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Application for Subdivision & Departure 
 
Application for Subdivision made to the City of Cape Town 
 
Motivating agent: Tracy Norton 
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Property Details 
• Owner: J.B. Standish ID: 5408045138187 
• Erf 718 Noordhoek is zoned Rural 
• Address: 4 Gondolier Close, Crofters Valley, Noordhoek 
• Site Extent: 4 264m² 

 
Application: 

• Subdivision in terms of Section 42(d) of the Municipal Planning By-Law of the subject 
property into two portions, i.e. portion 1 of 1 538m2 and remainder erf of 2 726m2  as per 
the plan of subdivision. 
 

• Permanent Departure in terms of Section 42(b) of the Municipal Planning By-Law to permit 
a subdivision into 1 538m² & 2 726m² instead of 2ha as per Item 114. 
 

Executive Summary: The applicant’s motivation of the proposal is: 
• The zoning of the property will remain unchanged. 
• No restrictive title deed conditions prohibit the subdivision. 
• The proposal complies with the Municipal Spatial Development Framework, Southern 

District Plan & Densification Policy. 
• The subject property is not located within a Heritage Protection Overlay Zone and the 

house is not older than 60 years; meaning there will be no impact on heritage. 
• The subdivision is compatible with the surrounding land uses and the varying property 

sizes in the area. 
• The proposed erf sizes are adequate by modern standards. 
• There will be no added visual impact as a result of the subdivision. 
• The subdivision of the property will have a positive socio-economic impact. 
• There will be no impact on health, safety and wellbeing of the neighbouring community. 

 
Background to Proposal 
This section gives the background to the proposed subdivision of the erf. The area and zoning 
are described. This is followed by a more detailed description of the property and the proposed 
development. The section concludes with a listing and brief discussion on the potential impacts 
of the proposed subdivision. 
 
Description of the area / surrounding land uses 
The property is located in a middle income residential area situated in Noordhoek, close to Sun 
Valley. The area is characterized by multi-level, detached, dwelling houses on medium sized 
erven, ranging between 650m2 and 4500m2. The area has views of the coastline and the 
surrounding mountains and valley floor. The property is in close proximity to both Sun Valley and 
the Long Beach Mall and Sun Valley retail precincts. 
 
It is noted that there are a total of only 9 properties that gain access off Gondolier Close, with 1 
property still being vacant and at least 2 properties (Erf 711 & 712) that seem to have 2 dwellings 
each already.  Gondolier Close is about 220m long, meaning the road is significantly underutilised 
in terms of access and services for only 8 developed properties. 
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Zoning and Subdivisions 
The subject property is zoned Rural, as are the immediately neighbouring properties.  Several 
properties in the area have recently been subdivided, resulting in no negative impact on the area. 
These include, for example, Erf 697; 4 Wolf Power Close that was subdivided into 2 with Portion 
1 being 1720m² and Portion 2 being 2478m² in extent. 
 
Title Deeds 
It has been confirmed that there are no restrictive title deeds applicable that prohibit the proposal.  
The property diagram is still part of the General Plan for the area. 
 
Services 
The property currently has a sewer connection, water connection and carriageway crossing.  The 
subdivided portions will each have to have their own service connections.  This should have no 
impact considering that 2 similar sized dwelling units are possible as of right and that both portions 
will still be relatively large in extent.  The remainder will retain the existing electricity connection 
and an amended sewer connection over portion 1, while needing a new water connection.  Portion 
1 will retain the existing water connection while needing new electrical and sewer connections, 
as well as a new carriageway crossing. 
 
Policies 
The Municipal Spatial Development framework notes the property to be in a 'consolidation area'.   
The District Plan notes the property to be earmarked for 'urban development'. 
 
The subdivision will allow 1 more property in an area that has a very low density and should thus 
have a limited impact on service infrastructure and is a typical urban development; and thus 
complies with these frameworks. 
 
The proposal completely complies with the densification policy, making better use of existing 
infrastructure in a way that should have a limited impact on the character of the area. 
 
In terms of the street naming and numbering policy it is suggested that the remainder will retain 
No.4  Gondolier Close and that portion 1 will become No.4 A Gondolier Close. 
 
Motivation 
The motivation for the proposed subdivision is detailed in the section. 
 
Proposed subdivision & departure 
The proposal is for the subdivision of the subject property into 2 portions, i.e. portion 1 measuring 
1 538m2 and remainder erf measuring 2 726m2 in extent respectively, as per the attached plan of 
subdivision.  This is still a relatively low densification that is of a similar extent of other subdivisions 
in the area. 
   
