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SECTION A : BACKGROUND 

1. PROPERTY BACKGROUND 

The Farm Seabreeze No 544 (hereafter referred to as “the application area”) was created from 
the consolidation of Portion 19 of the Farm No 300 and Portion 10 of the Farm Matjesfontein No 
295.  The application area is 29, 32 ha in extent and currently zoned as “Agriculture Zone I” in 
terms of the Section 8 Zoning Scheme Regulations.  A huge portion (approximately 21 ha) of the 
property is unsuitable for productive agricultural purposes and is environmentally sensitive. 

The Bitou Municipality granted permission for a consent use for three additional dwellings during 
2011.  One of these additional dwelling units was constructed and the approved land use rights 
have been confirmed.  The conditions of this approval limited the size of the units as well as the 
use of extracted water from the Matjies River / Long Ridge River.  

The applicant wishes to formalise the environmentally sensitive area of the application area into 
a private nature reserve whilst using the disturbed portions of the property for rural conservation 
dwellings and equestrian facilities to raise capital to finance the ongoing environmental 
management of the private nature area.  This is a new concept in planning that follows the 
ecosystem services approach that allows property owners to gain an income from their property 
meaning that they can protect and maintain conservation worthy land.  

In order to implement the applicant’s vision of a formalised private conservation area, an 
application has to be lodged for the rezoning of the application area to an applicable zoning and 
an amendment of the previous conditions of approval. 

Initiative SA Investments 97, the registered owner of Farm No 544 (also known as Tamodi 
Lodge), has appointed Marike Vreken Urban and Environmental Planners to secure the necessary 
land use approvals in order to permit the envisaged land use rights. 

2. THE APPLICATION 

Marike Vreken Urban and Environmental Planners has been appointed by Initiative SA 
Investments 97 (Proprietary) Limited (refer to ANNEXURE A: Power of Attorney and Company 
Resolution), to prepare and submit the required application documentation (refer to ANNEXURE 
B: Application Form) for: 

(i) The rezoning, of the Farm Seabreeze No 544 Division Knysna from 
‘Agricultural Zone I’ to ‘Special Zone: Rural Conservation in terms of 
Section 17 of the Land Use Planning Ordinance, 1985 (Ordinance 15 of 
1985); 

(ii) The amendment of Conditions of approval (b) and (e) of the Council 
approval that limited the size of the additional dwelling units to 70m² 
and in terms of Section 43 of the Land Use Planning Ordinance, 1985 
(Ordinance 15 of 1985). 
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3. LOCALITY 
(Plan 1: Locality Plan) 

The property is located on the Pinehaven Road (Minor Road 7218) on the plateau north of 
Keurboomstrand.  The application area is approximately 2km north of Keurboomstrand and 
approximately 1,3km east of the N2 National Road. The Pinehaven Road intersects with the N2 
National Road between the 71km and 72km road markers on the N2 National Road. 

 
FIGURE 1:  LOCALITY 

4. PROPERTY DESCRIPTION SIZE AND OWNERSHIP 

A copy of the Title Deed that includes all the information outlined below is contained in 
ANNEXURE C. The Surveyor General Diagram for the application area is contained in ANNEXURE 
D. 

Title Deed Description: The Farm Seabreeze No 544, in the Municipality of Plettenberg 
Bay, Division of Knysna, Western Cape Province. 

Property Owner: Initiative SA Investments 97 (Proprietary) Limited No 
2002/017807/07 

Title Deed Number: T420/2004 

Title Deed Restrictions: There are no Title Deed conditions that prevent the proposed 
development. 

Bonds: No bonds are registered over the property 

Property Size: 29, 3219 (Twenty Nine comma Three Two One Nine) Hectares 

The Site 
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Servitudes: There are no servitudes that prevent the proposed conservation 
area and residential units.   

 The application area is entitled to water rights.  

 

SECTION B : THE PROPOSAL 

5. APPLICATION SPECIFICATIONS 

5.1. Rezoning 

The applicant’s vision is to create a private nature reserve to conserve the environmentally 
sensitive parts of the property in perpetuity, and simultaneously obtain development rights 
for restricted eco-housing units as an incentive to generate an income to finance the 
conservation initiatives of the proposed private nature reserve. 

Currently, the Section 8 Zoning Scheme Regulations does not have an applicable zoning 
category to accommodate the proposed land uses. Hence, in order to achieve the 
proposed use on the application area, the property has to be rezoned from “Agriculture 
Zone I” in terms of the Section 8 Zoning Scheme regulations to “Special Zone: Rural 
Conservation”.  In a special zone, the municipality has to approve the zoning and land use 
parameters for the proposed special zone. 

5.2. Amendment of Conditions of approval 

The 2011 Council approval, imposed, amongst others the following conditions of approval: 

Condition (b): “that the sizes of the additional units be restricted to 70m² for the 
first two and to 140m² for the third unit…” 

Condition (e): “that the conditions imposed by the Department of Water Affairs 
and Forestry stipulated in their letter dated 19 July 2007 be 
complied with, and that it be specifically recorded that no water for 
domestic purposes would be withdrawn from the Long Ridge River” 

The new proposal on the property is to allow for a development footprint of 350m² and a 
total floor area of 400m².  Water extraction from the river will also be for domestic use 
and therefore, a formal application to amend the previous conditions of approval is 
required in terms of Section 42(3) of the Land Use Planning Ordinance. 

The size and positioning of all the residential units are shown on the proposed Site 
Development Plan. 
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5.3. Legislative Updates & Consequent Impact on Scheme Regulations 

Planning legislation is currently undergoing significant changes at all spheres of 
government. National legislation has been promulgated and enacted in the form of the 
Spatial Planning and Land Use Management Act, 2013 (Act 6 of 2013) (SPLUMA), and 
Municipalities are compiling land use by-laws that include procedures for dealing with land 
use applications and new zoning by-laws that include new and comprehensive zoning 
schemes that cover their entire municipal area.  

Bitou Municipality has indicated that the Municipality will convert to the new planning 
legislation on either 1 October 2015 or 1 November 2015. 

