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

Resolution (2) √ √ √ Annexure B  

Proof of registered ownership (3) √ √ √ Annexure B & C 

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

Written motivation (4) √ √ √ Main document 

S.G. diagram / Extract of general plan √ √ √ Annexure D & E  
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SDP / conceptual layout plan √ √ √ Diagram 6 

Subdivision plan [incl street name(s) &no − √ √ Diagram 6 
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Conveyancer certificate (7) √ √ √ Not required 

Minutes of pre-application meeting (8) √ √ √ Annexure I 
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Zoning plan √ − − Diagram 4 

Phasing plan − − − No Phasing 
required  

Consolidation plan √ − − Diagram 7 

ADDITIONAL INFORMATION  
Slope Analysis √ √ √ Diagram 3  

Revised Master Plan for Simola √ √ √ Diagram 8  

Previous Rezoning and Subdivision Approval √ √ √ Annexure F 

Previous Subdivision Approval for Group Housing II √ √ √ Annexure G 

Previous approval for Densification of Group Housing III √ √ √ Annexure H 

Simola HOA approval √ √ √ Annexure J 

Civil Engineering Report √ √ √ Annexure K 

Electrical Engineering Report √ √ √ Annexure L 
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1. INTRODUCTION 

VPM Planning has been appointed by Simola Golf and Country Estate Proprietary Limited, the owner of Erven 

15251-15258 (Erf 15250) Knysna respectively, to prepare and submit 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) (e): Consolidation of Erven 15251-15258 Knysna, as indicated on the attached Consolidation 

Plan: Diagram 7 (Plan Nr: E15251-8 KNY) dated 14 April 2021. 

ii. Section 15 (2) (a): Rezoning of Erven 15251-15258 Knysna from “General Residential I” and “Open Space 

II” to “Subdivisional area”. 

iii. Section 15 (2) (b):  Subdivision of the consolidated stand into 17 “General Residential I” erven and one 

“Open Space II” erf. 

iv. Amendment of the Master Plan for Simola to reflect the reconfiguration of the densities of the group housing 

erven. 

 

2. BACKGROUND 

Planning for the establishment of a “Golf Estate” at “Simola” commenced in the early 90ties. The (then) Knysna 

Town Council granted the first rezoning in respect of the envisaged project, on 5 December 1991. Over the years 

additional portions of land have been incorporated as part of the phased development project. Today the estate has 

3 phases with different conditions of approval attached to each phase. 

 

The rezoning approval for Phase 1 was granted by the Council on 31 October 1996. This rezoning approval was 

followed by a subdivision approval in June 1997. 

 

The initial Phase 1 development rights of the Simola estate were limited to: 

• A hotel limited to 60 bedrooms;  

• 15 members lodges; 

• 67 Single Residential erven; 

• 24 group housing units and 

• An 18-hole golf course, clubhouse, sports club complex, and a golf academy 

 

The subject properties of this application relate to the Group Housing units in Phase I. When the subdivision for 

Phase 1 was approved in June 1997, the position of the 24 group housing units was not formally confirmed, and it 
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was required that separate subdivision applications be submitted for each site, which were submitted and approved 

accordingly. 

 

Site 1 - Subdivision Approved 15 November 2004 for 7units. 

Site 2 - Subdivision Approved in July 2005 for 7 Units. 

Site 3 - Subdivision Approved in February 2007 for 9 units. 

 

In February 2007, the Knysna Municipality approved the rezoning of Erf 9242 from “Special Zone” to “Subdivisional 

area”, substantially as indicated on plan  “SIM 14 “ dated 24 October 2006,     subject to certain conditions. The letter 

of approval, dated 28 February 2007, is attached as “Annexure F”. 

 

The approval limited the overall development density of Erf 9242 to 268 residential units, excluding the hotel, the 

golf lodges and the river club units, but including the “Single Residential” properties as well as the “Group Housing” 

units. This limitation was motivated by the acceptable density of the time being 1 unit per ha. 

 

Subsequent to the rezoning approval, subdivision approvals have been granted for Phase 2a, Phase 2b and Phase 

2C.  

