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PROPOSED CONSOLIDATION, SUBDIVISION AND REZONING OF ERVEN 1-29, 65-77, 144-146, 180-

189, KARATARA  

1. INTRODUCTION 

A professional housing team (PHT) was appointed to assist the Municipality of Knysna with the 

provision of subsidized housing in the municipal area. This application is done on behalf of the PHT 

and the municipal Department of Human Settlements. 

As part of the Council’s strategy to provide housing for households in the informal settlements and 

households residing in backyards,  certain vacant sites in Karatara was identified for an in-fill housing 

project.   

This application deals with the application for land use change in the Welsyndorp. It forms part of 

the Welsyndorp housing project which includes the utilization of existing vacant erven as well. There 

is also another application for the Bosdorp.  

2. APPLICATION 

Application is made in terms of Section 15 (2) (a), (d)  and (e)  of the Standard By-law on Municipal 

Land Use Planning, 2016, for the following:  

1. Consolidation of 45 erven  (outlined in blue on Plan KAR/WEL/P5.0/TW/NOV20189, PLAN A ) 

as follows: 

Erven 10-29 into Portion A 

Erven 1-9 into Portion B 

Erven 65-77 into Portion C 

Erven 144 - 146 into Portion D 

Erven 180 - 189 into Portion E   

2. Rezoning  of the consolidated portions to  subdivisional areas  (outlined in blue on Plan B) 

3. The subdivision of the subdivisional areas  into  the following (shown on Plan B on the said 

plan): 

 

Portions Zone Area (ha) %  

Portions 1 - 96 
Single Residential zone (ito of 

the new zoning scheme by-

law) 

56.4768 97.4  

Portion  97- 99 
Open Space Zone I  1.4940 2.6 

 
 57.970 100.00 
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This application consists of the following documentation which are attached: 

 

a) Prescribed application form 

b) Pre-application meeting form 

c) This motivation report by WM de Kock Associates 

d) Proposed subdivision and zoning plan  no KAR/WEL/P5.0/TW/NOV20189, plans A and B 

e) Locality Plan showing the applications for the Welsyndorp and the Bosdorp 

f) Plan showing the Welsyndorp housing project in full 

g) Copies of 3 sheets of General Plan no 1040-87 

h) Engineering report by Tuiniqua Engineers  

i) Report on electrical services by CMB Mechanical and Electrical Engineers 

j) Conveyancer’s certificate 

3. BACKGROUND  

For the purposes of this report, the terminology used for the settlement are the following as these 

are the familiar and traditional terms used by the community to distinguish between the two 

geographical components of the settlement: 

Karatara: the settlement comprising of the Welsyndorp and the Bosdorp 

Welsyndorp: the southern neighborhood of the settlement that was established in 1922 for the 

forest workers and where housing was provided for pensioners in about 1939. The present erf 

pattern and original dwellings comes from this period and the name Welsyndorp stems from the 

Department of  Welfare (Welsyn)  that  initiated this project. It consists of 123 dwellings and 102   

vacant erven of which 47 are ‘inside’ the town and 45 are on the edge of the town. The latter forms 

the site of this subdivision. 

Bosdorp: the northern neighborhood of the settlement which was established for forest workers 

since 1928. Only 53 permanent dwellings exist in the Bosdorp. 

The site: the area comprising of the erven to be subdivided.  

Several plans and proposals were made for the redevelopment, further expansion and integration of 

the settlement since about 1998. Many reports were written and surveys conducted but were never 

implemented, mainly because of the uncertainty about the future role of Karatara and its 

community in the regional and local economic context.  

The context of Karatara in  its spatial context is discussed in par 5 hereunder. 

4.     THE HOUSING NEED  

 

The IDP mentions that, according to the needs identified in the Human Settlement Plan, a total of      

9554 applicants are on the waiting list in the Knysna municipal area. A total number of 1207 houses 
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units have been approved and will be constructed in the next two financial years, which leaves a 

remainder of 8347 units to be built within the next 10 years in order to keep track of the increasing 

housing demand. In the draft Housing Settlement Plan of 2014.  

 

In the context of the total housing need in Knysna, Karatara has a large number of households in 

informal structures in backyards and on vacant land. 

