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DEFINITIONS

Means any approval granted by the Municipality in writing with or without
conditions.

Means a building where the habitable rooms are rented out for an extended
period by the resident owner / occupant to unrelated persons and
communal facilities such as the kitchen, lounge, dining room and bathrooms
are shared by the boarders.

Comfortability refers to the degree to which an urban environment is
perceived as comfortable and accommodating for its users. It includes
factors such as thermal comfort, accessibility, safety, aesthetic appeal,
amenities, and noise control measures.

Means a dwelling house (including outbuildings and subsidiary dwelling
units) and/or any other building where the habitable rooms are rented out
for an extended period by the resident owner / occupant to unrelated
persons and communal facilities such as the kitchen, lounge, dining room
and bathrooms are shared by the boarders. The number of occupants shall
be determined as per the guidelines contained in the Commune Policy.

A complete street is defined as a street designed and operated to enable
safe, attractive, and comfortable access and travel for all users. This
includes pedestrians, cyclists, motorists, and public transport users of all
ages and abilities.

Means permission granted by the Council, after due consideration of all
relevant facts and after following the provisions of the City of Johannesburg
Municipal Planning By-law, 2016, (as amended, 2023), in terms of which a
specific aspect of land management is permitted, in addition to the primary
use rights applicable to the property concerned, i.e. Clause 40.

Means the additional land use right that may be permitted in terms of the
provision in a particular zone, only with the consent of the Council as
contemplated in Clause 40

Crime prevention through environmental design is a multi-disciplinary
approach aimed at reducing crime and fear. It is achieved by designing and
creating safer neighbourhoods, using principles like natural surveillance,
access control and effective space management.

Means a detached self-contained inter-connected suite of rooms containing
a kitchen and the applicable ablutions, used for the living accommodation
and housing of one household, together with such outbuildings and
subsidiary dwelling units as is ordinarily permitted therewith, as long as the
subsidiary dwelling units complies with the requirements stipulated in this
Land Use Scheme in Use Zone “Residential 1” (refer to Clause 21.). A
second kitchen may be provided with the written consent of the Council.

Fenestration is the design and placement of openings in a building, such as
windows, doors, clerestories and skylights to enhance buildings’ aesthetics,
functionality, and energy efficiency. It optimises natural light, ventilation,
and thermal performance, regulating indoor temperatures and reducing
energy consumption.

Liveability refers to the quality-of-life residents experience within their living
spaces, encompassing factors such as accessibility, safety, environmental
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quality, sense of belonging, economic opportunities, and well-maintained
spaces. It aims to create functional, well-being-enhancing urban
environments.

Non-motorised transport refers to the sustainable modes of transportation
that prioritise pedestrians, provide dedicated cycling infrastructure, ensure
accessibility for all users, and implement safety measures like pedestrian
crossings and traffic calming measures.

As per definition in the City of Johannesburg Municipal Planning By-law,
2016, (as amended, 2023).Means the person registered in a deeds registry
as the owner of land or beneficial owner in law and includes any organ of
state and the City of Johannesburg itself, a person acting as the duly
authorised agent of the owner of the land concerned, a person to whom the
land concerned has been made available for development in writing by any
owner of land or such person’s duly authorised agent or a service provider
responsible for the provision of infrastructure, utilities or other related
services.

A public-private interface is a boundary between public and private spaces,
crucial for creating vibrant, functional, and inclusive urban environments.
Effective public-private interfaces encourage social interaction and
economic activity, contributing to the overall liveability of urban areas. Key
aspects of the public-private interface include accessibility, transparency,
setbacks, and mixed-use development.

Means any act, emission or condition which, in the Council’s opinion is
offensive, injurious or dangerous to health, materially interferes with the
ordinary comfort, convenience, peace or quiet of the public, or which
adversely affects the safety of the public, having regard to:

(i) The reasonableness of the activities in question in the area concerned,
and the impacts which result from these activities; and

(i) The ambient noise level of the area concerned.

Sustainable Urban Drainage Systems are environmentally beneficial
approaches to managing surface water, considering factors like quantity,
quality, biodiversity, and amenity. These systems aim to efficiently and
sustainably drain water while minimising pollution and impacting local water
quality.

Universal design refers to creating environments that are accessible and
usable by all people, regardless of age, ability, or status. This approach
ensures that the pedestrian infrastructure and public spaces are inclusive
and cater to the community's diverse needs.



1.1.Background

In recent years, the landscape of accommodation in Johannesburg has undergone significant
transformations, influenced not only by the perennial challenges of housing and considerable number
of socio-economic challenges but also by the unprecedented impact of the Covid-19 pandemic. The
pandemic has reshaped the way residents approach housing, emphasizing the need for adaptable living
arrangements that prioritize accessibility, safety, and flexibility.

The pandemic and the current socio-economic climate have underscored the importance of housing
options that can accommodate remote learning and work. Students and professionals (or any other
tenants occupying communes) seek residences that not only provide convenience to educational
institutions and places of employment but those which also offer the flexibility to adapt to evolving
circumstances, such as remote work and potential lockdowns, access to efficient public transport, social
and recreational amenities as well as proximity to economic centers and opportunities.

Additionally, the perception of single residential houses in certain areas is evolving, emphasizing the
necessity for a fresh perspective. The adaptability of these houses has become paramount, considering
the changing dynamics in how individuals live, study, and work. As a result, there is a growing need to
reassess single residential houses from a different angle, focusing on their capacity to meet the diverse
and evolving needs of residents.

This shift in housing dynamics has not come without challenges. The proliferation of students, entry-
level workers and tenants occupying communal accommodations still sparks tensions between local
communities and commune housing operators. Recent concerns voiced by residents include: -

The need to protect traditional residential 1 housing typologies and communities from the
oversupply of communes and alterations to the residential character;

Crime and Safety;

Heightened incidents of anti-social behavior;
Noise disturbances;

Frequent parties with associated disruptions;
Increased littering;

Traffic congestion, and illegal parking; and
lllegal and overcrowding of communes

In navigating these challenges, it becomes crucial to strike a balance between the evolving housing
needs of students, professionals and tenants occupying communes and the concerns of local
communities. The post-Covid 19 context has accentuated the importance of adaptable, community-
sensitive housing solutions that cater to the changing landscape of education, work, and lifestyle.

1.2.Need for Commune Policy Review

Given the evolving residential landscape, changing tenant needs, and concerns raised by local
residents. The current policy must be reassessed to ensure it reflects modern housing requirements,
addresses emerging challenges, aligns to updated legislative frameworks and City of Johannesburg
policies and incorporates best practices for sustainable and community-sensitive living arrangements.
This review will enable the policy to remain relevant, effective, and responsive to the dynamic needs of
both residents and communities
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The objective of the Commune Policy 2025 is to enhance the decision-making process for evaluating,
assessing, and finalizing commune applications by incorporating the following objectives:-

Facilitating Housing Affordability & Accessibility: Ensuring adherence to the
Housing Act and Rental Housing Act, the policy aims to provide a diverse range of
) affordable housing opportunities in line with National Building Regulations,
el fostering inclusive housing policies, and transparent allocation processes. This
aligns with the objective of promoting the availability of affordable housing options

for residents of diverse income levels.

' Prioritizing Infrastructure Development: Aligned with the objective of fostering

¥l sustainable urban infrastructure, the policy sets guidelines for premises,
emphasizing essential services such as water, sanitation, and transportation.
Integration of smart city technologies is encouraged to enhance efficiency and
connectivity.

Promoting Community Engagement and Participation: The policy supports
the objective of active community participation by outlining management
strategies and establishing a transparent application process. Regular dialogue
mechanisms between local authorities and residents are emphasized, along with
initiatives strengthening community bonds and social cohesion.

Ensuring Environmental Sustainability: The Communes Policy aligns with the
objective of mitigating environmental impact by promoting green spaces, energy
efficiency, and waste management initiatives. Climate-resilient strategies are
integrated into the framework.

