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KEY DEFINITIONS  

 

OFFICE USES (in terms of RSDF 2018): 

These areas may accommodate land uses such as offices, retail industries, small places of 

refreshment, fitness centres, hairdressers, nail bars, medical consulting rooms, medical 

workshops such as a dental technician, prosthetist, orthodontist, pathologists, optometrist  

technician and other businesses such as a beauty salon, pet salon, beauty/health spa, 

funeral undertaker, place of instruction and uses subservient to the main use. Land uses 

will be considered on merit, shall be compatible to the surrounding area and shall focus on 

serving the local community 

 

MEDICAL CONSULTATION ROOMS (in terms of TTPSCHEME 2008, revised 2014): 

Means land and buildings used for medical and dental consulting practitioners including 

general practitioners, medical specialists, pathologists, radiologists, dentists, 

ophthalmologist, optometrist, traditional healers, and similar uses such as special therapist, 

psychiatrist, and may include a dispensing chemist which does not exceed 36sqm but does 

not include the uses which are included under the definition of institution. 

 

MIXED USES 

Refers to land uses such as offices / commercial / residential / industrial / 

retail/entertainment / institutional etc.  It also refers to a mix of uses within a specific area 

(node or corridor). The advantage of mixed uses is that access and convenience are 

increased as transportation distances are decreased. The combination depends on the 

specific area. Mixed uses may refer to retail at street level, institutional on the floor above 

and residential on the upper floors, or only one use per erf. Principles regarding retail, 

commercial and industrial uses / rights are still applicable as indicated in this document.  

Mixed land use in an industrial area may include industry, commercial and retail uses. 

 

COVERAGE (in terms of TTPSCHEME 2008, revised 2014): 

Means the percentage of the property including any servitude area covered by the roofed 

area of all buildings as seen vertically from above but does not include a structure or 

building that has no roof. 
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1.  INTRODUCTION   

 
2020 Planning Group was appointed by BOPHELONG RENAL CARE 
PTY LTD Reg: 2016/458045/07 to lodge a land development 
application for rezoning of erf Stand R/258, RIETFONTEIN from 
residential 1 to special use for establishing medical consultation rooms. 
This application and its motivational memorandum will justify why the 
proposed rezoning should be allowed in the application site. 
 

1.1.  Background   

 

The property under question is ERF R/258, RIETFONTEIN, this 

property is located at 765 BEN SWART STREET, 

RIETFONTEIN, BRONKHOSPRUITE. According to Tshwane 

Regional Spatial Development Framework of 2018, the subject 

property is in an area earmarked for mixed uses. In terms of the 

same RSDF, the definition of an mixed uses includes a medical 

consultation room (page 24). 

 

 Figure 1: RSDF 2018 map. 

 

2.  THE APPLICATION   

 
 

Application is made in terms of Section 16(1) of the City of Tshwane 

Land Use Management By-Law, 2016 to amend Tshwane Town 

Planning Scheme of 2008 (revised 2018) by rezoning the subject 



Page 2 of 10 

Stand R/258, RIETFONTEIN 

property from residential 1 to special use for medical consultation 

rooms. 

 

2.1.  Purpose  

 

The land/property under application has potential for development 

and has already been earmarked as an area for mixed uses 

developments by the Tshwane RSDF of 2018. The owner wants to 

amend the land use to take full advantage and contribute to 

diversifying and development of RIETFONTEIN by bringing 

medical consultation room (renal service) and convenience to the 

ever-growing RIETFONTEIN area. 

 

2.2.  Additional structure  

 

Existing structure: 260sqm 

Possible expansion structure: 90sqm 

 

3.  PROPERTY PARTICULARS   

 
The particulars of the property are stipulated bellow: 
 

3.1.  Locality   

 

The property is located at 765 BEN SWART STREET in 

RIETFONTEIN (See annexure E for the attached locality plan).  
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Figure 2: Locality map. 

 

3.2.  Size of the Properties   

 

The size of the property is 1275 SQM in extent. 

 

3.3.  Property Description   

 

The property is known as ERF R/258, RIETFONTEIN 

3.4. Current Land Use and development control 

 

The subject property is currently used as a residency with one 

dwelling house and is at proximity to land uses such as Hospital, 

offices, medical consultation rooms, shops, apartments, school and 

other several uses. 

Development Control  Limitation  

Zoning  Residential 1 

use Dwelling house 

Building size 260sqm 

FAR 0,2 

Coverage  20% 

Height  1 Storey 

 Table 1: current development controls 
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4.  LEGAL ASPECTS   

 
The legal aspects of the property under question are as follows: 
 

4.1.  Local Authority  

 

The subject property is situated under the CITY OF TSHWANE 

METROPOLITAN MUNICIPALITY area of jurisdiction and is 

implicated by various policies and legislations which includes the 

current RSDF and IDP, SPLUMA (2016), etc. 

