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EXECUTIVE SUMMARY 

Portion 95 of the farm Ruygte Valley measures ±7.8ha in size and is the only remaining vacant 

land between the urban area of Sedgefield and the Groenvlei, which forms a natural barrier to 

further urban development to the east.  The property provides the last opportunity for the 

eastward extension of the northern residential area of Sedgefield.  

 

The property has been earmarked for urban development for the past 20 years in various 

Structure Plans, Guide plans and Spatial Development frameworks of the past.  Presently, the 

Spatial Development Framework for Knysna 2017, like all the preceding spatial plans, also 

earmarks the site as urban land within the urban edge.  

 

 In 2000, the then Department of Planning and Local Government and Housing approved a 

residential development on the site consisting of 125 group housing units and facilities 

associated with a retirement estate. At the time, the Department of Environment and Cultural 

Affairs also issued a positive Environmental Authorisation for the development. Unfortunately, 

the rights were not implemented and have subsequently lapsed.  The land has been dormant 

ever since.  

 

The Landowner believes that the time is right to develop the site. His vision is to create a 

pleasant and safe, yet affordable residential neighbourhood that will appeal to a large variety of 

new residents.  The development concept includes 87 group housing stands that vary between 

±350m² and ±450m² in size. There will be a mixture of housing options with average floor areas 

of ±120m², that will be built by the developer. There will be a pleasing degree of consistency of 

architectural character that will create a harmonious development, without being monotonous.  

 

The present zoning of the property is zoned “Undetermined” and the purpose of this application 

is to request the rezoning of the land to “Sub-divisional Area”, which would allow for the further 

subdivision of the land into “Group Housing” erven,  1 communal “Private Open Space” erf, 

Private Streets” and a “Public road” (20m road reserve DR 1459) as indicated on the proposed 

subdivision plan  for Layout 5(Plan nr 95/2015A12018 dated 4 September 2019). 
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The property is ideal for the planned residential development. It is easy to access and can 

conveniently connect to the existing municipal services networks because it is surrounded by 

existing and planned residential areas.  The Department of Technical Services also confirmed 

that bulk water and sewer services will be available.  

 

Furthermore, the bio-physical site characteristics of the property are conducive to a cost-

effective development. The topography is even which will result in minimum cut and fill. 

Although the site is situated in a low-lying valley, it is not subject to flooding.  The sandy soils 

are stable and pose no concerns for construction. Although, the Western Cape Biodiversity 

Spatial Plan 2017 identifies the site as a CBA area; the Fauna, Vegetation and Landscape 

Connectivity Evaluation Report (2018), confirms that most of the vegetation on the site has been 

transformed and is no longer sensitive. The remaining undisturbed pockets of coastal forest 

have been mapped and will be protected and maintained within the communal open space.  

 

The proposal responds to the need for affordable middle-income housing in Sedgefield and will 

contribute to job creation and economic growth in the town. The development of vacant land 

within the urban edge resonates with spatial planning policies at every level of government. The 

proposal does not impact negatively on the scarce natural and agricultural resources or the 

surrounding built environment.  The potential impacts have been reported during the 

Environmental Impact Assessment (EIA) process and mitigation measures have been 

recommended to ensure an overall low-impact development. 
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INFORMATION REQUIRED IN TERMS OF SECTION 38. OF THE BY-LAW 
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Completed & signed application form  √ √ T2 

Power of Attorney / Owner's consent (1) √ √ Annexure A 

Resolution (2) √ √ Annexure A 

Proof of registered ownership (3) √ √ Annexure B 

Bondholder's consent (if any) √ √ No bond 

Written motivation (4) √ √ Main document 

S.G. diagram / Extract of General Plan √ √ Annexure C1  

Locality plan √ √ Diagram 1 

SDP / conceptual layout plan √ √ Diagram 7 

Subdivision plan [incl. street name(s) &no − √ Diagram 8 
 

Proof of payment of application fees √ √ Attached 

Copy of title deed √ √ Annexure B 

Conveyancer certificate (7) √ √ Not required 

Minutes of pre-application meeting (8) √ √ Not available 

SUPPORTING INFORMATION AND DOCUMENTATION REQUIRED 

Zoning plan √ - Diagram 5  

Phasing plan − − No Phasing required  

Consolidation plan − -   

Proof of lawful use right − −   

Proof of failure of HOA (9) − −   

Copy of original approval letter (s) − −   

ADDITIONAL INFORMATION REQUESTED AT PRE-APPLICATION MEETING 
 None − −   

  − −   

  − −   

  − −   



 

8 

 

1. INTRODUCTION 

VPM Planning has been appointed by Voigrow Investment 24 CC, the owner of Portion 95 of Farm 205 

Ruygte Valley No. 205,  to prepare the following applications in terms of Section 15(2) and Chapter 

IV of the Knysna Municipality: Standard Municipal Land Use Planning By-Law, to the Knysna 

Municipality (See Power of Attorney and Company Resolution attached as Annexure A). 

 

i. Section 15 (2) (a):  Application for the rezoning of the land from “Undetermined Zone” 

to “Sub divisional Area”; 

ii. Section 15 (2) (d):  Application for the subdivision of the land into 87 “Group housing” 

erven, one Open Space III (Nature Conservation) zoned property and one Open Space II 

property (private roads and infrastructure) and one Transport Zone II (Public Road), as 

indicated on the Subdivision Plan attached as Plan nr 95/2015A12018 dated 4 September 

2019). 

 

2. BACKGROUND 

The early loan farm Ruygte Valley 205 was first surveyed in 1818. The original SG Diagram 4336/57 for  

Portion 95 of the farm originated in 1957.  

 

The farm portion was further subdivided in 1991 to create Erf 2843 that was developed into a residential 

area known as Meedingsride. In 1993, the Reminder of the farm was further subdivided to create Erf  

2959 that was also developed as an extension of the Meedingsride residential area. The Remainder of 

Portion 95 (which forms the focus of this study)  was the third phase of the above-mentioned planned 

developed plan and was at the time earmarked for a holiday resort along the Groenvlei. 

 

In January 2000, the then Department of Planning Local Government and Housing approved an 

application for Guide Plan Amendment, Rezoning and Subdivision on the property. The new rights 

included 125 group housing units, 2 single residential erven, and communal facilities. The intention was 

to develop a retirement village (See letter of approval attached as Annexure D). 
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At the same time, an application for Environmental approval in terms of the then ECA (Act 73 of 1989) 

was submitted to the Department of Environmental Affairs. A positive ROD was issued in February 2000 

( See letter attached as Annexure E). 

 

In 2003, an extension of the validity of the approval was granted, but the approval was never 

implemented and has subsequently lapsed.  

 

In 2009, the development company was liquidated, and the property was sold on a public auction.  

Voigrow 24 CC bought the property in 2009 and in 2011 commenced with a new application for 

environmental authorisation for a retirement village. This application was never concluded due to the 

poor performance of the property market at the time.  The property is still undeveloped. 

 

3. PROPERTY INFORMATION 

3.1 LOCALITY  

The property is situated in the Knysna Municipality area, directly east of Sedgefield. (See Diagram 1: 

Locality Plan). The property can be accessed from the west through the existing road network of the 

adjacent Meedingsride residential area, via Fraser street, or from the east via the Groenvlei Road (DR 

(1549) which intersects with the N2. 

 

The property borders the N2 to the north and a District Road (DR 1549) to the east. Meedingsride 

Residential suburb is direct to the west and Portion 23 of Farm 205, zoned for future subdivision,  borders 

the property to the south. This property is currently used as a holiday resort and caravan park. 

 

3.2 PROPERTY DESCRIPTION 

Title Deed Description: Remainder of Portion 95 of the Farm No. 205, in the 

Municipality and Administrative District of Knysna, Western 

Cape Province 

21 Digit code C03900000000020500095 

Title Deed Number: T021874/2009  

S.G. Diagram Nr:  S.G.4336/57 

Title Deed Restrictions: None relevant to this application 
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Servitudes: None relevant to this application 

Property Size:  7.8223 ha 

Property Owner: Voigro Investment 24 CC 

Bonds: None 

Zoning: Undetermined in terms of Sedgefield Zoning Scheme 

Land Use Vacant 

 

3.3 SITE CHARACTERISTICS 

 3.3.1 TOPOGRAPHY  

The site is situated in a valley between two stabilised dunes. The site has a very even topography and is 

situated between 3m and 11m above mean sea level.   

