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SECTION A :  BACKGROUND 

1. BACKGROUND 

Mossel Bay Erf 3691 is situated at 5 Da Gama Street, near the Life Bayview Private Hospital, 

in the Da Nova area. The subject property is currently zoned ‘Residential Zone I’ as per the 

Mossel Bay Municipality Integrated Zoning Scheme By-Law, and approximately 668m² in 

extent. 

 

FIGURE 1: MOSSEL BAY ERF 3691 

Mossel Bay Erf 3691 has been utilised as a medical practice for the last couple of years. A 

previous rezoning and removal of restrictions application was submitted to Mossel Bay 

Municipality to allow the medical practice; however, recent correspondence with the owner 

of the property confirmed that the previously approved rezoning of Mossel Bay Erf 3691 has 

lapsed. 

There are no restrictive conditions that could prevent the proposed development, as the 

relevant conditions was removed during 2013; and a removal of restrictive conditions cannot 

lapse. 

Therefore, a new application for rezoning must be submitted for consideration. A copy of the 

previous letter of approval for a similar rezoning application is attached as ANNEXURE A. 

The owner wishes to use the property as a medical practice. To allow the intended use on 

the property, it is proposed to rezone Mossel Bay Erf 3691 to “Business Zone IV” for a 

‘Office’ to allow ‘medical consulting rooms’, in terms of the new Mossel Bay Municipality 

Integrated Zoning Scheme By-Law. 



PROPOSED REZONING: MOSSEL BAY ERF 3691 

APRIL 2018  PAGE 5 OF 33 

Given the fact that a similar rezoning was previously approved on the property and that the 

current character of the surrounding area includes numerous medical related offices, it is the 

considered opinion that development proposal could therefore be supported in principle. 

This report serves as the motivation report to support the application for the rezoning of 

Mossel Bay 3691. 

2. THE APPLICATION 

Marike Vreken Urban and Environmental Planners were appointed by RADMOS BELEGGINGS 

PTY LTD (refer ANNEXURE B: Power of Attorney & Company Resolution and ANNEXURE C: 

Application Form) to prepare and submit the required application documentation for: 

(i) The rezoning of Mossel Bay Erf 3691 from “Single Residential Zone I” to “Business 

Zone IV” to allow for ‘Offices’ in terms of Section 15(2)(a) of Mossel Bay Municipality 

Standard By-Law on Municipal Land Use Planning. 

The required pre-application consultation was conducted with the municipality. The pre-

application consultation did not highlight any “red flags” regarding this application and is 

attached as ANNEXURE F. 

3. PROPERTY DESCRIPTION SIZE AND OWNERSHIP 

The Certificates of Registered Title Deeds and Windeed Copy for Mossel Bay Erf 3691, containing 

the details outlined below are contained in ANNEXURE D. The Surveyor General Diagrams is 

included in ANNEXURE E. 

 Erf 896 
Title Deed Number T6489/1962 

Title Deed 

Description: 
Erf 3691 Mossel Bay in the Municipality and 

Division of Mossel Bay, Western Cape 

Province 

Property Owner RADMOS BELEGGINGS PTY LTD 

199902233707 

Title Deed 

Restrictions: 
There are no title deed restrictions that could 

prevent the proposed application 

Bonds: There is a Bond Registered over the subject 

property. A bondholder’s consent has been 

applied for and will be provided in due 

course. 

Property Size: 668m² (Six Hundred and Sixty-Eight) square 

metres 

Servitudes: There are no servitudes registered over the 

property that could affect the application. A 

copy of the General Plan for the property is 

contained in ANNEXURE E. 
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SECTION B :  DEVELOPMENT PROPOSAL 

4. DEVELOPMENT SPECIFICATIONS 

4.1. Proposed Development 

The owner of the property wishes to continue use the property as a medical practice. The 

proposed rezoning to “Business Zone IV” is to allow for ‘Office’, which makes provision for 

‘medical consulting rooms’. 

The Mossel Bay Municipality Integrated Zoning Scheme By-Law defines a ‘office’ as: 

“means property used for the conducting of an enterprise primarily concerned with 

administrative, clerical, financial or professional duties, and includes -  

a) medical consulting rooms; 

b) a clinic; and 

c) rooftop base telecommunication station.” 

The proposed zoning of “Business Zone IV” makes provision for the desired use, which 

include ‘medical consulting rooms’ as primary right. 

The definition of a ‘medical consulting rooms’ as per the Mossel Bay Municipality 

Integrated Zoning Scheme By-Law is: 

“means an office or offices and ancillary rooms used by a registered medical professional 

for human medical or medical-related consultation, where the office is not attached to a 

hospital or clinic.” 

The existing structure on the property will be demolished and the new proposed 

development will allow the ‘medical consulting rooms’. 

The following figures illustrate the new proposed development: 
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FIGURE 2: SITE DEVELOPMENT PLAN (GROUND LEVEL) 

The proposed development consists of a 2-storey structure with a semi-basement used for 

parking. The proposal has a semi-basement (for parking purposes), a ground level and a 

first level. The proposal will comply will all the development parameters as set out for 

properties zoned “Business Zone IV”. 

