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Municipal Notice No: 144/2025   

NOTICE OF LAND USE APPLICATIONS/ 

 GRONDGEBRUIKAANSOEK KENNISGEWING/  

ISAZISO NGESICELO SOKUSETYENZISWA KOMHLABA 

BITOU MUNICIPALITY (WC047) 

NOTICE NUMBER: 144/2025 

Property description/ 

Grondbeskrywing/ Inkcazo yepropati 

 

Type of Application/Aansoek/ Uhlobo lweSicelo 

Erf 126, Natures Valley   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

     

Erf 126, Natures Valley   

 

 

 

 

 

 

 

 

 

• Application is being made in terms of Section 15(2)(f) of the Bitou Municipality Land Use Planning 

By-Law for the suspension of the restrictive title deed conditions F.4.(c) and (e) that prescribe 

✓ only one building to be erected on the property and 

✓ 6,30m street and 3,15m rear building lines 

• The application for suspension of the title deed restrictions in 1.2 above is being made to allow the 

existing developments as shown on the site development plan (Annexure E) to remain. 

• Application is being made in terms of Section 15(2)(b) of the Bitou Municipality Land Use Planning 

By-Law for the following departure from the provisions of the Zoning Scheme: 

✓ Departure from the South-western (Lateral) building line from 2,00m to 1,94m for the 

existing outbuilding. 

• The application for departure from the provisions in the Zoning Scheme in 3.1 above is being made to 

allow the existing developments as shown on the site development plan (Annexure E) to remain. 

• Application is being made in terms of Section 15(2)(o) of the Bitou Municipality Land Use Planning 

By-Law for consent to allow an additional dwelling unit, being the two existing bedrooms, store, 

drying room & shower (without kitchen) which are contained in the outbuilding and are not contained 

in the main dwelling 

 

• Aansoek word ingevolge Artikel 15(2)(f) van die Bitou Munisipalitei 

Grondgebruikbeplanningsverordening gedoen vir die opskorting van die beperkende 

titelaktevoorwaardes F.4. (c) en (e) wat voorskryf 

✓ slegs een gebou wat op die eiendom opgerig moet word en 

✓ 6,30m straat en 3,15m agterste boulyne 

• Die aansoek om opskorting van die titelaktebeperkings in 1.2 hierbo word gedoen om die bestaande 

ontwikkelings soos aangedui op die terreinontwikkelingsplan (Bylae E) toe te laat bly. 

1. Aansoek word ingevolge artikel 15(2)(b) van die Bitou Munisipaliteit se 

Grondgebruikbeplanningsverordening gedoen vir die volgende afwyking van die bepalings van die 

Soneringskema: 

✓ Afwyking vanaf die Suidwestelike (Laterale) boulyn van 2,00m tot 1,94m vir die bestaande 

buitegebou. 

• Die aansoek om afwyking van die bepalings in die Soneringskema in 3.1 hierbo word gedoen om die 

bestaande ontwikkelings soos aangedui op die terreinontwikkelingsplan (Bylae E) toe te laat bly. 

• Aansoek word ingevolge artikel 15(2)(o) van die Bitou Munisipaliteit se 

Grondgebruikbeplanningsverordening gedoen vir toestemming om 'n addisionele wooneenheid toe te 

laat, naamlik die twee bestaande slaapkamers, stoor, droogkamer en stort (sonder kombuis) wat in die 

buitegebou vervat is en nie in die hoofwoning vervat is nie 

 

Application is available for viewing at Municipal office, 50 Melville’s Corner, during office hours/ Aansoek kan bestudeer word by Kantoor 50, 

Mellville’s Corner gedurende kantoorure/ Ikopi yesicelo iyafumaneka ukuze ijongwe kwi-ofisi kaMasipala kwiyunithi engu-50 Melville’s Corner, 

ngamaxesha omsebenzi aqhelekileyo. 

Enquiries may be directed to/ Navrae kan gerig word na/ Imibuzo inokubhekiswa kuyo Town planning at 044 501 3303/ townplanning@plett.gov.za 

Comments/objections with reasons must be delivered or e-mailed to townplanning@plett.gov.za within 30 days from the date of publication of this 

notice, and must include the name & contact details of the person concerned. Kommentare/ besware kan na townplanning@plett.gov.za gerig word 

binne 30 van publikasie van hierdie kennisgewing en moet ‘n naam en kontakbesonderhede insluit./ Naziphi na izimvo/izichaso ezinezizathu 

mazisiwe okanye zithunyelwe nge-imeyile apha townplanning@plett.gov.za zingadlulanga iintsuku ezingama-30 ukususela kumhla wokupapashwa 

kwesi saziso, kwaye mazibandakanye igama neenkcukacha zoqhagamshelwano zaloo mntu uchaphazelekayo. 