 

4.2.  The Registered Owners  

 

The subject property is registered in the names of BOPHELONG 

RENAL CARE PTY LTD, Reg: 2016/458045/07 held in terms of 

Deed of transfer. (see Annexure B for proof of ownership). 

 

4.3.  Title Deed and Restrictive Conditions  

 

According to the deed of transfer (Registration No. T100763/2022), 

there are no restrictions conditions that will affect the proposed 

development, also see Deed of Transfer in Annexure B. 

 

4.4.  Mortgage Bond  

 

The property is not under mortgage or bond. 

 

 

4.5.  Current Zoning  

 

The subject property is currently zoned "Residential 1", in terms of 

the Zoning Certificate of the Tshwane Town Planning Scheme, 

2008 (Revised 2014). 
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For more information in respect of the zoning of the subject 

property and the surrounding properties, you are referred to 

Annexure G for Zoning Certificate. 

 

  Figure 3: zoning map. 

 

5.  ADVERTISEMENTS AND NOTICES  

 
The application will be advertised in the gazette, local newspaper, and 

will be complement by placard notices on the site and notices to 

neighbouring property owners in both English and local language to 

get maximum participation from the public as per City of Tshwane 

Land Use Management By-Law, 2016. Proof of the advertisements 

and affidavits will be submitted within 7 days after the closing date for 

objections. 

 

5.1.  Gazette Notices   

 

The application will be advertised for two conservative weeks in the 

provincial gazette. 

5.2.  Newspaper Notices   

 

The application will be advertised for two conservative weeks in a 

local newspaper. 
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5.3.  Site Notices   

 

The aforesaid application will also be put on site placards which will 

be maintained for 14 days, at least one placard will be displayed 

and maintained on each street frontage and another at the access 

road to the property and the other to the nearest business property.  

 

5.4.  Notifying Neighbors   

 

The neighbours will also be notified of the application through 

letters which will either be forwarded through a postal office, email 

or hand-delivery. 

 
6.  DEVELOPMENT PROPOSAL  

 

6.1.  Proposed Activities  

 

The proposed development will be subject to the following 

activities, and they will be practiced in accordance with the terms of 

approval by city of Tshwane. 

Development 

Control  

Limitation  

Zoning  Special Use 

use        Medical consultation rooms 

Erf Size        1280.77 sqm 

Building area Existing Buildings: 260sqm 

Future expansion building: 90sqm  

FAR 0.3 

Coverage  30% 

Covered 

Parking  

20 

Height  1 Storeys 

Table 2: proposed development controls 
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6.2. Engineering Services and issues  

 

The property is zoned residential 1 and is located within an area 

with bulk services, therefore the owners of the property will have 

access to major bulk infrastructure like electricity and water. 

Because the property already has enough bulk for the proposed 

use, we do not expect to pay bulk infrastructure fees. 

 

Breakdown of engineering services is as follows: 

 

6.2.1 Road and stormwater 

The proposed development is located at the intersection of existing 

19th and Ben Swart. The following design standards were used to 

determine the required sewerage flow from the Proposed 

Development: 

• Proposed access.    

The main access to the proposed development will be from 

Ben Swart. The parking into the Erf will be accessed through 

Ben Swart Street. Access from 19th could only be used for 

staff only. The anticipated vehicle paths from 19th street and 

Ben Swart into the Erf are without any difficulties as there are 

no barriers or restrictions. 

• Stormwater infrastructure. 

The natural topography of the site generally falls from south 

to north. The stormwater generated from the site will 

generally follow the natural topography into the existing 

stormwater system. 
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Figure 4: storm water infrastructure map. 

• Proposed stormwater infrastructure. 

The stormwater runoff from the proposed development 

collects in an open drain with grating cover and discharges 

into the road reserve through energy dissipators which 

reduce stormwater flow velocity, avoiding soil erosion at the 

discharge point. The open drain 300mm in width and 300mm 

deep with grating cover will contain a minor system with a 1 

in 2 years recurrence interval. The stormwater runoff then 

collects on the road surface, flows into kerb inlets along both 

19th and Ben Swart connected to a network of sub-surface 

pipes of 450mm in diameter. The major system will consist of 

the existing road surface, pipes, culverts and kerb inlets. The 

standards to be followed for the design of stormwater 

drainage infrastructure are as shown in table below. 

 

Design Element  Design Element  

Specification  Specification  

1. Minimum gradient  1. Minimum gradient  

1:150  1:150  

Table 3: stormwater design specifications 

The internal roads and storm water infrastructure will be 

provided by the Owner. The roads and storm water system 
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within the Erf will be taken over or maintained by the Owner. 

