
SUPPLEMENTARY MOTIVATION: 

PROPOSED CONSOLIDATION: ERVEN 13276 & 13277 KNYSNA 

 

The applicant is to consider the implications of this application for consolidation to 

the original approval with regards to the density. The key question to answer is 

whether the consolidation will have a material impact on or is consistent with the 

density as envisaged in terms of the approval of Pezula. 

According to General Plan No. 3893/2003 which depicts the Subdivision of Erf 13271 

Knysna and represents the Pezula Private Estate in which the subject properties are 

located, the estate comprises a total of 54 erven with the average size of the 

residential erven being 4000m² in extent. The remainder of the Estate comprises 

natural open areas.  

We are of the opinion that the consolidation of Erven 13276 & 13277 Knysna, which 

will result in one less erf inside the Estate, will not have a material impact on the 

overall density of the approved development nor will it have any negative impact on 

the existing urban structure, which is a combination of residential and natural area. In 

fact we are of the considered opinion that although there will be one less erf, the 

overall objective to ensure and conserve the natural environment will be achieved.  It 

is important to note that the original development was approved as a low density 

residential development with large open areas.  We are of the considered opinion 

that the consolidation will not change the principle on which the original approval of 

the development was based. 

The applicant is also to consider the how this application for consolidation is 

consistent with the densification policy statements of the SDF (2020). 

Although the SDF for Knysna promotes densification inside the existing urban areas to 

optimize existing infrastructure and services, it also recommends that an ecological balance 

be obtained with the conservation of natural areas and concentration of developments in 

specific areas.  Since the subject properties form part of a specific development concept 

which was approved on the basis of low density development with conservation (natural 

areas), it is important to ensure that this original objective is maintained and that the 

densification policy can therefore not be imposed on this development.  In terms of the SDF 



document densification can be achieved by permitting a second dwelling on a property.  In 

this instance the management guidelines for the Pezula Private Estate forbid a second 

dwelling on an erf inside the Estate, which means that the general principle of densification 

as proposed in the more traditional urban areas, is not achievable in this Estate.   

It is noteworthy that according to the policy guidelines in paragraph 4.4.2.3 Section E1 iii of 

the SDF document, high end estates should make more efficient use of prime, serviced land 

before any lateral expansion.  Since the proposal is to consolidate to existing erven and 

thereby limit the lateral expansion of the Estate, confirms that this proposal is not in conflict 

with this policy guideline. The loss of one erf in a larger context of Knysna will in our view 

not be significant and will also not jeopardise the overall objective for densification, 

especially in an area which was originally approved with a low density to ensure an 

ecological and sensitive development concept. 

In terms of Section B1 iii of the SDF document, deification and infill is promoted on land 

within the urban area of Knysna town to prevent further loss of natural and agricultural 

assets and functional ecosystems services.  The development proposal will comply with this 

policy statement since the consolidation of the two erven into one larger land unit with only 

permit one dwelling with outbuilding and thereby more less natural vegetation will be lost.  

Despite the fact that the subject properties are located inside the approved urban edge for 

Knysna, it is our view that this recommendation and policy statement cannot be made 

applicable in the same manner as for the normal residential neighbourhoods inside the town. 

Although no deification is proposed, more natural assets are conserved with the 

consolidated disturbance area. 

The application should also shed light on the rationale to the disturbance area on the 

property and what it sets out to achieve, including the implications of the 

consolidation of the two properties in this respect. 

According to the management rules and guidelines for the estate, each of the properties 

within the estate has a specific disturbance area on which development can take place.  This 

disturbance area is a predetermined area that is recorded cadastrally and it typically set 

back from the erf boundaries.  The disturbance area which represents 50% of the area of 

each erf is mostly positioned in the centre of each erf and is surrounded by natural veld on 

which no development is permitted.  This development rule is to confine any development 

within this area and to ensure that the visual appearance of the overall development reflects 

that which was originally approved as eco-estate.  The centralised disturbed area also 



ensures that a proper setback is maintained from the erf boundaries to comply with the 

overall visual appearance with large open areas between dwellings. The consolidation will 

result in a larger continuous natural area between the existing dwelling and the dwellings on 

the other erven in the immediate surrounds. 

