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The purpose of this memorandum is to introduce, elaborate upon and motivate the application for
consent use in respect of Erf 4312 Bryanston Extension 16.

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

% Chapter 1: General Information
+» Chapter 2: The Application

% Chapter 3: Policy Environment
+» Chapter 4: Motivation

+¢ Chapter 5: Conclusion

1. GENERAL INFORMATION

KiPD (Pty) Ltd, the authorised agent, has been appointed by Idea Box Investments Pty Ltd, the registered
owner of the property, to lodge an application for the consent of the City to use Erf 4312 Bryanston
Extension 16 for religious purposes over and above the existing rights for offices. The property will be
referred to as “the site”, “the subject properties” and/or “the proposed development” in this
memorandum.

This application is for the consent for religious purposes (place of public worship) in addition to the
current rights for offices.

1.1. THE APPLICATION

Application is hereby made in terms of section 19 of the City of Johannesburg Municipal Planning By-
Law, 2016, read together with the Spatial Planning and Land Use Management Act (Act 16 of 2013) for
consent to use Erf 4312 Bryanston Extension 16 for religious purposes (place of public worship).

1.2. AGENT

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

Name KiPD (Pty) Ltd

Responsible Persons Saskia Cole

Postal Address 44A Third Street, Linden, 2195
Contact Number 011 888 8685 / 082 574 9318
Email saskia@kipd.co.za

1.3. LOCALITY

Bryanston is located in the northern suburbs of Johannesburg. Erf 4312 Bryanston Ext 16 is located at No
3 Libertas Road, Bryanston, west of Paulshof and east of Main Road.
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1.4. LEGAL ASPECTS

1.4.1 Ownership

A Sectional Title register, namely SS Bryanston 4312, has been opened on Erf 4312 Bryanston Extension
16. There are six (6) sections in the sectional title. On 25 July 2024, all six (6) sections were registered in
the name of Idea Box Investments Pty Ltd under Title Deed ST45356/2024, attached.

Erf 4312 Bryanston Extension 16 measures 7 622 m2.

1.4.2 Company Resolution

The Directors of Idea Box Investments Pty Ltd have provided a resolution authorising the nominated
individual to sign the necessary documents to enable KiPD to submit a formal application as per the
requirements of the City of Johannesburg Municipal Planning By-Law, 2016.

1.4.3 Power of Attorney

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

1.4.4 Restrictive Title Conditions

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

1.4.5 Registered Mortgage Bonds

There is a mortgage bond registered against the property with Standard Bank. The banks consent to the
application for religious purposes is attached.

1.5. EXISTING LAND USE

There is an office park on the property with three buildings.

1.6. SURROUNDING LAND USE

Jozi X and the Cycle Lab Bike Park are located on the vacant provincial PWVg road reserve to the north
and west of the subject property. These are outdoor play and sport parks. There is an office park on the
adjacent property to the west, a residential townhouse complex is located on the property to the south,
a primary school is located on Sloane Street to the south and offices south of Jozi X.
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1.7. EXISTING ZONING AND DEVELOPMENT CONTROLS

In terms of the City of Johannesburg Land Use Scheme, 2018 (Annexure 124), the property is currently
zoned as follows:

Zoning Special

Primary Rights Offices and professional suites

With Consent Place of instruction, social halls, place of amusement, dry cleaner, fishfryer,
fishmonger, laundrette, bakery or place of public worship.

Height 2 storeys

Floor Area Ratio 1418m?

Coverage nfa

Parking As per Scheme

1.8. SURROUNDING ZONING

In terms of the City of Johannesburg Land Use Scheme, 2018, the surrounding properties are zoned
Business 4, Educational, Residential 3, Public Open Space, Agricultural and Residential 1.

2. THE APPLICATION

Application is hereby made for consent for religious purposes (place of public worship) :

Zoning Business 4

Primary Rights Offices, professional suites
Secondary rights Religious purposes

Height 2 storeys

Floor Area Ratio 0,18 or 1 418m?2

Coverage nfa

Parking As per Scheme

The term “Place of public worship” is no longer reflected in the City of Johannesburg Land Use Scheme,
2018, it has been replaced by “Religious Purposes” which is defined as :

“the use of a building/s and/or land for a church, synagogue, mosque, temple, oratory meeting house,
chapel, cathedral or other place for practicing a faith or religion, and includes associated uses such as the
official residence registered in the name of the said religious community, which is occupied by an office
bearer of that community and who officiates at services held by the community, an ancillary office and
place for religious instruction, but does not include a funeral parlour, cemetery or crematorium. *
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3. DEVELOPMENT INTENT

The owner of the property has leased the auditorium and office floor area to a church. The church has
been operational on the property for over 24 months. The church operates within the existing structure.
The auditorium is built to accommodate a maximum of 140 people.

