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SECTION A : BACKGROUND 

1. BACKGROUND 

Gert and Monika Strobel are the owners of Erf 2027 and 1711 Erf Sedgefield, having 
purchased the properties in 2004 and 2006 respectively.  

They intend to build a retirement home on the properties that is aimed at residents who are 
relatively self-sufficient but who would benefit from access to communal dining and 
recreation facilities. The development aims to be attractive to people who are looking for 
compact residential units that are efficiently designed so as to be low maintenance yet that 
are of excellent quality and are located in a premium location in Sedgefield. Marike Vreken 
Urban and Environmental Plannershas been appointed to secure the necessary 
approvals for the development of the retirement complex (refer to ANNEXURE A: Power of 
Attorney and Company Resolution).  

2. THE APPLICATION 

Marike Vreken Urban and Environmental Planners has been appointed by G and M Strobel, to 
prepare and submit the required application documentation (refer to ANNEXURE B: 
ANNEXURE B) for: 

• The rezoning of Sedgefield Erven 1711 and 2027from “Single Residential” zone to 
“General Residential” zone to allow the construction of a residential building in terms 
of Section 17 of the Land Use Planning Ordinance, 1985 (Ordinance 15 of 1985) to 
allow for a retirement complex; 

• A departure from the Sedgefield Zoning Scheme (1980) for the relaxation of the 
allowable coverage for residential buildings from 25% to 35%; 

• A departure from the Sedgefield Zoning Scheme (1980) for the relaxation of the 
street building line for General Residential Zoned properties from 8,0m to 3,5m to 
allow for the existing and proposed structures on the property; 

• A departure from the Sedgefield Zoning Scheme (1980) for the relaxation of the 
lateral and rear building lines from 4,5m to 3,0m to allow for the proposed 
structures. 

The properties will also be consolidated in order to allow for the proposed development on a 
single land parcel. 

A residential building is defined in the Sedgefield Zoning Scheme (1980) as: 

“a building (other than a dwelling house block of flats or licensed hotel) for human 
habitation, together with such outbuildings as are ordinarily used therewith and includes 
tenements, residential clubs and hostels, but does not include any building mentioned 
whether by way of inclusion or exclusion in the definitions of “place of instruction” and 
“institutional building””. 
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3. PROPERTY DESCRIPTION SIZE AND OWNERSHIP 

The application area used to consist of three (3) properties, namely: Even 1711; 2027 and 
2451.  Erf 2027 and 2451 have subsequently been consolidated into one property.   

Copies of the Title Deeds which include all the information outlined below are contained in 
ANNEXURE C Surveyor General Diagrams for the subject properties are contained in 
ANNEXURE D. 

Erf Number 1711 2027 
Title Deed Number T13900/2006 T1595/2004 

Title Deed Description: Erf 1711 Sedgefield in the 
municipality and division of Knysna 
Province of the Western Cape 

Erf 2027 Sedgefield in the 
municipality and division of Knysna 
Province of the Western Cape 

Property Owner Gert Dieter Strobel & Monika Strobel Gert Dieter Strobel & Monika Strobel 

Title Deed Restrictions: There are no title deed restrictions 
that prevent the application 

There are no title deed restrictions 
that prevent the application 

Bonds: No bonds are registered on the 
property 

There is a bond registered on the 
property. Bondholder’s consent has 
been applied for and will be provided 
in due course. 

Property Size: 975m2 (nine hundred and seventy-
five square metres) 

1918m2 (one thousand nine hundred 
and eighteen square metres) 

Servitudes: There are no servitudes registered 
over the property. A copy of the 
Surveyor General Diagram for the 
property is contained in ANNEXURE D 

There are no servitudes registered 
over the property. A copy of the 
Surveyor General Diagram for the 
property is contained in ANNEXURE D 

 

SECTION B : DEVELOPMENT PROPOSAL 

4. DEVELOPMENT SPECIFICATIONS 
(Refer to Plan 4: Site Development Plan) 

 
FIGURE 1: INDICATIVE ELEVATION OF UNITS 1-8 AS SEEN FROM VOLSTRUIS STREET 
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The development proposal entails the construction of a twenty-four unit retirement home. 
Although accommodation will be separate for each resident or resident couple; emphasis will 
be on communal living and recreation - there will be a communal dining area, lounge and 
library. 