From the point of view of this particular application, the impact is likely to be limited. Since 
the application is for the inclusion of a special zone there will be no need to make any 
changes to the parameters of zoning category as it will be a new zoning category for any 
scheme into which it is introduced.  

6. SPECIAL ZONE: RURAL CONSERVATION 

It is proposed to rezone the entire site to a new special zone, as per the specifications detailed 
below: 

6.1. Zoning Category 

“Special Zone: Rural Conservation” 

6.2. Aim 

The purpose of this special zone is to provide an incentive for conservation initiatives by 
means of restricted eco-housing development rights with the specific condition that 
properties of high biodiversity value and/ or critical ecological support areas, as defined in 
terms of provincial guidelines, are consolidated and given formal conservation status.  The 
philosophy of any development in this zone should be to keep resource consumption and 
disturbance to a minimum, therefore off-grid services and sustainable, renewable systems 
should be prioritised.  

6.3. Definitions 

Note: Definitions not listed here are as per those contained within the Section 8 Zoning 
Scheme Regulations. If these regulations are repealed when the category is included, the 
new scheme will be reviewed as necessary and additional definitions added here to ensure 
that the information included below is defined as intended. The Section 8 Scheme 
Regulations may be used as reference for the definitions of concepts alluded to below. 

“eco-housing” means restricted residential development rights for alienable dwelling 
units to incentivise the incorporation of rural properties of high biodiversity value into 
formal conservation status, and includes private roads.  Eco housing units may be used for 
permanent residential accommodation. 
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“environmental facilities” means facilities for the management, study, interpretation, 
education, and public appreciation of a predominantly natural area or heritage site and 
may include hiking trails, but does not include tourist facilities or tourist accommodation. 

“private open space” means land not designated as public open space which is used 
primarily as a private site for sport, play, rest or recreation, or as a park or nature 
conservation area and includes ancillary buildings, infrastructure, and public land which is 
or will be leased on a long term basis. 

“riding school” means a place or undertaking for the leasing of horses and riding 
instructions against payment, and includes the care and stabling of the horses. 

“rural Conservation Dwelling” means a functionally grouped cluster of rooms with not 
more than one kitchen, used only for the living accommodation and housing of a single 
family, together with such outbuildings as are ordinarily used therewith. 

6.4. Summary of Parameters 

The land use and development parameters of the proposed Special Zone: Rural 
Conservation, is summarised in the table below: 

Primary Uses Consent Uses 

Rural Conservation Dwelling 
Conservation usage 
Equestrian / riding school 
Environmental Facilities 
Private Open Space 

Tourist facility 
Farmstall 
Farm shop 
Institution 

Density Footprint disturbance parking 
1 unit per 3ha 350m2 1100m2 2 parking’s /u 

 

6.5. Detail Parameters 

Alienation: Alienation shall be permitted by the registration of a sectional title scheme in 
terms of the Sectional Titles Act. 

Architectural Design Manual: Building design, scale, colour, building material and form 
must be informed by the aesthetic quality of the area and local vernacular. Structures 
within the Rural Conservation Zone must be harmoniously designed. Housing and other 
buildings should be based on “touch the earth lightly” principles. Provision should be made 
within the manual for the design of rainwater harvesting and renewable energy generation 
structures. An architectural design manual has to be approved by Council before the 
construction of any rural conservation dwellings, or any other new structures on the site. 

The approval of an eco-housing development is subject to the adherence of the developer 
with an appropriate architectural design manual to the satisfaction of the Municipality. 

Conservation Areas: The Private Nature Area as delimited by the Site Development Plan 
should be appropriately conserved and managed by the Owners Association in accordance 
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with an approved Environmental Management Plan. Appropriately qualified persons should 
oversee the on-the-ground management of these areas and advise the owner’s association 
on appropriate management strategy for the area. Only work necessary for the 
management of the conservation area or maintenance of structures directly related to the 
functioning of the development should be allowed in this area.  

Density: A maximum of 1 rural conservation dwelling unit per three gross hectares, 
however the number and location of units must be informed by the receiving environment. 

Disturbance/exclusive use area: A maximum of 350m² per dwelling for rural 
conservation dwellings, including building footprint and space peripheral to the rural 
conservation dwelling for domestic purposes. Other disturbance/exclusive use areas should 
be kept to a minimum area surrounding the structure/use area. This restriction excludes 
existing rural conservation dwellings, as indicated on the site development plan.  

Environmental Management Plan: The land must be developed in accordance with the 
site development plan, architectural guidelines and environmental management plan as 
approved by the Municipality; and to the satisfaction of the Municipality 

Fencing: Fencing should be kept to a minimum.  

Footprint: A maximum building footprint size of 350m², including all covered structures, 
shall be allowed for rural conservation dwellings, excluding parking areas, as indicated on 
the site development plan. This includes but is not limited to liveable space, garden sheds, 
greenhouses, garages, workshops. 

Height: Rural conservation dwellings to be at most 8,5m above natural ground level 
directly below any given point, excluding minor architectural features such as chimneys or 
weather vanes. This height restriction excludes existing rural conservation dwellings, as 
indicated on the site development plan. 

On-Site Renewable Energy Generation: Every property owner should engage in some 
form of renewable energy generation on the site, for example solar-voltaic cells.  

Owner’s Association: An Owners’ Association shall be established in order to manage 
the development as a whole. The owners’ association established in terms of Council’s 
requirements must promote and enforce standards, not the least of which should be the 
congenial atmosphere in the development area, in such a way that members may derive 
the maximum collective benefit therefrom. The owner’s association will be responsible for 
the management of the conservation areas as delimited by the Site Development Plan. The 
association shall have all such powers to do such acts as are necessary to accomplish 
these objectives, as set out in its Constitution approved by Council. 

Parking: Parking should be provided at a minimum of two spaces per rural conservation 
dwelling unit by means of garaging or open parking area. Parking for other uses should be 
as required and to the satisfaction of Council.  

Rainwater Harvesting: Every property owner should engage in rainwater harvesting, 
with a minimum of at least 20,000l installed by each owner to harvest water from 
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appropriate roof areas. An additional 10,000l capacity tank should be available for grey 
water for irrigation purposes.  

