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Resolution (2) √ Annexure A 
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1. INTRODUCTION 

VPM Planning has been appointed by THE MOONSHADOW TRUST, the owner of the Remainder of Erf 2922 Knysna, 

to prepare and submit the following application 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 Rezoning of the property from “Single Residential Zone I” to “General 

Residential I” to allow a Group Housing development consisting of 9 units and communal facilities. 

2. BACKGROUND 

 

• In 2007 a rezoning application from “Single Residential Zone I” to “Group Housing” and the subdivision of the 

land into 7 residential stands was granted, after the initial refusal of the application was successfully appealed. 

The letter of approval is attached as Annexure H.  

• The application was initially refused in 2005 because it was found to be inconsistent with the then Regional 

Structure Plan for Knysna, Wilderness and Plettenberg Bay, which at the time earmarked the area for 

“Recreational Purposes”. 

• Following the 2008 property crash, the development rights granted were never implemented, and have 

subsequently lapsed. The new owners acquired the property on a liquidation auction in 2016. 

• The property contains a dilapidated dwelling house that is partially on the land and partially on the adjacent 

SANRAL reserve. The structure will be demolished. 

 

3. PROPERTY INFORMATION 

 

3.1  LOCALITY 

The Remainder of Erf 2922 Knysna,  (hereafter referred to as 

“the property”), is located approximately 3km west of Central 

Knysna in the Welbedacht area. The application area gains 

access via a servitude road from Cherry lane. The property is 

adjacent to the  Elephant Hide Guest Lodge (See Locality 

Plan attached as Diagram 1). 

 

 

 

 
Figure 1: Locality Plan 
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3.2 BIO-PHYSICAL SITE CONDITIONS  

3.2.1 Topography 

The property is facing north towards the Outeniqua and Klein Langekloof Mountain Ranges and is characterised by a 

gentle north-eastern sloping topography.  There are no natural watercourses on the site and the property is not affected 

by the 1:50 flood line. The site has an even topography with an average gradient of 11%. The entire property is 

developable in terms of the topography. 

 

 

 Figure 2: View towards the east          Figure 3: View towards the north 

 

 

3.2.2 Vegetation 

 No natural conservation-worthy vegetation exists on the 

site. There are some mature trees in the southeastern 

section of the property that will be retained for their aesthetic 

value. The property is not identified as a Critical Biodiversity 

Area (CBA) or Ecological Support Area (ESA) in terms of 

the Bio Spatial Plan 2017.  The application area is however 

located within the Outeniqua Sensitive Coastal Area which 

implies that before any construction can take place on the 

property, the owner will have to apply for a permit in  terms 

of the Outeniqua Sensitive Coastal Regulations. 

  Figure 4: Mature trees 

 

3.2.3 Servitudes 

The property is encumbered by several servitudes, as indicated on the SG Diagrams, attached hereto as Annexure C.  
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There is a 10m servitude along the eastern boundary, in favour of the General Public, as will more fully appear on SG 

Diagram 3457/1961 attached hereto as Annexure D  and described in Condition E of the Title deed of the Remainder 

of Erf 2922. 

 

The section of the servitude traversing the Remainder of Erf 2922 has never been constructed and culminate in erf 

4075, which forms part of the expropriated bypass road reserve. Presently the existing structure encroaches over the 

servitude.  

 

When Erf 2922 was subdivided in 1997, a further servitude road along the southern and western boundary was 

registered in favour of Erf 9746 as depicted on SG Diagram 1185/1997 attached as Annexure C. This servitude provides 

access to both erven 9746 and 9745. 

 

3.2.4 Title Deed Restrictions 

Condition C.1 of the Title Deed restricts the use of the property to “Single residential”. This is however not prohibitory 

to the rezoning as it gives leeway for the Townships Board and the Local Authority to give permission for other purposes. 

Letter from a Conveyancing Attorney attached hereto as Annexure E confirms this. 

 

Condition G: states that “…With the exception of existing structures as indicated on plan No. KE2922A, no 

structure or any other thing whatsoever shall be erected within a distance of 20m, measured from the proclaimed N2. 

road reserve boundary, without the written approval of the South African Roads Board…” 

 

This condition does not have to be removed but does require permission from SANRAL as a small portion of one of the 

units traverses the 20m building line. SANRAL  has granted approval to relax the said building line to 10m. This approval 

is attached as Annexure I.  