 

Figure 1: Extract from Simola Master Plan 
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In September 2009, an application for the increase in density of the approved Phase 1 - Group Housing Site 3  (now 

known as Erf 16297) was approved to allow 26 sectional title “Group Housing” units, bringing the total amount of 

Group Housing in Phase 1 to 40 units. To balance the density of the estate, the number of group housing units 

allowed on the “Group Housing” erf on Phase 2 (unregistered erf 16529) was reduced from 40 to 21. This site has 

not been developed and still forms part of the remainder of Erf 9242 and is subject to a Site Development Plan 

approval. The letter of approval is attached as Annexure H1. 

 

The SDP for Group housing Site 3 (16297) was amended several times and the latest approved SDP indicated only 

19 units (see approved Site Plan attached as “Annexure H2”), resulting in a shortfall of 7 group housing units in 

Phase 1.  This group housing development was recently implemented.  

 

3. PROPERTY INFORMATION 

3.1 LOCALITY 

The subject properties are situated in Simola Golf Estate, approximately 8km north of the Knysna town (See Locality 

Plan attached as Diagram 1). The site is situated in the south eastern section of the estate and can be accessed 

through the existing private road network of the estate. 

Figure 2: Extract indicating locality of the subject sites. 
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3.2 BIO-PHYSICAL SITE CONDITIONS 

3.2.1 Topography 

The consolidated property has an even gradient sloping to the west.  A slope analysis is attached as Diagram 3, 

indicating that most of the site has a slope of less than 25%, making it suitable for development, in terms of 

topography. 

 

 

3.2.2 Vegetation 

Successive agriculture and forestry activities over the past 100 years have significantly reduced the natural 

vegetation on the Simola Estate.  Historically, the  majority of the vegetation on the property consists of Eucalypt 

and Pine plantations. 

 

Previous studies did not identify any sensitive vegetation on these sites, but the development will be subjected to an 

OSCAE permit prior to any construction (being part of Phase I). 

 

Figure 3: Picture indicating topography of the consolidated site. 
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3.3 PROPERTY DETAIL 

Title Deed 

Description: 

Erf 15251, in the Municipality & Division 

of Knysna, Western Cape. 

Erf 15252, in the Municipality & 

Division of Knysna, Western Cape. 

21 Digit code C03900050001525100000 C03900050001525200000 

Title Deed Number: T000059489/2013 (Attached as 

Annexure B) 

T000059489/2013 (Attached as 

Annexure B) 

S.G./ 

GP Diagram No.:  

GP 4399/2005 (attached as Annexure 

D) 

GP 4399/2005 (attached as Annexure 

D) 

Title Deed 

Restrictions: 

Yes, but the development proposal 

complies. 

Yes, but the development proposal 

complies. 

Property Size:  2592 (Two thousand five hundred and 

ninety-two) m²  

2979 (Two thousand nine hundred and 

seventy-nine) m² 

Property Owner: Simola Golf and Country Estate 

Proprietary Limited 

Simola Golf and Country Estate 

Proprietary Limited 

Bonds: None None 

Land Use Vacant  Vacant  

Zoning: General Residential Zone I  General Residential Zone I 

 

Title Deed 

Description: 

Erf 15253, in the Municipality & Division 

of Knysna, Western Cape. 

Erf 15254, in the Municipality & 

Division of Knysna, Western Cape. 

21 Digit code C03900050001525300000 C03900050001525400000 

Title Deed Number: T000059489/2013 (Attached as 

Annexure B) 

T000059489/2013 (Attached as 

Annexure B) 

S.G./ 

GP Diagram No.:  

GP 4399/2005 (attached as Annexure 

D) 

GP 4399/2005 (attached as Annexure 

D) 

Title Deed 

Restrictions: 

Yes, but the development proposal 

complies. 

Yes, but the development proposal 

complies. 

Property Size:  2188 (Two thousand one hundred and 

eighty-eighty) m²  

2186 (Two thousand one hundred and 

eighty-six) m² 

Property Owner: Simola Golf and Country Estate 

Proprietary Limited 

Simola Golf and Country Estate 

Proprietary Limited 

Bonds: None None 

Land Use Vacant  Vacant  

Zoning: General Residential Zone I General Residential Zone I 
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Title Deed 

Description: 

Erf 15255, in the Municipality & 

Division of Knysna, Western Cape. 

Erf 15256, in the Municipality & Division 

of Knysna, Western Cape. 

21 Digit code C03900050001525500000 C03900050001525600000 

Title Deed Number: T000059489/2013 (Attached as 

Annexure B) 

T000059489/2013 (Attached as 

Annexure B) 

S.G./ 

GP Diagram No.:  

GP 4399/2005 (attached as Annexure 

D) 

GP 4399/2005 (attached as Annexure 

D) 

Title Deed 

Restrictions: 

Yes, but the development proposal 

complies. 