@1 Supporting Economic Development and Job Creation: The policy contributes

to local economic development objectives by providing enabling safe, affordable

J]_D_I& housing options. It encourages the establishment of businesses contributing to
economic growth, fostering entrepreneurship, and innovation.

Safety and Security: In line with the safety and security objective, the policy
emphasizes creating secure environments within communes through urban
design, effective policing, community watch programs, and measures to reduce

crime
- Enhancing Cultural and Recreational Opportunities: Aligned with the objective
@I of enriching residents' quality of life, the policy supports cultural events, providing
ctanon accessible spaces for recreational activities within communes
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Fostering Inclusivity and Diversity: The Communes Policy aligns with the
objective of promoting inclusivity and diversity by implementing measures to
address social inequalities and discrimination. It supports initiatives celebrating
and preserving the cultural heritage of diverse communities.

Ensuring Responsive Governance: The policy ensures transparency,
accountability, and responsiveness in municipal governance, aligning with the
objective of citizen-centric service delivery. Policies are continuously evaluated
and adapted to address evolving community needs, ensuring effective growth
management within urban spaces.

The policy strives to streamline the evaluation and approval of commune applications by ensuring
compliance with housing regulations, establishing clear premises guidelines, and promoting safe,
affordable housing. Aligned with key objectives outlined above, it adopts a holistic and sustainable
approach. Ultimately, it aims to provide comprehensive standards for communes while enhancing
community engagement and driving responsive urban development.

COMMUNE POLICY: FEBUARY 2025 DEVELOPMENT PLANNING 3



The Johannesburg Commune Policy of 2009 was established with the aim of fostering sustainable urban
living and community development. While the current policy still upholds these principles, it also
introduces and emphasize the importance of adaptability, accessibility, and inclusivity. As such, the
process that was undertaken to develop the current policy includes: -

Thorough Desktop Study: Conducting an extensive examination of current international and
local trends regarding communal living, with a focus on student accommodation dynamics. This
includes analysing measures implemented in similar contexts to inform policy development.

Data Analysis and Research: Utilizing empirical data, town planning records and scholarly
research to identify patterns, challenges, and opportunities in communal living. This analysis
serves as a foundation for evidence-based policymaking and risk assessment.

Internal and External Stakeholder Consultations: Engaging with key stakeholders such as
universities, commune operators, commune tenants, general public, City departments and
entities, and Ward governance to gather insights and perspectives on communal living
challenges and potential solutions.

Site Visits: Conducting site visits to commune(s) across the City to obtain practical first-hand
insights into the living conditions, infrastructure, and community dynamics. Additionally, to foster
a deeper understanding of local challenges while also highlighting successful practices that can
be replicated. This on-the-ground perspective ensures that the policy is grounded bridging the
gap between policy formation and implementation.

Drafting Policy: Synthesizing insights from the desktop study, stakeholder consultations, and
data analysis into a preliminary policy framework. This draft policy will serve as a basis for further
refinement and development.

Community Engagement: Implementing outreach and awareness campaigns to involve the
broader community in the policy development process. This includes soliciting feedback, raising
awareness about rights and responsibilities, and fostering a sense of collective ownership in
addressing communal living issues.

Methodology for Public Participation

Step Description

Planning Identify stakeholders, determine engagement methods, set
objectives, and allocate resources.

Outreach Publicize engagement sessions through multiple channels
(online, offline, social media, etc.) to maximize participation.

Execution Conduct meetings, workshops, and other engagement activities,
ensuring inclusivity and accessibility for all stakeholders.

Feedback Provide avenues for stakeholders to submit comments and
feedback through various mediums (website, email, physical
mail, etc.).

Analysis Review and analyze received feedback, identifying key themes,

concerns, and suggestions.

Integration Integrate relevant feedback into the policy draft, considering
feasibility and alignment with policy objectives.

Communication Communicate outcomes of public participation, including how
feedback influenced the final policy, to stakeholders.
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Final Draft Policy: Incorporating feedback from stakeholders and feasibility assessments into
a finalized policy framework. This final draft policy will undergo scrutiny and noting processes
before being implemented.

COMMUNE POLICY: FEBUARY 2025 DEVELOPMENT PLANNING 5



This section outlines the applicable legislative and policy frameworks that guide and underpin the
formulation of the current commune policy.

4.1. Housing Act of 1997

The act states that housing process should provide a choice of housing and tenure options, as is
reasonably possible.

4.2.The Rental Housing Act 50 of 1999 read in conjunction with the Rental
Housing Amendment Act No. 35 of 2014

The Act obliges government to promote a stable and growing market that progressively meets the latent
demand for affordable housing by improving conditions of rental housing. It also relates the provision of
rental housing stock to locations that optimize the use of existing urban transport infrastructure.
Furthermore, the amendment act of 2014 clarified the responsibilities of municipalities in enforcing rental
housing standards and introduced measures to address overcrowding and ensure health and safety
standards in rental properties.

4.3.CoJ Land Use Scheme 2018 read with the Draft Land Use Scheme, 2024

The City of Johannesburg Land Use Scheme, 2018 determines the use and development of land within
the City’s area of jurisdiction. The City is conducting a review of the 2018 scheme as such, the definitions
used in the in this Commune Policy are consistent with the Land Use Scheme of 2018 and those of the
draft Land Use Scheme Review of 2025 where changes that align with commune policy have been
proposed. Applications for communes will be submitted in line with the City of Johannesburg Land Use
Scheme 2018, or the relevant version applicable at the time of assessment, read with the provisions of
the Municipal Planning Bylaw of 2024.

4.4.City of Johannesburg Spatial Development Framework (SDF) 2040
(2024)

The SDF 2040 (2024) is the strategic planning tool that guides the long-term spatial planning, land use,
and development of the City of Joburg. The SDF 2040 identifies the spatial vision for the city to be a
compact polycentric development. This entails an urban structure characterised by a dense urban core
interlinked by efficient transit networks to dense complementary sub-centres. The SDF 2040 proposes
a shift to a more efficient and inclusive urban logic of compact polycentricity with a focus on the Inner
City as the core node of Johannesburg, surrounded by mixed-use nodes of various intensities connected
by effective public transport and a more logical and efficient density gradient radiating outward from
cores. This SDF strategy is underpinned by inclusivity, diversity, safety, sustainability, and affordability
of developments within the jurisdiction of the City.

4.5.Nodal Review Policy 2020

The Nodal Review Policy is an annexure of the SDF 2040. The Nodal Review policy introduced a number
of development zones based on a transect approach in the City. These guide infrastructure investment
and land use decisions that support densification and diversification at different scales. The transect
approach is a direct spatial representation of the goal of creating a compact polycentric city emphasizing
the efficient utilization of land and the provision of accommodation in close proximity to urban
opportunities. This approach aims to foster a diverse range of building types and cater to various income
groups.

COMMUNE POLICY: FEBUARY 2025 DEVELOPMENT PLANNING 6



This section examines the development trends of consent use applications and focuses on the consent
use application submitted to establish communes from 2009 to 2024, focusing on the changes observed
since the adoption of the 2009 Commune Policy. The objective is to analyse the growth and activity of
communes during this period, providing a foundation for informed, evidence-based solutions. The
analysis draws on empirical data sourced from City of Joburg TAS system, specifically the town planning
consent use applications submitted to the City over the assessment period.

Application Type ® Commune ® Other
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Graph 1: Consent Use Applications from 2009 to 2024

5.1.Total Consent Use Applications Analysis

Graph 1 above illustrates a combination of the total Consent Use applications and consent use
applications for communes received from 2009 to 2024.

Total Consent Use Applications Analysis

There is a total of 1 866 consent use applications that were submitted during the assessment
period.

There has been a general increase in the consent use applications submitted from 2008/2009
FY until 2018/2019 FY, followed by a sharp decline in subsequent years.

