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1.0 INTRODUCTION 
 
JONO Trust Professional Planners was appointed by the owner of Erf 13505 Gugulethu (refer to Figure 1.1: 
Property Concerned) to prepare the necessary land use applications to amend a condition of approval 
granted in terms of the By-law.  
 
The subdivision plan included in the conditions of approval under the previous application (Case ID: 
70375095) has changed (refer to Annexure 1: Development Approvals June 2019). The purpose of this 
application is to include the latest subdivision plan in the conditions of approval (refer to Annexure 2: 
Amended Subdivision Plan). The amendment of the current subdivision plan is a response to the City’s GIS 
department’s request.  The City’s GIS department found that the street naming process had not been 
conducted in accordance with the procedures stipulated by the said department.  
 
This triggered the need to amend the previously approved subdivision plan by including street names that 
are in accordance with the procedures of the GIS Department.  
 
The authority to make application on behalf of the landowner is attached as Annexure 3: Power of Attorney.  
 
1.1 Current Approval  
 
In June 2019, the City of Cape Town approved land use applications (Case ID: 70375095) to develop 
government subsidized housing on Erf 13505 Gugulethu. The approval included: 
 

• Rezoning from Community Zone 1 to Subdivisional Area Overlay zone to permit 14 Single Residential 
Zone 2 (SR2) properties for Dwelling Houses, 1 Community Zone 1, 1 Transport Zone 2 (TR2) and 2 
Utility (UT) properties. 

• Subdivision into 18 portions as shown on plan of subdivision plan: ProSub7 dated April 2019 
drawn by JONO Trust. 

 
The application for the extension of development rights was submitted on the 26 June 2024 (Case ID: 
1500125387).  
 
1.2 Purpose of the Applications 
 
The applications made by JONO Trust therefore seek to: 
 

• Delete the amendment of subdivision application on the extension of validity application which was 
previously submitted under Case ID :1500125387. 

 
It is proposed to delete the amendment of subdivision application which was included on the extension of 
validity application under Case ID: 1500125387. The application to amend the street names on the approved 
plan included on the extension of validity application, will lead to a delay in issuing a decision on the extension 
of validity since the validity approval can only be from the date of expiration. 
 

• Amend Condition 1.2.1 of approval dated 27 June 2019. 
 
It is proposed to amend Condition 1.2.1 of the Planning Approvals dated 27 June 2019. The City’s GIS 
department found that the street naming process had not been conducted in accordance with the 
procedures stipulated by the said department. This triggered the need to amend the previously 
approved subdivision plan by including street names that are in accordance with the procedures of the 
GIS Department. 
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The street names have been changed as follows: 
 
• Phathiswa Jacobs to ILanda Street; and 
• Sigonyela to Ingedle Street 
 
 
The revised subdivision plan reflects the new street names (refer to Annexure 2: Amended Subdivision 
Plan). The City’s GIS department confirmed that the street names are in order (refer to Annexure 4: 
GIS Department Confirmation). 
 
We propose that Condition 1.2.1 be amended as follows: 
 
Condition 1.2.1: Subdivision of the property into 21 portions as shown on plan PROSUB7 dated 
April 2019 drawn by Jono Trust. 
 
Be Amended to: Subdivision of the property into 18 portions as shown on plan PROSUB8 dated 
June 2026 drawn by Jono Trust. 
 
This application is made in terms of Section 42(j) of the Municipal Planning By-Law, 2015. 
 
1.3 Property Details 
 

Property 
Description:   

Erf 13505 Gugulethu (refer to Figure 1.2: Aerial Photo (2025)) 

Extent:  
  

3197m2 (Refer to Annexure 5: SG Diagram) 

Registered 
Owner:   

City of Cape Town (refer to Annexure 6: Ownership Printout) 

Title Deed #: 
  

(refer to Annexure 7: Title Deeds) 

Current Zoning: 
   

Subdivisional Area Overlay Zone. 

 
1.4 Summary of the Applications 

 
The application to amend Condition 1.2.1 of Annexure A of the June 2019 approval (refer to Annexure 1) is 
made in terms of Section 42(j) of the Municipal Planning By-Law (2015).  
 
The land use application forms are attached as Annexure 8: Land Use Application Forms.  
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2.0 DEVELOPMENT PROPOSALS & APPLICATIONS 
 
2.1        Deletion of Application 
 
It is proposed to delete the amendment of subdivision application which was included on the extension of 
validity application under Case ID: 1500125387.  
 
The application to amend the street names on the approved plan included on the extension of validity 
application, will lead to a delay in issuing a decision on the extension of validity since the validity approval 
can only be from the date of expiration. 
 
