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Key Issues to be dealt with in Constantia
In February the CRRA conducted a ‘dip stick’ opinion survey amongst residents to gauge the relative
importance of key issues that need to be addressed in Constantia. Our ‘new’ Councillor Emile Langenhoven
has a very full plate and the thinking was that it would be useful to prioritize issues that we need him to
assist with.
In case you did not participate (invitation sent to members on email and also posted on our Facebook and
website), respondents were asked to score each issue with a value of one to five
1 – No importance to me

5 – Very important to me

The scores were then weighted and the results are depicted per the graph below which lists the issues in
order of importance from highest to lowest.
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Street People in Constantia: What happens now?
The City of Cape Town released a media statement on 8th April regarding their approach to homeless
people now that the two-year national state of disaster has been lifted. We have summarised this
statement as follows:
The economic impact of lockdowns has left many people sleeping in public places, including sidewalks,
parks, road reserves, and under bridges and the City wants to help them off the streets and to ensure that
public places are available for wider public use.
The City will follow these five guiding principles in helping people off the streets:
1. Cape Town must be, first and foremost, a caring city, that always tries first to help people off the streets.
2. No person should live on the streets. This is unsafe, unhealthy, and undignified. Accepting sustainable solutions off
the streets is the best choice for dignity, health, and well-being.
3. Our city’s public places serve important social, community and economic purposes, and must be open and
available to all. No person has the right to reserve a public space as exclusively theirs, while indefinitely refusing all
offers of shelter and social assistance.
4. It is not an offence to sleep on the streets if you do not have a choice. Only after refusing offers of shelter and
social assistance, should the law take its course as a necessary last resort deterrent for the sustainable management
of public places.
5. The City encourages courts and prosecutors to ensure that rehabilitation is favoured over punitive fines and
imprisonment, wherever it is just to do so in matters relating to prohibited conduct in public places.
The City has already taken steps to address the ‘post-lockdown’ situation, for example by

•
•

Expanding the number of safe spaces (shelters)
On site assessments (circumstances, health, income etc) of people living on the streets

Provided the Prevention of Illegal Eviction and Unauthorised Occupation of Land (PIE) Act is not
circumvented, the City can use the Street By-Law to evict people from public places but require a court
order where a structure is considered to be a dwelling by definition. This is the procedure:
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City Social Development staff conduct a social assessment of a person’s circumstances and offer
social assistance / shelter.
If refused, a joint operation with law enforcement takes place in which shelter is again offered.
If again refused, a compliance notice is issued, indicating the steps, deadline, and consequences of
non-compliance.
If not complied with, a written notice may be issued to appear in court. Offers of social assistance
and shelter remain available at all times.
If the person fails to appear, the court may issue a warrant of arrest.
It will then be up to the court and prosecutors to determine the way forward. The City would like to
see the courts ordering rehabilitation, rather than opting for punitive measures such as fines or
imprisonment.

Prior to lockdown, the CRRA Executive Committee together with Constantia Watch were discussing with
the City the establishment of a Displaced Persons Unit (DPU) for the Constantia area- the intention is to
pick up where we left off.

Your chance to talk to the Premier of the Western Cape and the Cape
Town Executive Mayor
On the #First Thursday of every month WC Premier Alan Winde and Mayor Geordin Hill-Lewis and their
Executives will talk to residents at The Arches in Wale Street, Cape Town CBD at 17h30.
No appointments are required, just arrive and they will help to try to resolve issues you may have.