The highest number of consent use applications submitted was in the 2018/2019 FY, with a
total of approximately 293 applications.

The 2023/2024 and 2024/2025 FY experienced the lowest number of submissions where 1
application was received per financial year.

Overall, the year with the most consent use application submitted was the 2018/19 FY. There has been
a decline in the number of consent use applications submitted after the 2020/21 FY and the most recent
years (2023-2025) show the lowest levels of applications submitted.
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This may be attributed to several factors. Firstly, the spike in 2018/19 may have been attributed to a
policy change. Notably the COJ Consolidated Land Use was approved in 2018 and this may have made
conditions favourable and easier for investors and applicants to submit applications. The decline in
consent use applications submitted post 2020 may be attributed the global Covid-19 pandemic and its
effect on the socio-economic conditions on the City and the world at large. Lastly, the steady decline in
the years following the Covid-19 pandemic may again be attributed to the financial effect of the pandemic
or stagnation in policy and legislative frameworks to meet the changing landscape of development.

5.2.Commune Consent Use Applications Analysis

Graph 1 illustrates that from the total 1 866 consent use applications that were submitted during
the assessment period, 767 applications were to establish a commune. This indicates that
approximately 41.10% of applications submitted are for the establishment of communes.
Generally, the number of commune consent use applications remains relatively stable over the
years, with minor fluctuations. Unlike the "Other" category, which saw a major peak and decline
during the assessment period, "Commune" applications exhibit a more gradual pattern

The peak year for commune consent use applications submitted was the 2018/2019 FY, with
100 consent use applications submitted.

Similar to the “other” category, after the 2018/2019 FY, there has been a decline is consent use
application submitted for the purpose of establishing a commune

Year-by-Year Breakdown

The 2008/2009 to 2011/2012 FY: The number of applications starts at a lower level, ranging
between 19 and 42.

2012/2013 FY to 2016/2017 FY: There is moderate growth, with applications mostly between
33 and 74.

2017/2018 FY: The numbers increase with 48 applications.

2018/2019 (Peak Year): The highest recorded count is 100 applications.

2019/2020 FY to 2022/2023 FY: There is a steady decline after the peak, with numbers falling
to around 53-46.

2023-2025: The number drops significantly, with one application submitted for each year.

Overall, there has been steady submission of consent use applications for communes over the
assessment period. There was a notable increase in the 2013/14 FY and 2018/19 FY. There has also
been a steady decrease in consent use application submitted for communes post the 2019/20 FY with
numbers as low as only one recorded application for the most recent years.

These trends may be attributed to several factors. Firstly, the notable increase in consent use
applications for communes in the 2013/14 FY may be attributed to the introduction of the “Corridors of
Freedom” programme in that year which was subsequently accompanied by policy-strategic area
frameworks, which encouraged development intensification centered around well-located areas
(Empire- Perth, Louis Botha, and Turffontein Corridors) supported by the then new BRT routes.
Furthermore, the peak of applications in 2018/19 FY may be attributed to policy change, as mentioned
previously, the City of Joburg approved the Consolidated Land Use Scheme of 2018 which may have
made it easier or more attractive for communes to apply. Lastly, similar to the “other” category, the
decline in consent use applications for commune’s post 2020 may be attributed to the Covid- 19
pandemic and the socio-economic impact it had on the residents of Joburg

Commune Application Analysis as per Nodal Review 2019/20

The analysis of the commune application submitted during the assessment period in line with the
Nodal Review 2019/20, as illustrated by graphs 2 — 4, indicated that: -

COMMUNE POLICY: FEBUARY 2025 DEVELOPMENT PLANNING 8



55% of the commune applications are in the Metropolitan node followed by the General Urban
zone with 33%. This indicates that communes -at 88%- are mostly prevalent and desired in the
urban centers and less prevalent in the Sub-urban, Inner City and LED Zones which account
for low percentages as depicted by graph 2 below.

In Transformation zones, as defined by the SDF 2040, the Empire Perth Transit Corridor
accounts for an overwhelming majority of the commune applications submitted with 88%
followed by the Inner City.

Westdene has the highest number of applications, exceeding the 25% of the total commune
application submitted. Brixton follows closely, also surpassing 20%. Combined these two
townships account for nearly half of all applications, indicating significant commune activity in
these areas.

Hurst Hill, Auckland Park, and Jan Hofmeyr and Melville show noticeable application counts,
though significantly lower than Westdene and Brixton. This suggests that communes are also
somewhat concentrated in student or high-density residential areas.

Beyond the top five townships, application counts drop sharply. Many townships have
negligible applications, however it is interesting to note that applications for communes are only
in the township indicated in graph 4 in the City of Joburg.

Graph 5 indicates that 77% of all applications come from Region B, making it the clear focal
point for commune applications. Region F accounts for 19% of the applications making it the
second most significant region. Together, Regions B and F account for 96% of all commune
applications, showing that the demand is highly concentrated in these two regions.

It must be noted that the total number of communes submitted for Region D may not be a true
reflection on the ground based on the enactment of Annexure F. Townships that were informed
by Annexure F as per the Black Communities Development Act, Act 4 of 1984; such as Soweto
and Alex, the 2018 Land Use Scheme automatically granted them Residential 3 rights. The city
did so to not take away rights that the properties already had from the Annexure F. The
properties potential is only really only limited by development controls ie FAR, height and
parking This means that homeowners only need to submit an SDP and Building Plans for
communes

Overall, the analysis of commune applications premised on the baseline of the Nodal Policy
development nodes and zones, townships, and regions highlights a strong concentration of communes
in specific urban areas. The Metropolitan Nodes (55%) and General Urban Zones (33%) dominate
applications, emphasizing the high demand for communes in well-developed, well connected, and high-
density areas. This trend is reflected in applications in transformation zones where the Empire Perth
Corridor accounts for 88% of commune applications. The Empire Perth and the Inner-City Corridor
house major tertiary education institutions such as the University of Johannesburg, Wits University, and
multiple colleges. Furthermore, these transit-oriented corridors house economic opportunities and are
well located and accessible. This may be attributed to the high demand of communes for student and
entry-level working population. This is further reflected at the township level, where Westdene and
Brixton alone account for nearly half of all applications. Given that Westdene, Brixton, and Auckland
Park are near universities and educational institutions, a significant portion of applications may be
related to student housing. Furthermore, the decline in applications beyond the top townships suggests
that communes are concentrated in specific neighbourhoods rather than evenly distributed. Regionally,
Region B (77%) and Region F (19%) overwhelmingly lead in commune applications, collectively
representing 96% of all submissions, while other regions show negligible activity. This extreme
concentration suggests that commune developments are primarily driven by urban density, student
housing demand, accessibility, and connectivity.
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5.3.Commune-to-Residential 1 Application Analysis

This section analyses the five townships with the highest number of commune applications. It compares
the number of approved communes to the total Residential 1 stands in each township to calculate the
percentage of "Residential 1” properties converted into communes. The findings will help establish a
baseline for the recommended commune-to-residential ratio across the city.

Westdene: During the assessment period, Westdene recorded the highest number of
commune applications in the city. As shown in Figure 2, the township has a total of 2,013
properties, with 1,757 zoned as "Residential 1". Of these, 12% have been granted consent for
commune use, while the 88% remaining properties retain their Residential 1 zoning rights.
According to the 2009 Commune Policy, which recommends a 20% ratio for communes,
Westdene currently falls below the suggested threshold.

Brixton: Brixton recorded the second highest number of commune applications. As depicted in
Figure 3, the township has a total of 851 properties, with 627 zoned as "Residential 1". Of these,
33% have been granted consent for commune use, while the 67% remaining properties retain
their Residential 1 zoning rights. Brixton currently falls above the suggested threshold of 20%.
Hurst hill: As shown in Figure 4, Hurst hill has a total of 288 properties, with 215 zoned as
"Residential 1". Of these, 33% have been granted consent for commune use, while the 67%
remaining properties retain their Residential 1 zoning rights. The township currently falls above
the suggested threshold of 20%.