The ground and first level will be used for the medical consulting rooms. A total of 4 

doctors will be consulting patients. 

The following figures illustrate the architectural plans of the semi-basement, ground level 

and first level: 
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FIGURE 3: SEMI-BASEMENT 

The semi-baseman will allow for the prescribed parking of the proposal. The basement will 

allow a total of 16 parking bays. 

 

FIGURE 4: GROUND LEVEL 
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FIGURE 5: FIRST LEVEL 

The ground and first level will be used for the medical consulting rooms. 

 

FIGURE 6: AREA SCHEDULES 

The figure above illustrates the area schedules of the various levels. 
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4.2. Rezoning (Business Zone IV) 

Mossel Bay Erf 3691 is currently zoned ‘Single Residential Zone I’, to allow the proposed 

land use of ‘offices’, it is necessary to rezone the property to ‘Business Zone IV’ in terms of 

the Mossel Bay Municipality Integrated Zoning Scheme By-Law. 

The client wishes to operate ‘medical consulting rooms’ on the property. The proposed 

zoning of ‘Business Zone IV’ will allow the proposed land use as primary right. 

The allowed land uses on ‘Business Zone IV’ properties are illustrated in the table below: 

Zoning Primary use Consent use 

Business Zone I (BZI) 

The objective of this zone is 

to provide an intermediate 

zone that may, if required, 

act as a buffer or interface 

between high- and medium-

intensity business zones, and 

residential zones. Retail 

activities are limited to those 

which are ancillary to the 

dominant permitted uses, 

namely offices and flats. In 

order to protect the amenity 

of adjacent residential areas, 

appropriate levels of 

landscaping and 

environmental management 

are required. 

Primary use 

• Offices 

Consent uses 

• Dwelling house 

• Flats 

• Institution 

• Place of assembly 

• Place of instruction 

• Place of leisure 

• Renewable energy 

structure 

• Restaurant 

• Shop 

‘Offices’ is defined as: 

Land use description: “office” means property used for the conducting of an enterprise 

primarily concerned with administrative, clerical, financial or professional duties, and 

includes -  

a) medical consulting rooms; 

b) a clinic; and 

c) rooftop base telecommunication station. 

“Medical Consulting Rooms” is defined as: 

Land use description: “medical consulting rooms” means an office or offices and ancillary 

room used by a registered medical professional for human medical or medical-related 

consultation, where the office is not attached to a hospital or clinic. 
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In order to allow the proposed development, it is necessary to rezone Mossel Bay Erf 3691 

from ‘Single Residential Zone I’ to ‘Business Zone IV’ to allow Medical Consulting 

Rooms. 

4.3. Medical Consulting Rooms: Development Parameters (The Mossel Bay 

Municipality Integrated Zoning Scheme By-Law) 

The Mossel Bay Municipality Integrated Zoning Scheme By-Law sets out certain 

development parameters applicable to the land use of “Medical Consulting Rooms”. Failing 

to adhere to these development parameters will result in additional departure applications. 

The development parameters applicable to “office” will apply to the land use “Medical 

Consulting Rooms”. The table below illustrate the development parameters: 

DEVELOPMENT PARAMETERS: PROPOSAL COMPLIANCE 

Floor factor The floor factor may not exceed 1. 0.9 Comply 

Coverage Coverage may not exceed 60% 50% Comply 

Street centre 

line setback 

The municipality may require that all 

buildings or structures on the land unit 

are set back at least 6,5 metres from the 

centre line of the abutting street or 

streets. 

Further than 

6.5m 

Comply 

Height i. The highest point of a building may 

not exceed 11 metres from average 

ground level to the top of the roof. 

ii. The general provisions regarding 

earth banks and retaining 

structures in this By-law apply. 

11m 
Comply 

Building lines i. The street building line is at least 5 

metres. 

ii. The side and rear building lines are 

at least 3 metres. 

iii. The general building line 

encroachments in this By-law 

apply. 

Street – 5m 

Lateral – 3m 

Rear – 3m 

Comply 

Parking and 

access 

Parking and access must be provided on 

the land unit in accordance with this By-

law, except in a case where the 

Municipality has approved alternative 

parking supply under section 43.(1). 

Required - 16 

bays 

 

Provided – 16 

bays 

Comply 

Loading Loading bays must be provided on the 

land unit in accordance with this By-law. 

Erf size 668m² 

0 Loading bays 

are required 

Comply 
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Screening The Municipality may require screening 

in accordance with this By-law. 

n/a n/a 

Canopy or 

balcony 

projection 

Canopy and balcony projections for 

“business premises” apply. 

n/a n/a 

Refuse room The Municipality may require a refuse 

room to be provided on the land unit in 

accordance with this By-law. 

Medical waste, 

service and 

plant yard 

provided 

Comply 

It is clear from the table above that the proposed development complies with all the 

development parameters as set out for ‘Medical Consulting Rooms’, and that no additional 

departure applications are necessary. 

5. PARKING & LOADING PROVISION 

According to the Mossel Bay Municipality Integrated Zoning Scheme By-Law the following 

parking and loading parameters apply to the proposed development: 

Minimum off-street parking requirements 

Land Use Normal Areas Proposal Compliance 

Clinic/Medical consulting 

rooms 

4 bays per consulting 

room 

4 consulting rooms 

= 16 parking bays 

Comply 

Sufficient on-site parking is provided. 