5.   PHYSICAL ATTRIBUTES AND LOCATION OF THE SITE 

5.1 LOCATION  

 

The  site is located along the  edge of Welsyndorp and comprising of 45 existing vacant erven. 

5.2 BIO-PHYSICAL 

 

The bio-physical attributes of the site is described in the environmental checklist attached. See also 

the photos of the site in the said report.   

 

 

 

 

 

 

 

 

 

 

 

5.3 GEO-TECHNICAL  

 

According to Outeniqua Geo-technical Services, the site is considered suitable for the proposed 

development, but there are some important geotechnical constraints which have been identified 

that will affect the engineering design and subsidy variations.  

 

The comprehensive geo-technical report from Outeniqua Geo-technical Services is available on 

request. 

6. ADMINISTRATIVE  

Administrative data  

Description Erven 1-29, 65-77, 144-146, 180-189, Karatara 

Sizes  As per General Plan 

Owner Knysna Municipality 
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The attached Conveyancer Certificate indicates that these are no restrictive conditions in the title 

deed that prevent further subdivision. 

7. STATUTORY FRAMEWORK 

7.1 SPLUMA AND LUPA PRINCIPLES 

 

The principles in the Spatial Planning Land Use Management Act, no 16/2013 (SPLUMA) and the 

Western Cape Land Use Planning Act, no 3/2014,  (LUPA) are guiding land use proposals. These are:  

� Spatial sustainability 

The project is sustainable both environmentally and spatially because: 

It promotes development in a location that is sustainable and limits urban sprawl.  

It promotes land development that is spatially compact.  

No natural environmental features are affected by developing the site.   

� Spatial Resilience 

The erf sizes and housing types provided will be sufficiently flexible to adapt to the economic 

fluctuations over time, either up or down in accordance with the market demand. 

� Spatial Justice 

The project will provide housing for those who are unable to acquire adequate housing in Karatara in 

the past.  

� Efficiency 

The project will optimize the land resource which is scarce. Infrastructure will be optimally used.  

� Good administration 

The municipal administrative procedures and time frames are sufficient to deal with the application 

effectively. 

7.2 SPATIAL DEVELOPMENT FRAMEWORK (STRATEGIC SYNTHESIS) 2017  

The latest approved SDF for Knysna is the  2017 Strategic Synthesis.  It does not contain local 

framework plans for the settlements concerned but rather some relevant strategies for their  future 

spatial functions. Nor does it show clear urban edges for the settlements but rather a spatial vision 

and strategy to achieve “complete” settlements. 

Quotes hereunder are from the SDF document and only sections that pertain to the area concerned 

are quoted.  

Spatial vision (Par 5.1.1) 

Title Deed no  T93252/2007  

Zoning Single Residential  
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The overriding intention is to build the Knysna municipal area as a “complete”, just and inclusive 

ecosystem, society and economy where all can participate without undermining the resources 

needed to sustain future generations. 

 

The three spatial strategies, aligned with and localising the Eden SDF spatial strategies to the 

Knysna LM context are: 

1. The environment is the economy, recognising Knysna as the heart of the Garden Route and that 

the environment and landscape underpin this and must be protected to secure the economic future 

of the municipality. 

2. Equitable and inclusive access for spatial justice (improving access to opportunities, services and 

amenities) improving economic and social inclusion. 

3. Sustainable and smart growth management and optimising resources (and operating within 

ecological, infrastructure and fiscal limits), i.e. doing more with less. 

The overarching logic is to establish a clear role and hierarchy of settlements and connections 

between them to achieve equitable access for balanced and spatially just settlements. 

With regard to Karatara and Rheenendal the report states that: 

While these settlements suffer the legacy of lack of investment and spatial fragmentation, new 

development here needs to be well considered so that poverty, isolation and inaccessibility are not 

entrenched. Rather investment should: 

• Promote the consolidation of the settlements, focusing on infill, redevelopment and 

balancing land uses to improve economic opportunity rather than encouraging lateral 

expansion and perpetuating low income, dormitory development. 

•  Focus on basic service needs and social facilities as well as regeneration of the streets, open  

spaces and supporting economic activities to serve existing development areas 

•  Retain small town character through careful design and control of infill development and 

making “a complete village. 