Auckland Park: As shown in Figure 5, the Auckland Park has a total of 730 properties, with
632 zoned as "Residential 1". Of these, 7% have been granted consent for commune use, while
the 97% remaining properties retain their Residential 1 zoning rights. Auckland Park currently
falls below the suggested threshold of 20%.

Melville: Melville has a total of 1141 properties, with 103 zoned as "Residential 1". Of these,
1%% have been granted consent for commune use, while the 99% remaining properties retain
their Residential 1 zoning rights. As such, Melville currently falls below the suggested threshold
of 20%.

WESTDENE (COM MU NES vs RES'DENT' AL ‘| STAND s) The take up of residential 1 stands by analysing town planning applications in TAS between 2007 and June

2024.

TOWN PLANNING APPLICATIONS: Communes 2009-2023/4 CoJ FY

N

Percentage of communes in residential 1 stands

on-commune Res 1 ® Communes

'3"‘{9“‘.‘&\ 0 007 015 03 045 06
City Transformation & Spatial Planning 2013 1757 210 P \ —— K s
tal stand: Residential 1 Commune

Development Planning Johurg

Figure 2: Percentage commune uptake in Westdene
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TOWN PLANNING APPLICATIONS: Communes 2009-2023/4 CoJ FY
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Figure 3: Percentage commune uptake in Brixton

TOWN PLANNING APPLICATIONS: Communes 2009-2023/4 CoJ FY
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Figure 4: Percentage commune uptake in Hursthill
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TOWN PLANNING APPLICATIONS: Communes 2009-2023/4 CoJ FY
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Figure 5: Percentage commune uptake in Auckland Park

TOWN PLANNING APPLICATIONS: Communes 2009-2023/4,CoJ FY
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Figure 6: Percentage commune uptake in Melville
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6.1.Application of the Policy
6.1.1 Applications for New Communes

The policy proposals will be applicable to all single residential stands (i.e., zoned Residential 1)
throughout the City of Johannesburg. Applications for communes will be assessed on individual merit in
relation to the character of the area.

6.1.2 lllegal Communes

Any illegal commune will have to undergo the necessary application process outlined in this policy to
avoid possible prosecution. Submission of the application does not guarantee approval.

lllegal communes are given an amnesty period of six months from the date of approval of this policy.
During this period, owners must rectify the illegality of the use, provided that the use does not cause
disturbances. If disturbances occur, the municipality will take the necessary legal steps to address them
in accordance with relevant by-laws. If the illegal communes are not rectified within the amnesty period,
the municipality will take the necessary legal steps to address the contravention of the relevant COJ
Land Use Scheme.

6.1.3 Existing Authorised Communes

Where communes have been established by prior approvals by the City and the conditions of that prior
approval have been met, this policy does not apply. The policy will, however, be applicable if any of the
conditions of approval are amended.

6.2.Commune Guidelines and Standards

To regulate the communes, guidelines and standards are provided. Standards are required in relation
to number of tenants, number of communes allowed in a precinct, the parking requirements,
environmental standards as it relates to health, safety and building requirements as well as guidelines
to manage the communes.

6.2.1.Number of Tenants in a Commune

Communes are located within established residential areas and must be in harmony with the existing
character. Notwithstanding, a need exists to accommodate the demand for affordable housing options
throughout the City of Johannesburg, specifically in urban centers that demonstrate the high demand
for communes as depicted in section 5 of the policy. Consequently, a criterion has been formulated to
determine the number of tenants.

Aspect Details

Location Communes are located within established residential areas and must
be in harmony with the existing character.

Need There is a need to accommodate affordable and diverse housing
options throughout the City of Johannesburg.

Occupant Limit Limit of 12 occupants (including the caretaker), based on the number
of bedrooms ordinarily available in a dwelling house and two subsidiary
dwelling units with the requirements stipulated in the Use Zone
“Residential 1”, refer to Clause 21, of the CoJ Land Use Scheme 2018
or applicable Land use Scheme.
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Proposals for more Special representation and motivation based on the character of the
occupants area, size of the property and number of bedrooms (including subsidiary
dwelling units) as per the approved building plan is required for a
maximum of 14 occupants.

Where the proposal is to accommodate more than 14 occupants, the
auspices of the Commune Policy will not apply. Such proposals will
require a rezoning to relevant use zones.

Table 1: Criterion of No. of Tenants in a Commune

6.2.2. Commune Density per Township

The number of communes within neighbourhoods should be considered in application evaluations, with
the desirable number based on the role and function of the neighbourhood. Consequently, the
recommended ratio of communes shall be applied as per Table 2 below for Residential 1 properties per
township. In the instance where a township has reached the recommended capacity council shall not
consider nor assess the application.

DEVELOPMENT NODES AND ZONES RECCOMDEDED RATIO
Areas within a 1 km radius of Tertiary Education No maximum limit applies
Institutions

TOD Corridors & Nodes / Prasa, Gautrain & BRT 35%
Stations / Economic Nodes

Remainder of the City 20%

Table 2: Recommended Ratio by Development Zones in the CoJ

6.2.3.Provision of On-Site Parking

The parking provisions for communes have been aligned to the CoJ Land Use Scheme 2018, and the
subsequent review of 2024. The relaxation of parking requirements will be considered on motivation, as it is
recognized that students generally have less cars than the average resident and factors such as proximity to
the tertiary institution and public transport options are relevant. Overnight parking on pavements/ road reserve
is not permitted.

PARKING ZONE B

LAND TOD CORRIDORS & NODES / PRASA,
CATEGORY REMAINDER OF CITY | GAUTRAIN & BRT  STATIONS /

DEPRIVATION AREAS / ECONOMIC
NODES

RESIDENTIAL

Up to three habitable || 1,0 bay per unit plus 1,0 bay per || 0.5 bays per unit plus 1,0 bay per three
rooms three units for visitors units for visitors

Four  or more || 2,0 bays per unit plus 1,0 bay || 1.0 bay per unit plus 1,0 bay per three
habitable rooms per three units for visitors units for visitors
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PARKING ZONE B

LAND TOD CORRIDORS & NODES / PRASA,
CATEGORY REMAINDER OF CITY | GAUTRAIN & BRT  STATIONS /

DEPRIVATION AREAS / ECONOMIC
NODES

Boarding  houses, || 0.5 bays per room 0,3 bays per room
hostels, communes

Residential hotels,
bed & breakfast, || 1,0 bay per room 0,5 bays per room
guest houses

Social/Inclusionary

housing 0,75 bays per unit 0,5 bays per unit

Licensed hotels, || 1,0 bay per bedroom plus 25,0 || 0,5 bays per bedroom plus 10,0 bays per 100
motels bays per 100 m2 public rooms || m2 public rooms

Table 3: On-site Parking Provisions for Communes as per CoJ Land Use Scheme

6.2.4.Environmental Health

The health requirements as stipulated in the City’s Public Health By-Laws shall be always adhered to,
for example: -

Cooking of meals shall not be permitted in individual bedrooms or any common area except in
an area designated on an approved building plan as a kitchen.

No Commune shall be operated from a house without a valid health permit issued by the City
of Johannesburg Environmental Health Department This permit must be applied for and
obtained after Town Planning approvals have been granted.

The commune establishment shall not create a public nuisance and/or a public health nuisance
as per the City’s public health by-laws.

No excessive noise, human or amplified, will emanate from a commune establishment.

The commune establishment shall provide a refuse area.

The requirements of the Emergency Management Services shall be complied with, including
the prominent display of the street address and the provision of a 4,5kg dry chemical powder
fire extinguisher to be kept safely in the house.