Roads: Roads should be constructed from permeable materials that allow for maximum 
infiltration and limit erosion. Roads should be kept to a minimum with.  

Site Development Plan: The development of the site shall be generally in accordance 
with a Site Development Plan approved by Council. The plan must clearly indicate the 
position of the conservation areas; all structures, stands, services and internal roads, and 
the Municipality must lay down conditions with regard to density, layout, landscaping and 
building design on such land. 

7. DEVELOPMENT CONCEPTS 

7.1. Rural Conservation Dwelling 

The proposed special zone includes ‘rural conservation dwellings’ as a primary use right as 
opposed to the more traditional definition of a ‘dwelling unit’. The definition of a dwelling 
included within the Section 8 zoning scheme regulations reads as follows: 

Dwelling Unit: means a self-contained inter leading group of rooms with not more 
than one kitchen, used only for the living accommodation and housing of a single family, 
together with such outbuildings as are ordinarily used therewith (emphasis added).  

This definition implies that a dwelling must be a single structure. The proposed 
development concept is such that dwellings that consist of several structures are included, 
albeit with a single kitchen and for a single family.  

The proposed definition for human habitation on the property therefore reads as follows: 

Rural Conservation Dwelling: means a functionally grouped cluster of rooms with 
not more than one kitchen, used only for the living accommodation and housing of a single 
family, together with such outbuildings as are ordinarily used therewith. 

7.2. Footprint 

In line with the definition for a rural conservation dwelling, the parameter for the footprint 
of the ‘rural conservation dwelling’ includes any structure built within the sectional title 
area of the dwelling. This simplifies the situation by not differentiating between what is a 
‘dwelling’ and what an ‘outbuilding’. Since all structures have a footprint and have an 
impact, whether they are part of the dwelling or not is functionally irrelevant, therefore the 
restriction of 350m² is applied to the total built structures including outbuildings, garages 
and living areas. 

7.3. Private Conservation Area 

The objective of the conservation area is to demarcate the conservation-worthy areas on 
the property and protect them from further development in perpetuity. This area should be 
the undisturbed portion of the property that will add real conservation value to the entire 
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development. The definition of conservation area clearly states that no development 
should be allowed in these areas. Only maintenance and management activities should be 
allowed. A management strategy will be put in place and administered by the 
homeowner’s association of the entire property. A copy of the draft Environmental 
Management Plan is attached as ANNEXURE E. The homeowner’s association will be 
responsible for financing the conservation of the demarcated conservation area.  

The conservation area must be included on the Site Development Plan (SDP). The SDP 
must be approved by the local authority and any changes after this approval will require 
an additional application for amendment; this means that the conservation area will be 
fixed and can be protected from amendment by the local municipality.  

8. PROPOSED LAYOUT 
(Plan 4: Site Development Plan) 

The development proposal is shown on the proposed Site Development Plan and discussed 
below: 

8.1. Conservation Area 

The conservation area will follow the edge of the fynbos and forested areas on 
approximately the 180m contour.  From this contour, the site drops steeply in a northern 
direction towards the Matjies River.  The middle of the Matjies River forms the boundary of 
the application area.  

 
FIGURE 2:  PROPOSED CONSERVATION AREA 
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The proposed private conservation area covers approximately 20, 71 ha which equates to 
more than 70% of the total property area. 

The Private Conservation area contain three viewing decks and walking trails that are also 
used as paths to manage the ongoing alien clearing on the application area. 

 
FIGURE 3:  EXISTING VIEWING DECK 

8.2. Rural Conservation Dwellings 

In line with the development concept outlined above, it is proposed to construct 2 new 
rural conservation dwellings on the property on disturbed areas.  

 
FIGURE 4:  EXISTING MANAGER’S HOUSE 

The application area has existing development rights for five (5) dwellings (i.e. main farm 
house (lodge); Farm manager’s house (constructed); three additional dwellings, of which 1 
has been constructed).  
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The intention is to obtain approval to increase the size of the approved dwelling units and 
to apply for development rights for two (2) additional rural conservation dwellings.  The 
architectural style and appearance of the dwellings will be consistent with the architectural 
style of the existing dwellings. 

This will bring the total number of rural conservation dwellings to 7 (including the existing 
guest lodge) on the 29ha property. This equates to a density of 0.24 units per hectare, or 
just less than one unit per three hectares. No units will be placed within the designated 
Conservation Area.  

 
FIGURE 5:  EXISTING RURAL CONSERVATION DWELLING 

 
FIGURE 6:  POSITIONS OF RURAL CONSERVATION UNITS 
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Figure 6 above shows the proposed additional rural conservation dwellings in orange and 
the position of the approved units in yellow. The footprints have been carefully chosen in 
order to allow efficient provision of services and minimise environmental impact. 

8.3. Communal Use 

The remainder of the application area that is not used for the Private Conservation Area or 
the rural conservation units, will be used as common use area and the equestrian facility.  
The equestrian facility consists of the existing stables, a dressage area and paddocks. 

The equestrian facilities will also be used as a riding school.  The figures below show the 
existing equestrian facilities and stables on the application area. 

 
FIGURE 7:  EXISTING EQUESTRIAN FACILITY 

 

 
FIGURE 8:  EXISTING EQUESTRIAN FACILITY 
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9. SERVICES 

No municipal services exist in this area. In line with the ethos of the development, services will 
be off-grid as far as possible. The development will provide for its own water and sewer 
treatment, and will augment its existing electricity supply with solar geysers, solar electricity 
generation panels and an emergency generator.  

9.1. Water 

The application area has existing water rights from the Matjies / Long Ridge River.  Water 
to the existing lodge and existing units are provided via rain water harvesting methods and 
extraction from the river. 

Rainwater remains the primary supply for domestic use with a first flush filtering system 
installed to clear debris etc. from the roof prior to entering the storage tanks. 

The estimated Annual Average Daily Demand (AADD) for the rural conservation units are 
estimated at 0.75kl/day.  Hence, for 7 x rural conservation units, the estimated water use 
will be 7, 5 kl / day; 

Residential Units 250m2 X 7 @0.75kl/day = 7,5 kl/day 
 

The application area has an existing “Water Use Registration” with the Department of 
Water Affairs & Forestry, to pump water from the Matjies River. 