Mr. Mbulelo Memani  

MUNICIPAL MANAGER  

Bitou Local Municipality 

 

http://www.bitou.gov.za/


 

 

Enquiries    Contact details             E-mail 

Olwethu Yonke                044 501 3317          townplanning@plett.gov.za 

   

Our ref: 18/126/NV                       08 April 2025 

 

 

Sir/Madam  

 

PROPOSED SUSPENSION OF THE RESTRICTIVE TITLE DEED, CONSENT USE AND PERMANENT 

DEPARTURE FOR ERF 126, NATURES VALLEY 

 

Applicant: Beacon Survey     

 

Notice is hereby given that Bitou Municipality has received an application for in terms of section 15(2) of the Bitou By-

law on Municipal Land Use Planning 2015; the application details are as follows:  

1. Application is being made in terms of Section 15(2)(f) of the Bitou Municipality Land Use Planning By-Law for the 

suspension of the restrictive title deed conditions F.4.(c) and (e) that prescribe 

1.1. only one building to be erected on the property and 

1.2. 6,30m street and 3,15m rear building lines 

2. The application for suspension of the title deed restrictions in 1.2 above is being made to allow the existing 

developments as shown on the site development plan (Annexure E) to remain. 

3. Application is being made in terms of Section 15(2)(b) of the Bitou Municipality Land Use Planning By-Law for the 

following departure from the provisions of the Zoning Scheme: 

3.1. Departure from the South-western (Lateral) building line from 2,00m to 1,94m for the existing outbuilding. 

4. The application for departure from the provisions in the Zoning Scheme in 3.1 above is being made to allow the 

existing developments as shown on the site development plan (Annexure E) to remain. 

5. Application is being made in terms of Section 15(2)(o) of the Bitou Municipality Land Use Planning By-Law for 

consent to allow an additional dwelling unit, being the two existing bedrooms, store, drying room & shower (without 

kitchen) which are contained in the outbuilding and are not contained in the main dwelling 

A copy of the application and full supporting documentation is available for viewing on the Municipal website. Enquiries 

regarding the application may also be directed to the Municipal Land Use Management official Olwethu Yonke at 044 

501 3317/ townplanning@plett.gov.za. 

 

Any comments or objections to the application, with reasons therefore, must be lodged in writing to the abovementioned 

official by means of email (townplanning@plett.gov.za) or hand-delivery within 30 days of the date of registration of this 

notice, and must include the name and contact details of the person concerned. Comments/ objections received after 30 

days may be disregarded. A person who cannot write may visit the Land Use Management office, where a staff member 

will assist to transcribe their comments. 

 

The personal information of anyone who submits comment / objection might be made available as part of processing the 

application and might be used during formal application processing. 

 

 

Regards 

Chris Schliemann 

mailto:townplanning@plett.gov.za
mailto:townplanning@plett.gov.za
mailto:townplanning@plett.gov.za


 

 

Manager: Land Use and Environmental Management 



 
 
 

MOTIVATION REPORT 
 
 

ERF 126 NATURES VALLEY 
NATURES VALLEY TOWNSHIP 

BITOU MUNICIPALITY 
 
 
 
 

PROPOSED :  1) SUSPENSION OF TITLE DEED RESTRICTIONS (BUILDING 
LINES) TO ALLOW THE EXISTING DEVELOPMENTS ONLY, 
  2) SUSPENSION OF TITLE DEED RESTRICTIONS (ERECTION 
OF MORE THAN ONE BUILDING) TO ALLOW THE ADDITIONAL 
DWELLING AND STAFF QUARTERS ONLY, 
  3) DEPARTURE FROM ZONING SCHEME CONDITIONS 
(BUILDING LINES) TO ALLOW THE EXISTING DEVELOPMENTS ONLY 
  AND  
  4) CONSENT USE FOR ADDITIONAL DWELLING TO ALLOW 
THE TWO EXISTING SEPARATED BEDROOMS ONLY. 
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1. INTRODUCTION 
 
 
1.1 Erf 126 Natures Valley is situated on St Michaels Avenue in the 
south-western part of Natures Valley as shown on Annexure C. 
 
1.2 The property is 1006 square metres in extent. 
 
1.3 The zoning of the property is Single Residential Zone I (SRZI) in 
terms of the Bitou Municipality Zoning Scheme By-Law. 
 