6.2.5.Environmental Sustainability

The city's commitment to environmental sustainability is driven by a vision for a greener, cleaner, and
more livable Johannesburg, one that thrives in harmony with nature and prioritizes the well-being and
prosperity of both current and future generations. Outcome 2 of the Growth Development Strategy 2040
focuses on creating a resilient, livable, and sustainable urban environment, supported by infrastructure
that promotes a low-carbon economy. The City aims to lead the way in developing sustainable and eco-
efficient infrastructure solutions such as housing, eco-mobility, energy, water, waste management,
sanitation, and information and communications technology to build a landscape that is livable,
environmentally resilient, and conducive to low-carbon initiatives. Communal establishments play a
crucial role in achieving Outcome 2 by fostering sustainable, inclusive, and resilient communities that
align with the overall Growth Development Strategy of Johannesburg.
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The natural environment is constantly influenced by human activity and our social, economic,
and cultural dynamics. The commune establishment shall comply with Council requirements
which relate to service provision, stormwater management, landscaping, energy efficiency,
waste minimisation, ecological integrity, and water conservation.

Additionally, communes will ensure compliance with environmental legislation, integrating
regulations into their daily operations to support the city's broader sustainability goals.

6.2.6.Building Standards and Provisions

The National Building Regulations shall be always adhered to. The following standards shall furthermore
apply:

Communes can only be operated from an approved dwelling house as per requirements from
the relevant and applicable CoJ Land Use Scheme

Not more than two tenants may be accommodated in any double bedroom and such double
bedroom shall have a floor area of not less than 14 square meters.

Not more than one tenant may be accommodated in a single bedroom, and such single bedroom
shall have a floor area of not less than 7 square meters.

Communal bathrooms shall be provided in a ratio of 1 bathroom per four tenants.

A bathroom shall consist of at least:

- A water closet (toilet)
- Shower/Bath
- Hand washbasin.

- Provision shall be made for a common room(s) and kitchens within the commune in the
following ratio:

Kitchen 0.8m2 per tenant.
In-house recreation area (excluding passages) 0.8mz2 per tenant.

The provisions of the Heritage Authority shall be complied with for any proposed alterations or
additions to a dwelling house that has heritage value in line with the relevant heritage legislation.
The residential character of the dwelling house shall not be altered in such a manner that, in the
opinion of Council, it may detract from the character of a dwelling house. Communes should be
managed in such a way as to respect the appearance of the neighbourhood. This means for
example that all parking areas, drying yards and entertainment areas shall be reasonably
screened from neighboring residential properties and or public streets.

6.2.7.Commune Management

In the current framework, it is imperative that every commune designates an individual for property
management. This designated person, who can be the owner or an appointed caretaker/manager (who
may also serve as a tenant within the commune), must be identified in the consent use application.
Additionally, as caretakers change, the identification should be promptly amended to reflect the current
responsible party. Failure to have a designated caretaker may result in the revocation of consent use
for the commune. Applicants need to outline a comprehensive management plan when submitting the
consent use application.

The designated manager, whether the owner or appointed caretaker/manager, is required to reside
permanently on the property for management purposes and accountability. Furthermore, the commune
management is tasked with ensuring the placement of a compulsory sign, not exceeding A3 size, on the
front boundary treatment of the property. This sign should prominently display a 24-hour telephone
number and an email address to facilitate communication between residents and the commune manager
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in case of disturbances or emergencies. This updated approach aims to enhance transparency,
accountability, and effective management within communal living arrangements.

6.2.8.Urban Design Considerations

This commune policy has introduced an urban design section to provide clear guidance for applicants
ensuring that developments contribute positively to the urban fabric. Urban design enhances aesthetics,
functionality, and sustainability, fostering well-integrated, pedestrian-friendly environments that promote
safety, accessibility, and community interaction. By prioritizing spatial efficiency, green spaces, and
context-sensitive architecture, this approach helps create vibrant, inclusive, and resilient neighborhoods.

This policy is guided by broader urban design principles that aim to establish more resilient and spatially
integrated neighborhoods aligned with the City’s SDF strategic objectives. To achieve this vision, the
urban design section, contained in Annexure A, presents seven key guidelines derived from these
principles, which should be applied to all commune development applications in the City.

6.2.9. Development of Student Accommodation Guidelines

This Commune policy review calls for the development of student accommodation guidelines as an
annexure to this document. The City of Joburg, through the research undertaken in the review of this
policy, has acknowledged the pressing necessity to enhance student accommodation guidelines in
response to the escalating demand for high-quality, well-situated, livable, and affordable living spaces
for students near higher education institutions. Recognizing the pivotal role of proximity in fostering
conducive learning environments and supporting student welfare, these guidelines aim to ensure that
accommodations not only meet basic standards but also contribute positively to the overall student
experience. By prioritizing accessibility, safety, and affordability, the City endeavors to create a
sustainable framework that aligns with the evolving needs of both students and the community, thereby
fostering a thriving educational ecosystem.
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7.1.Requirements

Commune applications must be submitted when 2 or more unrelated persons (persons not living as one
household) are charged rental for accommodation on one property with or without the owners of the
house living on the property. Relevant applications must be submitted to Council and approved for all
communes prior to operation of the said use. Permission granted to operate a commune establishment
shall be attached to the property and not the property owner or commune establishment operator.

7.2.Procedures

Applications shall be submitted to the Executive Director: Development Planning in the City of
Johannesburg or the delegated authority .

Applications shall entail the necessary documentation as required in terms of the City of
Joburg 2024 By-law and applicable application forms.

The required process for notifying interested and affected parties must be adhered to.

The Department of Development Planning: Land Use Development Management will assess
the application and either refuse or approve it, subject to specified conditions. The City
reserves the right to impose any other condition not stipulated in this policy upon approval of
the consent use.

If there are objections to the application, the matter will be referred to the Municipal Planning
Tribunal of the City of Johannesburg and such Tribunal will at the scheduled hearing make a
decision based on the facts presented to them.

An appeal may be lodged to the Municipal Appeals Authority if any parties to the Municipal
Planning Tribunal hearing or decision by the Authorized official want to challenge the decision
by the local authority.

The owner may be required to submit a site development plan for approval at the consent
approval stage indicating adherence to the development standards listed herein.

Building plans shall be submitted for the alteration of a dwelling house to a commune.

7.3.Contravention

A consent or approval granted by Council in terms of the relevant and applicable Consolidated COJ
Land Use Scheme shall be subject to termination by the Council if any breach of a condition upon which
such consent or approval was granted is not remedied in compliance with a notice served by the Council
upon the owner or occupier of the site concerned.

The notice referred to above shall require that the breach be remedied within a specified period, and
thereafter the owner shall be afforded a hearing relating to the breach. Furthermore, any change of use
of the property would trigger a plan submission to ensure adherence to room sizes and other stipulations
as outlined in the National Building Regulations and Standards Act.

Appropriate legal action will be taken on any contravention of any other Council requirements in terms
of this policy or any other relevant and applicable policy/by-laws.

7.4.Monitoring and Compliance

The City of Johannesburg, the operators of communes and the tertiary institutions all have a role to
play in the successful implementation of the policy.
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The City’s role is to:

Receive and process commune applications.

Enforce by-laws and the conditions of consent.

Terminate the Consent if not complying with conditions of approval.
Issue Health Permits and Health Inspections.

Keep and update the database for approved communes.

The commune operators must:

Submit an application for a commune.

Keep the premises and buildings in a clean, hygienic and good condition at all times.

Take adequate measures to eradicate pests on the premises.

Maintain the landscaping in the property and in front of the property at least once a week.
Provide the tenants with a formal contract/lease agreement, which includes a code of conduct
to be signed by the tenants and the operator.

Ensure that the provisions of the Rental Act are adhered to.

Ensure that the commune establishment does not create a nuisance.

The tertiary institutions should:

Develop a system to accredit suitable student accommodation.

Educate students about various accommodation options.

