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1 December 2008

District Manager: Planning & Building Development Management

2nd Floor, Media City

C/o Hertzog Boulevard & Heerengracht

Cape Town

For attention: Joy San Giorgio

Via e-mail to:  Joy.SanGiorgio@capetown.gov.za

Dear Sir/Madam

ERVEN 14236 AND 14237, 111 & 113 MOUNTAIN ROAD, WOODSTOCK: PROPOSED REZONING AND DEPARTURES – E ABADER  

Application Number: 162062

The Woodstock Residents Association (UWRA) would like to object to both the proposed rezoning and application for departures.

The matter has been publicised via our various forums, newsletters and mailing lists. We have received specific complaints against this application from several residents, and our steering committee was unanimous in its decision to oppose the application.

Our paid up membership is over 100, and we have a mailing list of 750 addresses.

Introduction

Mr Abader has for some time operated an illegal business from erfs 14236 and 14237. While inconveniencing and financially prejudicing his neighbours, and endangering our community, he has enjoyed the considerable financial and competitive benefit of lower rentals (in Woodstock, commercial property is significantly more expensive than residential property), superb access to the CBD and freeways, lower taxes, virtually unlimited free parking and less regulation.

The residents association believes this to be unfair and untenable. We believe that a business of this nature is inappropriate in a residential context such as the corner of Palmerston and Mountain Roads. 

Further, we are concerned at the precedent that would be created by this rezoning and the ramifications of the decision on our vision for the area as expressed in the Upper Woodstock Development Framework (submitted by Sub Council 15 as an informant to the district plan process for District A).

Accordingly, we oppose every point in Mr Abaders’ application.

Appropriateness of the taxi business

UWRA believes that a business of this nature is inappropriate in a residential area such as that on the corner of Palmerston and Mountain Roads. Within 200m of his business are:

· Two schools

· One church

· A hospital

· A peace garden

Given the socio economic nature of our area, the patrons of these institutions often walk. At the start and end of the school day the streets team with children, and on religious holidays, the street outside the Greek Orthodox Cathedral is also busy. The increased traffic flow implicit in the operation of Mr Abaders’ illegal business jeopardises the lives and well being of the legitimate users of our residential infrastructure.

Further, the dozens of vehicles that are parked on the street across the road from the property obstruct the access to the footbridge across the Eastern Boulevard. They also form a danger to the traffic using the road because the corner of Palmerston and Mountain Roads is a narrow corner. Worse, there are frequently vehicles parked on the pavement outside his door, and in the alleyway adjacent to the erven (please see photos at end). Mr Abader appears to treat the street, alley and pavement as his personal fiefdom – flagrantly disregarding both the rules and the rights of his neighbours.

Previously, Mr Abader has caused considerable and ongoing annoyance to his neighbours by washing and vacuuming his vehicles. While we do not object to washing cars in principle, the nature of Mr Abader’s business necessitates a washing and vacuuming frequency inconsistent with residential properties, at times inconsistent with the rhythm of most residential areas (he initially washed his vehicles between midnight and 5AM and only adjusted this schedule after several complaints by residents and UWRA).

Inconsistency with the UWRA vision for Woodstock

Through a community review process, UWRA established the Upper Woodstock Development Framework for our neighbourhood. This document was ratified by our members and the residents of Woodstock at a public meeting. And it has been submitted by Sub Council 15 as an informant to the district plan process for District A.

One of the aims identified in The Upper Woodstock Development Framework is to maintain the residential character of the area. In the Development Framework, we identify areas within Woodstock that we believe are appropriate for commercial development (for example, along Roodebloem Road and Queenspark Avenue). There is no shortage of commercial property in our neighbourhood, but Erfs 14236 and 14237 do not fall into these areas.

Furthermore, the nature of the Excite Taxis business is inconsistent with the types of commercial activity encouraged by that document. And, worryingly, certain of the pedestrian linkages proposed by the document are directly threatened by this rezoning.

Precedent of a rezoning

If granted, this rezoning would create a precedent that would make it hard to prevent any of the residents along Palmerston and Mountain Roads from motivating to have their properties rezoned – with a concomitant shift in the fabric of our neighbourhood, as well as dramatic changes in traffic volumes.