The applicant is investigating the following methods of saving on the total water demand 
and storage. 

§ Rainwater harvesting from roofs at each unit. 

§ Pumping water up to the rain water tanks of each house on the property and 
treated with a small reverse osmosis plant for each rural conservation unit. 

9.2. Sewerage Treatment 

The sewage effluent from the rural conservation units will each be individually treated.  
Each rural conservation unit will have its own sewer treatment facility where grey and 
black water will be separated.  Gray water will be used for irrigation, whilst the black water 
will be organically treated. 

Total sewage flow for the 7 Units at 0,6m3 per unit will be 4,2m3 per day.  

9.3. Roads and Access 

Access to the application area is obtained via the Pinehaven Road (Minor Road 7218).  The 
existing access to the application area will be retained.  Sight distance of at least 100m is 
available in both directions.  No new accesses are proposed.  Figure 9 below shows the 
existing access to the application area. 
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FIGURE 9:  ACCESS TO APPLICATION AREA 

There is an existing road network of paved and gravel surfaced roads on the application 
area.  The design of new driveways to the proposed new units from the existing road 
network should be based on the sustainable urban drainage systems. 

 
FIGURE 10:  EXISTING ROADS 

9.4. Storm water 

Roof run off is collected and stored for later use. All other developed surfaces are paved, 
gravel or grassed with storm water runoff discharging naturally as sheet flow towards the 
naturally vegetated areas. 
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9.5. Electricity 

Eskom is the supply authority for the application area.  The applicant and will augment its 
electricity supply with solar geysers, solar electricity generation panels and an emergency 
generator that will be used for pressure for water for fire hydrants during emergencies. 

 

SECTION C : CONTEXTUAL INFORMANTS 

10. CURRENT LAND USE AND ZONING 

10.1. Land Use 

The application area is currently used for rural residential, equestrian and tourism 
accommodation purposes. 

Improvements on the application area consist of: 

§ A main farm house, used for tourism accommodation purposes; 

§ A manager’s house; 

§ Additional dwelling; 

§ Stables and equestrian facilities 

§ Viewing decks; 

§ Roads and infrastructure; 

Figure 11 below, shows the existing guest lodge on the property. 

 
FIGURE 11:  EXISTING GUEST LODGE 
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10.2. Zoning 

The application area is currently zoned as “Agriculture Zone I” with consent use approval 
for three additional dwelling units on the property.  A copy of the letter of approval from 
Bitou Municipality, dated 11 May 2011 is attached as ANNEXURE F to this report. 

11. SITE CHARACTERISTICS 

11.1. Topography 
(Plan 3: Slope Analysis) 

The topography of the application area is shown in Figure 12 below.  The application area 
has a north eastern aspect and the topography of the site is characterised by a moderate 
northern sloping topography along the Pinehaven Road.  The Pinehaven Road forms the 
watershed for this area.   

The highest part of the application area is located towards the south-western boundary 
near the stables, with a height of approximately 210m above MSL.  The lowest part of the 
property at the Matjies River has a height of approximately 60m above MSL. 

The topography is moderately steep (15° to 19°)  between the 200m and 185m contour 
line and then drops steeply down ( steeper than 20°) in a southern direction towards the 
Matjies River.  The majority of the land below the 185m contour is included in the 
proposed private conservation area. 

 
FIGURE 12: SLOPE ANALYSIS 

The existing and proposed new rural conservation units are located on land with a 
topography flatter than 1:5. 
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11.2. Drainage 

The Pinehaven Road forms the watershed of this local area.  Run off water drains in a 
northern direction towards a tributary stream of the Matjies River that forms the north 
eastern property boundary of the application area. Two steep valleys occur on the 
application area. The one valley is located near the northern property boundary and the 
second valley is located towards the eastern property boundary.  No development is 
proposed within these valleys. 

11.3. Vegetation 

The vegetation on the application area is characterised by fynbos and forest types. Knysna 
Afro temperate Forest restricted to the valleys with old moribund Garden Route Shale 
Fynbos on the north facing slopes.  

Elements of previous timber plantations are evident on site and are used for screening 
within the existing resort and the eucalyptus trees are used for honey production.  

Fynbos areas are invaded with Black Wattle, Blackwood, Hakea, Pine and Blue gum that 
will require control.  

A systematic alien eradication programme is being developed in terms of the National 
Biodiversity Act for the site to enhance the biodiversity value in the nature area and to 
ensure that the remaining alien species within the equestrian and lodge area do not 
spread beyond their existing locations.  

 
FIGURE 13: AFRO FOREST AND FYNBOS ON THE SITE 

 
FIGURE 14: REMNANTS OF PINE PLANTATION ON THE 

SITE 
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12. CHARACTER OF THE AREA 
(Plan 2: Land use and Character of the Area) 

The area is characterised by a mix of agricultural and tourist orientated land uses. Various tourist 
accommodation establishments and private nature reserves exist in close proximity to the 
application area.   

Examples of private nature reserves include: 

§ The Gums Private Nature Reserve on Portion 21 of Farm 294 approximately 0,7 km 
west of the application area.  This Nature reserve is approximately 22,9 ha in 
extent. 

§ Brackenburn Private Nature Reserve on the Remainder of Farm 300, approximately 
0,5 km east of the application area.  This Nature reserve is approximately 59 ha in 
extent. 

§ Arch Rock Private Nature Reserve on the Remainder of Farm No 296, 
approximately 1,5km south east of the application area.  This nature reserve is 
approximately 52 ha in extent. 

§ Kiaruna Private Nature Reserve on Portion 79 of Farm No 293 is approximately 
1,5km north west of the application area.  This Nature Reserve is approximately 
54ha in extent 

 

It is therefore clear that various other private nature reserves exist in close proximity to the 
application area.  It is therefore clear that the establishment of the proposed private nature 
reserve is consistent with the existing land use character of the area. 