 

During the previous planning process potential flooding of the site was raised. In 1998, Entech was 

appointed to investigate the potential of flooding on the site. At the time it was recommended that a 

conservative development height for floor levels of 4.5m above MSL be made conditional to the 

approval. Although, this is considered much higher than other development along the water edge, it is 

proposed that the residential development should avoid areas lower than 4.5m above MSL. As can be 

seen on the attached contour plan, only a small section of the south-eastern corner will be affected ( See 

Diagram 3: Contour Plan and Slope Analysis). 

  

The entire site is developable in terms of slope and height.  

 

 

Figure 1: Picture indicating even topography of the site 
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3.3.2 GEO HYDROLOGY 

Green Lake is not fed by surface runoff and is not subject to dramatic flood events. Its level does rise in 

response to groundwater movement - groundwater contamination is therefore of importance on this 

site. In this regard, the planned sewer and stormwater systems are significant and have been addressed 

in more detail in the Services Report attached as Annexure H1 and EMPr attached as Annexure S.  

 

3.3.3 VEGETATION  

Vegetation on the site consists, of a mix of invasive alien plants and remnants of Coastal Forest. The 

property has been extensively disturbed through agricultural practices in the past which have made it 

vulnerable to alien invasion (See Diagram 2: Aerial Picture). The proximity of pine plantations to the 

north is a constant source of windblown seed contamination. Most of the alien plants were recently 

cleared as part of the landowner’s continued responsibility to maintain the site in an acceptable 

condition, free of invasive alien plants. 

 

There are some remains relatively intact indigenous forest along the northern and eastern boundaries of 

the site and these should be preserved and maintained in a near-natural state. 

 

The Critical Biodiversity Area (CBA) mapping shows that the study site falls completely within a terrestrial 

CBA (See Diagram 4: CBA map) with a small part in the south-eastern corner falling within an aquatic 

CBA.  

 

According to the Fauna, Vegetation and Landscape Connectivity Evaluation Report compiled by 

Conservation Management Services  (2018), the CBA classification is due to the presence of Coastal 

Forest on the study site. The study also confirms that the aquatic CBA classification for the southeast 

corners of the property is not justified. There is no sign of any aquatic habitat in the marked area.  The 

Western Cape Biodiversity Spatial Plan Handbook states on numerous occasions that it is essential to 

ground truth the BSP Map and conduct additional biodiversity assessments to determine the biodiversity 

importance of the site. 

 

There are a few indigenous trees and clumps scattered through the property and although they no longer 

present a major ecosystem,  they still present an attractive asset to the site that should be incorporated 

into the layout. The edge of the forest, as well as individual trees, have been plotted making use of high-

resolution digital imaging that was created by VPM Land Surveyors and identified by the independent 

environmental consultant.  
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The individual trees have been identified and they include: 

• Pittosporum viridiflorum (Cheesewood). 

• Carissa bispinosa (Num num). 

• Diospyros dichrophylla (Monkey Plum). 

• Searsia tomentosa (Wild Currant). 

• Rapanea melanophloeos (Beechwood).  

 

The remaining undisturbed Coastal Forest will be retained with suitable buffers around the larger forest 

patches thus providing an opportunity for local animal movement through the property. 

 

The study confirms that the transformed areas are no longer sensitive and after the development they 

can, in fact, be restored to a certain extent. The result will certainly be more acceptable than the former 

dense alien plant infestations. 

 

 

Figure 2: Picture indicating pocket of indigenous forest vegetation in the south-eastern corner of the site. 

 

3.3.4 SOIL  

Most of the study area consists of well-drained sands, which do not easily permit the storage of surface 

water and is normally not a concern for stormwater. Soils are reported to be stable and not a concern 

for construction. 
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3.4   SURROUNDING AREA 

This study area is the last remaining vacant land between the urban area of Sedgefield and the Groenvlei, 

which forms a natural barrier to further urban development to the east.  The property presents a natural 

extension of the northern residential area of Sedgefield. For this reason, the site has been earmarked for 

urban development for the last 20 years and is presently included in the Urban Edge for Sedgefield. 

 

The planned residential development will be similar to the existing and planned residential developments 

to the south and west of the property.  The road network of the adjacent Meedingsride development 

makes provision for future extension. Fraser Street is the feeder road through Meedingsride and is 16-

20m wide and is designed to continue through to this future development.  

  

Groenvlei Road (DR (1549) road along the eastern boundary creates an effective barrier between the 

development and the Groenvlei. 

 

From perusing the environment studies done, it seems that the environmental sensitivity of the site does 

not relate to the site itself, but rather to its proximity to Groenvlei.  The prevention of ground and surface 

water pollution that may reach the lake will be of utmost importance. A detailed Stormwater 

Management Plan, as well as an Environmental Management Plan for both the construction and 

operational phase, have been prepared to ensure that no runoff will be released into the lower-lying 

Groenvlei.  

 

A waterborne sewer system that connects to the formal sewer network will be essential to protect the 

lake.  The municipality confirmed that the upgraded Sedgefield Sewer Works has enough capacity to 

accommodate this development. There will thus be no need to contain or treat sewerage on site. 

 

The N2 Road Reserve forms the northern boundary of the property and to the north of the N2 is farmland 

and plantations. The N2 is identified as a scenic route and visibility from the N2 is a consideration. 

Presently, the site is hidden from view by dense vegetation along the boundary with the N2. It is the 

intention to keep these natural vegetation barriers intact, not just for visual purposes, but also to reduce 

noise levels from the N2. 
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4. PROPOSAL  

4.1   DEVELOPMENT CONCEPT 

The vision is to create a pleasant yet affordable residential neighbourhood that will appeal to a large 

variety of new residents.  The development concept is depicted in Layout 5 and includes 87 group housing 

stands that vary between ±350m² and ±450m² in size. There will be a variety of housing units with 

average floor areas of ±120m² that will be built by the developer, with a pleasing degree of consistency 

of architectural character that will create a harmonious development, without being monotonous.  

 

4.2  PROPOSED REZONING AND SUBDIVISION 

The property is situated with in the Sedgefield Transitional Council area, as demarcated on the Noting 

Sheet (PROC 105/1995)  provided by the Surveyor General and falls within the Sedgefield Zoning Scheme.  

The property currently has an “Undetermined” zoning. Application is made for the Rezoning of the land 

to “Subdivisional Area”.  An application for the subdivision of the land is simultaneously submitted. The 

Subdivision plan attached as Diagram 8 : Layout 5 (Plan nr 95/205AI 2018 dated 4 September 2019) 

indicates the zoning of the new subdivisions as stipulated below. 

 

4.2.1 GROUP HOUSING ERVEN 

The residential stands will be zoned “Group Housing” with a primary use for ”Group housing”. 

 

In terms of the Sedgefield, “Group housing” means a group of separate and/ or coupled and or linked 

individual dwellings on smaller than conventional erven, and planned, designed and built as a 

harmonious architectural entity with medium density character and with structures which may vary 

between single and double storeys; 

 

In terms of the Sedgefield Zoning Scheme Regulations, development restrictions pertaining to the Group 

Housing Zone include: 
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PARAMETER RESTRICTION COMPLIANCE  

Density Up to a maximum of 30 units per 

gross hectare or a 4:1 ratio with 

regard to the gross density of 

surrounding dwelling units, 

whichever permits the smaller 

number of units. 

The development density calculates to 11 

units per ha which is lower than prescribed 

the density for the zone. Erf sizes average 

about 400m² while the surrounding erf 

sizes are approximate 700m². 

Communal 

open space 

At least 80 m² per dwelling unit is 

prescribed which calculates to 7 

102m² for 89 dwellings. 

The layout indicates a communal open 

space of 2.8 ha which is almost 4 times 

more than what is required.  

 

Private 

outdoor space 

and Service 

Yards 

At least 40% of the gross floor space 

of the unit concerned, in a form 

which shall not exceed a ratio of 2:1 

(length to width) 

 

The service yard must be enclosed by 

a wall or walls (or other structure or 

structures of suitable material) of at 

least 2m high for the purpose of 

screening it from public and private 

view. 