1.4 The property accommodates a dwelling house as well as an 
outbuilding as shown on Annexure E. 
 
1.5 Building plans for the dwelling house have been approved  
by the Municipality (see Annexure F).  
 
1.6 The purpose of this application is to allow for the  
approval of the building plans of the outbuilding.  
 
1.7 Erf 126 is included in Natures Valley Township (Annexure D). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



2. APPLICATION 
 
 
2.1 Application is being made in terms of Section 15(2)(f) of the Bitou  
Municipality Land Use Planning By-Law for the suspension of the 
restrictive title deed conditions F.4.(c) and (e) that prescribe : 
 
 2.1.1 only one building to be erected on the property and 
 
 2.1.2 6,30m street and 3,15m rear building lines. 
 
2.2 The application for suspension of the title deed restrictions in 2.1.2 
above is being made to allow the existing developments as shown on the 
site development plan (Annexure E) to remain. 
 
2.3 Application is being made in terms of Section 15(2)(b) of the Bitou 
Municipality Land Use Planning By-Law for the following departure 
from the provisions of the Zoning Scheme: 
 
 2.3.1 Departure from the South-western (Lateral) building  
 line from 2,00m to 1,94m for the existing outbuilding. 
 
2.4 The application for departure from the provisions in the Zoning 
Scheme in 2.3.1 above is being made to allow the existing developments 
as shown on the site development plan (Annexure E) to remain. 
 
2.5 Application is being made in terms of Section 15(2)(o) of the Bitou 
Municipality Land Use Planning By-Law for consent to allow an 
additional dwelling unit, being the two existing bedrooms, store, drying 
room & shower (without kitchen) which are contained in the outbuilding 
and are not contained in the main dwelling. 
 
 
 
 
 
 
 
 
 
 
 
 



3. THE DECISION-MAKING CRITERIA 
 
 
3.1  Certain decision-making criteria prescribed in terms of the Land 
Use Planning and Land Use Management Act, 2013 (Act 16 of 2013) 
('SPLUMA') and the Western Cape Land Use Planning Act, 2014 (Act 3 
of 2014)('LUPA') have to be applied by the Municipality during 
consideration of any application for land development. These will be 
applied, where applicable, to this application. 
 
3.2 In addition to the above, the 'Planning By-Law' stipulates that 
when the Municipality considers the removal, suspension or amendment 
of a restrictive title deed condition the following aspects must me 
considered : 
 
 3.2.1 the financial or other value of the rights in terms of the 
 restrictive condition enjoyed by a person as the owner of a 
 dominant tenement; 
 
 3.2.2 the personal benefits which accrue to the holder of rights in 
 terms of the restrictive condition;  
 
 3.2.3 the personal benefits which will accrue to the person seeking 
 the removal, suspension or amendment of the restrictive condition 
 if it is amended, suspended or removed; 
 
 3.2.4 the social benefit of the restrictive condition remaining in 
 place in its existing form; 
 
 3.2.5 the social benefit of the removal, suspension or amendment 
 of the restrictive condition; and 
 
 3.2.6 whether the removal, suspension or amendment of the 
 restrictive condition will completely removal all rights enjoyed by 
 the beneficiary or only some of those rights. 
 
 
 
 
 
 
 
 



4. TITLE DEED 
 
 
4.1 The title deed is attached as Annexure A. 
 
4.2 The restrictive conditions of title relevant to the current application 
are as follows : 
 
 4.2.1 F.4.(c) 'not more than one building excluding maisonettes 
 and semi-detached houses, together with such outbuildings as are 
 ordinarily required to be used therewith shall be erected thereon;' 
 
 4.2.2 F.4.(e) 'no building or structure or any portion thereof 
except boundary walls and fences shall be erected nearer than 6,30 
metres to the street line which forms a boundary of this erf, nor within 
3,15 metres of the rear or lateral boundary common to any adjoining erf, 
provided that with the consent of the local authority, an outbuilding not 
exceeding 3,05 metres in height, measured from the floor to the wall plate 
and no portion of which will be used for human habitation, may be 
erected within the above prescribed rear space. On consolidation of any 
two or more erven this condition shall apply to the consolidated area as 
one erf.'   
 
4.3 The above conditions were imposed by the Administrator when 
approving the Natures Valley Township and are thus part of the 
conditions of establishment. 
 
4.4 The application is for suspension of the operation of the conditions 
for the time of the existence of the developments on site.   
 
4.5  The reason for the application for suspension of the restrictive 
conditions of title is to formalize the building plan approval of the 
existing structures. 
 