7.3   DRAFT KNYSNA SPATIAL DEVELOPMENT FRAMEWORK, 2019 

 

 

 

The new 2019 Draft SDF contains the following recommendations for both Karatara and 

Rheenendal:  

 

In terms of the settlement hierarchy their functions are seen as small urban centres with a special 

function as well as servicing the surrounding areas and containing a mix of economic activities and 

services. In general, infrastrucuture extensions should  accommodate growth within the urban edge 

only. Development  must be in keeping with guidelines as set in the 2013 PSDF Scenic and Cultural 

Resources Study. Development of social facilities, economic opportunities for the local community 

and local conveniences is supported.  

  

  Potential for tourism attractions linked to agricultural activity and surrounding natural landscape 

should be explored. Referring to the rural economy, it is recommended that sustainable agro-

industry in Rheenendal amd Karatara be promoted to support the creation of job opportunities for 
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residents in these areas.  

 

Rheenendal and Karatara are centrally located within the two most significant rural clusters of 

agricultural activity in the area. The upliftment of Rheenendal and Karatara should be done with 

careful consideration to the ongoing viability of existing and surrounding agricultural activity.  

7.4  PRECINCT PLAN FOR KARATARA (2009) 

The Precinct Plan promotes the integration of the two settlements and provides background to the 

projects that are now launched. The intentions of this precinct plan is further discussed in par 9.1. 

 7.5   ZONING SCHEME  

The Zoning Scheme that is legally in place and applied, is the Section 8  Zoning Scheme (1980), but it 

is soon to be replaced by the new Integrated Zoning Scheme By-law which the Council is in the 

process of adopting.  

In terms of the new integrated zoning scheme, the zoning will  be Single Residential Zone I.  

7.6  ENVIRONMENTAL  LEGISLATION 

 

A checklist, dated 16 April 2018, for the determination of the applicability of the NEMA 

Environmental Impact Assessment Regulations, 2014, was completed by SES. It is concluded that no 

listed activities are triggered and no environmental process is required. See the check list attached.  

7.7  HERITAGE LEGISLATION 

The site is already subdivided into residential erven and therefore does not  trigger a listed activity in 

terms of the National Heritage Resources Act, 1999.  

7.8  TITLE DEED RESTRICTIONS  

A search of the title deed revealed that there are no restrictive conditions that could prevent the 

proposed use – see the attached Conveyancer’s Certificate by Van Rooyen Attorneys.  

8. PROPOSED DEVELOPMENT OF SITE 

 

Application is made to subdivide  45 existing erven into 96  erven of about 15m x 40 m (600m²) each 

and three open spaces.  The specific design of the new erven is discussed hereunder. 

9. SITE DESIGN 

 

After consultations with the Ward committee,  it was decided to follow a different development 

concept that is more in keeping with the needs and characteristics of the settlement than a 
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conventional housing scheme. It is suggested to create erven that would have space for urban 

gardening that will provide a sustainable economy for the local residents by producing and selling 

their own produce.  It is suggested that the  vacant erven around the edge of the settlement be 

subdivided into smaller erven but with enough space for gardening at the rear. This can achieved by  

subdividing them in half the present size, i.e. 15m wide by 40 m deep.  Vacant erven in the existing 

settlement are to be included in the housing project with their present  sizes and not be further 

subdivided or densified. In this manner the occupants will have space for gardening while the 

present rural character of the settlement will be preserved.    

 

As a result, application is made to subdivide  45 existing erven into 96  erven of 15m x 40 m (600m²) 

each. Subsidy housing will be built on the erven with a design that is  compatible with the rural 

character of the area. Because of the limit on bulk services, the subdivision will be split into 50 new 

houses in Phase 1 and the remainder in Phase 2. 

10.   DESIRABILITY OF THE LAND USE 

10.1 KARATARA IN SPATIAL CONTEXT 

Efforts to provide housing  in Karatara  go back to  the late nineties when projects were planned by 

the South Cape District Council and the Department of Land Reform. Due to the high cost of bulk 

services and lack of  economic opportunities for the residents, the projects never came off the 

ground.  

Bosdorp: In 1998 DLR approved the subdivision of the existing 53 dwellings on erven to be 

transferred to the residents as well as another 220 new erven with sizes of about 300m² average.  

This project advanced to the stage of impact assessment when the provision of bulk services (before 

the dam was built) and the cost thereof was the main obstacle and the project was terminated. 