Each unit will be compact, easy to maintain and built such that they are on a single level. 
The approximate floor area of each unit will be 58m2 and will include a kitchenette, living 
area, bedroom and private patio. 

The development will be two storeys in height and will still have the appearance of a double 
storey single residential dwelling. In addition basement parking will be provided and linked to 
the living areas with an elevator lift.  

The retirement home is designed in such a way to create internal courtyards that are 
protected from the elements (rain and wind) to allow for protected recreational space for 
residents. 

In order to achieve the proposed development the majority of the existing structures on both 
Erf 2027 and 1711 will be demolished. Only the main dwelling house on Erf 2027 will be 
retained and converted into the reception and communal dining recreation areas for 
residents.  

5. CIVIL SERVICES 

A civil services report was compiled by Tuiniqua Consulting engineers and is attached here as 
ANNEXURE E. 

5.1. Water 

In terms of relevant accepted guidelines the developer will be held responsible for the 
construction and/or upgrading of bulk services required to service the development.  

A 63 mm bulk water connection will be connected to the existing 75mm diameter 
municipal main. A 50 mm bulk water meter will be installed at this point. The 
Homeowner’s Association will meter the usage to each individual unit. 

An average water consumption of 600ℓ/unit/day (219kℓ/year/unit) has been 
calculated, since the average total floor area of each unit will be only 58m2.  

Instantaneous peak flow (peak factor 20) has been calculated as follows: 

Peak factor x number of units x (daily use/seconds in a day) = peak flow/sec 

therefore 

20 x 24 x (600/3600x24) = 3.3 ℓ/sec 

The development shall be limited to a water demand of 0,6kℓ/day x 24 = 14.4kℓ/day. 

A service agreement with regard to water will be entered into by the developerand 
the Municipality. This development will be a bulk consumer and internalinfrastructure 
shall remain the property and responsibility of the Body Corporate. 
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Provision will be made for fire flow of 500 ℓ/min which is appropriate for ‘Low risk 
group 2’. 

5.2. Sewer 

No waterborne sewer reticulation is available in this area of Sedgefield. The sewage 
will therefore be accumulated in a conservancy tank from where municipal pump truck 
will collect the sewage to take it to the municipal purification plant. 

The sewage will be collected in 160mm diameter internal lines. A 160mm gravity line 
will then connect the internal network to a newly constructed pump pit situated at the 
lower end of the stand as close as possible to Volstruis Road from where the pump 
trucks can reach the suction point. 

The capacity of this pump pit or conservancy tank should be at least 3 days. A pump 
pit that is able to hold 3 days discharge (40kℓ) will be 4,5m x 4,5m x 2,2m deep. A 
peak flow of 15% extraneous with a peak factor of 2.5 (0,216 ℓ/sec) will be able to be 
accommodated by the proposed system.  

5.3. Stormwater 

Storm water will be spread on site to minimise discharge off the property to be as 
close as possible to the situation before the development. Rain water from roofs will 
be collected and discharged into subsoil draining systems to be slowly released into 
the dune sand.Storm water from the roads will not be concentrated but will 
continuously be discharged off the road into the gardens of the proposed units. 

5.4. Solid Waste 

The refuse generated by this development will be 24 units x 160ℓ/unit /week = 
3.9m3 /week - if compacted this will be reduced to 2m3. 

A refuse storage and removal facility will be constructed at the entrance to the 
development. Residents will deposit refuse at this facility for weekly collection by the 
Knysna Municipality. 

6. TRAFFIC& PARKING 

6.1. Access 

There is an existing road network servicing this area, all roads leading to this 
development are tarred and of good quality. 
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FIGURE 2: VOLTRUIS ROAD IN THE VICINITY OF THE PROPOSED DEVELOPMENT 

The proposed access to the development off Volstruis Road will not present any 
problems in terms of sight distance or traffic volumes. 

6.2. Parking 

According to the Sedgefield Zoning Scheme (1980) one parking bay for every two 
bedrooms plus one bay for every five bedrooms for visitors must be provided for 
residential buildings within the General Residential Zone. In terms of the present 
proposed this translates to: 

(24 units / 2 bedrooms) + (24 units / 5 bedrooms) = 17 parking bays 

The Site Development Plan indicates that 24 parking bays can be provided on the 
basement level of the site. This is in excess of the required parking for this type of 
development.  