 
FIGURE 15: BRACKENBURN PRIVATE NATURE RESERVE 

Various tourist accommodation establishments exist within close proximity to the application 
area.  Even though the proposal is not to establish additional tourist accommodation, but rather 
rural conservation units within a private nature reserve, it is clear that the area is characterised 
by various tourism accommodation (non-agricultural) and tourist facilities.  These include: 

§ Heatherhill self catering accommodation is located on the western abutting 
property, Portion 20 of Farm 294; 
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§ Andersons Wines and Baywatch / Pinehaven tourist accommodation are located on 
the abutting Farm no 545; 

§ The nearby Tactical Adrenalin Paintball wars is located to the south of the 
application area on Farm No 157. 

§ ‘Antler’s Lodge’ guest house is located on Portion 2 of the farm 489 to the north 
east of the application area 

§ the Plett Puzzle Park and Jukani Wildlife Park is located to the west of the 
application area on the remainder of the Farm Oakhill.  

 

 
FIGURE 16: HEATHERHILL SELF-CATERING ACCOMMODATION 

ON PORTION 20 OF FARM NO 294 
 

 
FIGURE 17: TACTICAL ADRENALIN PAINTBALL WARS 

 

 

The majority of the area is however rural in character with agricultural and rural residential land 
uses prevailing. A good example of this is the ‘Ashlands’ Resort Zone II development is to the 
northeast of the application area on Farm No 489, and contains 10 subdivided portions that are 
used as smallholdings. The Figure 18 below shows more smallholding developments on Farm 
495 located approximately 2.5km north east from the application area.  
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FIGURE 18: SUBDIVISIONS OF FARM 495 

 

SECTION D : SPATIAL PLANNING POLICY FRAMEWORK 

13. PROVINCIAL SPATIAL DEVELOPMENT FRAMEWORK (2013) 

The PSDF represents the updated planning framework for policy and urban planning 
promulgated by the provincial administration and “communicates the Western Cape’s spatial 
agenda”. The updated PSDF takes on spatial vision of the OneCape2040 document, in an 
attempt to create: 

i. Educating Cape: Everyone has access to a good education, and the cities, 
towns and rural villages are places of innovation and learning. 

ii. Working Cape: There are livelihood prospects available to urban and rural 
residents, and opportunities for them to find employment and develop 
enterprises in these markets. 

iii. Green Cape: All households can access basic services that are delivered 
resource efficiently, residents use land and finite resources prudently, and 
safeguard their ecosystems. 

iv. Connecting Cape: Urban and rural communities are inclusive, integrated, 
connected and collaborative. 

v. Living Cape: Living and working environments are healthy, safe, enabling and 
accessible, and all have access to the region’s unique lifestyle offering. 

vi. Leading Cape: Urban and rural areas are effectively managed 
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Comment: The proposal will help to further many of these goals. The proposal will create 
a conservation outcome through the protection of the critical biodiversity areas and 
ecological support areas of the property, thereby safeguarding our ecosystems.  

The proposed development will help integrate rural communities by providing an additional 
lifestyle option for rural living. The proposal will also contribute to the Living Cape initiative by 
providing an innovative and sustainable way for people to take advantage of the area’s ‘unique 
lifestyle offering’.  

There has been a recent legislative and policy shift that more clearly delineates the role of 
provincial and municipal spatial planning. This shift has meant that provincial inputs are 
generally limited to provincial scale planning. However it is important to note some of the key 
policies laid down by the draft PSDF that have a bearing on the proposal: 

1. Policy R1: Protect Biodiversity & Ecosystem Services: 

“1. The Western Cape’s CBA mapping, which Cape Nature are currently updating 
and refining, together with the draft priority climate change adaption corridors 
delineates the spatial extent of the Western Cape’s biodiversity network that must 
inform spatial planning and land use management decisions throughout the 
province. 

2. Using the latest available CBA mapping as a primary informant, regional, district 
and municipal SDFs must delineate Spatial Planning Categories (SPCs) that reflect 
suitable land use activities in the different CBA classifications…” 

Comment: The PSDF highlights the importance of sustainable environmental 
management while introducing the concept of Ecosystem Services (see Section 24 below), 
both of these priorities will be fulfilled by the proposed development. The new PSDF 
perpetuates the importance of CBA mapping in determining appropriate land use, while 
emphasising the need for review of the existing CBA maps.  

2. Policy R5: Protect & Manage All Provincial Landscape & Scenic Assets 

“1. Scenic & Landscape character considerations must have explicit input on Land 
Use Management and infrastructure development in the Western Cape.” 

3. The protection and enhancement of regional landscapes and scenic assets rely on 
appropriate responses to the heritage, biodiversity, agricultural and scenic assets 
of the province. It is essential to the future sustainability of the Western Cape that 
agricultural resource areas, ecosystem services, heritage and scenic assets are not 
undermined through inappropriate development and land use change…” 

Comment: This policy stresses the significance of respect for the character of the area 
and the complimenting and strengthening of resources in the area. The proposal is 
sensitive to the rural landscape and character of the area since the proposed structures 
will be in line with the architectural norms of the area, will be visually sensitive to the 
surroundings by being constructed off prominent ridgelines with structures that are of 
appropriate scale.  
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14. BITOU SDF (2013) 

14.1. Bio-Regional Planning 

The Bitou SDF divided the municipal area into various smaller bioregions.  The application 
area is located within the Keurbooms Estuary Bioregion. The Bitou SDF indicates that the 
subject property is included in an area regarded as “core 1C” and “buffer” areas. The 
southern part of the application area is earmarked as a buffer area, whilst the bulk of the 
application area is earmarked as a Critical Biodiversity Area.  Figure 19 below shows an 
Extract from Fig 5.3 of The Bitou SDF (2013). 

 
FIGURE 19: EXTRACT FROM FIG 5.3 OF THE BITOU SDF (2013) 

These bio-regions have specific policies relating to development planning within them, 
including: 

KR1 Identify strategies to ensure maximum use made of agricultural land. 

Given the vegetation and the slope of the land, the application area has limited agricultural 
potential.  The southern part of the property that is earmarked as a buffer area, is used, 
and will be continued to be used for equestrian purposes.  