2.2  Amendment of Conditions 
 
It is proposed to amend Condition 1.2.1 of the Planning Approvals dated 27 June 2019. The City’s GIS 
department found that the street naming process had not been conducted in accordance with the 
procedures stipulated by the said department. This triggered the need to amend the previously approved 
subdivision plan by including street names that are in accordance with the procedures of the GIS Department. 
 
The street names have been changed as follows: 
 
• Phathiswa Jacobs to ILanda Street; and 
• Sigonyela to Ingedle Street 
 
The revised subdivision plan reflects the new street names (refer to Figure 2.1: Amended Subdivision 
Plan). The City’s GIS department confirmed that the street names are in order (refer to Annexure 4: 
GIS Department Confirmation). 
 
We propose that Condition 1.2.1 be amended as follows: 
 
Condition 1.2.1: Subdivision of the property into 21 portions as shown on plan PROSUB7 dated April 2019 
drawn by Jono Trust. 
 
Be Amended to: Subdivision of the property into 18 portions as shown on plan PROSUB8 dated 
June 2026 drawn by Jono Trust. 
 
This application is made in terms of Section 42(j) of the Municipal Planning By-Law, 2015. 
 

 
 
 
 
 
 
 
 
 
 
 



Erf 13504 Guguletu

Erf 13503 
Guguletu

Erf 10638 
Guguletu

Erf 10639 
Guguletu

Erf 10637 
Guguletu

Erf 10636 
Guguletu

Erf 10640
 Guguletu

Erf 10641 
Guguletu

Erf 10627  Guguletu

Erf 10625  Guguletu

Erf 10626  Guguletu

Erf 10628 
 Guguletu Erf 10629 

Guguletu
Erf 10630  Guguletu

Erf 10631  Guguletu

Erf 10632  Guguletu

Erf 10633  Guguletu

Erf 10634 
Guguletu

Erf 10635 
Guguletu

Ujabule Close

Imba Road

Erf 8953 Guguletu
Erf 8955 Guguletu

Tambo Street

Tambo Walk

Tambo Walk

Erf 13752 
Guguletu

Erf 13751 
Guguletu

Erf 13750 
Guguletu

Erf 13749 
Guguletu

Erf 13748 
Guguletu

Erf 13747 
Guguletu

Erf 13746 
Guguletu

Erf 13745 
Guguletu

Erf 13744 
Guguletu

Erf 13743 
Guguletu

Erf 13761 
Guguletu

Erf 13762 
GuguletuErf 13763 

 GuguletuErf 13764  
GuguletuErf 13765 

GuguletuErf 13766 
GuguletuErf 13767 

Guguletu

Erf 13680 
 Guguletu

Erf 13755 
 Guguletu

Erf 13756  
Guguletu

Erf 13757 
Guguletu

Erf 13758  
Guguletu

Erf 13759  
Guguletu

1065010649

Erf 10650

Guguletu

Erf 10648

Guguletu

Erf 13457
Guguletu

Erf 13679
 Guguletu

Erf 13681 
 Guguletu

ILanda Street

Ingedle Street

13

10.60m

5.9m
12.9m

1

110sqm

5m

15.32m

6.6m

87sqm

11

3.7m

16.42m

5m 5m

5m
5m

9 7

5
3 13m

89sqm

72sqm
63sqm

50sqm
48sqm

16.47m
11.83m

15m

2
3 4

5

6 7

10m

10m
8m

63sqm

87sqm

77sqm

70sqm

10m

15m

20m

12.75m

16.81m

8

9

10

11

473sqm

26.92m

10.59m

16.44m

15

1
8

12

1

16
805sqm 10

342sqm
5

2

4

17
21m

15.5m

17m

14m
55sqm14

1313126m 9m

11m10m

10m
55sqm

64sqm

8m

3B

8m

18
585sqm

101

103

105

107

109

111

113

115

117

Erf 13505 Guguletu
Proposed Subdivision

2.1

Job: 24.288 mxd: ProSub8 Date: June 2026

JONO TRUST
SCALE at A3

Site Boundary: Erf 13505 Guguletu
(Approx. 3197.39sqm)

Street Centrelines

Key

-

-

´0 3 6 9 12 151,5
Meters1:400

Proposed Subdivision Lines

-

-Surrounding Properties

Total 100

Portion 
Number

Proposed
Use Area(m²) % ofArea

Proposed
Zoning

1 - 14 989Residential 30.96

TR2

LAND USE TABLE

15
16
17

585

473
805
342

14.80
25.20

R2

UT
CO2

Detention 
Pond

Pipeline
Servitude

Community 
Zone 10.70
Road

UT

3194
18.3118



 

 
JONO Trust professional town planning & project facilitation                                                  Erf 13505 Gugulethu (24.288)     

                                                                                      July 2026      

 

      

3.0 FACTORS THAT SUPPORT THE LAND USE APPLICATIONS 
 
This section will set out the motivation that supports the proposed amendment and is framed in terms of the 
Bylaw’s Section 99.  
 