(Advertisement) High Constantia Shopping Centre
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Land Use: Update on a few interesting cases
Purple Rayn (9 Bellvue Ave, Bel Ombre)
This has been an on-going saga starting in early 2018 when neighbouring property owners first complained
about the noise, excessive lighting and traffic emanating from the property. Since then, the owners have made
various planning applications, paid administrative penalties for unlawful land use contraventions but, until last
year, continued to operate a hotel, spa, 3 restaurants etc unlawfully and without a liquor license.
Of particular interest is the application made in 2020 when City (Plumstead) planning officials recommended
approval, to our utter disbelief and dismay and despite vehement objections from neighbours and the CRRA.
This was the opening description of the property in their report to the Municipal Planning Tribunal (MPT) who
decide on applications.
The property contains an unauthorised hotel that includes 12 bedrooms, an entertainment area, conference
room, spa facility, restaurants, gymnasium, 2 marquee tents, 1 transparent marquee, and staff quarters
There were 7 objections to the application from neighbours yet the planning officials concluded
• The proposal is compatible with the surrounding land uses and will not change the character of the area
and will not have a negative impact on neighbouring properties, particularly given the conditions to be
imposed.
• The scale of the hotel is small relative to the large property size.
• The proposal will have no negative impact on the streetscape along Bellvue Avenue.
• The proposal is consistent with the Southern District Plan
The application was refused by the Municipal Planning Tribunal in June 2020. Their reasons included that the
nature and scale of the operation was incompatible with the surrounding residential properties and would
impact on the rights of neighbours, arguments that the CRRA also presented . The owner’s appeal against this
decision was declined by the Mayor.
Things went quiet for a while but then over last festive season, neighbours reported that noisy events had
resumed (recorded on video). Councillor Emile Langenhoven arranged a meeting with City (Plumstead) senior
planning and enforcement officials to try to get answers on the situation. Questions included ‘why has the City
not issued demolition orders for the unlawful structures?’ and ‘why are unlawful events were allowed to
continue?’. The responses from officials were very disappointing to say the least and all they did was request
more evidence with signed affidavits regarding the reported events. This was done, but the Municipal
prosecutor dismissed them as being insufficient, despite dated video recordings and an advertising flyer from the
Purple Rayn owners.
A major flaw in the City’s building management enforcement system is that inspectors only work office hours
Mondays to Fridays- of course such events take place ‘after hours’ and usually over weekends!
In January this year, the lawyer representing neighbours and the CRRA sent a formal request to the City asking
the same questions. The City’s response is that they have put everything on hold because the owners have now
lodged a new planning application.
This is obviously the ‘Stalingrad’ tactic being used, which South African’s have become all too accustomed to!

Proposed Strawberry Lane development
There has been a lot of media reporting (Sunday Times, Constantiaberg Bulletin, Facebook) on this proposed
development by Schumacher Real Estate. These are the facts as we understand them:
•

The property has a split zoning of Single Residential (SR1), and Open Space (OS2)
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The City state in their Development Management Scheme (DMS) that ‘the OS2 zoning provides for active
and passive recreational areas on public land, as well as protection of landscape and heritage areas
including woodlands, ridges, watercourses, wetlands and the coastline. It is important to recognise the
interests of the general public for access to and preservation of public open space.’ The primary uses
permitted are POS and environmental conservation. There are a few consent uses but certainly not
residential development.
The property has a grade 111A heritage grading. The existing building structures are of no heritage
significance
It falls into a 2000sqm minimum erf size zone according to the City’s density overlay zone (LAO/3). The
SR1 component has an area of 10300sqm, so in theory it could be subdivided into 5 portions. In terms of
the City’s DMS zoning rules, with consent, they could build 3 houses on each portion with a combined
floor area of 1500sqm
The development proposal is for 13 double storey houses of approximately 270sqm and a clubhouse
over the entire property, including of the Open Space. There is limited public access from Willow Rd to
the Pagasvlei Stream and no access from Strawberry Lane. Below is a 3D perspective of the proposed
development.

The CRRA did not support the Heritage Application and recommended that environmental/landscape/cultural
heritage aspects must be considered by Heritage Western Cape when assessing the application. We also requested
that a full Environmental Impact Assessment be done – there are many environmentally sensitive elements that
need to be considered such as the riverine ecosystem, leopard toads etc. The OS2 zoning and heritage grading is part
of a contiguous greenbelt network and the rezoning, if granted, would reduce the greenbelt in this area and
interfere with the preservation of the riverine system;

Another aspect which needs to be investigated is servitude rights particularly relating to public access to the
greenbelt/Pagasvlei Stream – a servitude may be acquired by prescription where it can be proven that the public
have had free access for a period of 30 years. This will require clarification from legal experts. Precedent has been
set with other developments where privately owned open space has been ceded to the City in exchange for
subdivision rights
The CRRA have not received the formal notice of the planning application from the City, however we hear that the
proposed calls for a substantial rezoning from SR1 and OS2 to GR1, which is a higher density zoning not applied
elsewhere in the area. 85% of the OS 2 (Public Open Space) is rezoned for development
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Croft Road and surrounds
The subdivision application at 19 Croft Rd was reported on in our September 2021 newsletter. In a nutshell, the
application was approved by the City/MPT despite vehement objections from several neighbouring property owners
who do not want to have high density developments in the arcadian environment which they bought into. Their
appeal to the Mayoral committee was also declined. The only recourse now is to apply for a judicial review of the
MPT decision but this becomes very costly.
There have been another 2 subdivision applications for properties in Croft Road in the last 2 months and we are
aware of other future applications. The concern is that the City will approve these regardless, not taking into
consideration the cumulative impact this densification will have on the character of the area. The problem arises
because what happens is that an owner/developer takes advantage of the City’s 3 dwelling policy so we often end up
with 6 houses being constructed on a property which previously had one (sometimes 2) houses.
The graphical representation below illustrates the effect:
Single dwelling with outbuilding on the lefthand diagram. Three dwelling units on the right.