4.6 Should the owner intend to demolish or extend the structures on 
site then the suspension of the title deed restrictions will cease. 
 
 
 
 
 
 
 



5. BACKGROUND AND THE PROPOSAL 
 
 
5.1  The zoning scheme building lines are shown on Annexure E and 
are as follows : 
 
  5.1.1  Lateral and rear building line  2.00m 
   
  5.1.2 Street building line    4.00m 
 
5.2  The title deed building lines are shown on Annexure E and are as 
follows : 
 
  5.2.1  Lateral and rear building line  3.15m 
 
  5.2.2 Street building line    6.30m 
 
5.3  Building plans for the dwelling house on the property have been 
approved. 
 
5.4 The as-built position of the dwelling house shows an encroachment 
of 0.42m of the title deed lateral building line. 
 
5.5 Building plans for the staff quarters, additional dwelling (without 
kitchen) and garage have not been approved. 
 
5.6 The staff quarters encroach the rear title deed building line by 
0.15m and the lateral title deed building line by 1.15m. 
 
5.7  The additional dwelling (without kitchen) and the garage encroach 
the title deed lateral building line by 1.21m and the municipal lateral 
building line by 0.06m. 
 
5.8  The purpose of the application is to regularise the existing 
developments on site without permanently affecting (improving) the 
rights of the property. If the application is approved the existing 
developments cannot be extended or replaced without a further 
application. 
 
 
 
 
 



6. MOTIVATION : MUNICIPAL BUILDING LINES  
 
6.1 For the south-eastern lateral building line (2.00m) application is 
being made for an effective relaxation of 0.06m for the existing additional 
dwelling. 
 
6.2 The existing additional dwelling is at ground level and will 
therefore not significantly affect the amenity or views of the neighbouring 
properties. 
 
6.3 This application, if successful, will result in the regularisation of 
the existing structures. 
 
6.4  The approval of the building plans for the existing structures will 
then be possible. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



7. MOTIVATION : SUSPENSION OF TITLE DEED 
RESTRICTIONS (BUILDING LINES)  
 
7.1 The existing structures have been surveyed and are shown on 
(Annexure E). 
 
7.2 The title deed building lines have been annotated on Annexure E. 
 
7.3 This application is for the suspension of the title deed restriction 
only for the life of the existing structures. 
 
7.4 If the existing structures which encroach the title deed building 
lines are demolished then the original title deed restriction will remain in 
force for new developments. 
 
7.5 If there is a proposal in the future to extend the existing structures 
which encroach the title deed building lines then a further application will 
be required to suspend the operation of the title deed building line 
restrictions for the new proposed extensions. 
 
7.6 The existing structures will still comply with the municipal 
building line restrictions barring a small encroachment of 0.06m. 
 
7.7 The encroaching portions are all situated at ground floor level and 
have no conceivable negative effect on the amenity of the neighbouring 
properties.  
 
7.8  Section 33(5) of the Planning By-Law states that when the 
Municipality considers the suspension of a restrictive title deed condition, 
the Municipality must have regard to the following : 
 
 7.9.1 The financial or other value of the rights; 
   
  7.9.1.1 The restrictive building line condition of title 
  does not grant any direct financial benefit to any person. 
 
  7.9.1.2 The personal benefits of the above-mentioned 
  restrictive conditions pertaining to building lines could  
  include that of privacy, maintaining the character of the area 
  and sense of place etc. 
 
  7.9.1.3 However, these factors are currently preserved 
  through the zoning scheme and any relaxation of building 



  lines will take these factors into consideration. Hence the  
  current application for relaxation of building lines addresses 
  these aspects. 
 
  7.9.1.4 The encroachment of the garage, which is only 
  single storey, has minimal to negligible impact on   
  neighbouring properties. 
 
 7.9.2  The personal benefits which will accrue to the person 
 seeking the removal; 
 
  7.9.2.1  The personal benefit that will accrue to the  
  owners of Erf 126 if the condition is suspended is that they 
  would be able to formalize the building plan approval of the 
  as-built positions of the structures. 
 
 7.9.3 The social benefit of the restrictive condition remaining in 
 place; 
 
  7.9.3.1 The  retention of the restrictive building lines 
  generally offers a potential social benefit by preserving the 
  character of the area, particularly through the maintenance 
  of a consistent streetscape. 
 
  7.9.3.2 The encroachment of the garage will not have 
  any impact on the character of the area or its sense of place. 
 
  7.9.3.3 The removal of the restrictive building line  
  condition of title is desirable due to the following   
  considerations: 
 
   7.9.3.3.1 The removal of the restrictive building 
   line condition of title will allow the existing garage to 
   be formalized. 
 