 

3.3 PROPERTY DETAIL 

Title Deed Description: The remainder of Erf 2922 in the Municipality & Division of Knysna, Western Cape. 

21 Digit code C03900050000292200000 

Title Deed Number: T000076528/2016 (Attached as Annexure B) 

S.G./GP Diagram No.:  S.G. 1185/1997 (attached as Annexure C) 

Title Deed Restrictions: None – See conveyancer Certificate (Annexure E) 

Property Size:  8179 (Eight thousand one thousand and seventy-nine) m²  

Property Owner: Moonshadow Trust  

Bonds: None 

Land Use Vacant 

Zoning: Single Residential Zone I 
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4. PROPOSAL  

4.1 THE DESIGN CONCEPT 

It is proposed to rezone Erf 2922 Knysna from “Single Residential Zone I” to “General Residential I” for group housing 

development consisting of nine (9) group housing units situated in a communal garden. 

 

All buildings and structures will be planned, designed, and built as a harmonious architectural entity and special 

attention will be given to aesthetics, architectural coordination, urban design, and landscaping. The proposed Site 

Development Plan is attached as Diagram 6. The layout is informal to create an informal rural atmosphere that will 

blend in with the surrounding character of nature orientated resorts and rural living.  The units and roads are places 

around a big communal garden. There are 4 types of residential options available from small one-bedroom options 

(90m²) to larger 2-bedroom family units (225m²). The proposed dwelling units will be carefully designed to optimise 

exposure to the northern sun and the views of the mountains. 

 

4.2 ARCHITECTURE 

Rather than a predetermined “architectural style”, the intention is to create site-specific architecture, with minimal 

disturbance and impact on the existing landscape. Each unit will be designed separately and uniquely to respond to 

both the distant and immediate landscapes, with a direct response to the existing topography and vegetation and 

positioned to optimise the open green space for gardening. Locally available building materials and construction 

methodologies will be used sensibly to minimize disturbance of the natural landscape and to enhance the desired 

dwelling experience.     

 

 4.3  OWNERSHIP 

 

The marketing for the development will be focussed on the rental market and ownership via sectional title rather than 

subdivision. 

 

4.4  DENSITY  

 

The density of the development calculates to 8.5units per ha which is very low, especially in the light of the permissible 

density of 35 units prescribed for group housing developments. Given the rural ambiance of the Welbedacht area, it 

is however important not to detract from the current low-density character. The developers are residents in the area 

and understand the sentiments of the neighbourhood. 
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4.5 ACCESS AND PARKING 

 

Access and egress will be from the existing servitude road that runs along the southern boundary of the property. This 

road is also used by the owners of 9747 and 9746. It is the intention to install a security gate on the servitude road at 

the point mark as “2” on the SDP. This access gate will be used by the owners of Erven 9747, 9746, and 2922. The 

owners of Erven 9747 and 9746 have both agreed to this proposal (See letters attached as Annexure G). 

 

A portion of the internal access road is situated on a section of the public right of way servitude. In the unlikely event 

that this portion of road will ever be required for public access, the proposed driveway can make way for a public road.  

 

A total of 21 parking bays are provided, some are at the units and some are in a communal parking area. 

 

4.6  COMMUNAL GARDENS AND FACILITIES 

 

The refuse storage area for the proposed development will be located at the proposed security gate. Other communal 

facilities include staff accommodation and a communal “shed” that can be used for occasional gatherings and 

functions by the residents. 

 

The communal open space of the proposed development (4556m2 in extent) will be a communal garden with limited 

interference from cars. 

 

4.7 ENGINEERING SERVICES 

 

4.7.1 Water and Sewer 

DHA Engineers have been appointed as project engineers. An internal Infrastructure Demand Report is attached as 

Annexure G. Peak water consumption demand is estimated at 9750l/day (say 9,5m3) with an average of 4,5m3/day. 

Water supply to the site will be via an existing metered supply from the Knysna Municipality bulk water supply. This 

water supply will also be augmented with rainwater harvesting by installing a 2500 l tank at each of the 9 new houses 

to be built. 