The planned houses will differ in size but 

will average about 120m² floor space, 

which will require only 48m² private open 

space. Properties will be average 400m² 

which will allow for more than what is 

required. 

 

The provision of Service Yards will be 

included in the Design Guidelines and 

indicated on all building lines. 

Height 8m The proposal is for single storey homes 

only and will be less than 8m 

Street 

Building line 

Zero, subject to regulation 3.5.5. 10m building lines will apply along the N2 

and the Divisional Road. 

Side building 

line 

Zero, or 3m where the zone abuts 

onto another zone. 

Building lines of 3m along the southern 

and western boundary where the 

development borders on to other 

residential properties will be 

accommodated. 

Parking  At least two parking bays per group 

house, both may be provided at such 

group house, or part of the required 

The architectural proposals will include 

double garages for each property. 
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number of parking bays at some of 

the group houses and the remainder 

in the form of communal parking for 

the group housing scheme 

concerned, or the entire requirement 

in the form of communal parking. 

Street width The minimum road width for private 

roads shall be 7 m and for public 

roads 10m. 

All roads will be private. The internal loop 

road measures 12m in width and the 

smaller cul-de-sacs measure 8m and 10m 

as prescribed. 

 

4.2.2 PRIVATE OPEN SPACE 

The “Private Open Space” property is a communal private open space erf that will be owned and 

maintained by a Homeowners Association. This erf will include all private roads and infrastructure, 

gatehouses and other communal facilities. 

 

The environmentally sensitive areas of the property will also be zoned “Private Open Space” but will be  

reserved for conservation purposes. 

  

4.2.4 STREET ZONE  

The Divisional Road traverses over the eastern boundary of the property. The Provincial Roads Authority 

requires a 20m wide road reserve for a road of this nature. The subdivision plan proposes the subdivision 

of this road and the reservation thereof for Street Purposes  (Public Road). 

 

4.4  LAYOUT DESIGN CONSIDERATIONS 

The design considerations that informed the layout include: 

 

4.4.1  FINANCIALLY VIABLE DENSITY 

To make this project financially viable and responsive to the target market, the developer wants to 

provide a high-quality yet affordable housing product. Cost of land, services, and housing need to be 

limited and in order to do so, a certain economy of scale needs to be attained.  The most relevant design 

aspect to achieve this is through development density. The original Layout 1 contained 102 residential 

opportunities. Due to comments from DAFF and SANParks, the Layout had to be amended to 
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accommodate the request of larger buffer areas.  The revised Layout 5 has 87 residential erven with a 

nett residential density of  11 units per ha, which is regarded as low density.   

 

This is still a feasible option but will result in a slightly higher cost to the end product. A higher density 

would result in a lower cost per unit which would be a more financially viable option.  However, being 

situated at the outer edge of town, and not in the center, too high density will also not be appropriate 

as it may impact on the character of the neighbouring residential areas. 

 

The proposed density is high enough to be financially viable, yet low enough to fit into the surrounding 

low-density residential character of the area with minimal impact to the environmentally sensitive 

vegetation on the site and the nearly Groenvlei.  

 

4.4.2 A CONNECTED AND FUNCTIONAL OPEN SPACE SYSTEM 

Ken Coetzee from Conservation Management Services evaluated the site and confirmed that the study 

site is not of critical local importance in terms of landscape connectivity.  It is however important, but 

not critical, for the connection of the Groenvlei Lake to the areas to the west of it.  Unfortunately, some 

of the potential connectivity has already been disrupted or lost by the development of the areas to the 

south and west of the study site, as shown in Figure 4 below.  Connectivity to the north across the N2 

highway is also a practical impossibility. There is, however, still the potential to connect the relatively 

intact indigenous forest along the northern and eastern boundary of the study site with a natural habitat 

to the southwest. Both SANParks and Cape Nature were approached for their input during the pre-

application phase. 

 

 

 
Figure 4:Extract indicating the development site is surrounded by existing and planned development 
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SANPARKS indicated that they were satisfied with the proposed open space system but requested a 

functional east-west buffer of at least 15m along the southern boundary. The latest Layout 5 

accommodates this request.  

 

DAFF has requested that the previous Layout 4 be amended to remove all erven that encroached onto 

the vegetated areas along the northern, eastern and southern boundary of the property.  This was 

accommodated in Layout 5 (Refer to Diagram 5 and 6 attached hereto).  In addition to this, DAFF 

requested a 15-20m buffer area between the development footprint and the forest ecotone. This will, 

however, result in a total loss of 35 erven, which calculates to 38.5% of the development. The developer 

has shown a willingness to protect the indigenous vegetation on the site by reducing the development 

footprint and number of units from 102 (Layout 1) to 87 (Layout 5).  The economy of scale that is required 

to create a product that is affordable to the local middle-class population will be compromised by this 

severe reduction in the number of properties (38.5% of the erven).  

 

Layout 5 has been assessed by Ken Coetzee from Conservation Management Services and it was 

confirmed by this specialist that Layout 5 is a practical and ecologically sensitive development layout for 

the site (Refer to Correspondence attached as Annexure F-2). 

 

The Corridor function will be part of the landscaping plan of the development and will provide an 

opportunity for recreational areas such as walking trails lookout points etc. These facilities will be 

formally laid out to avoid unnecessary informal path formation in the sensitive forest habitat.  Although 

the site borders onto the Groenvlei, it is not the intention to use it as a recreational facility that forms 

part of the development.  

 

4.4.3  ENERGY EFFICIENT ORIENTATION AND DESIGN 

In the Southern Hemisphere, houses should be orientated to face north. The layout design has as far as 

possible orientated erven, especially the smaller ones, in such a way that houses can be places with their 

longer frontages to the north.  
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House designs will be elaborated on in 

the Architectural Design Guidelines.  

Energy-efficient guidelines will include 

elements such as having appropriate 

areas of glazing, correct orientation, 

suitable levels of shading,  insulation and 

thermal mass.  The use of local building 

materials and renewable energy 

applications such as solar water heaters, 

rainwater harvesting, etc. will be encouraged. 

         Figure 5: House Orientation 

 

4.4.4 SAFE STREETS 

The road network will consist of a ring road with smaller lanes giving further access to individual homes.  

A great neighbourhood has safe and friendly streets where people can walk without fear of crime or 

being threatened by traffic. The streets in this neighbourhood will be private with low volume and speed 

and will function more like open spaces than traffic ways. The main road reserve is 12m wide which will 

allow for enough space to accommodate a road surface, services, sidewalks and landscaping All 

secondary Streets measure 10m in width.  

 

4.4.5  SECURITY 

Crime is a South African reality and must be a consideration in any new development. The development 

will be a gated security complex. The development will be fenced but special attention will be given to 

unobtrusive fencing and animal movement. There will only be one gatehouse that will control access.  

Although formal access may not be permitted from the Divisional Road, it is proposed that an alternative 

emergency escape is provided. This is essential to ensure that residents are not trapped in case of a fire 

or other disaster that limits access.  

 

4.4.6  CLIMATE CHANGE 

Although the site has not been subject to any past flooding, low lying areas below 4.5m have been 

avoided and forms part of the open system to accommodate possible future flooding scenarios. This will 

enhance the resilience of the development to climate change in the future. 
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4.4.7  VISUAL SENSITIVITY 

The N2 is a scenic route and as such, the visual quality along the way is a relevant consideration. There 

is an open space system proposed along the N2. Most of this strip of land is already densely vegetated 

but more landscaping will occur in areas where the vegetation is not as dense. There is a minimum of 

10m buffer between the development and the N2. This vegetation buffer will allow for an excellent visual 

barrier between the development and the N2, which will reduce the visual impact of the development, 

and reduce noise levels emanating from the N2. A similar buffer is proposed along the Divisional Road. 

