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RESIDENTIAL DENSITY REPORT:

PORTION 161 MISGUND 322-1Q

1. Introduction & Brief

MyZoning was commissioned by E Weiss OF Milestone Consulting (Pty) Ltd to
research the residential density that may be supported on Portion 161 Misgund 322
IQ. This Residential Density Report was compiled by a Professional Planner, from
a pre-approved panel of Town Planners.

The purpose of this Residential Density Report is to provide an overview, as basis for
further detailed investigations and discussions with the controlling authorities,
regarding the property’s current land use rights/zoning, earmarked land uses in terms
of the planning policies for the specific area as well as to provide recommendations to
realise the future potential of the property to be developed as Social Housing or
Sectional Title Apartments.

2. Legal Matters
Property Description Portion 161 of the Farm Misgund 322-1Q
Property Size 3,4806Ha
Title Deed No T51765/2002
Registered Owner/s South African National Roads Agency Ltd (SANRAL)
Zoning Agricultural (in terms of City of Johannesburg Land Use
Scheme, 2018)
3. Locality

The property is situated along the N1 highway at the Moroka By-pass. The site is
located west of Naturena and north, south and east of Devland. The locality below
refers. SN Mo 8 LS
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4. Spatial Development Framework, 2040

The property falls within the deprivation area (Category 1) of the Spatial Development
Framework, 2040 as indicated on the figure below.

Within the Consolidation Zone there are areas characterised by high levels of
deprivation and high population densities, some more marginalised than others in
terms of access to economic opportunities and transport connectivity. The property
since it falls within Category 1 which is identified as low according to the deprivation
index.

The Category 1 deprivation area are relatively well located within the broader urban
context. The category displays the following characteristics:

e Good regional transport connections.

e Relatively close to large-scale economic centres.
e Interconnected to the urban continuum.

e Centrally located within the broader city region.

From the abovementioned characteristics it is evident that the property falls within such
area, which is relatively close to the inner city. This makes accessibility to public
transport, work and economic opportunities extremely viable. The site is developable
through densification especially when it is well-connected to areas through transit

infrastructure.
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The density and land use mix regulations table within the SDF as extracted below
include the following as part of the Consolidation Zone (Deprivation Area).

onsolidation Depri\ A To be determined per proposal  As per approved
Zone ynisat - an urban design/typology local SAF/PP/UDF/
issue and not a density issue. RSDF

Guide Density: 50 du/ha

To conclude, based on the fact that the property is located within a deprivation area,
this policy dictates that it can be developed at a residential density of 50 dwelling units
per hectare.

5. Nodal Review, 2020

The Nodal review places the site in the “Sub-Urban Zone” as illustrated below. In the
“Sub-Urban Zone” additional densities can be considered based on contextual
assessments, site specific merits and inclusionary housing as shown in the Table

below. \ - /, 1
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The Density Plan in the figure below however limits the residential density to 20 to 30
dwelling units per hectare.
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6. Other Restrictions/Constraints

Although not the purpose of this report, we did note a number of constraints which may
restrict the development as listed below:

e The property falls within a designated Critically Biodiversity Area, therefore
environmental sensitivity studies will be required;

e Access to the property is very limited;

e Building Lines along the major routes to the North and East (N1) may affect the
developable area of the property.

7. Conclusion - Maximum density which may be supported

It can therefore be concluded, that the allowable density which will be supported
according to the SDF, 2040 is 50 dwelling units per hectare and according to the Nodal
Review, is 20 to 30 dwelling units per hectare. On 3,4806Ha, a limited total of 174
residential units will be supported by the City of Johannesburg. The only way to
increase this is to prepare a formal motivation with a draft SDP for consideration by
City Transformation which takes approximately 4 weeks to be considered.

Any further queries in respect of this Zoning Interpretation Report should be directed
to:

WWW.myzoning.co.za

(Pr. PIn. A/994/1997)
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