Minimum off-street loading bay requirements 

Land use Floor area (m²) Number of 

loading bays 

Proposal Compliance 

Offices 0–5 000 

5 001–15 000 

15 001–30 000 

Every additional 

30 000 or part 

thereof 

0 

1 

2 

1 additional bay 

Erf size 668m² 

0 Loading 

bays are 

required 

Comply 

It is not necessary to provide any loading bays. 

6. SERVICES INFRASTRUCTURE 

The application area is located within the existing urban infrastructure of Mossel Bay. The 

services applicable to the property will be provided by the Mossel Bay Municipality. The proposed 

use of ‘Medical Consulting Rooms’ will not have a great impact on service delivery; one could 

argue that even less services usage will be conducted, because it will only be occupied during 

office times and water usage such as baths, showers and scullery will not be used as per a 

normal residential property. 



PROPOSED REZONING: MOSSEL BAY ERF 3691 

APRIL 2018  PAGE 13 OF 33 

Since the property is within an existing neighbourhood it can be assumed that there is basic 

capacity and will not have any significant impact on the existing municipal services 

infrastructure. 
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SECTION C :  CONTEXTUAL INFORMANTS 

7. LOCALITY 

(Plan 1: Locality Plan) 

The application area is located off the Louis Fourie Road (R101) at 5 Da Gama Street, in the Da 

Nova area. The subject property is located just south west of the Life Bayview Private Hospital. 

The GPS co-ordinates for the centre of the proposed development are 34°10'57.43"S and 22° 

7'50.17"E. 

 

FIGURE 7: LOCALITY 

8. CURRENT LAND USE AND ZONING 

8.1. Land Use 

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

Mossel Bay Erf 3691 has an existing structure on the property which is currently being 

used for medical practice purposes. Since the previous approval has lapsed, the structure 

reverts back to a residential dwelling. 
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FIGURE 8: MOSSEL BAY ERF 3691 (CURRENT LAND USE) 

8.2. Zoning 

The property is currently zoned as ‘Residential Zone I’ in terms of the Mossel Bay 

Municipality Integrated Zoning Scheme By-Law. 

9. CHARACTER OF THE AREA 

The subject property is situated within the Da Nova neighbourhood of Mossel Bay. The Da Nova 

neighbourhood was originally a proposed as predominant low to medium residential 

neighbourhood, over the years and as development occurred, the Da Nova neighbourhood 

experienced considerable change in its land use pattern. 

The Bayview Hospital opened in 1995. It renders a wide range of services such as cardiology, 

neurology, orthopaedic, paediatric and others, some of which attract patients from all over the 

region. As the demand for more medical services raised in the following years a series of medical 

practices have resulted in a tangible change in the character of Da Nova. 

Mossel Bay Erf 3691 is situated in Da Gama Street, which is in close proximity of the Bayview 

Hospital. The immediate character of the area is properties that are used for occupational 

practises with a few residential properties operated randomly through the area. 

The infiltration of medical uses into the residential area has brought about a natural market 

driven integration of land use, contributing to the current mixed-use character of especially the 

eastern section of Da Nova. 

Figure 9 (Land Use Plan) illustrate the current land uses in the surrounding area of the subject 

property. The majority of the properties in the surrounding area used for office (occupational 

practice) purposes, and most of the offices are medical related. 

The proposal of rezoning Mossel Bay Erf 3691, to allow medical consulting rooms will contribute 

to the exiting character of the area and strengthen the existing mixed-use medical node in the 

Da Nova area. Therefore, the proposal could be considered consistent with the existing character 

of the area. 
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FIGURE 9: EXTRACT OF LAND USE PLAN 

 

FIGURE 10: MOSSEL BAY ERF 3742 (ALBERTS B C 

GYNAECOLOGISTS) 

 

FIGURE 11: MOSSEL BAY ERF 3690 (DR JAN-HENDRIK 

BARNARD - GENERAL SURGEON OFFICES) 

 

FIGURE 12: MOSSEL BAY ERF 3744 (MEDICROSS DA 

NOVA MEDICAL ADMINISTRATION) 

 

FIGURE 13: MOSSEL BAY ERF 3743 (NATASHA 

WATERSON-OCCUPATIONAL THERAPIST) 
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10. EXISTING POLICY FRAMEWORKS 

10.1. Mossel Bay Municipality: Integrated Development Plan (2017-2022) 

The Integrated Development Plan (2017-2022) is the fourth-generation of strategic 

development plans adopted and implemented by this Municipality. This IDP serves as an 

enabler for mutual accountability towards the attainment of the agreed development 

priorities, hence it constitutes a social contract between the Council and residents of the 

greater Mossel Bay. It is therefore one of the most critical plans in ensuring equitable 

distribution of municipal resources and seamless development of infrastructure and 

upliftment of all communities. 

The Municipal Key Performance Areas (KPA’S) and Strategic Objectives set the strategic 

tone and pave the direction for future developments, investments and public/private 

partnership interventions. The Key Performance Areas and Strategic Objectives will inform 

and guide service delivery and development over the prescribed five-years. 