During this process a General Plan for the 273 erven was registered.   

Thereafter the  responsibility for Karatara was transferred to the Knysna Municipality and meetings 

and planning continued with the main aim to give transfer to  the occupants of dwellings in both 

settlements. During this process the community expressed their concern about the proposed small 

erven among the 53 large erven. In 2009 the site was consequently resubdivided to create 114 

smaller residential erven which are from 450m² to 600m² in extent. This project was  included in the 

housing pipeline but never received priority.  

Welsyndorp: The 2009 planning included a strategy for the densification of the Welsyndorp. Several 

vacant sites were identified which could be further subdivided. It was envisaged that the erven of 

private owners could also be further subdivided by means of creating panhandle erven.   

Against this background is understandable that the community may perceive that they are the 

‘forgotten people’. 
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In the meanwhile, while the long term strategy for Karatara is being  formulated, there is a housing 

need. It would be shortsighted to wait until the long term strategy is in place and economic 

opportunities are created before the first house is built. 

The scale of the infill projects will comply with the recommendation of the Synthesis SDF report 

above, i.e. to promote the consolidation of the settlements, focusing on infill, redevelopment and 

balancing land uses to improve economic opportunity rather than encouraging lateral expansion and 

perpetuating low income, dormitory development. 

10.2  ZONING AND LAND USE PATTERN 

 

The proposed housing will compliment the residential land use pattern and  will fit into the existing  

pattern although the typology is slightly denser.  

10.3  SOCIAL FACILITIES 

 

No new social facilities are provided in this particular development as it forms part of the rest of the 

town where such facilities exist. The beneficiaries of this project already make use of such facilities. 

It is however necessary to investigate whether the facilities for the town as a whole are sufficient.  It 

is not the function of this application to undertake such an investigation. The Provincial 

Development Parameters give guidelines for these facilities and should be applied to the settlement 

as a whole. 

10.4 ENVIRONMENTAL ASPECTS  

 

SES completed a checklist for the determination of the applicability of the NEMA Environmental 

Impact Assessment Regulations, 2014, and found that there are no listed activities triggered by the 

proposed development. 

10.5 ACCESS  

 

The erven will have access from the existing George Road and Elm Avenue.  

11.   INFRASTRUCTURE AND SERVICES 

11.1 CIVIL SERVICES 

 

See the attached report by  Tuiniqua Consulting Civil Engineers on the availability of services. It is 

pointed out that the limiting component of the bulk services is the current capacity of the Waste 

Water Treatment Works. It is estimated that only 35 erven can be serviced without the need to 

upgrade bulk services.   
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The following bulk services need to be upgraded for the 257 vacant, infill and subdivided erven for 

Bosdorp en Welsyndorp as a whole, at a total estimated cost of R17.3 million (excluding VAT and 

specialist studies):  

• Development of one borehole with pipe infrastructure to existing water treatment works  

• Standby pump at the elevated tank from which water is supplied to the Bosdorp  

• New sewer pump station and rising/gravity mains to pump/gravitate sewerage from the 

Bosdorp to the Welsyndorp  

• Add an activated sludge system to the existing RBC system to increase the capacity of the 

waste water treatment plant  

• Upgrade the gravel section of Bosbou Way with subbase, base and bituminous surface up to 

the Bosdorp  

 

The following internal services need to be upgraded or added in the Welsyndorp for the 96 

subdivided and 47 vacant erven at a total estimated cost of R7.1 million (excluding VAT):  

• Additional water erf connections  

• Additional sewerage reticulation and erf connections  

• Upgrade gravel roads with sub-base, base and bituminous surface and provide stormwater 

for these roads  

11.2 ELECTRICITY 

 

See the attached report by CMB Consulting Electrical Engineers.  Bulk supply is available, subject to 

the upgrading of the existing substation.  

12.  CONCLUSION 

 

It has been shown above that the proposed development complies with the spatial planning 

principles of the latest legislation as well as the density guidelines of the SDF. 

The proposed infill development on the erven concerned will contribute to an improved urban 

environment and will assist in providing housing for those families currently living in informal 

housing in Karatara.  

 

This application for rezoning and subdivision could therefore be approved accordingly. 

