrance gate, estate offices, maintenance centre and clubhouse site; 

 No wetland elements or conservation worth vegetation communities are present on this 
portion of Rem. Erf 3823; 

 The open space system of the wetlands is not impacted upon; 

 The proposed dwellings will be integrated with the access route and circulation to be 
utilised for the envisaged potable water storage facility. Existing and approved 
infrastructure would therefore be utilised; 

 Given the presence of existing berms and landscaping along the main north-western 
access route (North Shore Drive), it is expected that the dwellings would be partially 
screened from this road; 

 Civil engineering services can be provided; 

 The proposal will create employment opportunities in both the construction and 
operational phases; 

 Existing rights will not be detrimentally affected. 
 

The proposal has demonstrated that it complies with the criteria as contained in Section 99 of 
the City of Cape Town Municipal Planning By-Law inter alia the municipal spatial 
development framework; the test of desirability; that existing rights are not detrimentally 
impacted; that the preservation of the natural and developed environment concerned has 
been given due consideration; and that the safety and welfare of members of the 
communities concerned will not be affected in a detrimental manner, but that the proposal 
will rather contribute in creating and supporting a safe, high-quality living environment. 
 
Given the above, it is recommended that the City of Cape Town approve the application. 
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