 

4.5 BULK SERVICE SUPPLY AND MANAGEMENT 

Norje and De Villiers Consulting Civil and Structural Engineers were appointed to report on the 

engineering service requirement for the development. The Report is attached as Annexure H1 and can 

be summarised as follow: 

 

4.5.1 ROADS AND ACCESS 

Access to the proposed development will be from the extension of Fraser Street within a 16-meter-wide 

road reserve. Security control will be implemented at the access to the proposed development 

approximately 40 meters from the Fraser Street / Galjoen Street intersection. 

 

All the internal roads will be private roads within 10 and 12-meter-wide road reserves. The roads will 

have mountable kerbs with tarmac or brick-paved surfaces. 

 

4.5.2 STORMWATER 

The site falls predominantly from northwest to southeast. There is however a low-lying area within the 

development footprint. Provision in the stormwater design of the development will be made for minor 

and major storms. The minor stormwater system will be designed as underground pipe systems that will 

collect the water via a system of catch pits, manholes and pipes to accommodate the runoff of a 1 in a 

2-year storm event. These underground stormwater systems will release the stormwater into retention 

ponds that have been indicated on the layout. 

 

The major stormwater system will predominantly consist of suitably shaped roads to temporally 

accommodate surface runoff of storm events in excess of the 1 in a 2-year storm event. The overland 

stormwater systems will also release the stormwater into the retention ponds. 
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Three-meter-wide servitudes will be provided at four places to accommodate overland drainage routes 

between contained low lying residential pockets and the said retention ponds. Underground stormwater 

pipes, as well as open channel systems across the said open spaces, will link the stormwater outflow 

from the contained areas to the retention ponds. 

 

The retention ponds will be sized and designed to accommodate the total development runoff. The water 

from the ponds will evaporate.  No runoff will be released into the lower-lying Groenvlei Lake. 

 

The design criteria for storm water management is set out in more detail in the Engineering Report and 

EMPr. 

 

4.5.3 WATER 

The estimated annual average daily domestic water demand for the development is calculated at 68,25 

kl/day.  According to the Knysna Municipality, they have sufficient bulk water available to accommodate 

the development (see attached correspondence in Annexure H-2). 

 

The development’s water network will be linked to the existing 100 mm diameter municipal waterline 

on the northern sidewalk of Fraser Street next to the boundary of the development site. A bulk water 

meter will be installed outside the security gate. An internal water distribution network, with a water 

meter to each erf, will be installed for the supply of the water. The necessary valves and hydrants will be 

provided in the reticulation network as per the municipal requirements. This internal reticulation 

network, from the water meter onwards, will be a private combined system and the maintenance thereof 

and the reading of the internal water meters, will be the responsibility of the Home Owners Association. 

The design criteria for the water reticulation is set out in more detail in the Engineering Services Report. 

 

4.5.4 SEWERAGE 

The estimated peak dry weather sewage flow of the development is calculated at 47,8 kl/day. According 

to the Knysna Municipality, there will be sufficient capacity available at the municipal wastewater 

treatment works to accommodate the development. 

 

The internal sewer network will be a gravitational pipe system that will drain towards a private sewerage 

pump station.  A private sewer rising main will link the said pump station to an existing municipal sewer 

manhole in Fraser Street. From this point, the effluent will flow to the existing municipal sewer pump 

station next to Fraser Street, adjacent to the development site. 
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The design criteria for the sewer network is set out in more detail in the Engineering Services Report.  

 

4.5.5 SOLID WASTE 

A centralised refuse removal area will be provided on-site with access from the existing Provincial Road 

bordering the eastern boundary of the development. Provision will be made for the storage of ninety-

one 240 litre containers (wheelie bins). 

 

A 100 mm thick concrete floor, finished with a curing agent, will be provided and will be shaped to drain 

into a 110 mm floor trap, fitted with a grease trap. This inlet will be linked to the internal sewer system. 

A water hose connection will also be provided for the regular washing of the floor. 

 

The collection and disposal of the solid waste from the centralised removal area to the municipal landfill 

site will be done by the Knysna Municipality. 

 

4.6 PLANNING PERMISSIONS REQUIRED 

To implement the above proposal, the following  additional approvals will be required from other 

decision-making authorities: 

 

4.6.1 APPLICATION TO SANRAL IN TERMS OF THE SOUTH AFRICAN NATIONAL 

ROADS AGENCY LIMITED AND NATIONAL ROADS ACT, ACT 7 OF 1998 

The property is situated within a building restriction area as defined in Act 7 of 1998. A building restriction 

area means the area consisting of land (but excluding land in an urban area) situated alongside a national 

road within a distance of 60 metres from the boundary of the national road or situated within a distance 

of 500 metres from any point of intersection with the road. 

 

Section 49. (1) of the Act states that if land or any part of the land is situated in a building restriction 

area, the Surveyor-General may not approve the Diagram or General Plan of any division of that land or 

part unless the Agency has given its approval for the division in writing. 

 

SANRAL has approved the development as indicated on Layout 4, subject to certain conditions which 

included:    

• A 10m building line from the road reserve boundary. 

• A 2m high wall or security fence along the boundary of the N2. 
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• All future services need to be accommodated outside the N2 Road Reserve. 

• No direct access from the National Road will be permitted. 

• No free-standing advertising signage. 

• Stormwater Management Plan to be submitted to SANRAL prior to the establishment of the 

development. 

 

 SANRAL comment is attached as Annexure P. The final layout will be forwarded to SANRAL for final 

approval. 

 

4.6.2 ADVERTISING ON ROADS AND RIBBON DEVELOPMENT ACT 21 OF 1940 

A Surveyor-General may not approve a General Plan or the diagrams of erven  situated wholly or partly 

outside an urban area if any part of any such erf, lot or holding falls within a distance of 95m of the centre 

line of a building restriction road or of a main road, or within 500m of an intersection with a similar or 

national road,   without written approval from the controlling authority concerned.   

 

The Groenvlei Divisional Road (DR 01594) is a Building Restriction road under the jurisdiction of the 

Western Cape Department of Transport and Public works and approval in terms of Act 21 of 1940  will 

be required. 

 

This approval has been requested and will be forwarded as soon as available. 

 

4.6.3 NATIONAL HERITAGE RESOURCES ACT 25 OF 1999 

The rezoning of more than a hectare of land will require approval in terms of Section 38 of the Heritage 

Resources Act. The Department has been informed of the recent intent to develop the land and the 

authority has confirmed that there is no reason to believe that the proposal will impact on heritage 

resources. Their final response to the Notification of Intent to Develop (NID) is attached as Annexure N. 

 

4.6.4  NATIONAL ENVIRONMENTAL MANAGEMENT ACT (ACT 107 OF 1998) 

NEMA AND THE ENVIRONMENTAL IMPACT ASSESSMENT REGULATIONS 2014 

Andrew West Environmental Consultancy applied for an environmental authorisation for certain of the 

Listed Activities as contained in Government Notice R.983 and R.985 to the Department of Environmental 

Affairs (DEA). The Final BAR (Basic Assessment Report) is attached as Annexure Q. This report was 

submitted to DEA on 3 October 2019. The preparation of the BAR was preceded by pre-application 

consultation meetings with the relevant authorising body, DEA, as well as commenting authorities such 
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as Cape Nature, Department of Agriculture Forestry and Fishery, SANParks and the Knysna Municipality. 

The Pre-Application Basic Assessment Report (BAR) was subjected to a preliminary public participation 

process. There were no objections recorded from the public. 

 

4.6.5 SUBDIVISION OF AGRICULTURAL LAND ACT 70 OF 70 

The property falls within the proclaimed Local Township area of Sedgefield as indicated on the original 

Surveyor General Noting sheet (Attached as Annexure C-2). The property was also earmarked for 

“Recreational” purposes and later for “Township” purposes in the then Regional structure Plan for 

Knysna Wilderness Plettenberg Bay.  

 This means that the property is not regarded as Agricultural Land in terms of the provisions of Act 70 of 

1970 and is thus exempt from the provisions of this act. 

 The Department of Agriculture has confirmed that they have no objections to the proposed 

development. Their comment is attached as Annexure Q. 

 

 

   5. NEED & DESIRABILITY  

In terms of the Promotion of Administrative Justice Act, 2000 (Act No. 3 of 2000) (“PAJA”) all 

administrative action must be based on the “relevant considerations”. NEMA and the EIA Regulations 

highlights specific considerations that must be taken into account for every application, these include 

specifically having to consider “the need for and desirability of the activity”. 