The subdivision will barely be noticed from the surrounds, while 2 carriageway crossings are in 
any event permitted since the street boundary exceeds 30m in length.  The shape will assist to 
limit the potential increase in density of portion 1 more than what is already possibly on the subject 
property and thereby supporting the rural residential nature of the area.  The reduced extent will 
be barely visible and should therefore have no impact on the rural residential character. 
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The house has been approved, meaning that there is no building line departure applicable due to 
the proposed line of subdivision.   
 
Built form 
The existing house will not change due to the proposed subdivision.  The house is only about 
650m² (43%) while a total of 1500m² is permissible. 
 
Portion 1 will limited in built form by the narrowness of the property, while still allowing a sizable 
building on the lower part of the portion.  The house on erf 717 is situated to the far east of the 
property and the house on erf 720 is located about 15m south of the common boundary and lives 
out to the south west to make use of the amazing views.  A future house will have to comply with 
the development rules, which remains unchanged as no change is proposed to the zoning of the 
property and should thus have no impact on the neighbours.   
 
Sectional Title VS Freehold 
The option to construct a second dwelling was considered, which permits another sizable dwelling 
unit.  However, a freehold property is much more desirable in the open market and still reaches a 
better sale prices.  Another freehold property also increases the overall rates of the property and 
thus marginally supports council. 
 
The shape of the property was carefully considered, not only in terms of the surrounding 
properties but also the existing house on the property.  A conceptual site development plan has 
been prepared to illustrate that a sizable dwelling unit is possible on Portion 1, which can easily 
take sun and wind directions into consideration while still complying with the building lines for the 
property.  The narrow section along the entrance allows a driveway to curl with the contours of 
the property for access to sufficient on-site parking and a sizable house that will complement the 
character of the area.   
 
The layout has also taken the existing trees on portion 1 into consideration, furthermore noting 
the workable layout of the proposed subdivision with the spacious design as per the site 
development plan. 
 
 Principles for Land Use Planning 
The criteria for the assessment of the application as per Chapter VI Section 59 of the Land use 
Planning Act, 2014 (Act 3 of 2014) and Chapter 2 Section 7 of the Spatial Planning Land Use 
Management Act, 2013 (Act 16 of 2013) are addressed as follows: 
 
Spatial Justice 
The development proposal is consistent with the Cape Town Municipal Spatial Development 
Framework (2018) as a spatial instrument that directs future development at a Local Municipal 
level. The proposed development is consistent with the development proposals set out for the 
sustainable development of the area, and therefore, supports the goals of the SDF. Through the 
proposed subdivision, access and ownership of land unit that is a bit smaller than the average 
thus make is possible for families to enter the market that could probably not do so with the larger 
property sizes.  The proposed development supports sustainable use of resources and falls within 
an administrative area earmarked for rural residential use, while making use of existing 
infrastructure.  The proposed development will be in line with the current potential of the property 
in relation to the existing zoning and permissible land use, justifying the option to develop the 
property by means of affording another family a separate freehold portion. The proposed 
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development does not support further segregation within the community while the possible 
footprint supports the current character.   
 
Spatial Sustainability 
The proposed development contributes to spatial sustainability as the development will enhance 
connectivity with the rural residential nature of the surrounding area. It is unlikely that the proposed 
development will have any negative effect on the surrounding rural residential nature of the area 
as the same density and built form could be possible.   
 
The proposal will continue to promote the protection of high quality rural residential character of 
the area. The proposed development is within the rural areas of Cape and will not adversely affect 
any natural conservation areas or surrounding properties. The proposal promotes the resilience 
of the area, as an additional property will promote further services and employment opportunities 
with significant investment for the construction of a new dwelling unit and securing the property.     
 
The landscape character is enhanced by not increasing the overall potential of the rural residential 
nature of the property. The proposed development will not be a financial burden on the 
municipality and it will optimise the use of existing infrastructure within the existing serviced area. 
Therefore, it promotes the financial viability of the municipality.  The proposal will result in a 
marginally more spatially compact, and resource-efficient settlement and will benefit from existing 
infrastructure and services that will ensure quality of life to present and future generations.    
 
Efficiency 
The proposed development enhances the quality and functionality of the property through the 
optimal use of existing services and infrastructure in the area. With this application, the owner of 
the properties will be able to increase the extent, and the development potential.   
 