 

4.7.2 Solid Waste 

Effluent from the proposed development will be treated by the local municipal sewerage works using the existing water 

borne sewerage works reticulation piping that runs adjacent to the development. 

 

4.7.3 Electricity 

The development can connect to the existing municipal electrical network. 
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4.8   REZONING  

In June 2020 Knysna Municipality has adopted a new Zoning Scheme By-Law and with that, the zoning of the property 

was converted from “Single Residential” to “Single Residential I”.  Application is now made for the rezoning of the 

property from “Single Residential 1” to “General Residential I” for Group Housing purposes. 

 

In terms of the new Zoning Scheme, By-Law Group Housing is defined as: 

 

Land use description: “group housing” and “group housing scheme” means a group of separate or linked dwelling 

units where─ 

 (a) every dwelling unit has a ground floor; 

 (b) the units may be cadastrally subdivided; 

 (c) the units are planned, designed and built as a harmonious architectural entity in an ordered  

 way; and 

 (d) the units are integrated with communal private open spaces, private roads, and parking. 

 

The proposal is compatible with this land-use description as set out in the table below: 

 

GENERAL RESIDENTIAL ZONE I DEVELOPMENT PARAMETERS 

GROUP 

HOUSING 

RESTRICTION COMPLIANCE 

  Density The maximum gross density on a group 

housing site is 35 dwelling units per 

hectare. 

The site measures 8179 m² and at a density of 35 

units per ha, 28units can be realised. Only 9 units 

are being proposed and this calculates to a 

density of 8,5 units per ha. 

  Coverage Unspecified.     There is no coverage stipulation under group 

housing development parameters. 

Height The height of dwelling units may not 

exceed 8,5 meters.  

The development proposes single storey units 

and will be less than 6,5m in height.  

Building  

Lines 

A street boundary building line of 

5 metres applies where the group 

housing site abuts an external public 

street.  

The development does not border and public 

streets. Servitudes are not regarded as public 

streets and the 5m building lines does therefore 

not apply.  

 

 

Side and rear boundary building lines 

are 3 metres along the perimeter of the 

group housing site.  

Lateral and rear building lines of 3m are complied 

with.  
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Parking 2 bays per dwelling unit plus 0.25 

bays/unit for visitors 

9 x 2.25 = 20.25 bays required 21 bays are 

proposed. 

Open Space Within a group housing site, outdoor 

space of at least 50 m² per dwelling unit 

must be provided and the outdoor space 

may include private or communal open 

space or any functional outdoor space 

that is inaccessible to motor vehicles 

and excludes service yards. 

The site plan indicates the communal gardens 

calculate to approximately 4556m² which is 10 

times more than what is required. 

Design All buildings and structures must be 

planned, designed, and built as a 

harmonious architectural entity and 

special attention must be given to 

aesthetics, architectural coordination, 

urban design, and landscaping. 

All the units will be designed as a harmonious 

entity and will be constructed by the developer. 

 

 

 

 

    5. FACTORS TO CONSIDER 

 

        5.1    PREVIOUS APPROVALS 

A previous application for a Group Housing development was approved in 2007. Although this approval was never 

implemented and has since lapsed, it has relevance in the sense that a previous decision-making process was 

followed, and the site was regarded as desirable for medium-density residential development. 

 

5.2 NEED FOR THE PROPOSED DEVELOPMENT 

 

5.2.1 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.  

 

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 Knysna has a growing pollution and it is predicted that the growth rate will continue 

for the foreseeable future.  
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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 Knysna. It is the intention of the developer to construct homes 

mainly for the rental market. This will address the housing need for people that want to live in Knysna but cannot 

afford to buy or who do not want to commit to a permanent relocation.  

 

  5.2.2 Socio-Economic need of the larger 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. With the COVID 19 related economic downturn, this figure is likely to be much higher. 

One of the main goals of the  National Development Plan is to cut the unemployment rate to 6% by 2030. It is unlikely 

to happen if governments on all levels are not actively promoting development and growth. 

 

The planned development 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, transportation, real estate, finance, and professional 

services which all contribute indirectly to more jobs that are created across several sectors. 

 

Knysna 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.  