00000000000000000000 

 

W M de Kock, Professional Planner, no A111/1985 

30  May 2019 
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PROPOSED CONSOLIDATION, SUBDIVISION AND REZONING OF ERVEN 1-29, 65-77, 144-146, 180-

189, KARATARA  

1. INTRODUCTION 

A professional housing team (PHT) was appointed to assist the Municipality of Knysna with the 

provision of subsidized housing in the municipal area. This application is done on behalf of the PHT 

and the municipal Department of Human Settlements. 

As part of the Council’s strategy to provide housing for households in the informal settlements and 

households residing in backyards,  certain vacant sites in Karatara was identified for an in-fill housing 

project.   

This application deals with the application for land use change in the Welsyndorp. It forms part of 

the Welsyndorp housing project which includes the utilization of existing vacant erven as well. There 

is also another application for the Bosdorp.  

2. APPLICATION 

Application is made in terms of Section 15 (2) (a), (d)  and (e)  of the Standard By-law on Municipal 

Land Use Planning, 2016, for the following:  

1. Consolidation of 45 erven  (outlined in blue on Plan KAR/WEL/P5.0/TW/NOV20189, PLAN A ) 

as follows: 

Erven 10-29 into Portion A 

Erven 1-9 into Portion B 

Erven 65-77 into Portion C 

Erven 144 - 146 into Portion D 

Erven 180 - 189 into Portion E   

2. Rezoning  of the consolidated portions to  subdivisional areas  (outlined in blue on Plan B) 

3. The subdivision of the subdivisional areas  into  the following (shown on Plan B on the said 

plan): 

 

Portions Zone Area (ha) %  

Portions 1 - 96 
Single Residential zone (ito of 

the new zoning scheme by-

law) 

56.4768 97.4  

Portion  97- 99 
Open Space Zone I  1.4940 2.6 

 
 57.970 100.00 
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This application consists of the following documentation which are attached: 

 

a) Prescribed application form 

b) Pre-application meeting form 

c) This motivation report by WM de Kock Associates 

d) Proposed subdivision and zoning plan  no KAR/WEL/P5.0/TW/NOV20189, plans A and B 

e) Locality Plan showing the applications for the Welsyndorp and the Bosdorp 

f) Plan showing the Welsyndorp housing project in full 

g) Copies of 3 sheets of General Plan no 1040-87 

h) Engineering report by Tuiniqua Engineers  

i) Report on electrical services by CMB Mechanical and Electrical Engineers 

j) Conveyancer’s certificate 

3. BACKGROUND  

For the purposes of this report, the terminology used for the settlement are the following as these 

are the familiar and traditional terms used by the community to distinguish between the two 

geographical components of the settlement: 

Karatara: the settlement comprising of the Welsyndorp and the Bosdorp 

Welsyndorp: the southern neighborhood of the settlement that was established in 1922 for the 

forest workers and where housing was provided for pensioners in about 1939. The present erf 

pattern and original dwellings comes from this period and the name Welsyndorp stems from the 

Department of  Welfare (Welsyn)  that  initiated this project. It consists of 123 dwellings and 102   

vacant erven of which 47 are ‘inside’ the town and 45 are on the edge of the town. The latter forms 

the site of this subdivision. 

Bosdorp: the northern neighborhood of the settlement which was established for forest workers 

since 1928. Only 53 permanent dwellings exist in the Bosdorp. 

The site: the area comprising of the erven to be subdivided.  

Several plans and proposals were made for the redevelopment, further expansion and integration of 

the settlement since about 1998. Many reports were written and surveys conducted but were never 

implemented, mainly because of the uncertainty about the future role of Karatara and its 

community in the regional and local economic context.  

The context of Karatara in  its spatial context is discussed in par 5 hereunder. 

4.     THE HOUSING NEED  

 

The IDP mentions that, according to the needs identified in the Human Settlement Plan, a total of      

9554 applicants are on the waiting list in the Knysna municipal area. A total number of 1207 houses 
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units have been approved and will be constructed in the next two financial years, which leaves a 

remainder of 8347 units to be built within the next 10 years in order to keep track of the increasing 

housing demand. In the draft Housing Settlement Plan of 2014.  

 

In the context of the total housing need in Knysna, Karatara has a large number of households in 

informal structures in backyards and on vacant land. 