The Bitou SDF (2013) mentions Core 1a, Core 1b and Core 1c areas in its Figure 5.3 (see 
Figure 19 above) but in Section 5.3.2 it expands on these planning areas by referring to a 
Core 1, Core 1 followed by a Buffer 1 and Buffer 2 planning category – it is therefore 
assumed that Core 1c – Critical Biodiversity Areas, corresponds with Buffer1 – Endangered 
Vegetation outside of Core 1 Areas. The SDF states the following with regard to these 
areas: 

The Site 
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Where land containing shale fynbos is not under the plough or pastures it 
should be either: 

• Encouraged to become a private conservancy or game farm of 
which there are already a number in the area; or 

• Used for extensive agriculture (grazing) under strict veld 
management and rotational grazing methods that will improve bio-
diversity as well as carrying capacity 

The proposal is in line with these guidelines since the property will be conserved through 
the approval of the Conservation Area, and permaculture activities will result in the use of 
the agricultural land on the property that is in line with its carrying capacity.  

14.2. Development Outside Urban Areas 

During the drafting of the newly approved 2013 Bitou SDF the Bitou Municipality wrote a 
letter to the consulting firm that was responsible for putting the document together. This 
letter included issues that the Bitou Municipality feels is imperative be dealt with in the 
SDF, or information that it wanted to stress as of upmost importance. The SDF contains a 
full copy of this letter, of which the following is an extract (emphasis added):  

“Development in Rural Areas” 

The Department of Agriculture (national and provincial) unilaterally and without suitable 
consultation with the municipality determine what properties ‘should be suitably rezoned 
out of agriculture” to allow subdivision of non-viable agricultural properties (land units). 
This has significant negative effects on development in the municipal area.” 

The letter goes on to explain that “The Bitou Municipality is in need of suitable 
developments that enhance the local economy. The LED strategy of the 
municipality indicates that the tourism and agricultural (growing viticulture) 
sectors are the two major economic drivers in the area.”  

The SDF also explains that that in terms of infrastructure any developments outside urban 
areas “will be responsible for providing, meaning capital, operating and management 
costs, their own bulk (treatment plants), link and individual services to the standards 
required by DWAF and the municipality.” It specifically states that “Developments with site 
specific impacts (e.g. a lodge, eco- type residential HOA’s) could be positively regarded if 
they contribute to ensuring conservation friendly land use.” 

The proposal is for a self-sufficient development that does not require any additional 
municipal services connections, while contributing to conservation in the area; the 
proposal is therefore highly consistent with the provisions of the Bitou SDF.  



PROPOSED REZONING:  FARM SEABREEZE NO 544,  DIVISION KNYSNA 

SEPTEMBER 2015  Page | 23 
 

15. KEURBOOMS LOCAL AREA STRUCTURE PLAN 

Given the increased urban development pressure in the vicinity of the Keurboomstrand area. The 
Bitou Municipality has identified the need to draft a Local Area Spatial Plan (LASP) for 
Keurboomstrand and its surrounding natural environment, which will aid the Municipality in 
ensuring that the area is suitably managed and maintained in a sustainable manner. 

The application area is located in an area that has been indicated as the “rural hinterland” of the 
Keurbooms area.  The application area is earmarked as “Agriculture” / future development and a 
Conservation Management Area.   

The Keurbooms Local Area Structure Plan (KLASP) acknowledges that “...Given the above 
scenario properties within the Rural Hinterland is unlikely to generate any sustainable income 
from commercial farming enterprises and alternatives will have to be considered in order to fund 
the future management / maintenance of these properties, which otherwise runs the risk of 
becoming derelict over time...” and therefore recommends appropriate rural development at a 
density of 1 unit per 3 ha for this area. 

 
FIGURE 20: EXTRACT FROM THE KEURBOOMS LOCAL AREA STRUCTURE PLAN 

The Site 
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The KLASP identified that approximately 10 units could be developed on the application area. 

It is therefore the considered opinion that given the fact that the proposal entails the inclusion of 
a minimum of 70% of the application area into a formal conservation area, and the fact that only 
9 rural conservation units are proposed, the proposal is consistent with the approved KLASP. 

16. GARDEN ROUTE BIODIVERSITY SECTOR PLAN 

A Biodiversity Sector Plan provides a synthesis of prioritised information to planners and land-use 
managers, enabling the integration of biodiversity into land-use planning and decision making.  
It identifies those sites that are critical for conserving biodiversity, and, in this way, facilitates the 
integration of biodiversity into decision making, in order to facilitate sustainable development 
(National Biodiversity Framework, 2007). 

SANParks, together with Cape Nature prepared the biodiversity sector plan to accompany and 
further explain the Garden Route Critical Biodiversity Areas (CBA) Map for the George, Knysna 
and Bitou municipalities. The CBA map divides the landscape into five categories, namely; 
Protected Areas, Critical Biodiversity Areas (CBAs), Ecological Support Areas (ESAs), Other 
Natural Areas and No Natural Areas Remaining.  The first three mentioned categories represent 
the biodiversity priority areas which should be maintained in a natural to near-natural state.  The 
last two categories are not considered biodiversity priority areas, and can be targeted for 
sustainable development. The CBA mapping, however, has been compiled largely as the result of 
desktop study and has yet to be ground-proofed.  

 
FIGURE 21: GRI MAPPING 
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The northern part of the application area is indicated as Critical Biodiversity Areas and Ecological 
support areas by the GRI Mapping, these areas mainly include the steeper sloping sections of the 
properties closer to the Matjies River.  The application will protect these areas by designating 
them Conservation Area in terms of the proposed special zoning category.  

The proposed rural conservation dwellings are all positioned on areas earmarked as disturbed on 
the GRI mapping. 

The proposed private conservation area could therefore be regarded as being consistent with the 
GRI project and will support the goals of the Garden Route Biodiversity Planning. 

 

SECTION E : LEGAL FRAMEWORK 

17. WESTERN CAPE LAND USE PLANNING ORDINANCE, 1985 (ORDINANCE 15 OF 
1985) 

17.1. Assessment of Applications 

According to Section 36 of the Land Use Planning Ordinance, 1985 (LUPO), an application 
can solely be refused on the basis of: 

§ A lack of desirability; 

§ Consistency with spatial planning policy; 

§ Effect on existing rights concerned. 