6.3. Traffic Impact 

There will be very low impact on traffic in the area. Given the fact that residents of 
the proposed development will not be working, most vehicle trips will be during off-
peak hours. Retired persons also tend to have fewer vehicles per person and make 
fewer vehicle trips when compared to working people and families; therefore the 
development would create less of a traffic impact than a regular residential 
development. 

7. ELECTRICAL INFRASTRUCTURE 

BDE Consulting Engineers was appointed to provide electrical inputs into the development; 
their ElectricalServices Report is attached as ANNEXURE F.  
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7.1. Expected Demand 

The proposed development will make use of energy efficient installations and a central 
load management system which could save up to 40% on electricity consumption and 
the peak demand could be reduced by up to 20% - further information on techniques 
to achieve this are discussed in Section 8 of the Electrical Services Report (ANNEXURE 
F).  

The estimated load required by the development is calculated at 93kVA for the 24 
residential units, plus an additional 60kVA for the communal areas within the 
development. This means a maximum expected electricity demand of 153kVA, with an 
average demand of 92 kVA. 

7.2. Proposed Distribution 

The Municipality confirmed that the existing 11kV network supplying the area has 
enough capacity for this development.  

After construction, the main 11kV distribution networks, including the low voltage 
network up to the bulk metering unit for the development, will remain the 
responsibility of the Municipality. The internal reticulation after the bulk metering unit 
will remain the responsibility of the owners. 

The development will be supplied directly from the existing 11kV infrastructure in 
Kingfisher Drive. This 11kV network will be extended, via suitably rated 11kV cable up 
to a proposed new 315kVA miniature substation which will supply the development. 
The low voltage breaker and metering unit, which will be installed in a kiosk adjacent 
to the substation, will be the point of supply for the development. 

The mini-substation will supply a bulk metering kiosk, situated next to the miniature 
substation. The low voltage network supplying the development shall be supplied 
directly from the bulk metering kiosk. Service connections will be done with single or 
three phase underground cable from distribution kiosks, ending at a connection box 
on the external wall of other buildings as applicable. 

7.3. Electrical Impacts 

The development will have a minimal effect on the quality of supply to the existing 
customers due to the fact that the development will be supplied directly from an 11kV 
network, which has adequate capacity. 

The development will have no negative effect on the electrical operating costs of the 
Municipality, due to the fact that the complete electrical infrastructure required for the 
development will be supplied, installed and operated by the Developer. Maintenance 
on the proposed electrical network will be minimal due to the proposed underground 
reticulation system that will be provided. Electricity sales to the development will in 
actual fact contribute to the profits made by the electricity service of the Municipality. 

The entire internal electrical distribution network will be carefully designed to blend in 
with the development as well as the natural environment as a whole. All structures, 
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equipment and switchgear will be low profile following natural contours. The colours 
and shapes of all structures, equipment and switchgear, will be selected carefully to 
blend in with the environment.  

 

SECTION C : CONTEXTUAL INFORMANTS 

8. LOCALITY 
(Plan 1: Locality Plan) 

The subject properties are located within the ‘Sedgehill’ area of the town of Sedgefield, at 15 
and 17 Volstruis Street. The application area is located along the main route to Myoli Beach, 
and can be accessed off Volstruis Street via Makou Street or Kingfisher Drive. The GPS co-
ordinates for the centre of the proposed development are 34° 1'45.53"Sand 22°48'18.05"E.  

9. CURRENT LAND USE AND ZONING 

9.1. Land Use 
(Plan 2: Land Use & Character of the Area Plan) 

The site is currently used for single residential and occupational practice uses. There 
are two dwellings on the site, as well as the offices for an architectural design 
business, a studio and gallery.  

 
FIGURE 3: EXISTING BUILDING ERF 2027 

The structures on Erf 2027 include the main residential dwelling, pictured above, which 
includes the office space. The building has been extended and altered several times. From an 
examination of the building plans on file at the Knysna Municipality it can be seen that the 
primary structure on the property pre-dates alterations that took place in 1983, 1991, 1992 
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and 1997. As a result of the long history of changes and additions the structure on Erf 2027 
has taken on a haphazard aesthetic with several architectural styles and use of building 
materials in evidence on the property. The structures on Erf 2027 extend to three storeys in 
height to the South of the property.  