Key Performance Areas (KPA’S) and Strategic Objectives applicable to area is listed below: 

KEY PERFORMANCE AREA BASIC SERVICES DELIVERY AND 

INFRASTRUCTURE DEVELOPMENT 

STRATEGIC OBJECTIVES FOCUS AREA 

SO 1 

Create an inclusive, 

responsive, and healthy 
environment conducive for 

living and sustainable growth 

• Water provision 

• Sewerage and Sanitation Services 

• Household Electricity and lighting 

• Housing and Serviced Site Opportunities 

• Provide Public Transport and Road 
Infrastructure Solid Waste Management 

SO 2 

To manage land-use and 
development in line with the 

Spatial Development 
Framework 

• Land-use Management 

SO 3 

To render efficient 
environmental health and 

disaster management services 

• Cleaning Services  
• Biodiversity Management  
• Air Quality Management  
• Disaster Management  
• Coastal Management 

SO 6 

To facilitate economic and 

tourism development to the 
benefit of the town and all 

residents 

• Red-Tape Reduction 

• SMME Development  

• Tourism Development 

• Manage and Maintain Caravan Parks and 
Beaches 

The development proposal will comply with all the above mentioned Strategic Objectives 

by strengthening the existing character of the area; and contributing to the sustainable 

growth pattern of the area. The proposal is also within the guidelines of the applicable 

local structure plan, ensuring efficient land use management and development that is in 

line with the objectives of the Da Nova area. The proposal will also add to the ever-

increasing medical environment of the area, providing an additional professional medical 

service to the public if Mossel Bay. The proposal will add to the economic benefit of the 

town an all residents. 
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According to the IDP the subject properties are located in WARD 6. The following 

development need/priorities are listed for the area: 

 

FIGURE 14: DEVELOPMENT NEED/PRIORITY – WARD 6 (IDP) 

According to the SWOT analysis the following objectives are applicable to the proposed 

development: 

- The area has good infrastructure to accommodate the proposed development. 

- The proposal will contribute and strengthened the Medical Node in da Nova. 

- The proposal will create employment opportunities, for skilled and unskilled people. 

- The proposal will make use of local resources, thus contributing to the local economic 

environment 

- The proposal will allow for a number of permanent and temporary employment 

opportunities. 
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FIGURE 15: SWOT ANALYSIS FOR WARD 10 (IDP) 

It could be considered that the proposed development is consistent with the objectives of 

WARD 6, as stipulated in the Mossel Bay IDP. 

10.2. Western Cape Provincial SDF (2014) 

The Western Cape Provincial SDF was approved in 2014 by the Western Cape parliament 

and serves as strategic spatial planning tool that “communicates the provinces spatial 

planning agenda”. 

The recent shift in legislative and policy frameworks have clearly outlined the roles and 

responsibility of provincial and municipal spatial planning and should be integrated towards 

the overall spatial structuring plan for the province to create and preserve the resources of 

the province more effectively through sustainable urban environments for future 

generations. This shift in spatial planning meant that provincial inputs are in general 

limited to provincial scale planning. However, it is important to note some of the key 

policies laid down by the PSDF have a bearing on the application. 

The proposed development compliments the SDF spatial goals that aim to take the 

Western Cape on a path towards: 

(i) Greater productivity, competitiveness and opportunities within the spatial 

economy; 

(ii) More inclusive development in the urban areas; 

(iii) Strengthening resilience and sustainable development. 
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• Policy E3: Revitalise and Strengthen Urban Space-Economies as the Engine 

of Growth 

5. Existing economic assets (e.g. CBDs, township centres, modal interchanges, vacant and 

under-utilised strategically located public land parcels, fishing harbours, public squares and 

markets, etc.) should be targeted to levers the regeneration and revitalisation of urban 

economies.  

7. Incentives should be put in place to attract economic activities close to dormitory 

residential areas, facilitate brownfields development (e.g. mixed-use development and 

densification in appropriate locations), and private sector involvement in the rental and gap 

housing markets. 

• Policy S1: Protect, Manage and Enhance Sense Of Place, Cultural And 

Scenic Landscapes 

2. Promote smart growth ensuring the efficient use of land and infrastructure by containing 

urban sprawl and prioritising infill, intensification and redevelopment within settlements. 

• Policy S3: Ensure Compact, Balanced & Strategically Aligned Activities & 

Land Uses 

This policy reflects the main aim of the policy through targeting economic assists (e.g. Modal 

Interchanges underutilised strategically located land parcels) should be used as a lever to 

regenerate and revitalise urban settlements. 

Promoting functional integration and mix land use to increase liability of urban areas. Thus, 

the policy specifies the importance to- increase density of settlements and number of units in 

new housing projects; continue to deliver public investment to meet the needs in settlement 

developments; integrate packages of land, infrastructure and services as critical to promote 

densification and efficiency associated with agglomeration. 
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• Policy S4: Balance and Coordinate the Delivery Of Facilities And Social 

Services 

1. Balance sustainable service delivery and equitable access to education and health services. 

3. Coordinate and cluster public facilities, services and government offices to increase 

convenience, accessibility and efficiency regarding operations, maintenance and security as 

well as optimal use of land. 