5.   PHYSICAL ATTRIBUTES AND LOCATION OF THE SITE 

5.1 LOCATION  

 

The  site is located along the  edge of Welsyndorp and comprising of 45 existing vacant erven. 

5.2 BIO-PHYSICAL 

 

The bio-physical attributes of the site is described in the environmental checklist attached. See also 

the photos of the site in the said report.   

 

 

 

 

 

 

 

 

 

 

 

5.3 GEO-TECHNICAL  

 

According to Outeniqua Geo-technical Services, the site is considered suitable for the proposed 

development, but there are some important geotechnical constraints which have been identified 

that will affect the engineering design and subsidy variations.  

 

The comprehensive geo-technical report from Outeniqua Geo-technical Services is available on 

request. 

6. ADMINISTRATIVE  

Administrative data  

Description Erven 1-29, 65-77, 144-146, 180-189, Karatara 

Sizes  As per General Plan 

Owner Knysna Municipality 
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The attached Conveyancer Certificate indicates that these are no restrictive conditions in the title 

deed that prevent further subdivision. 

7. STATUTORY FRAMEWORK 

7.1 SPLUMA AND LUPA PRINCIPLES 

 

The principles in the Spatial Planning Land Use Management Act, no 16/2013 (SPLUMA) and the 

Western Cape Land Use Planning Act, no 3/2014,  (LUPA) are guiding land use proposals. These are:  

� Spatial sustainability 

The project is sustainable both environmentally and spatially because: 

It promotes development in a location that is sustainable and limits urban sprawl.  

It promotes land development that is spatially compact.  

No natural environmental features are affected by developing the site.   

� Spatial Resilience 

The erf sizes and housing types provided will be sufficiently flexible to adapt to the economic 

fluctuations over time, either up or down in accordance with the market demand. 

� Spatial Justice 

The project will provide housing for those who are unable to acquire adequate housing in Karatara in 

the past.  

� Efficiency 

The project will optimize the land resource which is scarce. Infrastructure will be optimally used.  

� Good administration 

The municipal administrative procedures and time frames are sufficient to deal with the application 

effectively. 

7.2 SPATIAL DEVELOPMENT FRAMEWORK (STRATEGIC SYNTHESIS) 2017  

The latest approved SDF for Knysna is the  2017 Strategic Synthesis.  It does not contain local 

framework plans for the settlements concerned but rather some relevant strategies for their  future 

spatial functions. Nor does it show clear urban edges for the settlements but rather a spatial vision 

and strategy to achieve “complete” settlements. 

Quotes hereunder are from the SDF document and only sections that pertain to the area concerned 

are quoted.  

Spatial vision (Par 5.1.1) 

Title Deed no  T93252/2007  

Zoning Single Residential  
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The overriding intention is to build the Knysna municipal area as a “complete”, just and inclusive 

ecosystem, society and economy where all can participate without undermining the resources 

needed to sustain future generations. 

 

The three spatial strategies, aligned with and localising the Eden SDF spatial strategies to the 

Knysna LM context are: 

1. The environment is the economy, recognising Knysna as the heart of the Garden Route and that 

the environment and landscape underpin this and must be protected to secure the economic future 

of the municipality. 

2. Equitable and inclusive access for spatial justice (improving access to opportunities, services and 

amenities) improving economic and social inclusion. 

3. Sustainable and smart growth management and optimising resources (and operating within 

ecological, infrastructure and fiscal limits), i.e. doing more with less. 

The overarching logic is to establish a clear role and hierarchy of settlements and connections 

between them to achieve equitable access for balanced and spatially just settlements. 

With regard to Karatara and Rheenendal the report states that: 

While these settlements suffer the legacy of lack of investment and spatial fragmentation, new 

development here needs to be well considered so that poverty, isolation and inaccessibility are not 

entrenched. Rather investment should: 

• Promote the consolidation of the settlements, focusing on infill, redevelopment and 

balancing land uses to improve economic opportunity rather than encouraging lateral 

expansion and perpetuating low income, dormitory development. 

•  Focus on basic service needs and social facilities as well as regeneration of the streets, open  

spaces and supporting economic activities to serve existing development areas 

•  Retain small town character through careful design and control of infill development and 

making “a complete village. 