 

5.3 DESIRABILITY OF THE PROPOSED UTILISATION OF LAND 

 

Desirability refers to the place, i.e. is the land suitable for the type of land-use/activity being proposed and how will it 

fit in and impact on the surrounding environment. 

 

 The site is ideal for the planned development due to the following specifics: 

• It is situated within the urban fabric of Knysna where services are available and easy to connect to; 

• The property is not environmentally sensitive or required for rehabilitation or connectivity; 

• The site has a suitable gradient that will allow cost-effective construction. 
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• The size of the property is large enough to accommodate 9 units with ample of open space. 

 

5.4 ANTICIPATED IMPACTS OF THE PROPOSAL 

Another measure of desirability is to contextualise the proposed land 

use within its broader context. Welbedacht area is situated to the 

west of Knysna CBD and it is a low density residential but mixed-use 

area that has a rural / nature and feel. The area was severely 

affected by the 2017 fires but has to a large extent recovered. The 

area is treed with narrow lanes and large properties that enhance the 

rural ambience. The area is characterised by residential, 

commercial, and tourism-related activities (Timber Village, Knysna 

Hollow, Social Bar, The Croft Restaurant, Elephant Hide, Tonquani 

Lodge, etc. as can be seen on the Land Use Map attached as 

Diagram 4.  

 

The proposal to rezone the property to allow a group housing development  is not introducing a new land use or 

zoning into the area. The Zoning map attached as Diagram 3 shows that there are many similar group housing and 

resort developments in the area. The average density of the group housing developments is however much lower 

than what is typically associated with group housing developments in more urban areas.  The density and built form 

and footprint of this development fit in with the surrounding fabric and densities. 

Examples of other group housing developments in the area include: 

 

 Number of Units and property size Density 

Lauren Hill 27units on ±2,7ha 10u/ha 

Kurtzen Hof 22 units on ±6ha 3.6u/ha 

Cobble Creek 8 units on ±1,1ha 7.27u/ha 

Phantom Village  21 Units on ±2.5ha 8.4u/ha 

 

 

Figure 5: Land uses in the area 
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5.5 CONSIDERATION OF APPLICABLE FORWARD PLANNING 

DOCUMENTS 

 

One of the tests of the desirability of a project is to measure it against the broader strategic context described in all 

relevant Spatial Development Frameworks on Municipal, District, Regional, Provincial and National level.  In this 

regard, the application can be evaluated against the Knysna Spatial Development Framework and the Western Cape 

Provincial Spatial Development Framework 2015.  

 

           5.5.1  Knysna Municipal Spatial Development Framework 2020 

One of the main policies of the new KMSDF is to manage the growth of urban settlement in Knysna to ensure the 

optimum and efficient use of existing infrastructure and resources and in turn, secure the Municipality’s fiscal 

sustainability and resilience, while preventing further loss of natural and agricultural assets and functional ecosystems 

services. 

 

The document defined an Urban Edge that will direct new development to vacant, under-utilised, or recycled land 

within the urban edge. This vacant property is situated within the defined Urban Edge of the Knysna basin. In general 

densification and infill developments within the urban edge are promoted. 

 

The MSDF also includes the delineation of the Coastal Management Line (CML) which was supposed to be primarily 

informed by the extent of the Protected Area (Knysna National Lake Area), sensitive biodiversity (WCBSP), steep 

coastal cliffs/primary dunes and the 5m MSL contour. This line seems to traverse the property, but the line has been 

done on a very broad scale. The property does not contain any of the identified elements that would merit the inclusion 

of the property into a coastal management area. 

 

It is submitted that the proposed development will not compromise the integrity of the municipal IDP & SDF and will 

in fact promote the objectives contained therein. 

 

           5.5.2   Western Cape Provincial Spatial Development Framework 2015 

The policy framework aims to achieve the following Provincial spatial planning’s three interrelated themes, namely: 

 

• Sustainable use of the Western Cape’s spatial assets ; 

• Opening-up opportunities in the Provincial space-economy, and 

• Developing integrated and sustainable settlements. 
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Sustainable use of provincial assets 

The Western Cape’s natural capital such as the biological diversity and varied scenic and cultural resources are the 

attractions that make the Western Cape the country’s premier tourism destination. The PSDF’s policies ensure that 

these assets are used sustainably. On a spatial level, this is mainly achieved by delineating urban edges in municipal 

SDF’s to divert urban growth pressures away from the sensitive natural assets. In this regard, the proposal is situated 

within the demarcated urban area of Knysna and will not impact on the identified scenic or natural assets of the area. 