A rezoning of the properties would also open the door for other types of businesses making use of the property in the future should the current owner decide to sell or lease the property. These types of businesses might have an even worse impact on the area.

Impact on adjacent property values 

There have been ongoing complaints against Excite Taxis (which have been raised with the City and our Councillor):
· Vacuuming and washing at midnight and 5AM

· Hooting by taxis – presumably to get gates opened or to attract the attention of people inside the walled building

· From residents about the increased traffic flow created by the flow of taxis and the drivers vehicles into and out of the area

· Increased crime

The nature of the complaints from the adjacent properties and residents makes it clear that the values of these properties and the quality of residential living have been negatively impacted by the taxi business. 

For example, Mr Wayne Jones, resident at 54 Palmerston Road, complained to UWRA, on 27 August 2007, about Excite Taxis – and specifically complained that their landlord had not advised them of the presence of the business. 

We do not believe that it would be correct to grant Mr Abader his rezoning over the rights of the surrounding property owners.

We further believe that the changes to zoning requirements and bulk factors implied by a rezoning would allow Mr Abader to build in a way that would have an even more dramatic impact on the value of neighbouring properties.

Intentions of Mr Abader

We note that Mr Abader only submitted this application after the residents association put pressure on council to resolve the problems associated with the taxi business and the concomitant complaints from his neighbours. He did not voluntarily attempt to legalise his operations.

We also note that Mr Abader has kept a lower profile since he started the application process, but the question is if the good intentions will be maintained. The above makes us doubt the intentions of Mr Abader should the application be granted and the fear exists that he will revert back to old ways as per the complaints noted in the previous section.

Other impact on adjacent properties

Mr Abaders commercial focus results in him having different priorities and a different vision for the environment surrounding erfs 14236 and 14237. For example:

· His neighbours have sought to better secure and control the alley by gating it (as has happened to many [if not most] of the alleys in the area). Mr Abader opposed these moves, as they would have negatively impacted his business. His neighbours continue to be plagued by crime, vagrancy and similar social problems whilst Mr Abader has erected high walls and CCTV cameras. UWRA received complaints to this effect as recently as October.

· Mr Abader sought to rezone and tar the area of public open space opposite his property. He wanted to use this as a parking area and car wash. Not surprisingly, this was also at odds with the aspirations of most residents.

These differences in aspiration will only be amplified if this application is allowed.

Application for departures

Woodstock is a heritage area and we work hard to preserve this. From the application it is not clear what changes Mr Abader is proposing – or is he attempting to legalise work previously undertaken?

His plans to not accurately reflect his access to the alley, and he has not included elevations or detailed the construction he would like to undertake.

In principle, we oppose these departures in that they detract from the aesthetic of the area, and the precedent will not be positive. We also have a principle opposition to the bulking up of buildings within Woodstock.

We also note that he has not submitted his plans for review by the Woodstock Aesthetics Committee as agreed with council.

Conclusion

UWRA opposes application 162062 in its entirety.

Over the preceding two years, our residents and we have invested considerable effort lobbying council and the relevant law enforcement authorities in an effort to resolve the problems created by the operation of Excite Taxis from within our neighbourhood. To no avail.

Several of our committee have also approached and engaged with Mr Abader directly. These efforts have also been to no avail.

UWRA and our community strongly believe that it would be inappropriate for the City to grant these requests and legalise Mr Abader’s illegal operations.

We ask that both the rezoning application, as well as the application for departures, be refused and that Mr Abader be forced to cease operating his business from residential properties.

Sincerely,

Teun Baartman

(Chairperson Upper Woodstock Residents Association)

Appendix: Photographs of vehicles outside Excite Taxis
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	3 November 2008

8:43AM

10 vehicles

Please note the taxi parked on the pavement on the left.

	[image: image2.jpg]



	3 November 2008

5:06PM

10 vehicles
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	4 November 2008

8:40AM
10 vehicles

Please note the vehicle parked on the pavement on the left.
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	5 November 2008

6:03PM

8 vehicles
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	7 November 2008 

8:35AM

10 vehicles

Please note the taxi parked on the pavement on the left.


Note: Originals of images are available on request.
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