7.3   DRAFT KNYSNA SPATIAL DEVELOPMENT FRAMEWORK, 2019 

 

 

 

The new 2019 Draft SDF contains the following recommendations for both Karatara and 

Rheenendal:  

 

In terms of the settlement hierarchy their functions are seen as small urban centres with a special 

function as well as servicing the surrounding areas and containing a mix of economic activities and 

services. In general, infrastrucuture extensions should  accommodate growth within the urban edge 

only. Development  must be in keeping with guidelines as set in the 2013 PSDF Scenic and Cultural 

Resources Study. Development of social facilities, economic opportunities for the local community 

and local conveniences is supported.  

  

  Potential for tourism attractions linked to agricultural activity and surrounding natural landscape 

should be explored. Referring to the rural economy, it is recommended that sustainable agro-

industry in Rheenendal amd Karatara be promoted to support the creation of job opportunities for 
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residents in these areas.  

 

Rheenendal and Karatara are centrally located within the two most significant rural clusters of 

agricultural activity in the area. The upliftment of Rheenendal and Karatara should be done with 

careful consideration to the ongoing viability of existing and surrounding agricultural activity.  

7.4  PRECINCT PLAN FOR KARATARA (2009) 

The Precinct Plan promotes the integration of the two settlements and provides background to the 

projects that are now launched. The intentions of this precinct plan is further discussed in par 9.1. 

 7.5   ZONING SCHEME  

The Zoning Scheme that is legally in place and applied, is the Section 8  Zoning Scheme (1980), but it 

is soon to be replaced by the new Integrated Zoning Scheme By-law which the Council is in the 

process of adopting.  

In terms of the new integrated zoning scheme, the zoning will  be Single Residential Zone I.  

7.6  ENVIRONMENTAL  LEGISLATION 

 

A checklist, dated 16 April 2018, for the determination of the applicability of the NEMA 

Environmental Impact Assessment Regulations, 2014, was completed by SES. It is concluded that no 

listed activities are triggered and no environmental process is required. See the check list attached.  

7.7  HERITAGE LEGISLATION 

The site is already subdivided into residential erven and therefore does not  trigger a listed activity in 

terms of the National Heritage Resources Act, 1999.  

7.8  TITLE DEED RESTRICTIONS  

A search of the title deed revealed that there are no restrictive conditions that could prevent the 

proposed use – see the attached Conveyancer’s Certificate by Van Rooyen Attorneys.  

8. PROPOSED DEVELOPMENT OF SITE 

 

Application is made to subdivide  45 existing erven into 96  erven of about 15m x 40 m (600m²) each 

and three open spaces.  The specific design of the new erven is discussed hereunder. 

9. SITE DESIGN 

 

After consultations with the Ward committee,  it was decided to follow a different development 

concept that is more in keeping with the needs and characteristics of the settlement than a 
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conventional housing scheme. It is suggested to create erven that would have space for urban 

gardening that will provide a sustainable economy for the local residents by producing and selling 

their own produce.  It is suggested that the  vacant erven around the edge of the settlement be 

subdivided into smaller erven but with enough space for gardening at the rear. This can achieved by  

subdividing them in half the present size, i.e. 15m wide by 40 m deep.  Vacant erven in the existing 

settlement are to be included in the housing project with their present  sizes and not be further 

subdivided or densified. In this manner the occupants will have space for gardening while the 

present rural character of the settlement will be preserved.    

 

As a result, application is made to subdivide  45 existing erven into 96  erven of 15m x 40 m (600m²) 

each. Subsidy housing will be built on the erven with a design that is  compatible with the rural 

character of the area. Because of the limit on bulk services, the subdivision will be split into 50 new 

houses in Phase 1 and the remainder in Phase 2. 

10.   DESIRABILITY OF THE LAND USE 

10.1 KARATARA IN SPATIAL CONTEXT 

Efforts to provide housing  in Karatara  go back to  the late nineties when projects were planned by 

the South Cape District Council and the Department of Land Reform. Due to the high cost of bulk 

services and lack of  economic opportunities for the residents, the projects never came off the 

ground.  

Bosdorp: In 1998 DLR approved the subdivision of the existing 53 dwellings on erven to be 

transferred to the residents as well as another 220 new erven with sizes of about 300m² average.  

This project advanced to the stage of impact assessment when the provision of bulk services (before 

the dam was built) and the cost thereof was the main obstacle and the project was terminated. 