 
FIGURE 4: THREE STOREY STRUCTURES ON ERF 2027 

 
FIGURE 5: STRUCTURES ON ERF 2027 

SEEN FROM THE SOUTH WEST 

Erf 1711 is used for a single dwelling house and studio. An examination of the building plans 
shows that the property was built prior to alterations that took place in 1972. 

 
FIGURE 6: EXISTING BUILDING ON ERF 1711 

9.2. Zoning 
(Plan 3: Zoning Plan) 

Both Erf 2027 and Erf 1711 Sedgefield are zoned ‘Single Residential’ in terms of the 
Sedgefield Zoning Scheme (1980).  

10. CHARACTER OF THE AREA 

The area surrounding the subject properties is characterised by mainly residential uses. The 
area is in close proximity to the Myoli Beach access and therefore there are a large number 
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of accommodation-orientated uses in the area (see Figure 9). ‘Sedgefield House’ is located 
on Erf 1102 less than 100m from the application area. The ‘Sandpiper Nature Reserve and 
Beach Estate’ is currently under construction on Erf 1633 to the South of the Application 
Area. Also to the south is the Shearwater-on-Sea resort complex and Myoli Beach Lodge.  

 
FIGURE 7: ENTRANCE TO SANDPIPER ESTATE 

 
FIGURE 8: SHEARWATER-ON-SEA 

 
FIGURE 9: ACCOMMODATION SIGNPOSTED FROM VOLSTRUIS ROAD 

Many of the structures in the area are particularly large and have been built to take full 
advantage of the high value of land in the area and view of the Ocean to the south. Many 
buildings in the area have three storeys or have been built with garages below the dwelling 
in order to maximise their height and therefore access to views.  
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FIGURE 10: LARGE STRUCTURE ON ERF 1103 ADJACENT TO 

THE APPLICATION AREA 

 
FIGURE 11: STRUCTURE ON RAVEN ROAD BUILT TO TAKE 

ADVANTAGE OF ITS SEA VIEW 

Other higher density residential developments are located off Volstruis Road to the north of 
the application area, for example the Zeegezicht Ridge development.  

11. EXISTING POLICY FRAMEWORKS 

11.1. Western Cape Provincial SDF (2009) 

The Provincial Government of the Western Cape approved the Western Cape Spatial 
Development Framework as a statutory structure plan in terms of the Land Use 
Planning Ordinance.  The WCPSDF in general lays down broad policy, except on 
matters of provincial or regional interest which may be addressed in more detail. 

Some of the proposals in this draft policy document that will inform any development 
proposal on the subject property include: 

(i) Urban Edges shall be defined around the boundaries of urban settlements 
to enable them to achieve an average settlement density of 25du/ha within 10 years 
in those settlements that do experience growth 

(ii) All land within an Urban Edge in those settlements where such a line is designated 
to be used for Urban Development purposes.  Settlements are to be 
restructured so as to break down the apartheid spatial patterns and increase urban 
functional efficiencies. 

(iii) The density target should be achieved using a range of urban development 
"tools" including: 

• demolition and redevelopment; 

• infill of surplus vacant land including brownfield sites; 

• ‘greenfield locations within the Urban Edge as long as they have not been 
identified as biodiversity priority and priority open space, productive 
agricultural and recreational sites; and, 

• subdivision, second dwellings and sectional title development as appropriate 

(iv) Foreign or unsympathetic styles of site layout and buildings shall be discouraged in 
urban settlements and rural areas so as to strengthen the local sense of place 
and minimise visual impact. 
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Strategies for the Eden area that apply to the development proposal include: 

(i) Need to develop 24/7/12 economy by attracting permanent residents and move 
away from tourism boom and bust seasonal cycles.  

It is clear that the proposed development will meet the above quoted policy guidelines 
of the draft Provincial SDF, and therefore the proposal could be considered to be 
consistent with the guidelines of this document. 

11.2. Knysna SDF (2008) 

During November 2008 the draft Knysna SDF was adopted for planning purposes as a 
statutory planning document although it has not yet been formally endorsed by the 
Provincial Government. 

According to the Knysna SDF 2008, the Sedgefield Spatial Development Framework 
indicates that the application area is situated within the urban edge of Sedgefield.  