 

5.1 THE NEED FOR THE PROPOSED RESIDENTIAL 

DEVELOPMENT 

5.1.1 THE NEED FOR AFFORDABLE HOUSING 

The first question that needs to be asked when any development is considered is whether there is a need 

for the contemplated land use. This is normally a question that the potential investor would answer 

before embarking on a long and expensive application process.  Development, like any other business, is 

about supply and demand.  
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The Garden Route is becoming increasingly popular among people who want to seek a quieter lifestyle 

and move out of the cities. Statistics show that Sedgefield has a growing pollution and it is predicted that 

the growth rate will continue for the foreseeable future.  

 

Although most of the population growth and subsequent housing needs are in the poorer communities, 

there is also a known need for affordable middle-class homes in Sedgefield. It is the intention of the 

developer to construct homes on sizable plots within the ± R2M bracket. Interviews with local estate 

agents confirmed that there is very little available in the marketplace and that the envisaged product will 

respond well to the need in the marketplace. 

 

Sedgefield has very limited spatial opportunity to accommodate future residential growth. Outward 

expansion of the urban edge is mostly limited by natural barriers such as the lakes, lagoon, the ocean as 

well as the steep dunes to the north. 

 

Within the Urban Edge, there are a number of regular residential stands that are still vacant, but there is 

no other piece of land with this size and limited environmental constraints that can be used to address 

the housing need.  

 

5.1.2 SOCIO-ECONOMIC NEED OF THE SEDGEFIELD COMMUNITY 

South Africa has the challenge of high unemployment and skills shortages. At the end of 2018, the 

unemployment rate was reported to be 27,2%5, and one of the main goals that South Africa has set itself 

in the National Development Plan is to cut the unemployment rate to 6% by 2030.  

 

The planned residential estate will create construction jobs for local contractors and labourers.  The 

employment opportunities associated with the construction phase are frequently regarded as temporary 

employment. However, while these jobs may be classified as “temporary” it is worth noting that the 

people employed in the construction industry by its very nature rely on “temporary” projects for their 

survival. In this regard “permanent” employment in the construction sector is linked to the ability of 

construction companies to secure a series of temporary projects over a period of time. Each 

development, such as the proposed development, therefore, contributes to creating “permanent” 

employment in the construction sector. 

 

The construction industry is an important player in job creation, not only in the construction sector but 

in other sectors of the economy as well. The construction industry uses a wide range of inputs such as 

manufacturing of construction materials and equipment, mining of raw materials, forestry, 
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transportation, real estate, finance and professional services which all contribute indirectly to more jobs 

that are created across several sectors. 

 

Sedgefield has a very similar demographic profile to the rest of the country. Socio-economic studies 

indicate high levels of poverty and unemployment. The social needs of the larger community form part 

of the “surrounding environment” and should receive due consideration when new developments are 

investigated. The “ripple effect” that a development of this scale has on the local economy and social 

well-being of the community cannot be ignored. 

 

5.2 DESIRABILITY OF THE SITE TO ACCOMMODATE THIS 

DEVELOPMENT 

Desirability factors relate to place. Is the land physically suitable to accommodate the proposed 

development? Is the proposal compatible with credible spatial plans? Is there perhaps a better land-use 

alternative for the land parcel? 

 

5.2.1  PHYSICAL SITE CONSTRAINTS AND OPPORTUNITIES 

 The table below provides a summary of the physical site constraints and opportunities identified to date: 

 

OPPORTUNITIES     CONSTRAINTS 

Location: The property is adjacent to an 

existing residential area within the urban 

edge of Sedgefield. 

 Although the property borders onto the 

N2, direct access will not be possible.  

The proximity to the N2 may have a noise 

impact on future residents.  

 

The N2 also has a 10m building line 

restriction that impacts on the available 

development area. 

 

The Divisional Road Reserve bisects the 

property and reduces usable area. A 20m 

road reserve, as well as a 10m building 
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line, is required, which further reduces 

the development area. 

Municipal Infrastructure: Bulk municipal 

services are available, and access is available 

through the existing road network that has 

been designed with future extension in mind. 

 

 

Agricultural Value: The property has no 

agricultural value due to low soil potential, 

small size, and limited irrigation potential.  

For this reason, the property has not been 

identified for Agricultural purposes in the 

SDF. 

Low Agricultural potential is  constraint for 

agricultural practice. 

Low conservation value: Although the site 

is situated in a CBA Area, a biodiversity 

assessment was conducted to determine the 

biodiversity importance of the site. The study 

confirms that the larger portion of the site 

has been transformed and that the 

transformed areas are no longer sensitive or 

of conservation value.  

CBA Identification conflicts with the 

conservation value of the property. 

Protected Vegetation: Pockets of 

indigenous vegetation that can be included in 

an open space system that will contribute to 

the aesthetic quality of the neighbourhood. 

Pockets of indigenous vegetation need to be 

excluded from the development footprint. 

Topography: The site has even gradient 

which will allow for cost-effective services 

and design. 

Low lying portions must be avoided of future 

flooding due to climate change. 

Low visibility: The development area is 

situated in a low-lying area with limited 

visibility from the main receptors and will not 

have any significant negative visual impact. 
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It can be concluded that the site has limited constraints and that the unique site characteristics will be 

preserved within the planned development. The site characteristic described above makes this site highly 

desirable for development. 

 

5.2.2 COMPATIBILITY WITH APPLICABLE FORWARD PLANNING DOCUMENTS 

Another test of desirability of a project is by considering the broader communities’ needs and interests 

as reflected in credible Spatial Development Frameworks on Local, Municipal, District, Regional, 

Provincial and National level.   

 

5.2.2.1. National Development Plan (NDP 2030)  

 

The NDP aims to eliminate poverty and reduce inequality by 2030. According to the plan, South Africa 

can realise these goals by drawing on the energies of its people, growing an inclusive economy, building 

capabilities, enhancing the capacity of the state, and promoting leadership and partnerships throughout 

society. Growth and jobs, education and skills, and a capable and developmental state are the main aims 

of this document.  

 

South Africa is mandated by this Act to be a developmental state. In this light, it will be difficult for any 

decision-making body to deny any form of economic activity unless there are substantial negative 

environmental impacts that cannot be mitigated.  

 

The proposal is in line with the aims of the National Development Plan and the country's 

mandate to be a developmental state. 

 

5.2.2.2 Western Cape Provincial Spatial Development Framework 2014 

The PSDF 2014 has been approved by the Executive Authority, Minister Anton Bredell, Minister of Local 

Government, Environmental Affairs and Development Planning, and endorsed by the Provincial Cabinet. 

The Western Cape PSDF sets out to put in place a coherent framework for the Province’s urban and rural 

areas. 

 

The sustainable use of provincial assets is one of the main aims of the policy. The protection of the non-

renewable natural and agricultural resources is achieved through clear settlement edges for towns by 

defining limits to settlements and through establishing buffers/transitions between urban and rural 



 

29 

 

areas. The urban fringe must ensure that urban expansion is structured and directed away from 

environmentally sensitive land and farming land; agricultural resources are reserved; environmental 

resources are protected; appropriate levels of services are feasible to support urban fringe land uses, 

and land use allocations within the urban fringe are compatible and sustainable. 

 

This property has been included in the urban edge and has been earmarked for urban development 

since 2000 when the Knysna Wilderness Plettenberg Bay Guide plan was amended to allow for 

township establishment.  The value of this property does not lie in its agricultural potential of 

conservation status, but in its proximity to the town. The proposal to develop this site is not in conflict 

with the aims of the PSDF. 

 

5.2.2.3 Western Cape Biodiversity Spatial Plan 2017 

 

The Western Cape Biodiversity Spatial Plan (WCBSP) was developed by CapeNature, in collaboration with 

the Department of Environmental Affairs and Development Planning as a spatial tool that comprises the 

Biodiversity Spatial Plan Map (BSP Map) of biodiversity priority areas, accompanied by contextual 

information and land-use guidelines. 

 

In terms of these maps, most of the property is identified as CBA1 : Terrestrial, with the southeastern 

corner being CBA1: Aquatic. 