   7.9.3.3.2 The practice of imposing building line 
   restrictive conditions predates the introduction of the 
   zoning scheme. It is important to recognise that  
   development planning is a dynamic process. Virtually 
   all townships have incurred deviations from what was 
   originally envisaged at the township establishment  
   stage. Furthermore, certain restrictive conditions of 
   title can be considered to be archaic due to the  



   evolution of development planning norms and  
   principles. Lastly, the zoning scheme represents a  
   more contemporary approach and reflects the current 
   town planning dispensation and it aligns with the  
   current trends and objectives of the Municipality. 
 
   7.9.3.3.3 Lastly it is impetrative to note that the 
   removal of the title deed restrictive building lines will 
   not result in the complete removal of building lines as 
   building lines will continue to be regulated in  
   accordance with the applicable zoning scheme. 
 
   7.9.3.3.4 Therefore a preservation of privacy,  
   views, access to undeveloped areas of the property, 
   sense of place, character of the area, site distances and 
   other related factors will still be upheld through the 
   zoning scheme. Any relaxation of building lines will 
   adhere to the process as stipulated in the Zoning  
   Scheme Regulations and the Planning By-Law. 
 
 7.9.4 Whether the removal will completely remove all rights 
 enjoyed by the beneficiary or only some of those rights; 
 
  7.9.4.1 This application solely pertains to the   
  suspension of the title deed building line condition while all 
  other conditions of title will remain unaffected. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



8. MOTIVATION : SUSPENSION OF TITLE DEED 
RESTRICTIONS (ERECTION OF MORE THAN ONE BUILDING) 
 
8.1 The restrictive condition of title relevant to this part of the 
application is as follows : 
 
 8.1.1 F.4.(c) 'not more than one building excluding maisonettes 
 and semi-detached houses, together with such outbuildings as are 
 ordinarily required to be used therewith shall be erected thereon;' 
 
8.2 Application is being made to suspend the operation of the above 
condition to allow the existing buildings. 
 
8.3 If the application is approved then the building plans for the 
existing buildings can be approved if they comply with the National 
Building Regulations. 
 
8.4 The clause 'excluding maisonettes and semi-detached houses' 
allows the erection of a small dwelling additional to the main dwelling 
either separate from the main dwelling or attached to the main dwelling. 
 
8.5 The clause 'together with such outbuildings as are ordinarily 
required to be used therewith' allows the erection of the staff quarters and 
garage which both fall within the definition of an outbuilding. 
 
8.6 The reason for the application for suspension of the condition is to 
allow for the contrived view that the maisonette may not be connected to 
the outbuildings (garage and staff quarters). 
 
8.7 The additional dwelling which is attached to the staff quarters does 
not contain a kitchen and is only considered an additional dwelling 
because of its separation from the main dwelling. 
 
 
 
 
 
 
 
 
 
 
 



9. MOTIVATION : CONSENT USE FOR ADDITIONAL 
DWELLING 
 
 
9.1 The proposed additional dwelling without a kitchen is being 
applied for because the structure is not attached and a part of the main 
dwelling. 
 
9.2 The two additional bedrooms are used by the same family as the 
main dwelling when the family is on holiday and actually form part of the 
main dwelling in the de facto use thereof.  
 
9.3 The reason for the application is thus technical and not to create a 
second dwelling on the property.  
 
9.4 The requirement to be satisfied is the opportunity to submit 
building plans for the structures which were erected by previous 
generations of the same family. 
 
9.5 Application is being made in such a manner that only the existing 
structures will be capable of approval and a further application will be 
required should the owners whish to extend vertically or horizontally 
(further encroaching the building lines which have been suspended only 
for the existing structures). 
 
9.6 Even though the above is the case, there is no policy imperative to 
disallow an additional dwelling. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



10. CHARACTER OF THE AREA AND IMPACT ON 
NEIGHBOURS 
 
 
10.1  The surrounding area comprises mostly single residential erven. 
 
10.2 Any potential impact on the character of the area and the impact on 
neighbours as a result of the regularisation of the existing  structures on 
the property. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



11. IMPACT ON SERVICES AND TRAFFIC 
 
 
11.1  The proposal relating to building lines does not have any impact on 
services. 
 
11.2 The proposed additional dwelling (without a kitchen) will not have 
any additional effect on services and traffic as the structures already exist. 
Additionally, the only reason for the application is that the additional 
dwelling is not part of the main dwelling. The existing structures cannot 
be extended vertically or horizontally without an additional application 
because the application is for suspension of the title deed restrictions for 
the existing structures only. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