3.1 Compliance with the Municipal Spatial Development Framework and Planning Policy 
 
The policy statements set out in the 2012 Cape Town Municipal Spatial Development Framework (MSDF) and 
the development guidelines in the 2012 Cape Flats District Plan, previously motivated the approved land use 
application. Since then, the Municipal Spatial Development Framework (February 2023) and District Plan 
(January 2023) has been updated and approved. The amendment proposals do not take away from the extent 
to which the development complies with the latest Municipal Spatial Development Framework and Cape 
Flats District Plan.  
 
3.1.1  Cape Town Municipal Spatial Development Framework (2023) 
 
 The focus of the framework is on accelerating the 
implementation of inward growth, highlighting 
housing as one of the targeted areas.  
 
The MSDF encourages land use intensification, 
which implies a greater mix of residential and non- 
residential land use (diversification) through the 
increased use of space both horizontally and 
vertically (densification). The framework further 
encourages land use intensification in locations with 
public transport accessibility, also at concentrations 
of employment, commercial development, social 
amenities and civic functions, to generate the 
thresholds required to support a sustainable public 
transport system. 
 
  
 
Erf 13505 Gugulethu is located within an area designated as the ‘Urban Inner Core’. The Urban Inner Core 
(UIC) is where the City will focus its support for development in an effort to spatially transform Cape Town 
by ‘creating more opportunities for more people in highly connected areas’. The current MSDF is 
fundamentally different in that it refocuses growth towards the inner areas and actively discourages the 
outward expansion of urban areas. This fundamental change is positive in that redevelopment will occur in 
existing urban areas, especially those that have easy access to public transport or offer easy access to the 
different parts of the city and have existing engineering infrastructure. 
 
 The policy statements below prove that the proposed development of Erf 13505 Gugulethu is in alignment 
with the updated policies set out in the 2023 CTSDF, these policy statements are:  
 

• Policy 2: Support and encourage investment (public and private) through the uptake of available 
incentives to encourage and facilitate inclusive economic growth.  
o P2.5: Maximise the impact of fiscal and spatially targeted mechanisms and incentives, such as the 

urban development zone, to support the City’s spatial transformation policy objective underpinning 
mixed-use models for housing development).  

 

• Policy 9: Plan for incremental land use intensification and diversification in support of inward growth 
predicated on the public transport infrastructure.  

 

Figure 3.1: Metro Context. 
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• Policy 16: Direct urban growth away from risk areas and activities.  
o P16.12:Continued engagement between the City and ACSA (especially in the review of the CTIA 

masterplan) to ensure that the envisioned future role of CTIA is flexible enough to cater for the 
City’s vision to upgrade informal settlements and construct infill housing on land near the airport, 
as well as other economic and social development projects.  

 

• Policy 23: Support the integrated intensification and diversification of land uses in identified areas, 
supportive of inward spatial growth, economically and incrementally.  
o P23.2: Ensure urban growth towards a more integrated and accessible city by supporting 

appropriate urban development and land use intensification within the urban inner core and 
incremental growth areas.  

 

• Policy 26: Transform and integrate historically marginalised areas and informal settlements into spatially 
integrated neighborhoods that enable economic and social opportunities for residents.  
o P26.1: Support land development proposals that advance inclusive economic growth and 

sustainable livelihoods in existing and new townships.  
 
Based on the points above, the proposals comply with the CTSDF (2023). 
 
3.1.2  Cape Flats District Plan (2023) 
 
The District Plan applies the Municipal 
Spatial Development Framework 
principles and proposals to the local 
area.  
 
The site falls within sub-district 2: 
Manenberg – Gugulethu - Nyanga of 
the Cape Flats District Plan. The local 
objectives that apply to Erf 16086 
Gugulethu are:  
 

• Promote collaborative approaches 
between various sectors for the 
optimization of limited spaces to 
achieve high density and 
multifunctional land uses. 

• Upgrading of informal settlements 
and relocation of inhabitants from 
areas where settlement presents 
significant risk to health and 
safety.  

• Encourage intensification (and land use change) and densification at intersections of development 
routes.  

 
The site is within ‘Existing Urban Development’ and ‘higher order development corridor’ where the 
intensification is encouraged. This supports residential and mixed-use infill development in accordance with 
the approved Development Framework.  
 