 

Opening-up opportunities in the space-economy 

The PSDF identified the Southern Cape coastal belts as significant leisure, lifestyle, holiday and retirement economic 

centres. Tourism is an economic sub-sector that the Western Cape Government is targeting for growth. A space 

economy that opens-up livelihood and income-earning opportunities attracts private investment, and promotes 

inclusive growth is high on the Provincial agenda. Government can facilitate private investment and individual 

enterprise by making it easier to do business (e.g. by removing red-tape). A space-economy conducive to private 

investment is one where there is certainty over the availability of essential infrastructure and property rights. 

Government plays an important role in reducing business risk by providing this certainty and consistently delivering 

on these considerations. By approving this application, the Municipality will assist in creating an opportunity for 

investments and economic growth. 

 

Developing integrated and sustainable settlements 

A strong sense of place and quality environments within settlements at all scales is increasingly recognised as an 

essential dimension of sustainable settlement. The Western Cape’s unique sense of place and identity underpins its 

economy in numerous ways and requires appropriate responses to the heritage, cultural and scenic assets of the 

Province.   The proposed development will form part of the surrounding rural environment which is characterised by 

low-density upmarket homes, tourist accommodation, and low-key commercial establishments. 

 

 

5.6 POLICIES, PRINCIPLES AND PLANNING AND DEVELOPMENT 

NORMS  AND   CRITERIA SET BY THE NATIONAL AND 

PROVINCIAL  GOVERNMENT 

 

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). 

 

The Spatial Planning and Land Use Management Act 16 of 2013 (SPLUMA) is a national Act that was passed by 

Parliament in 2013. SPLUMA aims to develop a new framework to govern planning permissions and approvals, sets 

http://cer.org.za/wp-content/uploads/2013/08/Spatial-Planning-and-Land-Use-Act-16-of-2013.pdf
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parameters for new developments, and provides for different lawful land uses in South Africa. SPLUMA is a framework 

law, which means that the law provides broad principles for a set of provincial laws that will regulate planning.  

 

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: 

 

           5.6.1  Spatial Justice: 

The principle of spatial justice requires that past spatial and other development imbalances must be redressed through 

improved access to and use of land. The location of this property and the type of land use envisaged cannot directly 

contribute to spatial reform.  These matters are best addressed through spatial development frameworks and zoning 

schemed and other management systems. 

 

   5.6.2  Spatial Sustainability: 

The proposal supports this principle of spatial sustainability in the sense that it facilitates development within the urban 

edge thereby limiting the need for urban sprawl and encouraging the optimal use of existing urban land and services. 

 

   5.6.3  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 infrastructure with minimum negative 

financial, social, economic, or environmental impacts. The use of vacant urban land to create accommodation 

opportunities can be regarded as spatial efficiency.  

 

    5.6.4  Spatial Resilience and Good Administration: 

The principle of spatial resilience requires the accommodation of flexibility in spatial plans, policies, and land use 

management systems to ensure sustainable livelihoods in communities most likely to suffer the impacts of economic 

and environmental shocks. The current situation with Covid-19 is a good example of an environmental shock. The 

sudden economic downturn caused by this pandemic has and will cause many people within the Municipality to lose 

their jobs, which will certainly affect the poorer communities the most. The most efficient way for the Municipality to 

assist these people is to support economic development that will in turn result in increased economic activity and the 

creation of additional jobs. 
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6. SUMMARY OF APPLICATION 

 

Application is made to allow 9 group housing units on Erf 2922 Knysna. Being situated within an existing urban area, 

this site is easily accessible and can be serviced cost-effectively. The portion does not have any sensitive 

environmental features and 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 rural ambience of the surrounding area.  

 

The site is situated within the urban edge for Knysna and the site has been earmarked for urban development. The 

proposal is compatible with most of the other forward planning documentation and planning principles 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. 

 