The City planners’ standard arguments in favour of densification are:
• To contain urban sprawl and thereby improve services infrastructure efficiency
• To promote the potential for alternative residential accommodation types and ownership in sought after
areas. This is aimed at people with incomes that would otherwise exclude them from such areas.
• Take the pressure off development elsewhere that drives the poor to the periphery of the City
• Contextually appropriate densification contributes to environmental sustainability by reducing pressure on
agricultural and natural land
The CRRA is not opposed to densification however, as stated in City policy ‘a one-size-fits-all’ approach will not guide
densification decisions.’ The Density Overlay Zone for Constantia (LAO/3) was not arbitrarily compiled but was the
result of extensive public participation and urban design by professionals (including the City) to entrench a vision for
the Constantia valley. Decision makers can deviate from the By-Law only if site specific circumstances justify the
deviation. This is obviously subjective and open to interpretation. It is the CRRA’s contention that the rights and
interests of local neighbouring property owners/ratepayers need to be respected and should be the overarching
criteria in decision making.
The cumulative impact of the City’s relentless densification drive is clearly illustrated in the aerial photo below:
Compare the density on the right and left sides of Edinburgh Drive! Do you want Constantia to become like this?
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Constantia Valley Green Waste Circular Economy
In our last newsletter we described a so called ‘Green Waste Circular Economy’ for the Constantia Valley.
We highlighted why it is important, listed the benefits and outlined the proposed project.
It is encouraging to see that this initiative was rated highly in the opinion survey of ‘Key Issues in
Constantia’ which tells us that public awareness of this critical subject is on the increase.
There have been a number of exciting recent developments:
• The City are taking sustainability seriously and our Councillor Emile Langenhoven heads up a ‘Green
Committee’ which Andrew Pollock (Constantia resident who has spearheaded the drive for a green
circular economy) has been invited to be a member of.
• We have been in discussions with the Zero Waste Association of South Africa CEO Keith Roman.
They have successfully implemented a pilot project in Tulbagh and are very interested in doing the
same in the Constantia valley, starting with 100 households.
• We are in contact with BioBin, who have a patented closed system for the centralised collection
(for example at shopping centres, wine farms) and pre-processing of organic and wet waste which
can then be added to other waste products (garden refuse, horse manure etc.) to produce a very
potent compost.
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We have met with the Spar Group who are interested in getting involved as this initiative aligns
with their sustainability philosophy. However, they need to understand how the proposed process
will work before they commit.

There are obviously many ideas and a lot of goodwill to make this circular waste economy come to fruition
in Constantia (and beyond) and what is required is a project management approach to bring it all
together.
In case you have not seen our full PowerPoint presentation of the proposal as presented to the authorities
and other potential role players, it can be found on our DropBox
link:- https://www.dropbox.com/s/jgrxkmpqm1qe6vl/Constantia%20Circular%20Waste%20Economy23%20Apr%202021.pptx?dl=0

Addressing poor cellphone reception in the Constantia Valley
In our September newsletter we reported that, prompted by the many complaints they receive, Vodacom had
approached the CRRA in an effort to work with the community to improve cellphone reception in the
Constantia Valley. Vodacom has provided the following update of what they have achieved since then.
Over the past couple of months, Vodacom continued driving various activities to improve our network
performance in the Southern Suburbs. Our most recent activities focused on upgrading and optimising our
existing base stations in Constantia and surrounding neighbourhoods to improve our signal quality. These
activities effected improvements in the geographic reach of our signal and contiguity of the LTE coverage,
especially along the M3 - we do hope that you experienced this improvement to our network quality. We are
also excited to share that further improvements to coverage along the M3 in Newlands can be expected
within the next couple of months from a new base station on Van Reenen Street, currently under
construction.