Planning Implication: 

The Western Cape Spatial Development Framework has a strong emphasis on creating an 

urban living environment which is more convenient, efficient and aesthetically pleasing to 

residents. Density and functional use of space needs to be increased within economic urban 

centres to promote functional urban integrated spaces between commercial, recreational and 

residential to promote accessibility and walkability in core economic areas. The development 

proposal will comply with the Western Cape Spatial Development Framework as the 

proposed development contribute to the regeneration and revitalisation of urban economies. 

The development proposal facilitates a brownfield development, which is promoted in the 

PSDF. The proposed development is within the existing urban development, thus 

contributing to infill development and it will be strengthening the character of the area by 

contributing to an existing mixed-use neighbourhood. The proposal promotes smart growth, 

by ensuring the efficient use of land and infrastructure by containing urban sprawl and 

prioritising infill, intensification and redevelopment within settlements. The development is to 

provide a professional medical service to the community of Mossel Bay. The proposal is also 

in line with the policy of clustering services to increase convenience, accessibility and 

efficiency regarding operations, maintenance and security. The proposed development will 

comply with the strategic development as outlined above. 

10.3. Mossel Bay Municipality Spatial Development Framework (April 2017) 

The Mossel Bay Municipality has accepted and implemented a new Spatial Development 

Framework during (April 2017). 

The Spatial Vision of the municipality is to create a long-term, sustainable land use pattern 

that: 

▪ conserves Mossel Bay municipality’s significant rural resources for the biodiversity 

conservation of its: 

o rivers, wetlands, estuaries and coastline, 

o natural vegetation, 

o scenic landscapes, and 

o extensive and intensive agriculture resources, 

to support rural tourism and agricultural economic growth and employment creation. The 

municipality places a greater focus on leveraging its history, heritage and sense of place 



PROPOSED REZONING: MOSSEL BAY ERF 3691 

APRIL 2018  PAGE 22 OF 33 

of the natural scenic areas and old town to revive its underperforming tourism economy; 

and, 

▪ promotes inclusionary, efficient, urban growth that: 

o provides comfortable and convenient access to urban opportunities and 

livelihoods for all of its existing and future residents; 

while at the same time; 

▪ decoupling this growth from excessive water, energy and land consumption along the 

coastal settlement strip; and, 

▪ the municipality should place effort and energy in developing partnerships, lobbying 

and undertake proactive planning initiatives in seeking to upgrade, refurbish and link 

the ‘old town’ with the existing port in a heritage appropriate way to create a new 

jewel in the crown of the garden route which both attracts visitors but creates a solid 

locally-driven economy. 

According to the Mossel Bay Municipality Spatial Development Framework (SDF) the 

application area is located within the urban edge for Mossel Bay, therefore the site has 

been identified as within the desired envelope of development for the settlement. 

The subject property is situated within the Mossel Bay Town Area as stipulated by the 

Mossel Bay SDF (2017). 

 

FIGURE 16: EXTRACT OF THE MOSSEL BAY SDF (2017) 
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Apart from indicating the subject properties are located within the existing urban 

development, the Mossel Bay SDF does not mention any guidelines or development 

principles applicable to the area of the subject properties. The SDF elaborates on the 

importance of the Louis Fourie Corridor and that business activities should concentrate 

on the Louis Fourie Corridor; however, a detailed precinct plan is recommended and yet 

to be done. 

Planning Implication 

The application area is located in the Mossel Bay urban edge and within the existing 

urban development of Mossel Bay, thus the properties are earmarked for urban 

development. The proposal is will contribute to the existing mixed-use character of the 

area and strengthen the medical node of Da Nova. 

10.4. Da Nova SDP – Mossel Bay (2008) 

The Da Nova neighbourhood of Mossel Bay is experiencing considerable change in its 

land use pattern with implications for the future land use and traffic patterns that need 

to be addressed. Thus, the Da Nova Spatial Development Plan (DN SDP) was 

implemented in 2008 to guide development in the area 

Background: 

Da Nova is a pre-dominantly residential area with a neighbourhood retail node at the 

eastern entrance to the area and a corner shop situated approximately in the centre of 

the township. The hospital and shopping centre at the eastern entrance to the area, 

however, creates a strong core of business activity in the eastern section. 

The small business concerns in the area have evolved into a small node zoned for 

businesses purposes. This node has attracted institutional land-uses, with the hospital 

acting as major catalyst. These activities render personal services to the community of 

Da Nova, but also attract patrons from other parts of Mossel Bay. The medical related 

uses on some erven, east of the hospital along Da Gama Street followed the advent of 

the hospital. 

The hospital has become an established use and its popularity has increased on both 

local and regional level. Its need for expansion and improvement of its facilities is 

apparent and provision needs to be made in the plans guiding the development of the 

area, for establishment of suitable supporting facilities for the hospital. 

Spatial Proposals: 

The proximity to the hospital is regarded as an essential factor to symbiotic functioning 

between the hospital and future facilities as it improves convenience and accessibility. 

Reducing the need to travel from one facility to another further reduces the demand 

upon the road infrastructure. In order to capitalize on the benefits of this locality it is 

proposed to intensify the land use in this area, providing the market with sufficient room 
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to expand. This approach also serves to prevent the low intensity sprawl of small 

enterprises, which has already started to manifest in the area. 