Educate students on their responsibilities as good tenant in a residential area and provide
codes of behaviour for students off campus

Ensure that property owners registered with the institution for commune provision adhere to
this policy's requirements and secure the necessary council approvals in accordance with the
relevant and applicable City's Consolidated CoJ Land Use Scheme or any other policy/by-
laws.
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INTRODUCTION AND BACKGROUND

The urban design guidelines section is a localised reflection of the City of Johannesburg’s Spatial
Development Framework 2040 (2024) (SDF) and the Nodal Review Policy 2020. They intend to address
the following aspects:

Create a safe and liveable environment for tenants — both students and young professionals.
Spatially express principles related to efficient and desired urban forms for communes
Reinforce environmental sustainability through Sustainable Drainage Systems (SUDS).

Improve the functionality and general aesthetic quality of communes in the City of
Johannesburg.

Contribute to the regeneration of deteriorating areas.
Improve integration of communes within the urban fabric.
To contribute to improved applications and development quality outcomes

To provide a consistent set of criteria and/or points of reference for evaluating development
proposals.

APPRAISAL

The formulation of the urban design guidelines was preceded by a site visit to a number of selected
communes in the east and south of Johannesburg. The site visit was attended by the Privately Owned
Student Accommodation (POSA) and the Department of Development Planning’s directorates — City
Transformation and Spatial Planning (CT&SP) as well as Land Use Development Management (LUDM).
The appraisal highlights some of the key urban design and architectural challenges and positive aspects
that were observed in and around the communes. This is to ensure that the guidelines are informed by
evidence gathered from site observations and anecdotal information from some of the tenants.

The themes for the analysis entail the following aspects:
Quality Public Realm
Public-Private Interface
Transport, Parking and NMT Efficiency
Communal Indoor Areas and Amenities
Communal Outdoor Spaces
Conduciveness and Liveability of the Private Realm (individual rooms/units)

Building Elements and Fenestration (the openings in a building's facade, such as doors,
skylights, and windows)

Sustainability and Energy Efficiency
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1.1.1.PUBLIC-PRIVATE INTERFACE

The public-private interface addresses the quality of the hybrid zone between the public space and
private realm, particularly how it creates or hampers the creation of a comfortable pedestrian
environment without compromising the level of safety for the occupants and users of the private space.
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1.1.2.QUALITY OF THE PUBLIC REALM

The quality of the public realm depends on how these elements are arranged and programmed. This
theme examines how communes currently contribute to the functionality and quality of the public realm
in their neighbourhoods and how they can initiate broader revitalisation efforts through the application
of urban design guidelines.
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1.1.3.TRANSPORT, PARKING AND NMT EFFICIENCY

This theme addresses the integration of both motorised and non-motorised transit systems. The
guidelines aim to ensure that motorised transit, prevalent in most parts of the city, does not dominate
the urban realm in both private and public spaces. It is an important theme, considering that many
communes are situated within a comfortable walking distance from the institutions they serve, including
private accommodations.
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1.1.4.COMMUNAL INDOOR AND OUTDOOR AREAS AND AMENITIES

The theme of communal areas and amenities encompasses both indoor and outdoor shared spaces.
These spaces are crucial because individual private rooms often lack sufficient space to support other
activities, making communal areas essential extensions of their private rooms. These indoor and outdoor
communal spaces can be used for socialisation, and outdoor studying as well as other communal
activities such as gardening projects, fithess sessions, arts and crafts, study groups, movie nights and
meetings. Currently, these spaces are often treated as leftover areas that remain unused. The guideline
aims to contribute to the enhancement of their functionality and appeal.
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1.1.5.CONDUCIVENESS AND LIVEABILITY OF THE PRIVATE REALM

This theme explores the design and functionality of individual rooms allocated to renting students or
young professionals. Typically, these rooms come equipped with essential furnishings, including a
wardrobe, bed, table, and chair. The focus of this theme is to assess whether the design and
arrangement of these furnishings adequately meet the needs and preferences of the tenants. The theme
looks at the elements of privacy and soundproofing, layout and design, lighting and ventilation as well
as storage.
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1.1.6.BUILDING ELEMENTS AND FENESTRATION

The orientation of the building impacts various factors, such as the type of public realm it creates where
it interfaces with the street and the amount of heat gain and natural lighting it can absorb at different
times of the year. This ultimately influences the comfort of indoor spaces and the reliance on mechanical
sources of light, heat, and ventilation.
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1.1.7.SUSTAINABILITY AND ENERGY EFFICIENCY

This theme explores the extent to which environmentally friendly and energy-efficient living is practised
and encouraged in communes. It is an important theme on a macro scale, as the City of Johannesburg
grapples with challenges such as dwindling infrastructure, evident through incessant power outages and
water shortages. The theme emphasises the importance of exploring sustainable energy use practices,
which will be detailed in the guidelines section below.
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1.1.8.GENERAL HEALTH AND SAFETY HAZARDS

This theme explores the design and functionality of individual rooms allocated to renting students or
young professionals. Designing and maintaining living spaces and shared communal areas requires
careful consideration of health and safety hazards such as fire risks, electrical safety and orderly
furniture placement. It is also crucial to ensure adequate ventilation, access to emergency exits, and
proper arrangements to minimise clutter and enhance safety. Also, regular maintenance checks and
adherence to building codes and regulations can further assist in making communes more liveable and
sustainable.
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URBAN DESIGN GUIDELINES

This policy is guided by broader urban design principles that aim to establish more resilient and spatially
integrated neighbourhoods aligned with the City’s SDF strategic objectives. This section presents seven
urban design guidelines derived from these fundamental principles, which should be applied to
commune development applications in the City.

COMMUNE POLICY: FEBUARY 2025 DEVELOPMENT PLANNING 33



*on

/

OPTIMAL BUILDING
+ UNIT ORIENTATION

HEIGHT
AND SCALE

RESOURCE
EFFICIENCY
AND GREEN
ALTERNATIVES

ACCESSIBILITY
AND SUPPORTIVE

POSITIVE
STREET EDGES

URBAN DESIGN
GUIDELINES

WATER SENSITIVE

QUALITY PUBLIC REALW | URBAN DESIGN (WSuD)

MAXIMUM %
UNIT/ROOM

COMFORTABILITY

FUNCTIONAL
COMMUNAL SPACES

+ AMENITI

Figure 1: Communes Urban Design Guidelines.

Urban Design Guideline 1

SN wind

SDF 2040 + NODAL PRINCIPLE
REVIEW POLICY

Communes are Optimal Building

predominantly situated in low and
density urban areas with a Orientation

COMMUNE POLICY: FEBUARY 2025

TECHNIQUE / RANGE
OF MEANS

GUIDELINE

Place, configure, 1 Maximum of 5
and orient buildings m front building
and units/rooms to line.
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residential character
consisting of free-standing

houses around tertiary
institutions  of  learning,
therefore  the applicable

guidelines are of the
suburban zone.

The desired/encouraged
Building Placement and
Orientation are as follows:
Homes to be placed as close
to the street as possible to
enhance local street
surveillance and interaction.
Maximum of 5 m building line.

It is important to note that
some of the communes are
situated in strategic areas
such as Melvile and
Westdene.

Urban Design Guideline 2

Regarding this

principle, it s
important to note
that most
communes in the
City of

Johannesburg are
the result of
converting and
partitioning existing
houses. Therefore,
the orientation of
the built form may
have been
established long
ago.

Nonetheless, these

guidelines  should
stil  be applied,
especially in cases
where retrofits
might affect the
number of
openings, windows,
and the
arrangement of
rooms.

COMMUNE POLICY: FEBUARY 2025

maximize exposure
to the sun for solar
energy/heat gain,

allow for cross
ventilation while
maintaining

occupants' privacy,
and create a
positive street
edge.

Additionally, use
the building
orientation and
facade to create a
more engaging and
continuous
streetscape and
ultimately improve
the pedestrian
experience through
maximising
frontage.

The  primary
living spaces to
be the most
exposed to
direct sunlight.