 

CBA1: Terrestrial is described as “Any other terrestrial habitat in a largely natural and functional condition 

that is required to meet biodiversity targets for species, ecosystems or ecological processes and 

infrastructure”. 

 

The recent Fauna, Vegetation and Landscape Connectivity Evaluation Report conducted by Ken Coetzee 

(2018), as well as previous ecological sensitivity studies conducted by Peet Joubert in 2010 and by Chris 

Gaigher in 1998, confirmed repeatedly that the site has been extensively disturbed through past 

agricultural activities and alien invasion. To further labour this point, in 2000 the Department of 

Environmental Affairs and Development Planning gave environmental authorisation for a residential 

development of the site.  The site does therefore not meet the criteria required (in a largely natural and 

functional condition) to be classified as a CBA1 area.  
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The Fauna, Vegetation and Landscape Connectivity Evaluation Report study also confirms that the 

aquatic CBA classification for the southeast corners of the property is not justified. There is no sign of 

any aquatic habitat in the marked area.   

 

The Western Cape Biodiversity Spatial Plan Handbook states on numerous occasions that it is essential 

to ground truth the BSP Map and conduct additional biodiversity assessments to determine the 

biodiversity importance of the site and makes provision for deviations if accompanied by suitable 

specialist studies. 

 

The document further excepts the concept of control of urban expansion through the delineation of  

Urban Edges. The urban edge of Sedgefield includes this property and the Spatial Development Plan 

earmarks the site for Urban Development.  

 

The BSP earmarks the area as a Core Conservation Area, but further specialist studies conducted 

confirm that the site has little environmental value. The proximity to the Groenvlei is the only concern 

that needs to be addressed.  

 

 

5.2.2.4 Eden Spatial Development Framework 2017 

 

The Eden SDF aims to promote balanced development that supports the integration and densification of 

settlements within the District. In general, it promotes the creation of a walkable, integrated and 

compact urban environment. This proposal is exactly what the Eden SDF supports. 

 

The report states that the financial and economic viability of towns in the District should be improved by 

promoting the intensification of existing urban areas. This can be achieved through infill, densification, 

and redevelopment, which in turn makes the use of existing infrastructure capacity and services more 

efficient. 

 

Policy 3.3. Optimise existing infrastructure capacity and economic opportunity by directing mixed-use, 

higher density development to areas of opportunity: 
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Land should only be developed in areas that are identified and suitable for urban growth. Vacant and 

underutilised land within the existing settlement footprint should be prioritised for development before 

new greenfield areas are considered 

for new development. This vacant 

site presents an ideal opportunity for 

densification. 

 

Guideline 3.3.7.  

Promote compact development:  

Densification should occur within 

800-1600 m or 10-20 minutes from 

transport hubs and areas with mixed-

use activity. This will encourage the 

use of non-motorised forms of 

transport such as walking and cycling.  

The site is within 1600m from the 

CBD, schools and other amenities of 

town.    

     Figure 6: Distance from Town 

 

The proposal is in line with the proposals for the compaction of existing urban areas. The development 

of vacant urban land within urban edges is promoted. 

 

5.2.2.5 Knysna Spatial Development Framework 2017  

In  June 2017 Knysna Council adopted a new 

Spatial Development Framework as part of the 

2017 IDP.  Both the 2017 and 2008 documents 

defined an urban edge for the town and are in 

general encouraging higher urban densities 

within the urban area as opposed to continued 

urban sprawl. The SDF is not supported by a 

Densification Policy and contains no specific 

land-use proposals for Sedgefield.  

Figure 7: Extract from KSDF2017  

1600m 

800m 
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 The application area is situated within the urban edge of both the 2008 and 2017 documents and is 

categorised as "Conventional Urban".  From this point of view the proposal to develop the property for 

residential purposes is compatible with both the Spatial Development Frameworks. 

 

 

5.2.2.6 SPLUMA Development Principles 

In considering the application, the decision-maker needs to be guided by the DEVELOPMENT PRINCIPLES 

contained in (Chapter II) of Spatial Planning and land Use Management Act 2013 (Act no 16 of 2013) 

SPLUMA and Chapter VI of the Land Use Planning Act, 2014 (Act 3 of 2014) (LUPA). 

 

Section 7 of the Act describes a set of development principles that need to be considered when 

evaluating any development application. These principles include the following: 

 

Spatial Justice: 

Spatial justice principles seek to eliminate spatial injustices that result from discrimination and 

marginalisation. Inequitable access to housing, educational and economic opportunities, and health 

facilities are consequences of spatial injustice. The instruments used to promote spatial justice are varied 

and include Spatial Development Frameworks, Precinct Plans, and Urban Regeneration Plans and 

Policies. The principle of spatial justice requires that past spatial and other development imbalances must 

be redressed through improved access to and use of land, and this is mainly done through government 

intervention. The location of this private property on the outer limits of the urban area cannot directly 

contribute to spatial reform and integration.  The project will, however, provide housing opportunities 

in a suitable location for a segment of the population that is not well catered for in the area.  

 

Spatial Sustainability: 

The proposal supports this principle of spatial sustainability in the sense that it proposes a compact 

development within the urban edge, thereby limiting the need for urban sprawl and encouraging the 

optimal use of existing urban land and services. The proposal does not impact on scarce resources such 

as valuable agricultural land or conservation worthy natural environmental features. 

 

Spatial Efficiency: 

Efficiency relates to the form of settlements and use of resources - compaction as opposed to sprawl; 

mixed-use, as opposed to mono-functional land, uses; residential areas close to work opportunities as 

opposed to dormitory settlement. The proposal supports the efficient use of existing resources and 
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infrastructure with minimum negative financial, social, economic or environmental impacts. The 

development of this land can be seen as a natural extension of Sedgefield.  

 

Spatial Resilience and Good Administration: 

These principles mostly relate to spatial plans, policies, land use schemes and procedures, which, 

although important on a wider scale, does not have direct relevance on a proposal of this nature. 

 

5.2.2.7 Historical Spatial Development Frameworks, Structure Plans, and Guide plans 

The following spatial plans are no longer valid, but from a historical perspective, it is still interesting to 

note that all the plans through time have always identified this plot for future urban development. 

 

Knysna –Wilderness- Plettenberg Bay Structure Plan (1983). 

 

The abovementioned document was approved as 

a Guide Plan in  1982 and in 1996 it was declared 

as a Regional Structure Plan, until 2012 when it 

was declared as inconsistent with the 

constitution and invalid.  The document initially 

earmarked the property for recreational 

purposes (resort) and in 2000 the plan was 

successfully amended to an “Urban designation”.  

Although this document is no longer relevant, it 

illustrates that historically this property has 

always been regarded as urban land, rather than for 

agricultural or conservation purposes. 

  

Figure 8: Extract from KWP Structure Plan 
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The Draft Sedgefield Structure Plan (1999) 

 

In 1999 a multi-disciplinary team was 

commissioned to prepare a Structure Plan for 

Sedgefield and surroundings that will form the 

spatial component of the IDP. The purpose of the 

plan was to set guidelines for the controlled and 

sensitive expansion of the town. At the time, this 

document also earmarked the property for 

medium density residential development. 

  

Knysna Spatial Development Framework November 2008 (KSDF) 

 

The Knysna Spatial Development Framework 

2008 November 2008 was adopted by Council 

in 2009 but has since been replaced by the 

2017 version. This plan also included the 

property in the Urban Edge.  

 

 

 

Figure 10: Extract from KSDF2008 

The site has been earmarked for urban extension for the last 20 years by previous future planning 

documents like the amended Knysna Wilderness Plettenberg Bay Structure Plan, the Draft Sedgefield 

Structure Plan 1999, and the Knysna SDF 2008. 

 

5.2.3 CONSIDERATION OF ALTERNATIVE LAND USES 

The consideration of alternatives land use options provides a framework for sound decision-making 

based on the principles of sustainable development. Key criteria for consideration when identifying 

alternatives are that they should be “practicable”, “feasible”, “relevant”, “reasonable” and “viable”. 