 

FIGURE 17: EXTRACT OF DA NOVA SDF (2008) 

The subject property is within the area earmarked for mixed-used 

institutional/residential. It is proposed that properties within this area are land uses 

related to the medical profession. The proximity to the hospital makes it ideal for medical 

practices, as it will reduce the need to travel from one facility to another and further 

reduces the demand upon the road infrastructure. 

Planning Implication 

The application area falls within the mixed-used institutional/residential area, which is 

earmarked for medical related professions. The proposal is to allow medical consulting 

rooms; thus, the proposal is in line with the intended development guideline of the area 

and in line with the Da Nova SDF. 
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SECTION D :  MOTIVATION 

The Standard By-Law on Municipal Planning as promulgated by G.N 7565 dated 12 February 

2016 states in Section 65 the general criteria necessary for considering an application by the 

municipality. 

It must be noted that the application has not undergone the notice phase of the application 

process and that the information below is the necessary information required by the municipality 

to process the application. The following criteria must be taken into account when evaluating the 

desirability of this application: 

▪ The integrated development plan, including the municipal spatial development 

framework; 

▪ The applicable local spatial development frameworks adopted by the Municipality; 

▪ The applicable structure plans; 

▪ The applicable policies of the Municipality that guide decision-making; 

▪ The provincial spatial development framework; 

▪ The policies, principles and the planning and development norms and criteria set by the 

national and provincial government; 

▪ The matters referred to in Section 42 of the Spatial Planning and Land Use Management 

Act; 

▪ Principles referred to in Chapter Vl (6) of the Land Use Planning Act; and 

▪ The applicable provisions of the zoning scheme. 

11. THE SPATIAL PLANNING AND LAND USE MANAGEMENT ACT, 2013 (16 OF 2013) 

The Spatial Planning and Land Use Management Act (SPLUMA) came into effect on 1 September 

2014. One of 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. 

Section 42 of SPLUMA prescribe certain aspects that have to be taken into consideration when 

deciding on an application. These are: 

▪ development principles set out in Chapter 2 of SPLUMA 

▪ protect and promote the sustainable use of agricultural land 

▪ national and provincial government policies 

▪ the municipal spatial development framework; and 

▪ take into account— 

(i) the public interest; 

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

11.1. Development Principles 

SPLUMA sets out the following 5 main development principles applicable to spatial 

planning, land use management and land development: 

▪ Spatial justice 

▪ Spatial sustainability 

▪ Efficiency (optimising the use of existing resources and infrastructure) 

▪ Spatial resilience (allow for flexibility in spatial plans) 

▪ Good administration 

Paragraph 24 of this report indicates how this proposal is consistent with these principles. 

12. CONSISTENCY WITH SPATIAL PLANNING POLICIES 

This development application is consistent with all of the approved spatial policy frameworks that 

apply to the area.  This statement is supported by the following: 

▪ The development proposal will comply with the Mossel Bay Municipality IDP (2017-

2022) as the proposal is consistent with the Strategic Objectives as set out for the 

Municipal Area and the objectives in the WARD 6 area. 

▪ The development proposal will comply with the Western Cape Spatial Development 

Framework as the proposed development will contribute to the regeneration and 

revitalisation of urban economies. The development proposal facilitates a brownfield 

development, which is promoted in the PSDF. 

▪ The proposed development is within the existing urban development, thus 

contributing to infill development and it will be strengthening the character of the area 

by contributing to an existing mixed-use (medical/commercial) neighbourhood. 

▪ The proposal promotes smart growth, by ensuring the efficient use of land and 

infrastructure by containing urban sprawl and prioritising infill, intensification and 

redevelopment within settlements. The development is to provide a professional 

medical service to the community of Mossel Bay. The proposal is also in line with the 

policy of clustering services to increase convenience, accessibility and efficiency 

regarding operations, maintenance and security. 

▪ The proposal will also strengthen the character of the Da Nova medical node. The 

proposed development will contribute to the integrated medical/institutional 
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environment which is strategically aligned with the surrounding land uses of the 

surrounding area. 

▪ The proposed development is located inside the urban edge of Mossel Bay and 

therefore the site is suitable for development. The subject property is within an area 

earmarked for urban development and in an area that is earmarked for institutional 

(medical related) development. The proposal will contribute to the existing mixed-use 

character of the area. Therefore, the proposed development is highly consistent with 

the spatial planning policies applicable to this area. Thus, the development could be 

considered consistent with the Mossel Bay SDF. 

▪ The proposed development application is consistent with the guidelines identified in 

the Da Nova SDF. 

13. CONSISTENCY OF THE DEVELOPMENT WITH THE CHARACTER OF THE 

SURROUNDING AREA 

The subject property is situated within the Da Nova neighbourhood of Mossel Bay. Mossel Bay 

Erf 3691 is situated in Da Gama Street, which is in close proximity of the Bayview Hospital. The 

immediate character of the area is properties that are used for occupational practises with a few 

residential properties operated randomly through the area. 