The church has services on a Sunday morning and evening and youth events on a Friday night as well as
having offices which operate during normal office hours.

4. SPATIAL PLANNING ENVIRONMENT

In terms of Section 5(2) of the City of Johannesburg Municipal Planning By-Law, 2016 — “any land
development application in terms of said By-Law shall be guided and informed by the City’s Integrated
Development Plan and Municipal Spatial Development Framework as adopted and approved in terms of
Section 20 of SPLUMA and Section 10 of said By-Law.”

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

The following spatial planning documents have been reviewed :

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

3.2 SPATIAL DEVELOPMENT FRAMEWORK 2040

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

Along with providing a spatial vision, the SDF defines the strategic spatial areas to be used in the
City’s capital investment prioritisation model. This will ensure that infrastructure investment is
directed to areas with the highest potential to positively impact on the development trajectory of
the City as defined in the SDF.

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

In terms of the Nodal Review Policy, 2019/2020, Erf 4312 Bryanston Extension 16 is located within
the Bryanston Regional Node.

The aim is for a Regional Nodes to be the tertiary mixed use or commercial nodes of the City. The
character is to be high intensity and mix of land use.

The property is already used for offices, a commercial use, and adding religious purposes will add to
the mix of land uses.

The proposed land use rights are in line with the Nodal Review and the SDF.

In terms of the City of Johannesburg Land Use Scheme, 2018, parking for offices must be provided at 4
bays per 100m2. The office park has been approved and developed with 57 parking bays for the 1409m?2
of offices.

Parking for religious purposes with seating must be provided at 0.4 bays per seat. The auditorium where
the services will be held, can only accommodate 140 people, thus requiring 56 parking bays. These bays
will only be used fully on a Sunday, when the office park is not operational. The parking is thus counter
cyclical to the office parking and thus conforms to the Scheme.

Further the property has large garden areas on Libertas Road, which can be converted to parking should
the need arise. Informal parking can also be provided on that part of the property which forms part of
the PWVg road reserve.

The church use, being counter cyclical to the office use will require no additional engineering services to
operate. The current connections for the approved office land use rights are thus sufficient.

No further electrical capacity from the City will be required.

As the church will mainly operate on a Friday evening and on a Sunday, traffic generation will be
extremely low.
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The rezoning to allow religious purposes on the subject property is supported by the following need and
desirability :

4.1. ADDRESSING COMMUNITY NEEDS:

Churches offer mental health support, spiritual counselling, and community services that are
increasingly needed in today's fast-paced and stressful urban environment. In addition to youth services,
the church has programs focused on education, mentorship, and skills development, addressing a critical
need for youth empowerment and development in the community.

4.2. PROMOTION OF SOCIAL COHESION:

Religious institutions often serve as gathering places for diverse groups within the community,
promoting inclusiveness, mutual respect, and social cohesion. The church can host cultural celebrations,
charity drives, and educational workshops, fostering a stronger, more connected community.

4.3. SYNERGY WITH BUSINESS PARK DYNAMICS

The presence of church activities during evenings and weekends will contribute to the overall security of
the business park by increasing foot traffic and occupancy during otherwise low-activity periods. The
church is committed to collaborating with existing business park security services to ensure a safe
environment for all users.

Further, the church can provide support services for employees working within the business park,
such as counselling, stress management workshops, and family support programs, enhancing
overall employee well-being and productivity.

The church community includes professionals and business owners who can foster networking
opportunities, business collaborations, and community support for local enterprises.

4.4. URBAN PLANNING AND SUSTAINABILITY GOALS

Utilising the existing infrastructure for multiple purposes aligns with sustainable development
principles, reducing the need for additional construction and minimizing environmental impact.

The integration of religious purposes can transform the business park into a more dynamic, multi-
use urban space, enhancing its attractiveness and vibrancy.