Recently, also in the news, Vodacom successfully bid for more spectrum, which will allow our customers to
benefit from even wider coverage, faster speeds and enhanced network quality. Once the auction process is
fully concluded, Vodacom’s immediate focus will be on the deployment of valuable spectrum to extend both
4G and 5G network coverage to more parts of the country and improve quality of service. We have set aside
a good portion of our investment budget for the Western Cape to expand our 5G coverage in the Southern
Suburbs over the course of the next couple of months.
As mentioned in our previous newsletter article, we still have substantial grounds to cover with our network
improvement project for the Southern Suburbs. This will only be possible by building more base stations. In
this respect, we can report that the previously mentioned application for a new base station at Constantia
Fire Station is moving along well, with only a few steps under finalisation with the council submission
before the Public Participation Process will start. We are furthermore pursuing more new potential
locations in conjunction with council, and will certainly advise the community of reportable progress as and
when positive progress is made.
Vodacom remains fully committed to drive & fund the necessary improvement projects in your
neighbourhood and surrounds, and we trust in your support of our plans to do so.
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(Advertisement) Forest Glade House, Tokai

Constantia Heritage Protection Overlay Zone (HPOZ)
Many members will know about the battle the community of Bo Kaap fought with the City to try to curtail
the inappropriate development of a multi-story story building in Buitengracht Street. The whole fiasco
resulted in the City finally agreeing to declare the Bo Kaap a Heritage Protection Overlay Zone, something
which the Patricia de Lille administration put a freeze on, being extremely pro-development.
We have a similar situation in Constantia, although not as apparent, unless one is aware of the extent to
which City decision makers have allowed the creep of densification by approving subdivisions resulting in
inappropriate developments often despite vehement objections from ratepayers.
Protection of the few remaining historic wine farms, buildings of historic significance and their arcadian
surrounds is of paramount importance, not only for their heritage value but also because these are what
attract tourism to the area.
Bear in mind that elements of heritage value are not only the remaining historic buildings and farms but
also:
• Riverine corridors (i.e the greenbelts)
• Scenic routes (such as Constantia Main Rd, Spaanschemat River Rd, Rhodes Drive)
• Gateways and special places (such as Alphen, Constantia Nek, Firgrove)
• The arcadian areas (generally the larger properties upwards of 4000sqm) characterized by a
visual dominance of green space, a dense tree canopy, peri-urban sounds, sights and smells.
• Significant views (such as from the M3 heading down Wynberg Hill)
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Constantia has a rich cultural landscape which reflects its complex history and which holds value for many
groups and cultures. This should be vigorously protected for future generations. The late Professor Fabio
Todeschini did extensive research into the heritage resources of the Constantia valley which are contained
in a comprehensive 2011 report.
Through the efforts of the CRRA ExCo and Land Use subcommittee, City heritage and planning officials
have agreed to recommend declaring Constantia a Heritage Protection Overlay Zone. We have had some
constructive meetings with them and they are in the process of finalizing the boundaries of the HPOZ as
well as drafting a Heritage Management Plan which will contain policies and guidelines. They have used the
Local Area Spatial Development Framework which we created for Constantia (with Prof. Dave Dewar and
Piet Louw) as well as the Todeschini Report as references for motivating and compiling the HPOZ.
There will be a Public Participation Process prior to finalization of the proposed HPOZ and then the full City
Council will need to approve it as will Heritage Western Cape. As the CRRA ExCo, we need the support of
members to ensure that the HPOZ is approved by Council and not somehow derailed through political
interference.
Existing declared and proposed HPOZ areas of Cape Town can be found on the City’s Map Viewer.
https://citymaps.capetown.gov.za/EGISViewer/
(In ‘Layer List’ tick box Themes>Heritage>Declared and Proposed, Aerial Photography 2018)

City Draft Budget for 2022/23
A Public Meeting was hosted by Subcouncil 20 on Wednesday 6th April at the Alphen Hall where Xanthea
Limberg (SC Chairperson) and Richard White (SC Manager) presented the City’s draft 2022-23 budget.
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In summary:
The total budget is R61,5 billion, 19% of this is sourced from rates, 40% from service charges (electricity,
water etc) and the other 41% from other sources.
87% of the budget is for operating costs and 13% for capital projects.
The operating expenditure is split as follows:

The proposed average tariff increases for the financial year commencing 1 July 2022 are as follows:
Property Rates (cents in the Rand): 5.2%
Electricity: 9.5%
Water and Sanitation: 6.5%
Refuse: 5.0%
The full proposed budget can be found at: www.capetown.gov.za/budget or you can view the
PowerPoint presentation on our DropBox link:
https://www.dropbox.com/s/f8npyk1nwa4jg1g/Subcouncil%2020%20Budget%20Presentation.pptx?dl=0
Public comment on the budget closes on 3rd May and should be sent to:
Budget.Comments@capetown.gov.za

Pristine Pathways Project …. Keeping Constantia Clean!
The Pristine Pathways Project continues with great success. 304 bags of waste were cleaned from the
Constantia valley in March, bringing the total number of bags over the 5 months of the project to
1 754!
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Keep an eye out for the banners where the team is working and feel free to say hello to Thando and
Earnest when you see them. They continue to have a fantastic positive attitude, cleaning an average of
80 bags of rubbish a week.