Yes, but the development proposal 

complies. 

Property Size:  2510 (Two thousand five hundred and 

ten) m²  

2150 (Two thousand one hundred and 

fifty) m² 

Property Owner: Simola Golf and Country Estate 

Proprietary Limited 

Simola Golf and Country Estate 

Proprietary Limited 

Bonds: None None 

Land Use Vacant  Vacant  

Zoning: General Residential Zone I General Residential Zone I 

 

Title Deed 

Description: 

Erf 15257, in the Municipality & 

Division of Knysna, Western Cape. 

Erf 15258, in the Municipality & Division 

of Knysna, Western Cape. 

21 Digit code C03900050001525700000 C03900050001525800000 

Title Deed Number: T000059489/2013 (Attached as 

Annexure B) 

T000059489/2013 (Attached as 

Annexure B) 

S.G./ 

GP Diagram No.:  

GP 4399/2005 (attached as Annexure 

D) 

GP 4399/2005 (attached as Annexure 

D) 

Title Deed 

Restrictions: 

Yes, but the development proposal 

complies. 

Yes, but the development proposal 

complies. 

Property Size:  2072 (Two thousand seventy-two) m²  1573 (One thousand five hundred and 

seventy-three) m² 

Property Owner: Simola Golf and Country Estate 

Proprietary Limited 

Simola Golf and Country Estate 

Proprietary Limited 

Bonds: None None 

Land Use Vacant  Vacant  

Zoning: General Residential Zone I Transport Zone III 
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4. PROPOSAL  

 

4.1 DEVELOPMENT CONCEPT 

The General Plan for Erven 15251-15258 was approved and registered but none of the units were developed. All 

the erven still belong to the developer (Simola Golf and Country Estate). The properties in this group housing 

development measure approximately 2000m² in extent and are excessively large for group housing units. These are 

as a matter of fact larger than most single residential stands on the estate. The developer intends to re-design and 

densify this group housing site to create the opportunity for smaller lock-up and go units. The recent success of the 

Group Housing 3 development, known as the “10th on Simola”, confirmed the popularity and need for of smaller units 

on the estate. 

 

The planned development will comprise of 17 individual erven where units will be planned, designed and built as a 

harmonious architectural entity, which will be compatible with the definition of Group Housing. These erven will 

measure between 500m² and 1200m². The house footprints will measure ±180m².  

 

4.2 CONSOLIDATION AND SUBDIVISION 

The General Plan for Group Housing Site 2 was approved, and all the erven has been registered in the deeds office 

(See Windeed Results attached as Annexure C) but none of the units were developed or sold. All the erven still 

belong to original developer being the  Simola Golf and Country Estate. In terms of Section 23 (1) of the Knysna 

Municipality Bylaw on Land Use Planning, the Municipality may in terms of section 15 (2) only approve the 

amendment or cancellation of a Subdivision Plan or General Plan if  no transfer has been registered in terms of the 

Deeds Registries Act. Since all the erven on the  General Plan have been registered, the General plan cannot be 

amended. 

 

The application to re-design and densify the Group housing site therefore requires the simultaneous consolidation 

of Erven 15251-15258 and re-subdivision of the consolidated stand into 17 Group Housing stands and a communal 

open space. 

 

4.3 REZONING 

The zoning of the separate erven has been confirmed with the registration of the units. It is proposed that the 

consolidated erf be rezoned to “Subdivisional Area” and then re-subdivided into 17 Group Housing units and one 

Private Open Space erf (which will include landscaped communal gardens and private access roads and service 

infrastructure to the units). 
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4.5 AMENDMNEMT OF THE SIMOLA MASTER PLAN  

The original Master Plan Sim 14 dated October 2006 was superseded with Sim 19 when the master plan was revised 

to allow the densification of Group Housing site 3 (Erf 16297).  An application to increase the density on Erf 16297 

was approved on condition that the residential density must be reduced elsewhere on the estate.  The density of the 

undeveloped group housing site on Phase 2 (unregistered Erf 16529) were reduced to 21 units, while the density of 

Group housing Site 3 (Phase 1) was increased to 26 units.  A number of consolidations has also taken place on the 

estate, which also influenced the density on the estate. 