Common
areas such as
sitting rooms
and lounges
should be
located at the
front or street-
facing side of
the building

Align the
building on a
north-south

axis (south-

facing rooms
tend to be
colder and

darker). Over
and above light

and shade
considerations,
views should

also be taken
into account.
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SDF 2040 + NODAL REVIEW
POLICY

According to the Nodal
Review Policy, there should
be a limited solid perimeter
wall along street edges and
where physical enforcement
is  necessitated, visually
permeable material for at

least 40% of the street edge

should be used.

Additionally, the

proposes the following:

“In residential
developments, it is
preferable not to
have any fences or
walls on the street
boundary. However,
should fences be put
up, it is proposed
that palisade fencing
that provides
maximum visibility,
be erected. This
should ensure
surveillance of the

street.”

PRINCIPLE
Positive Street
Edges

A balanced
approach and
reasonable
application of this
principle is
encouraged to

ensure that public
safety is not
compromised while
maintaining private

comfort and
security. The
context, and
level/type of

prevalent crime in
the area should be
considered.

COMMUNE POLICY: FEBUARY 2025

GUIDELINE TECHNIQUE /
RANGE OF MEANS
Visually permeable 1 Place
boundary  fences windows,
are preferred on the doors and
street edge. Avoid other
overly defensive openings
high and blank towards the
boundary street.
walls/fences to ,
- i Palisade or
create a positive
street edge and a clear-vu
fencing is
comfortable and
safe pedestrian AEETEE 1D
environment  that ensgre
contributes to the rr.1aIX|.r_num
overall living visibility on the
. street
experience of the
neighbourhood. SOl
1 Visually
permeable
High walls have the material for at
propensity to create least 40% of
a false sense of the street
security and, in edge.
some instances,
may even make 1 Installation of
s more residential
vulnerable by v.vall-.mounted
reducing natural lighting
surveillance  and (ehgrgy-
community efficient bulbs)
interaction. e
complement
street lighting
Use of design during the
solutions to prevent evening and
crime without night
creating a harsh
and unwelcoming
environment, i.e.
use of natural
surveillance to deter
criminal activity
(street-facing
windows, balconies
and entrances),
improve nighttime
visibility through the
incorporation of
lighting. Proved
adequate site
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lighting to ensure
safety and security
whilst  minimising
light pollution and
light overspill into
units.

Urban Design Guideline 3

deaap
wuw 009

abelo)s/ agoipiem

ROOM

Desk

SDF 2040 + NODAL PRINCIPLE GUIDELINE TECHNIQUE / RANGE OF
REVIEW POLICY MEANS

The primary objective of Maximum Employ  various 1 Ensure good levels of
the SDF 2040 is to Unit/Room architectural and ventilation, good
facilitate spatial Comfortability interior design thermal comfort and
transformation by techniques to lighting for each room
enhancing liveability ensure the optimal (A minimum of 1
and creating higher- non-cluttered use window per room).
quality urban Tl principle of room space, i.e.

environments. While the
strategic emphasis of
the SDF is
predominantly on the
public realm, it is equally
crucial to foster

delves into the
internal private
realm and aims to
create a better
living space for
the

COMMUNE POLICY: FEBUARY 2025

use of floating
shelves for storage
which still keeps
the floor space
unoccupied, and
multi-functional

Use floating shelves to
free up floor space.

Use multifunctional,
adjustable and foldable
furniture.
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liveability within private
spaces.

Additionally, the SANS
10400 National Building
Regulations Part S:
Facilities for Persons

with Disabilities,
outlines the
requirements and

standards for external
and internal circulation
routes. This includes
specifications for doors
and doorways, ramps,
stairways, handrails,
lifts, toilet facilities,
obstructions in the path
of travel, parking, and
signage for facilities.
These standards must
be adhered to in order to
accommodate people of
all abilities. The design
of the space should take
these considerations
into account.

Urban Design Guideline 4

occupant/user,
which is slightly
outside the realm
of urban design.

COMMUNE POLICY: FEBUARY 2025

furniture such as

beds with
drawers/shelves
underneath.

Rooms must have
allowable  space
for cupboards to
be fitted. All rooms
must have natural

light and
ventilation.

Provide adequate
windows and
glazing that
contribute to good
thermal comfort
within units.
Rooms intended
for student

tenants; provision
should be made
for a study desk.
Consider universal
design and
accessibility at the
earlier stages of
the design.

The development
should, as much
as is dependant on
the developer and
resources
available, ensure
that circulation
routes, including
doors and
doorways, ramps,
stairways,
handrails, lifts,
toilet facilities etc.
accommodate
people of all
abilities.

Use smart storage.

Encourage the use of
indoor plants  for
improved
concentration and air
quality.

A minimum of 15% of
the net floor area
fenestration for energy
efficiency.

Universal design and
accessibilty for a
transition from one
space to another.

Implement noise-
reducing materials for
partitioning.

Universally accessible
doors,
passageways/corridors
(minimum 2 meters
wide), toilets, showers
etc.
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Communal
Amenties
(laundry
& waste
storage)

ey

Private «

* outdoor

“ Area

Place communal amenties at
the back of the building out of
view or screened from the

public eye,(e.g )

SDF 2040 + NODAL
REVIEW POLICY

The desired/encouraged
Functional Open Space;
Recreational Facilities
and Greening guideline in
the Nodal Review is the

PRINCIPLE

Functional
Communal
Spaces
Amenities

COMMUNE POLICY: FEBUARY 2025

'eﬁpg

Buoe4 oiqnd

gale soll|Ine
2)eAlld

N/
GUIDELINE TECHNIQUE / RANGE OF
MEANS

Designate inviting T Minimum of 10%
and functional functional open
communal space located on
spaces/outdoor site.
rooms for
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allocation of 10%
functional open space that
should be located on-site
for all residential
buildings.

Urban Design Guideline 5

Outdoor spaces
hold equal
importance to
indoor spaces,
especially in
small-scale
developments
where living areas
are kept at a
minimum.
Ensuring  these
outdoor areas are
well-maintained
and functional
adds  significant
psychological
value for
users/tenants.

COMMUNE POLICY: FEBUARY 2025

relaxation and
social gatherings
to improve the
sense of
community,

provide an

alternative to the
often-crammed
indoor space, and
encourage outdoor
studying/working.

Provide areas for
clothes drying that
are centrally
located, easily
accessible, and
visually open and

transparent.
Provide communal
amenities,
including the
following: TV
areas, games
rooms, work

rooms, and study
areas.

Common areas
must be sufficiently
lit to ensure the
safety and security
of residents in a
manner that is
affordable and
sustainable
provision of
sufficient  refuse
and recycling
areas to support
the well-being and
health of tenets.

Landscaping with a
good balance
between soft and
hard spaces, to
create an inviting
atmosphere.

A minimum of 0.8

sqgm per tenant
indoor communal
space.

Multifunctional
parking and other
communal spaces
for relaxation,
meetings/gatherings,
and outdoor
studying/working.

Lighting and
comfortable seating
to encourage use.

Trees and shade

structures.

Where possible -
equipped TV areas,
game rooms, and
study/work rooms.

Universal design to
ensure access to
people of all abilities
and ages.

Use sustainable and
eco-friendly
materials.
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CLIMATE ACTION PLAN
AND GREEN BUILDING
POLICY

According to the Climate
Action Plan (2021) roads,
parking, buildings and paving
sealing ground surfaces
result in limited natural
infiltration and high rates of
runoff. This tends to have dire
downstream effects such as
flooding and deterioration in
river water quality.

One of the key solutions
proposed in the CAP to
alleviate these problems is
the storage and reuse of
surface water at the source.