12. SITE SPECIFIC CONSIDERATIONS 
 
 
12.1  The property is not situated in an ecological corridor or an area 
with high biodiversity importance. The immediate surrounding urban 
environment does not have any features of cultural or heritage 
significance. The property is not subject to slippages, geological 
instability, rock falls and the like. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



13. CONTEXT OF THE SURROUNDING URBAN 
ENVIRONMENT 
 
 
13.1  The property is situated inside the Natures Valley town. 
 
13.2  Natures Valley is exclusively residential with only the oldest 
established commercial / entertainment uses.  
 
13.3 The proposal of regularising the existing residential uses on the 
property is not on conflict with the surrounding urban environment. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



14. SPATIAL DEVELOPMENT FRAMEWORK AND 
INTEGRATED DEVELOPMENT PLAN 
 
 
14.1  The property is already developed and located within the urban 
edge. The proposal is therefore consistent with the overall intentions and 
objectives of the SDF and IDP in relation to development within the 
urban edge to prevent urban sprawl and to use resources and the available 
municipal infrastructure in an efficient manner. The proposal which 
relates to building lines will not have any impact on the provision of 
services, impact on traffic, impact on roads, access etc. 
 
14.2  The proposed suspension of restrictive building lines and 
relaxation of zoning scheme building lines has minimal implications on 
specific policies and strategies with the SDF beyond what has already 
been addressed. This is particularly the case as the Local SDF does not 
oppose the suspension of restrictive conditions of title in particular. The 
proposal therefore complies with and is in line with the SDF insofar as it 
relates to making application for a suspension of restrictive building lines. 
 
14.3  There are also no policies in the district, provincial or national 
government forward planning documents that are contrary to the 
proposal. 
 
14.4 Similarly there exists no policy countermanding the need for 
densification within the existing urban fabric. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



15. APPLICATION OF PRINCIPLES 
 
 
15.1 Notwithstanding the categorisation of land use principles, all of 
them apply to all aspects of spatial planning, land development and land 
use management. Decisions concerning land use development have to be 
explicitly related to the extent to which the proposal meets the objectives 
set out in these principles. 
 
15.2 However, it is necessary for the principles to be considered 
holistically and at the appropriate planning level and geographic scale. 
This is so because the interpretation and application of the principles are 
context specific as the conditions upon which the principles have to be 
applied are not uniform throughout the municipal area. 
 
15.3 In addition (and in particular) a mechanical approach whereby the 
land use principles are applied on a one-by-one basis without regard for 
their overall intention and spirit should be avoided. Such a 'one-by-one' 
methodology is contrary to the very purpose of a normative approach to 
planning (namely to move away from a controlling to an interpretive 
approach). 
 
15.4 The reality is that no single development project/proposal can on 
its own achieve the overall objective envisaged by the introduction of the 
land use principles. Different development projects/proposals will 
have/achieved different objectives (compare for example a new school 
with a new shopping centre), while not all the (components of the) 
various land use principles will necessarily apply in all instances. It is the 
responsibility of the Municipality as the 'planning authority' to ensure that 
the planning for and the actual use of land in the municipal area as a 
whole would comply with and achieve the desirable envisaged by the 
introduction of the land use principles. 
 
15.5 In view of the above the land use principles do not prescribe 'yes-
or-no' outcomes. In essence, a land development application has to be 
assessed in terms of its potential to further the holistic goals underpinning 
the principles. 
 
15.6 Having said the above, the only principles that find direct 
application in the current matter are : 
 
 15.6.1 The principle of spatial sustainability insofar as it relates to : 
 



  15.6.1.1 "Promoting land development that is within the 
  fiscal, institutional and administrative means of the  
  Republic";  
  
  15.6.1.2 "uphold consistency of land use measures in 
  accordance with environmental management instruments"; 
 
  15.6.1.3 "considering all current and future costs to all 
  parties for the provision of infrastructure and social services 
  in land developments"; 
 
  15.6.1.4 "promoting land development in locations that 
  are sustainable and limit urban sprawl" and 
 
  15.6.1.5 "(which will) result in communities that are  
  viable". 
 
  15.6.1.6 The proposal aligns with and complies with the 
  principle of spatial sustainability insofar as it relates to the 
  property's location within the urban edge.  
 
 15.6.2 The principle of efficiency insofar as it relates to : 
 
  15.6.2.1 "Land development (that) optimizes the use of 
  existing resources and infrastructure". 
 