Spatial resilience 
The principle of spatial resilience allows more flexibility in spatial plans, policies and systems. The 
proposal is minor in nature, but will marginally assist with better land use potential of the property 
without negatively impacting the surrounding area.                                     
 
Good Administration 
The proposed application will be taken through the necessary stipulate public process by the City 
of Cape Town Municipality and all relevant departments will be approached. Participation of 
different relevant departments and the public will ensure an informed decision. 
 
Desirability / criteria for decision making – Section 99 of the Municipal 
Planning By-Law 
Compliance with policy 
The minor nature of the proposal complies with applicable policies that guides decision make in 
relation to the property and surrounding area. 
 
Subzone 
The proposal does not require assessment in terms of any other subzone. 
 
Development Management Scheme (DMS) 
The proposal is seen to comply with the DMS and associated requirements. 
 



6 

Existing right 
No change is proposed to the zoning of the property, and as the property is zoned rural the building 
lines remain the same and should thus have no impact on neighbours; otherwise their consent 
will be required with a follow up process. 
 
Consolidation 
The proposal is not for a consolidation. 
 
Other legislation 
The property is not environmentally sensitive, with old buildings, etc that requires further 
consideration in terms of other legislation. 
 
Municipal Planning By-Law 
The proposal seems to be compliant with the requirements of this legislation. 
 
Socio-Economic benefits 
The most important social benefit is that another family would be offered the opportunity of living 
in this amazing area, on their own property. Crofters Valley is a quiet and scenic area and living 
in the area would promote spiritual harmony with nature. Such a benefit cannot be underrated. 
Gondolier Close is a quite cul-de-sac that is perfect for raising a family, with no thoroughfare and 
thus limited conflict with passing traffic and underutilisation of services.  The proposal will also 
mean that a new house will eventually be constructed by future owners of portion 1. They are 
potential job benefits in that there is a strong possibility that the owners of the new property would 
employ people to work both in their house and garden. An additional house would need 
maintenance which would generate further business for local firms in the area such as painters, 
plumbers and electricians.  The proposal should therefore have a positive impact on the socio-
economics of the area in general.  This appropriate form of densification can also foster a deeper 
sense of community. 
 
Compatibility with surrounding uses 
The area has a rural residential character with relatively large properties.  The proposal will retain 
the existing rural zone meaning the buildings can't be built closer to the common boundaries than 
what is currently possible.  Any future building will have to comply to similar development rules 
and should thus have a limited impact on the area in general. 
 
Impact on the external engineering services 
The subdivision will make use of existing services utilised by very few properties along this cul-
de-sac.  The proposal will make better use of existing services and the development contribution 
will contribute towards maintenance of bulk infrastructure and therefore support existing services. 
 
Impact on safety, health and wellbeing of the surrounding community 
The property is already fenced and secured.  The future construction of a building on portion 1 
will have to comply with health and safety regulations meaning that the proposal will have a limited 
impact on the area during the construction period only. 
 
Impact on heritage 
The property is not within a heritage protection overlay zone and the building is not older than 60 
years. There would be no heritage impacts of any nature. 
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Impact on biophysical environmental 
The proposed property which would become a new property is currently a residential garden. The 
proposed part of the proposed subdivision portion contains compost heaps, a borehole water 
tank, a vegetable garden, paved areas and some garden. There is an extensive area with aliens 
in the form of pine trees. There are no protected species in the garden. The proposed building 
would affect the compost heaps, water tank location, vegetable garden and paved areas. There 
will be a limited impact on the existing garden. The application will not have a negative impact on 
the biophysical environment when considering the existing development rights on the property. 
 
In addition, the proposed subdivision would have wider environmental benefits because the 
reduced travel times would lower carbon emissions and lower the consequential contribution to 
climate change as well as the impact of urban sprawl.  The more effective use of underutilised 
properties and associated services will therefore have positive environmental benefits. 
 
Traffic impacts, parking, access and other transport related considerations: 
The application is for a single residential property with enough off-street parking. Gondolier Close 
is a cul de sac with no through traffic to only 9 properties of which 1 is still vacant, meaning another 
carriageway crossing, which is a primary land use right in any case due to the wide street 
boundary, will have no impact on traffic, parking, access and other transport related issues.   
 
Conclusion 
The subdivision of the property, without changing the zoning, will improve the use of the property 
in support of existing infrastructure and in line of Council's forward planning frameworks and 
policies.  It is evident that the proposal will have no impact on abutting property owners while 
supporting a better use of the property and making it possible for another family to have access 
to another beautiful property in this area.  The proposal should therefore have no negative impact 
whatsoever and it is noted that the application should be approved. 
 