 

This application will also require that the Master Plan for Simola be amended to reflect the following changes in the 

densities of the approved group housing properties so that the overall density of the estate can remain the same for 

the time being. The cadastral boundaries of the original group housing erven will not change. 

 

Phase 1 Group Housing site 2: 17 units, as proposed in this application.  

Phase 1 Group Housing Site 3: 19 units, as per the approved SDP and building plans.  

Phase 2 Group Housing Site: 20 units 

 

The revisions are depicted on Master Plan Sim 20 dated April 2021 that is attached as Diagram 8.  

 

4.4 MANAGEMENT CONSIDERATIONS 

The Group Housing site will be subject to Home Owners Association (HOA) that will own the communal open space. 

In terms of Condition (xxvi) of the 2007 Rezoning Approval, membership of the Simola HOA is compulsory for all 

owners on the estate.  

 

Any HOA formed for the “Group housing” erven shall be subsidiary to the overall HOA. 

 

4.5 ARCHITECTURAL DESIGN GUIDELINES 

The development will be subject to Phase 1 Simola Architectural Design Guidelines, except the development 

parameters for group housing will apply.  
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5. FACTORS TO CONSIDER 

 

5.1 COMPATIBILITY WITH THE PROVISIONS OF THE ZONING SCHEME BYLAW  

The development will be subject to the “group housing”  parameters applicable to  “General Residential  Zone 1” of 

the Knysna Zoning Scheme By-law: 

 

PARAMETER  RESTRICTION COMPLIANCE 

Density The maximum gross density on a group 

housing site is 35 dwelling units per 

hectare. 

 

The consolidated site measures 1.8250 ha 

and at a density of 35 units per hectare, 68 

units can be realised. Only 17 units are 

proposed, and this calculate to a density of 

9.3 units per ha. 

Height The height of dwelling units may not 

exceed 8,5 metres. 

The development will comply with this 

parameter.  

Building  

Lines 

A street boundary building line of 5 metres 

applies where the group housing site abuts 

an external public street. 

The group housing site does not abut external 

public street.  

Side and rear boundary building lines are 

3 metres along the perimeter of the group 

housing site. 

Lateral and rear building lines of 3m will be 

complied with. 

Open Space 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 communal open space measure 6119m² 

in extent which provides for ±360m² open 

space per erf. In addition, the erven are still 

large enough to ensure spacious private 

gardens as well. 

Parking 

 

2 bays per dwelling unit plus 0.25 
bays/unit for visitors 

House plans for the units are not available 

yet, but the property size is large enough to 

accommodate a double garage for each 

group housing unit, with space for guest(s) to 

park.  
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5.2 COMPLIANCE WITH CONDITIONS OF APPROVAL. 

5.2.1 Subdivision approval dated 07 July 2005. 

The conditions relating to the original subdivision of this group housing site is attached hereto as “Annexure G” for 

ease of reference. Since this is a new development concept, these conditions will not apply, and new conditions of 

subdivision approval will be imposed. 

 

5.2.2 Over all Rezoning approval of approval of the Simola Estate 28 February 2007 

The original conditions of approval of the Simola Development do not apply to this property as it formed part of 

Phase 1 and was already established at the time of the approval. However, the conditions of the Phase II Rezoning 

approval dated 28 February 2007 effectively approved the overall Master Plan for the estate ( SIM14 dated 2006) 

and limits the overall density of the development on Simola  to 268 erven (excluding the golf lodges, hotel and river 

club units, but including all the “Single Residential” and the “Group Housing” erven). 

 

This proposal complies with the original rezoning conditions and density limitation on the estate as illustrated below: 

 

Phase 1 
Approved Densities Proposed densities  

Single Residential Units  66 66  

Group Housing 1 7 7  

Group Housing 2 26 19  

Group Housing 3 7 17  

Total Phase 1 106 109 +3 

Phase 2 
   

Single Residential Phase 2a 99 99  

Single Residential Phase 2b 21 21  

Single Residential Phase 2c 19 19  

Group Housing (not developed) 23 20 
 

 162 159 -3 

TOTAL UNITS   268 

PROPERTY SIZE   268HA 

DENSITY   1UNIT / HA 
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5.2.3 Phase 2 ROD of 31 March 2006 

The ROD issued on 31 March 2006 relates to Phase II of the development and is not applicable to this site. At the 

time when the ROD was issued the Group housing site and footprint were already approved and established. This 

proposal is contained within the original footprint of the group housing erf. 