The SDF highlights that there is very little room for urban expansion in Sedgefield 
primarily as a result of sensitive natural features (dunes and wetlands). Hence the 
document details that development should be limited to urban densification and infill 
areas, within the urban edge. 

The SDF highlights the need to for Growth and investment in Sedgefield. It puts 
forward the following key development proposals: 

• Deepening of the tourism chain; 
• Provision for service industries; 
• Provision of a high school; 
• Upgrading of bulk infrastructure (water supply and waste water treatment 

works in particular); 
• Relocation of the future N2 route to avoid existing erven and allow for 

residential infill. 

The proposed development is therefore consistent with the proposals of the Knysna 
Spatial Development Framework, since the proposed development: 

• is within the urban edge 
• constitutes infill development within the urban fabric 
• would extend and deepen ‘tourism’ by allowing people to retire to the area 
• would mean the provision of a clean service industry that would create local 

jobs in terms of management, maintenance, and other services 
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FIGURE 12: EXTRACT FROM THE KNYSNA SDF 2008 (SEDGEFIELD AREA) 

 

SECTION D : MOTIVATION 

12. LOCATION OF THE SITE 

The application area is located at a very favourable position for the proposed retirement 
home.  

The application area is located within a high-income residential area that is interspersed with 
accommodation establishments. The site is on Volstruis Road which is the direct access route 
to Myoli beach, which is a higher order road within the immediate area. Therefore the site is 
suitable for a residential development that would increase the density of the area.  

The application area is in close proximity to Myoli Beach and other recreational uses, making 
it an attractive location for a retirement home. Further, the site is integrated within a 
residential neighbourhood – also ideal, since older retired people are sometimes at risk of 
isolation and will prefer not to relocate to an area that is far removed from their familiar 
environments. 

13. BROWNFIELD DEVELOPMENT 

The application area is within the urban fabric of Sedgefield, and the redevelopment of the 
site would constitute densification on an existing developed erf – i.e. brownfield 
development. Brownfield development is considered preferable over Greenfield development 

The Site 
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as it re-uses urban developed land in a way that is more appropriate to current needs 
without the need for the development of virgin land. This can be more economical in terms 
of provision of services and is a more environmentally sound and efficient use of urban 
space. 

14. NO NEGATIVE ENVIRONMENTAL IMPACT 

No negative environmental impacts will be created as a result of the development. The 
proposed development site is a transformed area with multiple existing structures and long-
standing residential use. The proposed development does not trigger any listed activities in 
terms of the National Environmental Management Act (1998) as amended. The application 
area is also not within a recognised Critical Biodiversity Area1, nor is it within a listed 
Threatened Ecosystem2. 

 
FIGURE 13: LOCATION OF CRITICAL BIODIVERSITY AREAS IN RELATION TO THE APPLICATION AREA 

Therefore the development will not have any significant negative impacts on the natural 
environment on or around the application area.  

15. CONSISTENCY WITH SPATIAL POLICY DIRECTIVES 

This development application is consistent with all of the approved spatial policy frameworks 
that apply to the area. In line with the spatial planning policies in evidence in the area, the 
development will:  

• Further the aims of densification and thus assist in the efficient provision of services 
to Sedgefield residents.  

• Create jobs and work opportunities close to the local population  
• Enhance the Sedgefield economy by encouraging year-round residents and 

permanent employment 

                                            

1As mapped by the Garden Route Biodiversity Sector Plan 
2As gazetted by the National Government on 9 November 2009 in Gazette Number 32689 
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• Strengthen the sense of place and architectural style of the area by replacing the 
existing deveopment with one that has been sensitively designed. 

16. EXISTING RIGHTS 

The application area currently consists of two single residential zoned properties. The 
Sedgefield Zoning Scheme (1980) prescribes the following for single residential zoned 
properties: 

Parameter Single Residential Zone 

Floor factor None prescribed 

Coverage At most 50% 

Height None prescribed, although Knysna Municipality has a policy of 
allowing structures of 8,5m in height. 