  15.6.2.2 The property is already developed, situated  
 within the urban edge and will require no additional   
 resources or infrastructure. 
 
  15.6.2.3 The proposal aims to maximize the utilization 
 of the existing structures without demolition and simply to obtain 
 building plan approval of the existing structures. 
 
 15.6.3 The principle of spatial resilience as the property is not 
 subject to flooding risk, nor erosion, steep slopes etc. and therefore 
 complies with this principle. 
 
 15.6.4 The proposed (existing) additional dwelling (without a 
 kitchen) upholds the imperative for diversification that is a 
 concomitant of all forward planning documents.  
 
BEACON SURVEY     FEBRUARY 2025 
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GENERAL:
1) This drawing is not to be scaled, use dimensions provided only. All
dimensions and heights to be checked and verified before any work
commences on site. Any discrepancies shall be reported to draughtsman
immediately. All levels, height of plinths, depths of excavations and
number of steps to be finally checked by the contractor on site.
2) The site to be treated in accordance with SABS code of practice No.
0124-1977 with "Shelldrite" termite prufe soil poisoner.
3) Top of foundations to be a minimum of 600mm below NGL.
4) Backfill to all foundations.
5) Top of 80 mm concrete surface bed to be a minimum of 150mm above
finished ground level.
6)80mm thick concrete surface bed to be on "Gunplas" usb damp proof
membrane on sand binding on well compacted fill.
7) All fill to be compacted in 150mm layers and subject to compaction
tests.
8) "Gundle" brickgrip SABS embossed DPC 375 micron under all walls,
window cills and at changes in floor level.
9) Stormwater shall be removed from dwelling, yards and site.
10)Electrical installation shall be Heineman earth leakage in DB.
11) All building work to be carried out in accordance with NBR, local
authority by-laws and regulations.
12) Contractor to be responsible for all health and safety regulations on
site.
13) Contractor to have applicable Insurance.
14) Contractor to ensure all NHBRC payments have been made prior to
commencement of work.
15) Contractor to build in DPC's , whether or not shown on drawing, to all
external walls at each floor, beam or parapet level and to all windows,
door grills or other openings in external walls. DPC's to be a min.150mm
above finished external levels. Stepped levels and cavity walls to have
stepped DPC's respectively.

FOUNDATIONS:
1) All foundations, foundation walls, structural concrete work and sub-soil
stormwater drainage to be to Engineers specification.
2)All soil compaction to Engineers specification and subject to
compaction tests.

SCREEDS:
1) 25 mm screeds to all floors unless specified.

Walls:
1) All exterior walls to be of cavity construction unless specified.
2) Brickforce every fourth course and every course for four courses
above openings.
3) All foundation brickwork to be Kurlandbrick NFX 15mpa. All brickwork
above surfacebed to be Kurlandbrick NFP 15mpa.

PLASTERWORK:
1) All interior and exterior plaster to be smooth-plastered unless
specified.

ROOF:
1) All roof specifications as per specialist design.
2) Roof pitch as per section.
3) Roof covering as per section.
4) Isotherm 130mm to entire roof.

WINDOWS AND DOORS:
1) All windows and doors as per schedule.
2) Any pane of glass that is installed without a support frame shall be in
accordance with SABS 0137.
2) Thickness of panes in relation to their area shall be in accordance with
SABS 0137.
3) Glazing is to comply with SANS10400b and SANS 10400n.

DRAINAGE:
1) 110dia UPVC sewer pipe drain with a min fall of 1:40 to connect to
sewer system.
2) 110dia OVP at head of drain pipe.
3) Rodding eyes at head of drain and at all changes of direction and at a
max of 25000mm.
4) Inspection eyes at all junctions of drain and to have marked covers @
ground level and to be easily accessible.
5) Any pipes under building to be protected from load and to be concrete
encased, or sleeved.
6) All waste pipes to have 65mm re-seal traps, all waste pipes to be
accessible over entire length for cleaning and repairs.
7) All soil fittings with vertical discharge a min of 2440mm from any open
gulley.
8) Where possible rainwater downpipes to fall to tanks.
9) Please note that drainage drawings are schematic and a Registered
Plumber is to design and install.
10) All drainage to comply with SANS 10400p.

ELECTRICAL:
1) All lighting to be low wattage or CFL globes.