With the two existing erven there are two separate disturbed areas each measuring 2000m² 

in extent as depicted on the Consolidation and Disturbance Plan.  Currently the 

management guidelines permits a single dwelling with outbuilding on the disturbance area of 

each erf, which means that for these subject erven a total of two dwellings with outbuildings 

can be constructed. With the proposed consolidation the intention is to only permit the 

existing dwelling with outbuilding as the dwelling for the consolidated erf, which means that 

one less dwelling will be constructed. In order to comply with the development guidelines of 

the estate, the consolidation of the two erven into one will also result in the consolidation of 

the disturbance areas into one centrally located 4000m² disturbance area as clearly depicted 

in yellow hatching on the Proposed Consolidation and Disturbance Plan.  It is important to 

note that this plan was approved and endorsed by the Home Owners Association prior to the 

formal application to the municipality as recommended in the pre-consultation email 

communication. The consolidation of the disturbance area into one area will ensure that the 

management rule which recommends that natural veld is retained as a perimeter around the 

dwellings is respected and maintained. Any development including formal gardens etc. must 

be confined to the disturbance area on the erf.  The fact that the existing dwelling and 

garden is already included onto the new consolidated disturbance area, confirms the minimal 

changes to the overall urban structure of the Estate. 

Furthermore, it is important to understand how the proposal is consistent with the 

design manual of the estate. The applicant should therefore explore this in their 

motivation. 

It is important to note that the Pezula Private Estate is an eco-friendly estate based on the 

principles of conservation with limited development inside a natural area.  The proposed 

consolidation as depicted on the Consolidation and Disturbance Plan is consistent with the 

design manual of the estate since it will maintain the principle of a centrally located 

disturbance area which does not exceed 50% of the total extent of the consolidated property.   

It is the mandate of the Home Owners Association to ensure that developments within the 

Estate comply with the management rules. The fact that the Home Owners Association 

granted approval for the consolidation and endorsed the consolidation plan, confirms the 

compliance of the proposal with the design manual.   It is worth noting that the development 



principle of the estate is based on an eco friendly development with dwellings and 

outbuildings positioned in the centre of each erf and which is surrounded by natural veld.  It 

is clear from the attached Consolidation and Disturbance Plan that this principle is 

maintained and that the original objective of the larger development is preserved.   

The applicant is advised to submit a site development plan of higher resolution to 

enable a clear picture of the intent and aspects to the proposal, including that of the 

new disturbance area versus the old one. 

From the attached Consolidation and Disturbance Plan it is clear that the intention with this 

application is to consolidate the two existing residential erven into one larger land unit.   

The plan also clearly depicts the two existing disturbance areas which are positioned almost 

in the centre of each of the two erven and which represent ±50% (2000m²) of the total extent 

of the subject erven.  These two areas represent the position on each erf where 

development is permitted, which means that a dwelling with outbuilding as a primary right 

can be developed on each of these two areas. With the consolidation of the two erven these 

two disturbance areas will also be consolidated into one larger consolidated disturbance 

area measuring 4000m² in extent as clearly depicted in yellow hatching on the attached plan, 

which means that only one dwelling with outbuilding is permitted on this combined area. The 

proposed combined disturbance area represents less than 50% of the consolidated erf size 

which is in line with the management rules of the Estate. The configuration of this combined 

disturbance area is to facilitate the existing dwelling with outbuilding and to ensure that the 

setback from the property boundaries is respected. 

The applicant is also requested to attach the pre-application minutes to the 

application as well as an additional consolidation plan that would enable the 

endorsement thereof. 

Attached: Pre-Consult document Plus Consolidation Diagram 