The policy statements and guidelines that apply to Erf 13505 are:  

• Encourage intensification and mixed land uses, including medium high density residential development 
within the node and along Steve Biko Drive. 

 

Figure 3.2: Cape Flats District Plan 

Site: 
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• Increase a mix of land uses and opportunities for living and working in the area to activate public spaces 
and attract private investment.  

• Encourage and support community residential units (CRUs) (e.g. hostel redevelopment in Nyanga and 
Gugulethu), gap and social housing (or any other appropriate housing typology) and live-work units to 
meet residential market needs of the area (Nyanga, Gugulethu and Manenberg).  

• Encourage upgrading of informal settlements in Gugulethu, Nyanga and Crossroads through strategies 
such as reblocking/upgrading of basic services.  

 
The District Plan supports the development of infill housing on Erf 13505 Gugulethu. 
 
3.2 Desirability: Socio-Economic Impact 
 
The proposals promote and stimulate the effective and equitable functioning of the local area. Encourages 
land use intensification and economic development in an accessible area, thereby allowing more people to 
have access to the activities that the local area offers. Specifically, those activities which are of public nature. 

 

3.3 Desirability: Compatibility with Surrounding Uses  

 

The proposal is for a residential development within a residential area, it is therefore compatible with the 
surrounding uses. More importantly, the design recognises the need to respond to the adjacent residential 
uses. The amendment of the condition application is merely to swap out the street names reflected on the 
previous approved subdivision plan as requested by the City’s GIS department. 
 
3.4 Desirability: Impact on External Engineering Services  

 

The proposals can be accommodated within the existing municipal services network. There is no need to The 
proposals can be accommodated within the existing municipal services network. There is no need to upgrade 
any of the intersections that are likely to be affected by the development. 
 
3.5 Desirability: Impact on Safety, Health and Wellbeing of the Surrounding Community 

 

The proposal is for the formalisation of a residential use. There is no safety, health or risk to wellbeing which 

will be a result of a residential development. The amended subdivision plan does not pose any negative 
impact or threat to the safety, health and wellbeing of the surrounding community. 

 

3.6 Desirability: Impact on Heritage 

 
The proposal does not have an impact on heritage resources. 
 
3.7 Desirability: Impact on the Biophysical Environment 

 
There are no biophysical features on site that require to be retained. 
 
3.8 Desirability: Impact on Traffic, Parking and Other Transport Related Considerations 
 
The scale and nature of development does not necessitate a traffic study and the DMS does not require 
onsite parking for R2 erven that are smaller than 100m2. 
 
3.9 Desirability: Conditions of Approval to Mitigate Impact 
 
It is anticipated that the proposed amendment of conditions will not impose any negative impacts that will 
require mitigation strategies.  
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3.10 Impact on Existing Rights 

 

The proposal is deemed not to have any negative impact on the existing property rights of the surrounding 
owners. The proposal to amend Condition 1.2.1 of approval does not interfere with the neighbouring 
owner’s ability to use and enjoy their properties. 
 
3.11 By – Law Compliance 

 
Section 60(1) of the Planning Bylaw states that the City may approve an application for the amendment 
of an approved plan of subdivision if: 
 

• a subdivision which has not been confirmed; or 
 

• a confirmed subdivision, in relation to land units shown on the general plan in respect of which no 
transfer has been registered in terms of the Deeds Registries Act. 

 
Erf 13505 complies with the requirements of the Planning Bylaw. 
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4.0 CONCLUSION AND REASONS FOR APPROVAL 

 
This application to amend the conditions of approval is worthy of support because:  
 

• The application to amend the approved subdivision plan does not introduce any new concepts or increase 
the impact on surrounding community and municipal services.  

• It is an amendment of approval to swap out the street names reflected on approved subdivision plan 
with the street names approved by the City’s GIS Department. 

 
In light of the factors in the above sections, we believe that the application for Erf 13505 Gugulethu is worthy 
of approval. 

 
______________________ 
JONO Trust Professional Planners  



 

 
JONO Trust professional town planning & project facilitation                                                  Erf 13505 Gugulethu (24.288)     

                                                                                      July 2026      

 

      

Annexure 1: 
Development Approvals June 2019 
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Annexure 2: 
Amended Subdivision Plan 
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JONO TRUST
SCALE at A3

Site Boundary: Erf 13505 Guguletu
(Approx. 3197.39sqm)
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Portion 
Number

Proposed
Use Area(m²) % ofArea

Proposed
Zoning

1 - 14 989Residential 30.96

TR2
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