 

Status Quo: Undeveloped urban land 

The no-go option would be to leave this portion of land as it is with no intervention at all. This would 

then be of very little benefit for the landowner, the community or the municipality.  Presently the 

Figure 9:  Extract from Draft Structure Plan 

1999 
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landowner is maintaining the site by occasional alien clearing as it is his duty as a landowner in terms of 

the Conservation of Agricultural and Resources Act, as well as the National Veld and Forest Act, 1998 (Act 

No. 101 of 1998) Section 12(1) and 2(a).  It is however not a sustainable financial situation and is therefore 

not a viable option. 

 

Agriculture 

The size of the land, the sandy soil conditions and the fact that the property will have to rely on municipal 

water are not conducive to agriculture. Agriculture as an alternative land use will not be a practical or 

feasible alternative. 

 

 

Nature Conservation 

It has been ascertained through the Specialist Fauna, Vegetation and Landscape Connectivity Study that 

this parcel of land does not really form a viable ecological unit, neither is it one that represents any rare 

indigenous vegetation community or forest type that is not well- represented elsewhere in the area. 

Nature conservation as the primary use of the land is not a viable option. 

 

Alternative Residential Densities and Layouts: 

Contemplating alternative densities and layouts is the only alternatives than can be considered relevant. 

Lower densities will demand higher land and service cost which will escalate the price of the end project 

and may result in a project that is not accepted or needed in the marketplace.  

 

Higher densities could be an option where land and service costs can be reduced and where a very 

affordable project can be offered. However, high residential densities in this area may have an impact 

on the surrounding residential areas and service provision. 

 

6. POTENTIAL IMPACTS  

Any proposed development must be “contextualised” within the bigger area. The introduction of a 

residential development on this currently undeveloped area will affect the larger area in some way or 

another.  
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It is inevitable that components of any new development would ‘spill over’ or have an impact on areas 

external to the project. This external impact could be either beneficial or detrimental. The negative 

impacts that any development could generate that affect neighbouring properties adversely must be 

internalised through the removal of the impact or by changing the nature of the impact to minimise or 

to avoid its detrimental effect.  

 

The following potential impacts have been identified during the scoping process and mitigation measures 

have been investigated and reported on the Basic Assessment Report and the Environmental 

Management Plan attached hereto as Annexure R and S. 

  

 

 6.1  IMPACT ON THE CHARACTER OF THE AREA 

Sedgefield is a small seaside village with a population of less than approximately 8000 inhabitants. The 

town has a laid-back rustic village atmosphere that is very alluring to holidaymakers and retired people 

that desire a more relaxed lifestyle. Sedgefield is the first African member of the Cittaslow movement. 

Cittaslow's goals include improving the quality of life in towns by slowing down its overall pace. 

 

The planned development aims to build on this character by providing an opportunity for people to live 

in an area close to nature.  The proposal is not introducing an alien land use such as a large factory that 

will ultimately change the town’s character within the regional context. It is introducing a residential 

estate that will appeal to people who want to live in a secure environment and in a natural setting. The 

proposal is a natural extension of the adjacent residential area and will be very similar in character. 

 

The developer is a Sedgefield local resident and is very sensitive towards the surrounding environment. 

Pre-application discussions were held with both the Sedgefield Ratepayers Association and the Groenvlei 

Extension II Homeowners association that were both supportive of the planned development. 

 

6.2 ECOLOGICAL IMPACT 

The impact that the proposed development may have on the sensitive vegetation on-site, as well as the 

sensitive ecological areas near the site, such as the Groenvlei and the ecological connectivity between 

this significant natural feature and other similar areas,  have been assessed and will be low, provided 

that  the development complies with the engineering design regulations with respect to sewage and 

https://en.wikipedia.org/wiki/Cittaslow
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stormwater management and adhere to any recommendations and mitigation as prescribed by the EAP 

in the Basic Assessment EIA as well as the EMPr.  The sensitive forest ecotone has been mapped and will 

be avoided and protected with a 5m buffer area. 

 

 

6.3 VISUAL IMPACT 

The N2 is a scenic route and as such, the visual quality along this route must be taken into consideration 

and appropriately addressed.  The site is relatively low lying and as such the visibility is low. There is an 

open space system proposed along the N2. Most of this strip of land is already densely vegetated but 

more landscaping will occur in areas where the vegetation is not as dense. There is a minimum of 10m 

buffer between the development and the N2. This vegetation buffer will allow for an excellent visual 

barrier between the development and the N2, which will reduce the overall visual impact of the 

development as well as assisting in the mitigation of noise levels emanating from the N2. A similar buffer 

is proposed along the Divisional Road, leading down to Lake Pleasant Resort.  

 

Architectural Guidelines will be prepared as a condition of approval. 

 

6.4 TRAFFIC IMPACT 

A Traffic Assessment prepared by Engineering Advice and Services (Pty) Ltd (attached as Annexure G) 

was completed and the following conclusions can be drawn from the study: 

• Under current traffic conditions no problems are experienced at the affected intersections in 

terms of capacity. 

• The proposed development generates a total of 87 peak hour trips. 

• Access to the development can safely be accommodated at the end of Fraser Street.  

• The results of the intersection capacity analysis indicate that no capacity problems are 

experienced at the affected intersections after development for the 2020 and the 2025 

development horizons. 

 

6.5 IMPACT ON SURROUNDING PROPERTIES 

The adjacent property owners will be impacted on in the sense that they bordered on to piece of vacant 

land. All the property owners that border directly on to the proposed development have been contacted 

and they have all consent in writing to the proposal. The signed consent forms are attached as Annexure 

I. 



 

38 

 

 

 

 
 

 

 

 

 

 

 

Greenmere Lifestyle Estate – no objection     

Sedgefield Ratepayer’s Association – no Objection 

Groenvallei Property Owners Assoc – No objection 

 
Adjacent neighbours 
 

ERF Nr Signature Street Address Registered Owner 
Erf 3005 Shereen Bond 23 Galjoen Crescent BOND SHEREEN LEZELLE  

Erf 3006 Dewald Muller 25 Galjoen Crescent MULLER BONNITTA ANTOINETTE MULLER 
DEWALD  

Erf 3007 Helena Loots 27 Galjoen Crescent HAZ FAMILY TRUST  

Erf 3008 Pete Robinson 29 Galjoen Crescent ROBINSON PETER STOW ROBINSON 
ADRIAN IRENE  

Erf 3009 Kevin Barnes 31 Galjoen Crescent BARNES KEVIN DANIEL  

Erf 3010 J. P Immelman 33 Galjoen Crescent IMMELMAN MATHILDA JUANITA 
IMMELMAN JACOBUS PETRUS  

Erf 3011 Sonja Lindeman 35 Galjoen Crescent LINDOORN SONJA  

Erf 3042 Shirley Kow 108 FRASER STREET KOW SHIRLEY  

Erf 3041 Vacant land 112 FRASER STREET PLAASLIKE OORGANGSRAAD-SEDGEFIELD  

Erf3040 Vacant Land 110 FRASER STREET PLAASLIKE OORGANGSRAAD-SEDGEFIELD   

Erf 3048 George Harrison 96 Fraser HARRISON GEORGE WILLIAM HARRISON 
CARROL ANN ROBERTS  

Erf 3049 Oliver Rose 94 Fraser St ROSE OLIVER RICHARD ANDRE  

 

Figure 11: Surrounding properties 
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7. COMMENTS RECEIVED 

DATE OF 
COMMENT 
NAME OF 

ORGANISATION 
/ I& A P’s 

COMMENTS / ISSUES / CONCERNS RESPONSE FROM EAP/ 
ACKNOWLEDGEMENTS / 

MITIGATIONS 

 
19/06/2019 
(email) 
Dept of Health: 
Prov 
Manie 
Abrahams 

 

• All potable water must be provided by 
the Knysna Municipality; 

• All sewage to be connected to the 
Knysna Municipal sewer in Sedgefield; 

• The disposal of untreated sewage 
effluent on site is not allowed; 

• All possible steps must be taken to 
protect the Groenvlei from any 
polluted run-off water from the 
development; 

• All refuse removal to be incorporated 
in the Knysna Municipal solid waste 
stream; 

• The collection point for solid waste 
must be kept clean and hygienic. 