There will be no bulk services contribution towards roads and 

stormwater infrastructure that will be payable by the Owner. 

 

6.2.2 Water and Sanitation 

Currently the property has sufficient water and sanitation from the 

municipality. 

• Water  

To determine the water sufficiency, certain guidelines were 

used. This includes, the Guidelines for Human Settlements 

Planning Design ‘red book’, published in 2000 by the Council 

for Scientific and Industrial Research (CSIR), and reprinted in 

2005. And the department of public works: Civil Engineering 

Manual of 2004. 

• Sanitation  

The sewage generated from the proposed development site 

is connected to the existing sewerage municipal system that 

runs along Ben Swart Street.  

 

  Figure 5: sewarage infrastructure map. 

 

6.2.3 Energy and Electricity 
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The property has power supply; however, the owner will 

adhere to all recommendations by the relevant department. 

Because the property is already has sufficient power supply 

for the proposed development, we do not expect to pay bulk 

infrastructure fees. 

6.2.4 Fire  

A design of fire response system will be submitted to the 

relevant department for consideration. 

 

7. MOTIVATION IN SUPPORT OF THE APPLICATION  

 

As mentioned earlier, this application is made in terms of the City of 

Tshwane Land Use Management By-Law, 2016 to amend Tshwane 

Town Planning Scheme, 2008 (Revised 2014 by rezoning the subject 

property from residential 1 to special use for medical consultation 

rooms. 

 

It is our stance that the property is situated in an area that is 

earmarked for mixed uses, as described within the RSDF.  The 

owners bought this property specifically to use it as medical 

consultation rooms in line with the RSDF of 2018 (medical 

consultation rooms).  

 

7.1 Tshwane Regional Spatial Development Framework, 
2018.  

 

The RSDF will focus on spatial transformation, Economic 

transformation and Ecological transformation as envisioned in the 

Roadmap towards Tshwane 2030.  

 

This application seeks the rights for the landowner to operate medical 

consultation rooms.  According to the regional RSDF of 2018, the 

application site is situated in an area earmarked specifically for such 
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use. The proposed medical consultation rooms are already approved 

in principle, as the RSDF recommends such use.  

 

Figure 6: RSDF 2018 map. 

 

.  

 

7.2 Tshwane Vision 2055  
 

• Principle (a) Spatial justice  

These principle motivates the application because it promote the 

use of the integration of disjointed land and further promote the use 

of accessible land. 

• Principle (b) Spatial sustainability  

These principle is a crucial principle in terms of protecting and 

promoting the spatial fabric and integrating local spatial needs.  

• Principle (c) Spatial efficiency 

Of most importance is the efficient use space and infrastructure. 

The proposed development can be viewed as a form of promoting 

development of accessible land yet in the same time retaining land 

use consistency. 
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• Principle (d) Spatial resilience and flexibility 

Land uses change over time, this is due to changing trends. 

Residential communities should be flexible enough to 

accommodate certain land uses that are required and deemed 

important by the local residence. 

 

8. NEEDS AND DESIRABILITY   

 
There are several needs and desirability’s for the proposed medical 

consultation rooms at the area, as also stipulated and justified in this 

motivational memorandum.  

 
8.1 Needs   

 

• Locality 

The property is zoned residential 1 and is already surrounded 

by variety of land uses as the area continues to develop.  

• Employment  

With unemployment currently estimated at over 30% in South 

Africa, the establishment of the proposed development will 

create over 6 employment opportunities in the area. 

 

8.2 Desirability  

 

The proposed development is in the interest of the local community 

as it addresses all the pressing issues by building a sense of 

community.  

 

The area is desirable based on the following reasons  

• Situated in an area already earmarked for mixed use. 

• Proper access to the property 

• Bulk infrastructure readily available 

• Enough space in the property 
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9. CONCLUSION   

 

Application is made in terms of Section 16(1) of the City of Tshwane 

Land Use Management By-Law, 2016 to apply for rezoning on Erf 

R/258, RIETFONTEIN from Residential 1 to Special Use for Medical 

Consultation Rooms. 

 

In conclusion, the rezoning of this property from residential to medical 

consultation room can provide numerous benefits for both the 

developer and the surrounding community. the property's location and 

potential use as a medical facility could serve to increase accessibility 

to healthcare services, create new job opportunities, and potentially 

increase property values in the area. 

 

Overall, by approving this rezoning to a doctor's office, the municipality 

will make a positive impact on the community and provide much-

needed medical services. Therefore, the application should be carefully 

considered and approved if it is determined to be in the best interests of 

both the municipality and the surrounding area. 

  