The project is also having a considerable positive impact on Gugulethu (they work there every Friday
through cross-funding from this initiative), where over 780 bags of waste have been cleaned from the
neighbourhood.
We are still looking for further sponsorship, please get in touch if your company would like to get
involved. If you would like to support this worthy cause, you can make a donation
here: https://www.givengain.com/cc/pristine-pathways-constantia/. Any donation will really help!
Visit https://pristinecollective.com/pristine-pathways-progress-updates for updates on the project.

“Thank you”
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Friends of Constantia Valley Greenbelts
If you enjoy walking in the Greenbelts and want to help keep them looking great, all you need to do is drop your
recycling at Constantia Village recycling depot (see map below). All the proceeds from GLASS and CARDBOARD go
to the Friends of Constantia Valley Greenbelts for maintaining our riverine cultural landscapes.

Marketing, Communications and Membership
The best form of marketing is ‘word of mouth’ so, again, we appeal to existing members to spread the word to
friends and neighbours - perhaps by reminding them that we are a voluntary non-profit organization but need their
small contribution to keep us going.
A gentle reminder to please pay your 2022 fees if you have not already done so - invoices were sent out on 28th
September 2021 and again on 21st January 2022.

Please consider forwarding this newsletter to them and they can join online at www.crra.co.za or complete the form
below and scan/email to manager@crra.co.za or photograph the form and WhatsApp it to 072 357 5390
Benefits of joining the CRRA:
• Development in Constantia is inevitable but it must be responsibly managed. Preserving the valley’s
character for future generations is one of our main endeavours. Once lost it is gone forever!
• We deal with minibus taxis, vagrancy, forest fire protection, noise nuisances and much more – important
challenges which affect your way of life
• We can provide a direct link between you and City officials/Councillors to resolve your service delivery issues
• We keep you up to date with what is going on in the valley through social media – follow us on Facebook
(Constantia Ratepayers and Residents Association)
Some achievements and actions over the past year or so:
• New Mayor, Geordin Hill-Lewis and new Ward Councillor Emile Langenhoven spoke at our AGM and
we intend to hold them to their service delivery promises
• The City has adopted many of the CRRA recommendations in their draft review of the Southern
District Plan. We have also persuaded the City to include parts of Constantia in their Heritage
Protection Overlay Zone. This will shape the future look and feel of Constantia!
• In collaboration with Pristine Earth Collective, Constantia Watch and Friends of the Greenbelts we
set up the ‘Pristine Pathways Constantia’ project which has already shown great results
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We are trying to find an alternative garden waste drop-off site closer than Retreat for Constantia
residents and want to develop a ‘green waste circular economy’ in the Valley
We are working with Vodacom to improve the cellphone signal in the Valley
We are aware of the high risk of summer wild fires and actively engage with SANParks and City Fire
We have managed to put a stop to some undesirable developments such as Purple Rayn in Bellvue
Ave and the proposed tented church in Firgrove Rd.
We continue to address the homeless people/squatter camp challenges
We teamed up with Constantia CAN (Community Action Network) in promoting the good work they
do in providing food relief to poorer communities
We have constantly engaged with Ward Councillors, City officials, wine farm owners and residents in
trying to resolve the baboon management challenges in Constantia.
We work closely with Friends of CV Greenbelts, custodians of those valuable spaces

We are a voluntary, non-profit organization but need your small contribution of R650 per household per annum
(1 September to 31 August) to keep us going. This is equivalent to 2 cups of coffee a month!
Easiest is to join on-line on our website: www.crra.co.za
Banking Details: EFT
Standard Bank
Constantia Branch: Code 025309
Account name: CRRA
Account No: 071696881
Amount: R650
Ref: Surname & Initials/Erf Number (optional)

or SnapScan

‘Help us to shape the future of Constantia and protect your lifestyle’
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