 

• Noted and addressed in the 
Services Report attached as 
Annexure H-1 and the letter of 
confirmation from the Municipality 
(4/04/2019) attached as Annexure 
H-2 

 

• Noted.  Addressed in the EMPr 
 
 
 
 

 
 
 
 

 
01/07/2019 
(email) 
SANRAL 
Nicole 
Abrahams 
 
 
 
 
23/08/2019 
(email) 
SANRAL 
Rene de Kock 
Murichen Mc 
Gear 

 

• If services need to be constructed over 
or under the National Road or within 
the road reserve, then the service 
owner must apply for written 
permission from SANRAL before any 
work may be carried out. 
 

• Approve of Development Plan 

• A permanent 2m high brick wall/fence 
must be erected on the boundary of 
the land development area and the 
National Road.  The maintenance 
thereof is the responsibility of the 
property owner 

• There must be a 10-meter building 
line maintained along the national 
road; 

•  

• No access to the development from 
the N2, only from Fraser Street. 
 

• SANRAL will not be liable for any 
damage or diminishment in the value 
of the land development area arising 

 

• Noted.  
 

• This is not the case as can be seen 
in Sections 3 and 4 of the Bulk 
Services Engineering Report by 
Nortje & De Villiers Consulting & 
Structural Engineers. 
 

• Noted 
 

• Noted and communicated to the 
Applicant. 
 
 

• Noted and adequately addressed 
in both Layout Plan 4 and Layout 
Plan 5 (preferred Alternative) 

• This has been taken into account 
and depicted in the Layout Plan. 
 

• Noted by the Applicant / 
Developer 
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out of any impact on the proposed 
development as a result of existing or 
future stormwater drainage from the 
national road. 
 

• A stormwater management strategy 
must be approved and in place 
 

 
 
 
 

• This has been addressed in the 
Consulting Civil Engineer’s Report 
in Annexure H-1 and in the EMPr: 
attached as Annexure S, 
 

 
27/06/2019 
(email) 
Dept of 
Agriculture, 
Forestry & 
Fisheries  
(DAFF) 
Melanie Koen 
 
 
 
 
 
 
 
 
 
 
27/08/2019 
(email) 
DAFF 
Melanie Koen 

 

• The indigenous Coastal Forest patches 
along the edges of the property are 
kept preserved – along northern, 
eastern and southern boundaries. 

• Single standing indigenous protected 
trees, as well as indigenous clumps, be 
incorporated into the development 
layout and be retained as far as 
possible. 

• DAFF request that trees and forest 
areas be GPS’d 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

• DAFF requested that 18 erven be 
removed. In addition to the number of 
erven listed, a 15-20m buffer from the 
forest edge is also requested, where 
no erven may be allowed 

 
 

 
 

 

 

• Noted and accommodated in the 
revised Layout Plan 5 which was 
then seen as the preferred 
Alternative. 

• Noted.  This was also highlighted in 
the Specialist’s Biodiversity and 
Botanical Report and will be 
accommodated in the layout 

 

• The edge of the forest, as well as 
individual trees, have been plotted 
making use of high-resolution 
digital imaging that was created by 
VPM Land Surveyors. The 
individual trees have been 
identified and include: 

      Pittosporum viridiflorum 
(Cheesewood) 

      Carissa bispinosa (Num num) 
      Diospyros dichrophylla (Monkey 

Plum) 
     Searsia tomentosa (Wild Currant) 
     Rapanea melanophloeos 

(Beechwood) 
 
 

• This will result in a total loss of 35 
erven, which calculates to 38.5% of 
the development. The economy of 
scale that is required to create a 
product that is affordable to the 
local middleclass population will be 
compromised by this severe 
reduction in the number of 
properties (38.5% of the erven). 

 

• The amended Layout 5 has been 
reduced in footprint to exclude the 
forested areas from the 
development footprint. A 5m 
buffer between the forest ecotone 
and the development is proposed. 
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• The individual indigenous trees 
growing on the property will be 
protected and incorporated in the 
overall design and landscaping of 
the proposed development.  This 
must be a condition of the 
Environmental Approval with the 
necessary mitigatory measures in 
place. 

 
10/04/2019 
Heritage 
Western Cape 
Andrew 
September 

 

• Should any heritage resources, including 
evidence of graves and human burials, 
archaeological material and 
paleontological material be discovered 
during the execution of the activities, all 
works must be stopped and HWC 
notified without delay. 

• From the Authorities, there was no 
reason to believe that the proposed 
residential development will impact on 
any heritage resources and no further 
impact assessment is required.  The 
approval was granted and is attached in 
the Appendices. 

 

• Noted.   
 
 
 
 
 
 

• The approval was granted and 
attached in Annexure N. 

 
 

 
29/08/2019 
SAN Parks 
Maretha Alant 

 

• Requested that the conservation 
footprint be clearly indicated on the 
Site Development Plan with the size of 
the natural vegetation footprint 

• Requires a functional east-west buffer 
of at least 15m. 

 

• Layout Plan 5 indicated the Open 
Space, Nature Area. 

 
 

• Layout 5 indicates this buffer 

 
30/08/2019 
Cape Nature 
Colin Fordham 

 

• Cape Nature requested that the Layout 
plan should indicate the position of the 
attenuation ponds 

 

• The corridors as indicated in Figure 3 of 
     Connectivity study by Conservation 

Management   Services has not 
been reflected in the layout. 

 
 
 
 
 
 
 
 
 
 

 

• Layout Plan 5 indicates the Open 
Space, Nature Area, and the 3 
planned attenuation ponds. 

 

• The Connectivity Report 
recommended 5m Corridors. The 
initial Layout 1 accommodated the 
approximate position of the 
recommended corridors. However, 
after consultation with SAN Parks, 
they recommended that the 
central corridor is of little value 
and that they would rather see 
wider corridors around the 
periphery. Layout 4 was 
subsequently proposed and then 
amended again with Layout 5 
which was endorsed by 
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• Concern regarding the proximity of the 
proposed development to the 
Groenvlei 

 
 
 
 
 

• Comment required from the Breede-
Gouritz Catchment Management Agency. 
 

the Specialist, 
Conservation Management 
Services in a recent 
(27/09/2019) letter. 

 

• This is noted and is addressed in 
the EMPr and the fact that there is 
a sufficient buffer area maintained 
on the eastern boundary of the 
development. The engineers will 
be made aware of this aspect 

 

• This comment has been obtained 
and attached as Annexure O. 

 

 
31/07/2019 
Breede-Gouritz 
Catchment 
Management 
Agency  
B-G CMA 
Ruzani 
Makahane 
 
 
 
30/08/2019 
B-G CMA 
Ruzani 
Makahane 

 

• Groenvlei is regarded as a water 
resource and not a watercourse, 
therefore section 21(c) and (i) of the 
National Water Act (Act 36 of 1998) are 
not applicable. 

• A stormwater management plan must 
be developed and implemented to 
mitigate for sedimentation into 
receiving water resources 

 

• Previous comment of 31/07/2019 
stand with no additional comments 

 

• Noted. 
 

 
 
 

• Noted and addressed in the 
EMPr. 

 
 
 

• Noted 

Western Cape 
Agriculture 
Cor Van der 
Walt 
27-09-2019 

• No objection Noted 
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8. CONCLUSION 

Application is made to allow 87 residential erven on Portion 95 of the Farm Ruygte Valley No 205. Being 

situated directly adjacent to an existing urban area, this site is easily accessible and can be serviced cost-

effectively. The portion of the site that will be developed is complete degraded due to previous 

agricultural practice. Poor soil conditions and limited arable land caused this property to be an 

unsustainable agricultural entity. The even topography makes this property ideal for residential 

development.  

 

The proposal is sensitive towards the character of the area and attempts to create a unique sense of 

place that will blend in and compliment the ambiance of the surrounding area. The Layout has taken the 

identified sensitive vegetation into account by creating a large open space system that will improve 

connectivity with the adjacent natural areas. 

 

The site is situated within the urban Edge for Sedgefield and the site has been earmarked for urban 

development for the last 20 years and is compatible with most of the other forward planning 

documentation applicable in the area. It can be concluded that this development complies with the 

criteria for sustainable development and will have many positive impacts on the large community. 

 

 