Building Lines Street: 5,0m 
Lateral & Rear: 3,0m 

Parking None prescribed 

With a coverage of 50% and a height of 8,5m, which equates to two storeys and a 
basement, the application area could conceivably have two dwelling houses built on the site 
with a coverage of 1 446m2 and a total floor area of 2 893m2. When this is compared to the 
proposed development with a coverage of approximately 820m2 and a total floor area of 1 
516m2 it can be seen that the proposed development is in fact of a lesser scale than the 
structures that would be allowed with the existing rights on the properties.  

17. VISUAL & AESTHETIC IMPACT 

The proposed development will be visible from Volstruis Road which is an important visual 
corridor within Sedgefield since it is the direct route from Sedgefield town to Myoli beach.  

Specific care has been taken with the architectural design of the proposed buildings on the 
site in order to ensure that they will blend with the character of the area and are in keeping 
with the local Southern Cape contemporary architectural style. The area is characterised by 
three and even four storey structures that are often built to maximise their floor space and 
available ocean views (See Figure 10 & Figure 11).  

 
FIGURE 14: ELEVATION AS SEEN FROM VOLSTRUIS ROAD 
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The proposed structures will be constructed so as to have the appearance of dwelling houses 
while each structure is in fact four small residential units accessed from internal corridors. 
This can be seen from the elevation in Figure 14above. These clusters will be orientated 
differently over the site and only three (containing 12 units) will be visible from Volstruis 
Road. 

 
FIGURE 15: EXAMPLE OF ARCHITECTURAL STYLE IN EVIDENCE AT 

ZEEGESICHT RIDGE, SEDGEFIELD 

 
FIGURE 16: EXAMPLE OF ARCHITECTURAL STYLE IN EVIDENCE AT 

MONTAGE VILLAGE, SEDGEFIELD 

 
FIGURE 17: EXAMPLE OF ARCHITECTURAL STYLE IN EVIDENCE ON CLAUDE URBAN DRIVE (MYOLI BEACH) , SEDGEFIELD 

18. MOTIVATION FOR DEPARTURES 

The application includes the following departures in terms of the Sedgefield Zoning Scheme 
from the parameters applicable to General Residential zoned properties. 

• The relaxation of the allowable coverage for residential buildings from 25% to 35%. 
• The relaxation of the street building line for General Residential Zoned properties 

from 8,0m to 3,5m to allow for the existing and proposed structures 
• The relaxation of the lateral and rear building lines from 4,5m to 3,0m to allow for 

the proposed structures. 

The aim of the design for the proposed development has been to ensure that the structures 
on the property will confirm as far as possible to the character of the surrounding properties 
including their architectural style and residential character. In order to ensure that there is 
sufficient space between the residential clusters to maintain this appearance the lateral and 
rear building lines have been encroached upon and as can be seen in Figure 18 below. If 
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these building lines had been rigidly applied to the design of the development, the open 
clustered feel of the complex would have been lost.  

The change of zoning from single residential to general increases the street building line 
applicable to the property from 5,0m to 8,0m, this means that the existing building (shown in 
blue) is encroaching on the street building line onto Volstruis Street.  

The aim of the proposed development is also to create a pleasant streetscape and feel of 
community living by moving the buildings slightly closer to the street, which will create 
additional external benefits to community.  Moving buildings closer to the street also creates 
additional surveillance on Volstruis Street that creates a safer community. Simultaneously 
this allows for the creation of larger and private recreation spaces within the development 
area, which makes for more liveable spaces. 

 
FIGURE 18: BUILDING LINE ENCROACHMENTS 

WITH EXISTING STRUCTURES SHOWN IN BLUE AND PROPOSED STRUCTURES SHOWN IN GREEN 

The allowable coverage for residential buildings in terms of the Sedgefield Zoning Scheme is 
only 25%; however the zoning scheme also allows for three storey development within the 
General Residential zone, in contrast with the 50% allowed for Single Residential Properties.   

It should further be noted that most zoning schemes prescribes a coverage of 40% and up 
for general residential properties (i.e. Knysna, Provincial Model Scheme, Section 8 Zoning 
Scheme Regulations, etc).  Further to this, the new draft Integrated Knysna Zoning Scheme 
Regulations also prescribes a 50% coverage for residential buildings.  The proposed 
coverage will therefore be consistent with the prescribed coverage once the new Integrated 
Knysna Zoning Scheme Regulations have been adopted. 