The desirability criteria that have to be considered include: 

(i) Character of the Area; 

(ii) Locality and accessibility; 

(iii) Impact on Services; 

(iv) Safety and Welfare of the members of the community concerned. 

(v) Preservation of the natural environment; 

(vi) Preservation of the developed environment; 

(vii) Effect on existing rights concerned, with the exception of any alleged right to 
protection against trade competition 

This section will assess the desirability of the proposal against the desirability criteria as set out 
in the LUPO.  

18. SPATIAL PLANNING AND LAND USE MANAGEMENT ACT, 2013 (ACT 6 OF 2013) 

The Spatial Planning and Land Use Management Act (SPLUMA) came into effect on 1 July 2015.  
The main objectives of this act is to provide a framework for spatial planning and land use 
management to address past spatial and regulatory imbalances.  
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18.1. Principles for Assessment of Planning Applications 

Section 42 of SPLUMA prescribes certain aspects that have to be taken into consideration 
when deciding on an application.  These are: 

Ø development principles set out in Chapter 2 of SPLUMA 

Ø protect and promote the sustainable use of agricultural land 

Ø national and provincial government policies 

Ø the municipal spatial development framework; and  

Ø take into account—  

(i) the public interest;  

(ii) the constitutional transformation imperatives and the related duties of the 
State;  

(iii) the facts and circumstances relevant to the application;  

(iv) the respective rights and obligations of all those affected;  

(v) the state and impact of engineering services, social infrastructure and open 
space requirements; and  

(vi) any factors that may be prescribed, including timeframes for making 
decisions.  

SPLUMA sets out the following 5 main development principles applicable to spatial 
planning, land use management and land development: 

1. Spatial justice: 

Ø past spatial and other development imbalances must be redressed 
through improved access to and use of land; 

Ø spatial development frameworks and policies at all spheres of government 
must address the inclusion of persons and areas that were previously 
excluded; 

Ø spatial planning mechanisms, including land use schemes, must 
incorporate provisions that enable redress in access to land; 

2. Spatial sustainability: 

Ø promote land development that is within the fiscal, institutional and 
administrative means of the Republic 

Ø ensure that special consideration is given to the protection of prime and 
unique agricultural land 

Ø uphold consistency of land use measures in accordance with 
environmental management instruments 

Ø promote and stimulate the effective and equitable functioning of land 
markets 

Ø consider all current and future costs to all parties for the provision of 
infrastructure and social services in land developments 

Ø promote land development in locations that are sustainable and limit 
urban sprawl; and 
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Ø result in communities that are viable 

3. Efficiency (optimising the use of existing resources and infrastructure) 

Ø land development optimises the use of existing resources and 
infrastructure 

Ø decision-making procedures are designed to minimise negative financial, 
social, economic or environmental impacts; and 

Ø development application procedures are efficient and streamlined and 
timeframes are adhered to by all parties. 

4. Spatial resilience (allow for flexibility in spatial plans) 

Ø flexibility in spatial plans, policies and land use management systems are 
accommodated to ensure sustainable livelihoods in communities most 
likely to suffer the impacts of economic and environmental shocks. 

5. Good administration: 

Ø all spheres of government ensure an integrated approach to land use and 
land development that is guided by the spatial planning and land use 
management systems as embodied in this Act 

Ø all government departments must provide their sector inputs and comply 
with any other prescribed requirements during the preparation or 
amendment of spatial development frameworks 

Ø the requirements of any law relating to land development and land use 
are met timeously 

Ø the preparation and amendment of spatial plans, policies, land use 
schemes as well as procedures for development applications, include 
transparent processes of public participation that afford all parties the 
opportunity to provide inputs on matters affecting them 

Ø policies, legislation and procedures must be clearly set in order to inform 
and empower members of the public 

18.2. Changes in the Land Use Approval Process 

SPLUMA shifts the onus of decision making for all land use applications (except those that 
involve the development of recently ploughed agricultural land) onto municipalities rather 
than provincial or national government spheres. SPLUMA also necessitates the drafting and 
approval of municipal planning by-laws (that set out land use planning application and 
approval procedures) and scheme regulations (that indicate zoning categories and 
parameters of land within the municipality). Transitional Arrangements 

The Spatial Planning and Land Use Management Act does not repeal the Land Use 
Planning Ordinance (15 of 1985) (LUPO); the Western Cape Provincial Government has 
drafted the Western Cape Land Use Planning Act (3 of 2014) (LUPA) which will perform 
this function. 

LUPA will be implemented in a municipality-by-municipality basis as and when the 
municipality is in a state of readiness, including the drafting and gazetting of the planning 
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by-law, and having taken steps to appoint a municipal planning tribunal (which will be the 
body to whom decision making powers will be conferred). LUPO remains in effect until 
such time as LUPA is implemented, causing it to be repealed.  

At the time of writing these changes have not yet come into place in Bitou Municipality and 
the Bitou Municipality’s Planning By-Law and Zoning Scheme Bylaw remain in draft format, 
it is however likely that these will be operational before the end of 2015.  

The Provincial Government has indicated that rezoning applications where land has been 
used for productive agricultural purposes during the preceding 10 years, will be subject to 
LUPA.  The application area has not been used for agricultural production within the past 
ten years, and therefore this application will not be subject to LUPA. 

19. NATIONAL HERITAGE RESOURCES ACT, 1999 (ACT 25 OF 1999) 

In terms of the Heritage Resources Act, 1999 (Act 25 of 1999), a Notice of Intent to Develop 
(NID) is required to be submitted to Heritage Western Cape for any rezoning on a land portion 
larger than 10 000m².  

Since the property to be rezoned is larger than 1ha, the National Heritage Resources Act (25 of 
1999) requires that a Notice of Intent to Develop (NID) form be submitted to Heritage Western 
Cape for authorisation. A copy of this form will also be forwarded to Bitou Municipality for 
records purposes. 

20. THE NATIONAL ENVIRONMENTAL MANAGEMENT ACT, 1998 (107 OF 1998) 

Although the National Environmental Management Act (NEMA) does not directly relate to land 
use applications, it is important to note that no additional environmental authorisation is required 
for the proposed change of land use.  