SWIMMING POOL:
1) Swimming pool shall have a self, latching and closing gate of 1200mm
high if applicable.
2) Pool to comply with SARS 1390.
3) If there is a pool net it shall comply with 10134.

be used in preference to scaled dimensions  * large scale details to be used where available   * errors, discrepancies or omissions are to be reported to the draughtsman
and building lines * contractor to verify all levels and dimensions on site and check same against draughtsmans drawings before commencing work * figured dimensions to 
contractor to keep a full set of drawings on site  * contractor is responsible for the correct setting out of the building on site with particular reference to boundaries 
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GENERAL:
1) This drawing is not to be scaled, use dimensions provided only. All
dimensions and heights to be checked and verified before any work
commences on site. Any discrepancies shall be reported to draughtsman
immediately. All levels, height of plinths, depths of excavations and
number of steps to be finally checked by the contractor on site.
2) The site to be treated in accordance with SABS code of practice No.
0124-1977 with "Shelldrite" termite prufe soil poisoner.
3) Top of foundations to be a minimum of 600mm below NGL.
4) Backfill to all foundations.
5) Top of 80 mm concrete surface bed to be a minimum of 150mm above
finished ground level.
6)80mm thick concrete surface bed to be on "Gunplas" usb damp proof
membrane on sand binding on well compacted fill.
7) All fill to be compacted in 150mm layers and subject to compaction
tests.
8) "Gundle" brickgrip SABS embossed DPC 375 micron under all walls,
window cills and at changes in floor level.
9) Stormwater shall be removed from dwelling, yards and site.
10)Electrical installation shall be Heineman earth leakage in DB.
11) All building work to be carried out in accordance with NBR, local
authority by-laws and regulations.
12) Contractor to be responsible for all health and safety regulations on
site.
13) Contractor to have applicable Insurance.
14) Contractor to ensure all NHBRC payments have been made prior to
commencement of work.
15) Contractor to build in DPC's , whether or not shown on drawing, to all
external walls at each floor, beam or parapet level and to all windows,
door grills or other openings in external walls. DPC's to be a min.150mm
above finished external levels. Stepped levels and cavity walls to have
stepped DPC's respectively.

FOUNDATIONS:
1) All foundations, foundation walls, structural concrete work and sub-soil
stormwater drainage to be to Engineers specification.
2)All soil compaction to Engineers specification and subject to
compaction tests.

SCREEDS:
1) 25 mm screeds to all floors unless specified.

Walls:
1) All exterior walls to be of cavity construction unless specified.
2) Brickforce every fourth course and every course for four courses
above openings.
3) All foundation brickwork to be Kurlandbrick NFX 15mpa. All brickwork
above surfacebed to be Kurlandbrick NFP 15mpa.

PLASTERWORK:
1) All interior and exterior plaster to be smooth-plastered unless
specified.

ROOF:
1) All roof specifications as per specialist design.
2) Roof pitch as per section.
3) Roof covering as per section.
4) Isotherm 130mm to entire roof.

WINDOWS AND DOORS:
1) All windows and doors as per schedule.
2) Any pane of glass that is installed without a support frame shall be in
accordance with SABS 0137.
2) Thickness of panes in relation to their area shall be in accordance with
SABS 0137.
3) Glazing is to comply with SANS10400b and SANS 10400n.

DRAINAGE:
1) 110dia UPVC sewer pipe drain with a min fall of 1:40 to connect to
sewer system.
2) 110dia OVP at head of drain pipe.
3) Rodding eyes at head of drain and at all changes of direction and at a
max of 25000mm.
4) Inspection eyes at all junctions of drain and to have marked covers @
ground level and to be easily accessible.
5) Any pipes under building to be protected from load and to be concrete
encased, or sleeved.
6) All waste pipes to have 65mm re-seal traps, all waste pipes to be
accessible over entire length for cleaning and repairs.
7) All soil fittings with vertical discharge a min of 2440mm from any open
gulley.
8) Where possible rainwater downpipes to fall to tanks.
9) Please note that drainage drawings are schematic and a Registered
Plumber is to design and install.
10) All drainage to comply with SANS 10400p.

ELECTRICAL:
1) All lighting to be low wattage or CFL globes.

SWIMMING POOL:
1) Swimming pool shall have a self, latching and closing gate of 1200mm
high if applicable.
2) Pool to comply with SARS 1390.
3) If there is a pool net it shall comply with 10134.

be used in preference to scaled dimensions  * large scale details to be used where available   * errors, discrepancies or omissions are to be reported to the draughtsman
and building lines * contractor to verify all levels and dimensions on site and check same against draughtsmans drawings before commencing work * figured dimensions to 
contractor to keep a full set of drawings on site  * contractor is responsible for the correct setting out of the building on site with particular reference to boundaries 
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