 

5.3  SERVICES    

Internal Services of Simola development have sufficient capacity to service the development. Since the overall 

density of the development is not affected no additional strain will be placed on the bulk demand for services. A letter 

from Kantey and Templar Consulting Engineers dated 31 March 2021 confirming the above is attached as “Annexure 

K”. 

De Villiers and Moore Consulting Electrical Engineers confirmed that the bulk electrical supply to the estate has 

sufficient capacity to supply the proposed densification of the site. The bulk capacity statements attached as 

“Annexure L”.  

 

5.4 ANTICIPATED IMPACTS OF THE PROPOSAL 

5.4.1 Impact on the character of the area and surrounding properties 

The application to increase the density of the approved Subdivision Plan will not have any negative impact on the 

character of the area, traffic or municipal services. This property is relatively isolated and surrounded by the golf 

course and does not border onto any privately owned property. 

 

The new layout will improve the aesthetic of the golf course as the planned units have been moved away from the 

golf course, creating a better line of site and safer residential conditions. 

 

5.5 CONSIDERATION OF APPLICABLE FORWARD PLANNING DOCUMENTS 

One of the tests of 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, the Eden Spatial 

Development Framework and the Western Cape Provincial Spatial Development Framework 2015.  

 

5.5.1 Knysna Municipal Spatial Development Framework 2020 

The purpose of the Knysna Spatial Development Framework 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 
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fiscal sustainability and resilience, while preventing further loss of natural and agricultural assets and functional 

ecosystems services.  

 

The document makes use of an urban edge to contain urban sprawl and promote densification and infill on land 

within the identified urban areas of the town.  

 

Spatial Planning Policy E is of specific relevance to this application:  

 

Direct public and private fixed investment to and within existing settlements reinforcing their economic development 

potential. In this way, the impact of public and private investment is maximised and the majority of resident’s benefit.  

 

Policy Guideline E iv: Low density residential estates are not supported and exacerbate fire risk. High end estates should 

make more efficient use of prime, serviced land before any lateral expansion of estates or market led housing development 

can be considered. 

 

 

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 

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 

http://cer.org.za/wp-content/uploads/2013/08/Spatial-Planning-and-Land-Use-Act-16-of-2013.pdf
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directly contribute to spatial reform.  These matters are best adressed 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 area and thereby limiting urban sprawl and encouraging the optimal use of exiting urban land and services. 

Another way proposed to achieve spatial sustainability is to promote and stimulate the effective and equitable 

functioning of land markets. Developing the site into 17 housing opportunities will stimulate the local economy and 

will also adress the needed supply of smaller housing units on the estate. 

 

5.6.3 Spatial Efficiency: 

The proposal supports the efficient use of existing resources and infrastructure where decision-making procedures 

are designed to minimise negative financial, social, economic or environmental impacts. The positive consideration 

of the application will contribute to the efficient use of serviced urban land with minimal negative impact.  

 

5.6.4 Spatial Resilience and Good Administration: 

The development proposal could benefit from the principle of good governance and administration if required 

procedure, as set out in the Bylaw is followed. 

 

6. SUMMARY OF APPLICATION 

Application is made on behalf of the Simola Golf and Country Estate, to redevelop one of the group housing erven 

within the development. This will result in an increase in density from 7 to 17 units. The overall density of the estate 

will however remain the same as the number of units in another undeveloped and unregistered group housing site 

will be reduced to balance the set number of permissible dwellings on the estate. The application will require the 

consolidation on erven 15251-15258 and the rezoning of the consolidated  site to “Subdivisional Area” to allow the re-

subdivision into 17 group housing erven and a communal open space property. 

 

 Council is respectfully requested to consider the applications for, consolidation rezoning, and subdivision for the 

following reasons; 

 

▪ The re-deisign will result in more efficient use of vacant land and will result in a wider range of housing 

typology available on the estate.   

▪ The proposal is not in conflict with the conditions of approval of the estate; 
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▪ The proposal is in line with Spatial Planning Policies on National, Provincial and Local level which promote 

densification of vacant urban land; 

▪ The proposal will remain with in the original developent footprint and will thus have no negative impact on 

the biodevisity of or ecological functioning of the open space sysem of the estate; 

▪ The site does not have any direct residential neighbours and can therefore not have a significant detrimental 

impact on any surrounding owners.   

▪ The property is not inconflict with the SPLUMA development principles  

 