Since the proposal does not constitute new tourist accommodation buildings or the expansion 
thereof, and since no removal of indigenous vegetation is required, the proposal does not entail 
any of the activities listed in the notices published in December 2014. As no listed activities are 
triggered no Environmental authorisation if required for the proposed development.  

 

SECTION F : MOTIVATION 

21. CONSISTENCY WITH EXISTING POLICY FRAMEWORKS 

As clearly described in SECTION D : of this report, the proposal is consistent with the goals of 
the Provincial SDF, the Bitou SDF as well as the Keurbooms Local Area Structure Plan. 
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22. LOCALITY AND ACCESSIBILITY 

Ample and safe access and egress exist to and from the application area.  The application area is 
easily accessible from the District Minor Road as well as from the N2 National Road. 

23. NO IMPACT ON SERVICES 

The application area is not connected to any municipal services.  Potable water can be provided 
from rain water harvesting and existing water extraction rights; sewer treatment can be provided 
with off-grid environmentally sustainable methods and electricity is provided directly from Eskom 
and the applicant will augment electricity supply with green energy sources. 

It is therefore clear that sufficient services exist and that the proposal will not result in any 
services burden on the local authority. 

24. ECOSYSTEM SERVICES APPROACH 

This approach has gained ground as a sustainable development tool, and is highlighted within 
the Provincial Spatial Development Framework as a policy priority. The United Nations 
Environment Programme, through the Millennium Ecosystem Assessment, defines the 
Ecosystems Approach as: 

The Ecosystem Approach is a strategy for the integrated management 
of land, water and living resources that promotes conservation and 
sustainable use in an equitable way. Thus, the application of the 
ecosystem approach will help to reach a balance of the three 
objectives of the Convention: conservation; sustainable use; 
and the fair and equitable sharing of the benefits arising out of 
the utilization of genetic resources. An ecosystem approach is 
based on the application of appropriate scientific methodologies focused 
on levels of biological organization, which encompass the essential 
structure, processes, functions and interactions among organisms and 
their environment. It recognizes that humans, with their cultural 
diversity, are an integral component of many ecosystems. 

This relatively new approach to conservation and sustainability recognises an ecosystem as a 
balanced system of inputs and outputs and acknowledges the role of humans within that system. 
The approach attempts to quantify the affect that humans have on ecosystems and views these 
effects as positive or negative in allowing people to continue using the area productively for their 
continued existence on the land.  

The proposed development follows this approach in balancing the conservation and sustainable 
use of land so as to maintain and protect the biodiversity on the property while ensuring that the 
land is productive.  
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25. LOCAL ECONOMIC DEVELOPMENT 

The proposal is aimed at people who seek a high quality lifestyle option with access to a 
premium environment that is still accessible from urban centres like Plettenberg Bay and Port 
Elizabeth. There is a strong need for economic development in Bitou Municipality as a whole, and 
particularly within its rural areas. The provision of this new type of activity-based nature 
development means that the development occupies a new and expanding market within the 
area. The new residents to the area that the development is likely to attract would contribute to 
the economy and development of the area as a whole. There is therefore a strong need for this 
development at this time. 

26. IMPACT ON RIGHTS 

The development proposal will not impact on the rights of any of the surrounding property 
owners. 

There will be no undue noise or disturbance since the proposed rural conservation dwellings are 
all a considerable distance from the property boundary (at least 30m), much less from any other 
dwellings. This also means that there will be no impact on the privacy of the surrounding 
property owners. There will be no impact on any of the services received by surrounding owners 
as a result of the development, since the development will provide for its own services to a great 
extent meaning that it will be able to operate without any additional services provision from 
external networks. 

27. IMPACT ON THE CHARACTER OF THE AREA 

The proposed development is largely in line with the character of existing developments in the 
area. The area is characterised by rural residential, agricultural land uses and accommodation 
establishments. These developments capitalise on the natural environment and have a quiet and 
atmosphere. One clear example of a development that fits with this character is ‘Ashlands’ on 
Farm 489, directly adjacent to the subject property. Ashlands has 10 portions that have been 
zoned to Resort Zone II that are between 1 and 4ha in extent.   

The proposed development has been designed to fit in with this character and attract residents 
that will value the extensive quality environment of the area. The architectural design of the 
proposed buildings will be in line with the existing buildings in the area, and constructed 
according to an architectural design manual. Buildings on the property will be built according to 
the topography of the land specifically to maintain harmony with the landscape and limit visual 
impact. Since the development is in line with the existing character of the area, it will not change 
it significantly and therefore the existing rights of surrounding property owners will not be 
impacted.  

28. IMPACT ON THE NATURAL ENVIRONMENT 

Approximately 70% of the application area will be formalised in a private conservation area. The 
proposed private conservation area will be managed in accordance with an Environmental 
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Management Plan that is approved by Bitou Municipality.  This plan will also introduce a 
systematic alien clearing program on the application area, whilst the rural conservation areas will 
be located on previously disturbed and alien infected areas. 

29. CONCLUSION 

The application will not impact on the character of the area, has existing approved access and is 
ideally located for the intended use, and will not require any additional services. The proposed 
development will improve the safety and welfare of the community through impacting positively 
on local economic development. The application will preserve the natural environment through 
the protection of the conservation area and will retain the rural character of the area thus 
preserving the developed environment. Finally the development will not impact on the rights of 
any surrounding property owners. Thus, the application can be viewed as desirable and it is the 
considered opinion that there is no valid reason in terms of LUPO to refuse the application. 

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

(i) The rezoning, of the Farm Seabreeze No 544 Division Knysna from 
‘Agricultural Zone I’ to ‘Special Zone: Rural Conservationin terms of 
Section 17 of the Land Use Planning Ordinance, 1985 (Ordinance 15 of 
1985); 

(ii) The amendment of Conditions of approval (b) and (e) of the Council 
approval that limited the size of the additional dwelling units to 70m² 
and in terms of Section 43 of the Land Use Planning Ordinance, 1985 
(Ordinance 15 of 1985). 

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 
September 2015 

 