The majority of the properties in the surrounding the application area is used for office 

(occupational practice) purposes, and most of the offices are medical related. 

The proposal of rezoning Mossel Bay Erf 3691, to allow medical consulting rooms will contribute 

to the exiting character of the area and strengthen the existing mixed-use medical node in the 

Da Nova area. Therefore, the proposal could be considered consistent with the existing character 

of the area. 

14. TRAFFIC AND ACCESS 

14.1. Access 

Access will be off Da Gama Street, which is the existing access to the property. Vehicles 

will be able to access and exit the property in a forward-facing direction, making it a safe 

and sufficient access. All parking proposed, is provided on-site in the semi-basement. 
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FIGURE 18: ACCESS/EXIT VIA DA GAMA STREET 

14.2. Traffic Impact 

It is the considered opinion that the proposed development (at full capacity) will not make 

a considerable impact on the traffic flow of the area. As mentioned, all the required 

parking for the proposal is provided on-site, thus there will be no congestion in the street 

of unavailable parking. 

15. ACTIVITY NODES AND STREETS 

Within an urban environment, nodes form the logical points at which to focus economic and 

social investment. Nodes generally develop at major intersections, consisting of mixed or higher 

intensity land uses. Activity streets link these nodes and are therefore intended to provide 

communities with convenient access to economic activities, recreation and basic services. 

The Bayview Hospital, together with the Bayview Shopping Centre created a 

commercial/institutional node in the Da Nova neighbourhood. The node is also easily accessed 

via Louis Fourie Road (intersects with Marsh Street). There are several medical related activity 

areas located in the surrounding area of the Bayview Hospital; especially along the activity 

streets (Da Gama Street & Marsh Street). The proposed development will strengthen the 

“activity street” along Da Gama Street which will contribute to a spine of activity along Da Gama 

and Marsh Street, ultimately strengthening the commercial/institutional node. Therefore, the 

proposed development will contribute to a more integrated institutional/commercial corridor that 

will promote walkability and a more integrated environment. 
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16. URBAN RENEWAL 

The natural process of urban decay and urban renewal is a common occurrence in any town or 

urban environment. Urban decay can be described as the process where the existing structures 

in an area are not in a very good condition and have not been maintained well. 

Urban renewal refers to the process where these decayed properties are renovated or 

redeveloped to suite a more modern architectural style, which will add additional value to these 

properties by renovating or demolishing and rebuilding structures of the property. These 

properties become more suitable and desirable to live or work in again.  

The proposed change in land use rights on the application area, will redefine how pedestrians 

and road users interact with the site. The aesthetic quality of a property can influence factors 

that can attract or discourage investment away from surrounding properties having a direct 

impact on economic value of the surrounding property owners. The proposed developments on 

the subject property will contribute to urban renewal and renaissance of medical practices along 

Da Gama Street. 

17. BROWNFIELD DEVELOPMENT 

The application area is within the existing urban fabric of Mossel Bay, and the redevelopment of 

the site would constitute the redevelopment of an existing developed Erf – i.e. brownfield 

development. Brownfield development is considered preferable over Greenfield development 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. 

18. POSITIVE ECONOMIC IMPACT 

The proposed land uses on the subject property will expand the number of medical related 

practices within the Da Nova area, creating additional permanent jobs which will contribute to 

local expenditure, better livelihoods and growth towards the local economy within the Mossel 

Bay Municipality. 

19. EXISTING RIGHTS 

Given the mixed-use character of the area and the existing business and medical related 

developments in the area, it is the considered opinion that the proposed development of ‘medical 

consulting rooms’ will not impact on the existing land use rights of any property owners in the 

area. 

The proposal will not prevent any surrounding owner to exercise their legal land use rights, in 

fact, the proposal will rather enhance the amenity of the area. 

The proposed development will comply with all development parameters as set out in the zoning 

scheme, thus will have no additional rights as to any other property with similar land uses. 
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20. SOCIO-ECONOMIC IMPACTS 

The proposed development will result in a professional medical service to the public, which is in 

close proximity to the Bayview Hospital. Allowing people to be within walking distance from 

various medical services. 

It will provide a much-needed professional service to the residents of Mossel Bay and greater 

areas. 

21. NO ENVIRONMENTAL IMPACT 

No negative environmental impacts will be created as a result of the development. The proposed 

development site is a disturbed area with no notable flora or fauna. The proposed development 

does not trigger any listed activities in terms of the National Environmental Management Act 

(1998) as amended. 

22. SPATIAL PLANNING AND LAND USE MANAGEMENT ACT, 2013 (ACT 16 OF 2013) 

One of the main objectives of SPLUMA is to provide a framework for spatial planning and land 

use management to address past spatial and regulatory imbalances. This section illustrates how 

the application is consistent with the 5 main development principles applicable to spatial 

planning, land use management as set out in Section 42 of SPLUMA. 

22.1. Spatial Justice 

Criteria Compliance Planning Implication 

Past spatial and other 

development imbalances 

must be redressed through 

improved access to and use 

of land. 

Not 
applicable 

This policy is not applicable to the application area. 

Spatial development 

frameworks and policies at all 

spheres of government must 

address the inclusion of 

persons and areas that were 

previously excluded, with an 

emphasis on informal 

settlements, former homeland 

areas and areas characterised 

by widespread poverty and 

deprivation. 