Mixed-use developments are proven to support long-term urban growth and resilience, making the
business park more adaptable to future changes and demands.
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4.5. STRATEGIC FIT WITH CITY DEVELOPMENT FRAMEWORKS

The proposal aligns with the City of Johannesburg Spatial Development Framework and Nodal
Review Policy 2019/2020, which encourage diverse land use and the development of multi-
functional urban nodes.

By supporting a religious purposes use, the municipality can demonstrate its commitment to
community-centric development, fostering environments where residents can live, work, and
thrive.

There are successful models of integrating religious activities within business parks and mixed-use
developments across the city and globally, highlighting the feasibility and benefits of such an
approach.

4.6. DESIRABILITY

There is a clear demand for accessible places of worship within the community as the Church is well
attended. By including religious purposes, we are directly responding to the desires and needs of
local residents.

The business park's location makes it an ideal spot for community members to gather for worship,
reducing travel time and making it more convenient for families and individuals to participate in
religious activities.

The inclusion of a place of worship can make the business park more attractive to potential tenants
looking for a community-focused, vibrant, and diverse environment.

Mixed-use developments that often see positive increases in property values due to a diversity of
income streams.

4.7. ADDRESSING THE NEIGHBOURS FEARS

In August 2024, an application for the rezoning of the property with Religious purposes as a primary right
was submitted and advertised. Five (5) objections were received to the application from neighbouring
properties, two (2) from residential complexes and three (3) from office parks. The main concerns are :

Traffic congestion
Noise
Parking in the road reserve

S~ W oN R

Events

Land use rights are granted to the property and not to a specific owner or tenant. Although the specific
church leasing the property at the moment, being Crowed House Church, has been operating for over a
year without any of the mentioned problems, it is possible that in future, another church may occupy the
property and this church may cause issues.
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There are anumber a laws currently in place which deal with, among others things, land use, parking and
noise. These laws include :

e City of Johannesburg: Public Health Bylaw

e City of Johannesburg: Public Road Bylaw

e Environmental Conservation Act, 1989

e Gauteng Noise Control Regulations, 1999

e National Road Traffic Act, 1996 (NRTA)

e City of Johannesburg Land Use Management Scheme, 2018

There is no need to duplicate current laws in the approval of this application.

Should the situation of a future church become untenable to the neighbours, converting the application
from the use being a primary right to a secondary right, gives the Department of Development Planning
the right to revoke the land use right, after following due process.

Further, the land uses in the street are densely populated residential complexes, office parks and a
school. All of these uses have the potential to cause traffic congestion, noise, parking in the road reserve
and to have events. Traffic congestion and parking in the road is already a reality in the street, especially
when the school has events.

The nature of a church is to operate outside of office hours, to enable people to attend. It is unlikely that
the church will add to the current traffic congestion as the school and offices don't often operate in the
evenings or on weekends.

The property has sufficient parking for the church, in addition, the property includes a section of the PWV
9 road reserve where overflow parking can take place. There is no need for church goers to park in the
road reserve. The church is willing and able to properly manage parking.

A densely populated residential complex is inherently a noisy place especially in the evenings and over
weekends. Traffic, children playing, music, parties, lawn mowers are part and parcel of a residential area.
The residential complexes are regulated by the same set of laws as all the surrounding properties. A
school adds noise and traffic with events in the evenings and on weekends. They too must abide by the
laws in place. The Crowded House Church is able and willing to adhere to all the laws in place.

10
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In terms of the Spatial Planning and Land Use Management Act (Act 16 of 2013) (SPLUMA), the following
principles apply to spatial planning, land development and land use management and are hereby applied
to this application:

SPLUMA Referral

Proposed Development Compliance

7(a)

Spatial Justice

The development addresses the principle of spatial justice as it
answers to the rectification of previous injustices by improving
access to technology in close proximity to businesses.

Spatial Sustainability

The principle of spatial sustainability is addressed in the fact that
the development is being implemented in an area that is
considered viable for the development to occur.

Efficiency

The land development optimises the use of existing engineering
infrastructure.

Spatial Resilience

The principle of spatial resilience applies in that the Spatial
Development framework supports the type of development that's
been instituted in the area, therefore adhering to the vision of the
City.

Good Administration

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

We recommend that the application be approved as it supports a compatible land use that complements

the mixed character of the area.

The current church has operated without generating the concerns raised in objections, and all potential

issues are already addressed by existing laws and regulations.

Granting the use, as a secondary right, ensures the City retains control should future problems arise,

while offerings neighbours a safeguard without pre-emptively denying a use that is currently functioning

without issue.
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