During this process a General Plan for the 273 erven was registered.   

Thereafter the  responsibility for Karatara was transferred to the Knysna Municipality and meetings 

and planning continued with the main aim to give transfer to  the occupants of dwellings in both 

settlements. During this process the community expressed their concern about the proposed small 

erven among the 53 large erven. In 2009 the site was consequently resubdivided to create 114 

smaller residential erven which are from 450m² to 600m² in extent. This project was  included in the 

housing pipeline but never received priority.  

Welsyndorp: The 2009 planning included a strategy for the densification of the Welsyndorp. Several 

vacant sites were identified which could be further subdivided. It was envisaged that the erven of 

private owners could also be further subdivided by means of creating panhandle erven.   

Against this background is understandable that the community may perceive that they are the 

‘forgotten people’. 
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In the meanwhile, while the long term strategy for Karatara is being  formulated, there is a housing 

need. It would be shortsighted to wait until the long term strategy is in place and economic 

opportunities are created before the first house is built. 

The scale of the infill projects will comply with the recommendation of the Synthesis SDF report 

above, i.e. to promote the consolidation of the settlements, focusing on infill, redevelopment and 

balancing land uses to improve economic opportunity rather than encouraging lateral expansion and 

perpetuating low income, dormitory development. 

10.2  ZONING AND LAND USE PATTERN 

 

The proposed housing will compliment the residential land use pattern and  will fit into the existing  

pattern although the typology is slightly denser.  

10.3  SOCIAL FACILITIES 

 

No new social facilities are provided in this particular development as it forms part of the rest of the 

town where such facilities exist. The beneficiaries of this project already make use of such facilities. 

It is however necessary to investigate whether the facilities for the town as a whole are sufficient.  It 

is not the function of this application to undertake such an investigation. The Provincial 

Development Parameters give guidelines for these facilities and should be applied to the settlement 

as a whole. 

10.4 ENVIRONMENTAL ASPECTS  

 

SES completed a checklist for the determination of the applicability of the NEMA Environmental 

Impact Assessment Regulations, 2014, and found that there are no listed activities triggered by the 

proposed development. 

10.5 ACCESS  

 

The erven will have access from the existing George Road and Elm Avenue.  

11.   INFRASTRUCTURE AND SERVICES 

11.1 CIVIL SERVICES 

 

See the attached report by  Tuiniqua Consulting Civil Engineers on the availability of services. It is 

pointed out that the limiting component of the bulk services is the current capacity of the Waste 

Water Treatment Works. It is estimated that only 35 erven can be serviced without the need to 

upgrade bulk services.   
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The following bulk services need to be upgraded for the 257 vacant, infill and subdivided erven for 

Bosdorp en Welsyndorp as a whole, at a total estimated cost of R17.3 million (excluding VAT and 

specialist studies):  

• Development of one borehole with pipe infrastructure to existing water treatment works  

• Standby pump at the elevated tank from which water is supplied to the Bosdorp  

• New sewer pump station and rising/gravity mains to pump/gravitate sewerage from the 

Bosdorp to the Welsyndorp  

• Add an activated sludge system to the existing RBC system to increase the capacity of the 

waste water treatment plant  

• Upgrade the gravel section of Bosbou Way with subbase, base and bituminous surface up to 

the Bosdorp  

 

The following internal services need to be upgraded or added in the Welsyndorp for the 96 

subdivided and 47 vacant erven at a total estimated cost of R7.1 million (excluding VAT):  

• Additional water erf connections  

• Additional sewerage reticulation and erf connections  

• Upgrade gravel roads with sub-base, base and bituminous surface and provide stormwater 

for these roads  

11.2 ELECTRICITY 

 

See the attached report by CMB Consulting Electrical Engineers.  Bulk supply is available, subject to 

the upgrading of the existing substation.  

12.  CONCLUSION 

 

It has been shown above that the proposed development complies with the spatial planning 

principles of the latest legislation as well as the density guidelines of the SDF. 

The proposed infill development on the erven concerned will contribute to an improved urban 

environment and will assist in providing housing for those families currently living in informal 

housing in Karatara.  

 

This application for rezoning and subdivision could therefore be approved accordingly. 

00000000000000000000 
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