Not 
applicable 

This policy is not applicable to the application area. 

Spatial planning mechanisms, 

including land use schemes, 

must incorporate provisions 

that enable redress in access 

to land by disadvantaged 

Not 
applicable 

This policy is not applicable to the application area. 



PROPOSED REZONING: MOSSEL BAY ERF 3691 

APRIL 2018  PAGE 31 OF 33 

Criteria Compliance Planning Implication 

communities and persons. 

22.2. Spatial Sustainability 

Criteria Compliance Planning Implication 

Promote land development 

that is within the fiscal, 

institutional and administrative 

means of the Republic. 
Comply 

The proposed development is within the urban edge 

of the Mossel Bay area, and within an established 

urban environment. 

The rezoning will allow the owner to lawfully 

operate medical consulting rooms on the subject 

property within the development parameters of the 

Integrated Mossel Bay Zoning Scheme. 

Ensure that special 

consideration is given to the 

protection of prime and unique 

agricultural land.  

Not applicable 

This policy is not applicable to the application area. 

Uphold consistency of land use 

measures in accordance with 

environmental management 

instruments. 
Comply 

The application area is located within the urban 

edge of Mossel Bay. 

The proposed development does not trigger any 

environmental listed activities according to the 

National Environmental Management Act (1998). 

Promote and stimulate the 

effective and equitable 

functioning of land markets. 

Comply 

The proposed development is consistent with the 

character of the surrounding area. It will not impact 

the value of its surrounding properties as it is a 

conforming use and a more-modern architectural 

building complementing the area. 

The development of a new structure will contribute 

to a more modern architectural environment, 

allowing the property value to increase. The 

proposal will also uplift the area, ultimately 

increasing the value of properties in the surrounding 

area. 

The operation of medical consulting rooms in the 

area will contribute to the effective functioning of 

land markets. It will contribute to the economic 

environment and allow for additional expenditure in 

the area. 

Consider all current and future 

costs to all parties for the 

provision of infrastructure and 

social services in land 

developments. 

Comply 

The property has an existing connection to 

municipal services. Any additional cost required will 

be for the cost of the applicant.  

Promote land development in 

locations that are sustainable 

and limit urban sprawl; and 

result in communities that are 

Comply 

The proposed development is within an existing 

urban development and adhere to the parameters 

of the proposed zoning “Business Zone IV” in terms 

of the Mossel Bay Integrated Zoning Scheme. No 
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Criteria Compliance Planning Implication 

viable. urban sprawl will be created because of this land 

use application. 

22.3. Spatial Efficiency 

Criteria Compliance Planning Implication 

Land development optimises 

the use of existing resources 

and infrastructure. 
Comply 

Proposal will fully utilise municipal infrastructure. 

The proposed rezoning will result in the optimal use 

of existing municipal infrastructure. 

Decision-making procedures 

are designed to minimise 

negative financial, social, 

economic or environmental 

impacts. 

Not Applicable 

The municipality should process this application 

within the prescribed time frames of the Mossel Bay 

Municipality By-law on Municipal Land Use Planning 

(2016). 

Development application 

procedures are efficient and 

streamlined and timeframes 

are adhered to by all parties. 

Not Applicable 

The municipality should process this application 

within the prescribed time frames of the Mossel Bay 

Municipality By-law on Municipal Land Use Planning 

(2016). 

22.4. Spatial Resilience 

Criteria Compliance Planning Implication 

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 

Comply 

The proposal is in line with the various spatial plan 

and policies, as motivated in the report. 

The proposed application complies with the 

requirements of the Mossel Bay Municipality By-Law 

on Municipal Land Use Planning (2016). 

22.5. Good Administration 

Criteria Compliance Planning Implication 

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. 

Applicable to 
Mossel Bay 
Municipality 

This principle has no direct bearing on the 

application, however, the Mossel Bay municipality is 

obligated to consider the application fairly and within 

the timeframes provided in terms of the municipal 

planning bylaw. 

What is however important is that all decision 

making is aligned with sound policies based on 

nation, provincial and local development policies. All government departments 

must provide their sector 
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Criteria Compliance Planning Implication 

inputs and comply with any 

other prescribed 

requirements during the 

preparation or amendment of 

spatial development 

frameworks. 

The requirements of any law 

relating to land development 

and land use are met 

timeously. 

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. 

Policies, legislation and 

procedures must be clearly 

set in order to inform and 

empower members of the 

public. 

23. CONCLUSION 

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

that: 

(i) The rezoning of Mossel Bay Erf 3691 from “Single Residential Zone I” to “Business Zone 

IV” to allow for ‘Offices’ in terms of Section 15(2)(a) of Mossel Bay Municipality Standard 

By-Law on Municipal Land Use Planning. 

meets the criteria as set out in The Spatial Planning and Land Use Management Act (SPLUMA) 

and the Mossel Bay Land Use Planning Bylaw, is desirable and it is therefore recommended that 

the application for the proposal be supported by the relevant authorities and approved by Mossel 

Bay Municipality. 

 

Marike Vreken Urban and Environmental Planners 

April 2018



 

 

 