The CoJ Green Building
Policy encourages the
employment of water
consumption reduction
strategies through water-
sensitive  urban  design,
construction and operation of
buildings i.e. installation of

highly efficient water
harvesting and reuse
systems. Proposed

PRINCIPLE

Sensitive
Design

Water
Urban
(WSUD)

The urban design
guidelines are
formulated in 2025,
a period when the
CoJ, much like its
counterparts in
Gauteng, is facing a
water crisis. The
city is under Level 1
water restrictions,
highlighting the
urgent need for

sustainable  water
management
practices. This
principle and
guideline
emphasize the
importance of
Water Sensitive
Urban Design

(WSUD) to ensure
the efficient use and

COMMUNE POLICY: FEBUARY 2025

GUIDELINE

Create an
environment that is
supportive of
sustainable
stormwater

infrastructure  and
promote the use of
permeable and
porous  surfaces.
The guideline
explores the
overarching WSUD
approach to
planning and design
of built-up
developments as
explicated in the
CAP. An approach
that aims to reduce
negative impacts on
the natural water
cycle protects both
human and aquatic
ecosystems and
promotes the
integration of water
supply, stormwater
and wastewater

TECHNIQUE /
RANGE OF MEANS

Water
storage tanks
that collect
rainwater from
the roof for
reuse
(cleaning,
watering the
garden and
other
household
use).

Use of porous
material  for
walkways and
driveways to
increase
infiltration.

Rain gardens
using
indigenous
plans for
rainwater
capturing and
enhanced
biodiversity.

Green roof for
the absorption
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development has a floor area
above 500m? are required to
demonstrate water re-use by
installing the relevant
technologies.

Urban Design Guideline 6

COMMUNE POLICY: FEBUARY 2025

conservation of management at the
water resources. By development scale.
integrating WSUD

principles, the aim

to create resilient

urban environments

that can Dbetter

withstand the

challenges posed

by water scarcity.

of rainwater
and reduction
in the amount
of impervious
surfaces.

Bioswales to
slow down
and filter
rainwater.

Landscaping
using
Indigenous
plants (at
least 50%)
that  require
less water.
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2.

77X

Vehicle are given priority over
pedestrians. This easier transition from
road to driveway encourages faster
vehicle movement

Priority is given to pedestrians.

Accessibility and Create a conducive 2-meter
Supportive Quality pedestrian/NMT- sidewalk

According to the SDF 2040
the public realm is a key
element of the structure that
can influence the generative
capacity of the city. The
public realm comprises all

Public Realm

friendly public clearance.
environment with a
well-landscaped

planting zone and

1 Planting zone.

COMMUNE POLICY: FEBUARY 2025
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public space, including street
space. A well-developed
public environment is
fundamental to sustainable
growth and development.

The SDF 2040 encourages
the development of high-
quality public realms
(characterised by human-
scale streets, high levels of
walkability, connectivity, and
continuity), supporting vibrant

street life and ultimately
contributing to decreasing
crime levels.

The City of
Johannesburg is
currently grappling
with significant
deterioration in the
quality of its public
realm. This decline
is evident in various
forms, including
vandalized and
stolen streetlights,
overgrown trees,
and uneven paving.
These issues not
only diminish the
aesthetic appeal of
our public spaces
but also pose

serious safety
hazards and
accessibility
challenges for
residents and
visitors alike.

COMMUNE POLICY: FEBUARY 2025

walkway that can be

comfortably

navigated by people
of all abilities.
Include bicycle
facilities where
possible to

encourage the use
of  non-motorised
transit systems.

Street
furniture zone
with solar
lighting.
Consider the
walkable
catchment,
which is
generally
regarded as
being  within
400-800m of a
destination,
equivalent to a
5 - 10 minute
walk.

Take
advantage of
strategic
locations
adjacent  to
collector
roads and
intersections
to social

facilities, local
centres and
employment.
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Site & Context
0 250 500
I site School e Trees Water Body s |Vlcters
I social Facilities @ I Parks () Bus Stops
Hospital
@ University 05PN sports field —— Aterial Rout & Transit Corridor
* clinic Local Roads ﬁ

Guideline 6: Ensure the site is located near amenities and social facilities within walking distance.

Consider existing building
elements, i.e. windows,
entrances and facades

Consider existing
landscapes Lreatment

Maintain Existing
setbacks

Consider existing boundary treatment
Lower fences for 5m from the front
boundary to maintain sight lines

Guideline 6: Consider design cues from the surrounding neighbourhood to help the development fit into
the area

. _________________________________________________________________________________________|
COMMUNE POLICY: FEBUARY 2025 DEVELOPMENT PLANNING 45




Urban Design Guideline 7

CLIMATE ACTION PLAN
AND GREEN BUILDING
POLICY

The City of Johannesburg
Climate Action Plan Provides
specific actions to achieve the
goal of net zero emissions by
2050 including the use of
technology solutions such as
mini-grids, solar water
heaters and solar lighting and
the implementation of
information programmes on
energy efficiency.

The City of Johannesburg
encourages the adoption of
green alternatives such as
renewable energy sources,
sustainable building
materials, and innovative
technologies that reduce the
carbon footprint of buildings.
This aligns with the city's goal
of achieving low to net-zero
carbon performance for all
new buildings by 2030 and

PRINCIPLE

Resource
Efficiency and
Green Alternatives

COMMUNE POLICY: FEBUARY 2025

GUIDELINE

Undertake building
design and layout

with resource
efficiency in mind
ensuring that
developments are
optimised for
passive heating and
cooling by
considering the

north-south  axis.
Explore a range of
renewable energy

solutions to
minimise reliance
on the grid.

TECHNIQUE /
RANGE OF MEANS

Equip lights
with  energy-
efficient bulbs.

Install  solar
water
geysers.

Install  solar
photovoltaic
(PV) systems.

Thermal
insulation.

Gas
cookstoves
and heaters.

Efficient water
devices.

Heat pumps.

North-south
axis.
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total net-zero performance by
2050.

Urban Design Guideline 8

SDF AND NODAL REVIEW  PRINCIPLE GUIDELINE TECHNIQUE /
RANGE OF MEANS
Emphasis is placed on the Height and Scale New developments 1 Height should

importance of integrating
development into its

should be designed
to complement the

not exceed
two stories

surroundings, particularly existing character above the
when those surroundings lack and scale of the adjacent
higher density, to prevent surrounding area. erven to

negative impacts on solar
amenities and views due to
the position and height of the

In lower-density
areas, building

ensure proper
scaling.

- P heights should be 1 Step-back
building. carefully considered designs and
to avoid the tiered building
overshadowing forms
effect and _
obstruction of I Rl
views. gradually
increases.

UTILITIES

f

Position refuse areas away from rooms where people sleep, eat, or spend significant time to

minimize health risks.

1 Refuse areas easily accessible for waste collection and must be screened off if placed in the front.

1 Lighting for public realm and communal spaces. Proved adequate site lighting to ensure safety and
security whilst minimising light pollution and light overspill into units.

1 Encourage sustainable living by providing an outdoor laundry drying area.

9 Provide secure and convenient bicycle storage areas.

1 Strong Wi-Fi coverage in communal areas.

1 Access control systems to ensure safety.

COMMUNE POLICY: FEBUARY 2025
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APPLICATION OF THE URBAN DESIGN GUIDELINES

This section looks at the current state of the communes and provides a visual illustration of what they
could become through various visualisation methods.

BT : ps
EXISTING i ] PROPOSED

Creating distinct zones within the verge between the street and private property is highly encouraged.
This includes a designated area for landscaping and street furniture, as well as clear pathways for
pedestrians. It's important to ensure that these pedestrian walkways remain free of clutter and
obstructions to provide a safe and accessible route for all.

Residual spaces between buildings and walls are often left unused, which can create potential hazards.
These areas could be transformed into outdoor recreational and workspaces, equipped with various
seating options, lighting, and vegetation.

. _________________________________________________________________________________________|
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EXISTIN P
Interventions don't need to be large-scale to make a significant impact. Starting with small initiatives,
such as installing water harvesting systems and creating small backyard urban gardens, can greatly

benefit tenants in communes. These efforts not only enhance the living environment but also pave the
way for exploring additional opportunities, like hydroponics.
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