In order to maintain the residential character of the application area, and create a 
homogenous streetscape the height of the proposed buildings has been restricted to two 
residential storeys. The use of only two livable storeys within the development has meant 
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that it has been necessary for the building footprints to slightly exceed the allowable 
coverage. 

19. STRONG DEMAND FOR RETIREMENT ACCOMMODATION 

There is a strong demand for retirement accommodation in the area. There is a definite need 
for more affordable retirement options in the area. There are many people in the 
Knysna/Sedgefield area who are struggling to afford the expensive specialised retirement 
care on offer. Since the proposed development aims to provide a premium service for self-
sufficient retired persons that is compact and well-designed it will allow prices to be 
minimised and therefore create a more affordable option.  

The Garden Route Area that includes Sedgefield is well recognised as a safe, tranquil and 
pleasant area for retirement by people around the country, the development will therefore 
also attract people from outside the area to come to retire in the area, these additional 
people will make use of local businesses and therefore contribute to the economic prosperity 
of the town.  

20. DEVELOPMENT FEASIBILITY 

Pre-application discussions with officials of the Knysna Municipality’s Town Planning 
Department revealed that there was some concern as to the feasibility of the proposed 
development, especially in the light of the current economic downturn and corresponding 
decrease in residential prices. Thus, a detailed feasibility study was undertaken in order to 
ensure that the proposal would be feasible. The investigation that was undertaken by 
independent professional quantity surveyors.  This investigation concluded that the proposed 
development would be economically viable and feasible.  

21. SOCIO-ECONOMIC IMPACT 

The development will have a positive socio-economic impact on Sedgefield. The development 
will likely draw new residents to the area who will contribute to the local economy while at 
the same time providing a valuable service to local Sedgefield residents meaning that they 
have additional retirement options and therefore might be more likely to remain within the 
area rather than be forced to seek retirement accommodation elsewhere.  

The development will also create new jobs for Sedgefield. Cleaning staff, Kitchen and 
Maintenance staff will be required; and administrative and managerial positions will be 
created.  

The proposal will therefore contribute to much-needed local economic development for 
Sedgefield. 

22. AVAILABILITY OF SERVICES 

Several specialists have provided reports as to the availability of services, and in consultation 
with officials of Knysna Municipality have concluded that there is sufficient connection and 
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infrastructure capacity for the provision of services to the proposed development (refer to 
Sections 5-7 and ANNEXURE E & ANNEXURE F). It should be noted that the developer will be 
responsible for the provision of services and will be liable to augmentation fees to the 
satisfaction of the local authority. 

23. NO IMPACT ON EXISTING RIGHTS 

The proposed development will not impact negatively on the rights of the surrounding 
property owners.  

The proposed development will be in keeping with the visual character of the area and 
enhance the aesthetic of this important corridor leading to Myoli beach. 

The development will have minimal impact on traffic in the area. The scale of the 
development is such that there will be only a very slight increase in the number of vehicle 
trips in the area, further there will be a reduced number of trips due to the fact that retired 
persons tend to drive less and at off-peak times when compared to working people.  

There will be no increase in noise or pollution of the area as a result of the development. 
The character of the proposed development means that residents are likely to prize the 
tranquil environmentally significant character of the surrounding area and thus respect and 
maintain this character.  

24. CONCLUSION 

In light of this motivation, and the information contained within the foregoing report, it is 
clear that the application for: 

• The rezoning of Sedgefield Erven 1711 and 2027 from “Single Residential” zone to 
“General Residential” zone to allow the construction of a residential building in terms 
of Section 17 of the Land Use Planning Ordinance, 1985 (Ordinance 15 of 1985) to 
allow for a retirement complex; 

• A departure from the Sedgefield Zoning Scheme (1980) for the relaxation of the 
allowable coverage for residential buildings from 25% to 35%; 

• The departure from the Sedgefield Zoning Scheme (1980) for the relaxation of the 
street building line for General Residential Zoned properties from 8,0m to 3,5m to 
allow for the existing and proposed structures on the property; 

• The departure from the Sedgefield Zoning Scheme (1980) for the relaxation of the 
lateral and rear building lines from 4,5m to 3,0m to allow for the proposed 
structures. 
 

is desirable and it is therefore recommended that the application for the proposal be 
supported by the relevant authorities and approved by Council. 

Marike Vreken Urban and Environmental Planners 
November 2012 


