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DEFINITIONS & ABBREVIATIONS: 

 

Please Note: For the purpose of this application and its associated descriptions, motivation and unless it appears 

otherwise in the text, the terms used herein are as follows:  

 

TABLE 1: Definitions 

 

TABLE 2: Abbreviations 

 

 

 

 

 

 

 

 

 

 

ACT: Sedgefield Municipal Land Use Planning By-Law, 2020 

SCHEME REGULATIONS: Sedgefield Municipality Zoning Scheme Regulations, 2020 

OWNER: Atlas Car Hire cc 

PROPERTY: ERF 2037 Sedgefield  

APPLICATION: Application for Consent Use & Height Departure 

TITLE DEED CONDITIONS None 

APPLICANT: Heloise Taljaard obo SBA South Africa 

FSBTS: Freestanding base telecommunication station 

TI Telecommunication Infrastructure 

TOA Top of Antenna 

SDF Spatial Development Framework 

VIA Visual Impact Assessment 
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1. INTRODUCTION  

 

Company Background 

 

SBA Towers South Africa Proprietary Limited (previously known as Atlas Tower (Pty) Ltd) to prepare and 

submit the relevant application to allow for the proposed use of a freestanding base telecommunication 

station on Erf 2037 Sedgefield, SBA South Africa and Erf 2037 Sedgefield entered into a formal lease 

agreement to allow for the proposed development of a freestanding base telecommunication station on 

the application site. Therefore, a little background on the company who wishes to construct and maintain 

the freestanding telecommunication base station which is SBA South Africa. 

 

SBA South Africa is a company operating as an independent telecommunication infrastructure owner in 

South Africa. SBA’s business model entails assessing the location and placement of all existing 

telecommunication infrastructure (cellular towers), identify where additional infrastructure is required and 

supply the required infrastructure as the need arise to the various telecommunication service providers 

(MTN, Vodacom, Cell C, Telkom Mobile, RAIN and others).  

 

A core business component of SBA is infrastructure sharing/colocation. Colocation refers to more than one 

MNO (mobile network operator) established on a cellular tower; thus, one cellular tower can be shared by 

up to 5 MNOs. The major operators across Africa have all realized that tower sharing is now an essential 

strategy to reduce their operation costs and refocus on their customer service offerings. Therefore, all 

customers will benefit from the development and not those using a specific network operator.  

 

1.1 Application Details 

 

SBA South Africa hereby submits an application in terms of Section 15 of the Knysna Municipal Land Use 

Planning By – Law 2020, to allow the following on Erf 2037 Sedgefield, (hereafter referred to as the subject 

property:  

❖ Consent Use application in terms of Section 15 (2) (o) of the Knysna By-Law on Municipal Land Use 

Planning, 2020 to allow for the development of a 20m Freestanding base telecommunication station. 
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❖ Permanent height departure from development parameters in terms of section 15 (2) (b) of the 

Knysna By-Law on Municipal Land Use Planning, 2020 to allow for the development of a 20m 

Freestanding base telecommunication station.  

 

- Relaxation in terms of height from 12m to 20m. 

 

 

Erf 2037 Sedgefield, zoned as Business zone I which allows for a 20m freestanding base telecommunication 

station as a Consent use on the property as per Knysna Municipality Zoning Scheme Regulations, 2020. 

 

This report serves as motivation for the above-mentioned application. The official application form is 

attached with the supporting documents. Please take note a previous application was submitted but when 

the approval was granted from the Tribunal the landlord withdrawn the Power of attorney. 

 

1.2 Property Description, Size and Ownership 

 

Erf 2037 Sedgefield is zoned as Business Zone I in accordance with Knysna Zoning Scheme Regulations, 

2020.  The application site contains existing buildings being utilized for business purpose.  The property has 

an extent of 848² and is situated in Sedgefield, Sedgefield area, located on 25 Owl Street and is currently 

owned by Atlas Car Hire cc held under title deed T65280/2014.  There are no title deed restrictions for the 

installation of Freestanding base telecommunication station. (Please refer to the attached Title deed) 

 

 

2. CONTEXTUAL INFORMANTS 

 

The following section includes information relating to the locality, current land use, zoning, and the 

surrounding area. 

 

2.1 Locality  

  

The subject property is located within Sedgefield and identified as Erf 2037 Sedgefield situated on 25 Owl 

Street on the eastern side. (Please refer to Figure 1 for site locality) 

 



 
 

ERF 2037 SEDGEFIELD: 
CONSENT USE AND HEIGHT DEPARTURE  

 

6 

 

 FIG 1:  Site Locality 

 

2.2 Surrounding Area and Current Land use 

 

The subject property has been cleared and developed upon. The property is currently zoned as Business 

zone I and is being utilized as a vehicle rental business. A freestanding telecommunication base station as 

per Knysna Municipality Zoning Scheme Regulations, 2020 is permitted as a Consent use on Erf 2037 

Sedgefield. The area consists mostly Business properties in character, but also contains transport and 

residential properties on the north side of the subject property. The area is zoned for busines purposes and 

as per the zoning scheme, this property fall within the Central business District of Sedgefield and the 

objective for this zoning is, is to promote urban vitality and economic growth.  (Please refer to figure 2 for the 

surrounding area and land use) 
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FIG 2 - Surrounding area and Land Uses 

 

Business Zone I (Knysna Municipality zoning scheme,2020) which allows for the following development 

parameters:  

 

DEVELOPMENT PARAMETERS KNYSNA MUNICIPALITY 

DEVELOPMENT MANAGEMENT 

SCHEME REGULATIONS, 2020 

PROPOSED DEVELOPMENT ON 

ERF 2037 SEDGEFIELD 

Street building line:  0m  COMPLY 

Common building line:  0m COMPLY 

Street Centreline Setback 0m N/A 

Floor Factor 3 N/A 

Coverage 

 

 

100% N/A 

 

 

Height 12m  DEPARTURE: 

20m Tree mast including 

lightning spike 
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3.  DEVELOPMENT PROPOSAL 

 

3.1 Development Concept 

 

The proposed development is to permit the construction the of a freestanding telecommunication base 

station on the south-western corner of Erf 2037 Sedgefield. 

 

The application involves the following proposed development parameters:  

 

❖ The construction of a 20m Tree mast situated in the south-western portion of the property  
❖ 4 proposed containers for the different mobile operators.  
❖ The equipment containers approximately measure 3m x 1.5m.  
❖ The mast and equipment containers will be placed inside a 6m x 8m compound enclosed by a 1.8m 

high clearvu fence with electric fence to match current properties fencing  
❖ 3m double leaf swing gate.  

 

The 20m Tree mast will consist of:  

 
❖ 20m high Tree structure, stretching upwards from the foundation.  

❖ 12m section consisting of a galvanised steel platform which can accommodate 4 different operator 
antennae and microwave dishes, different placement directions are available.  

❖ On top of the mast there will be navigation lights and lightning spikes. 

(Please refer to Erf 1035 Caledon, Site Plans for the proposed site layout and the elevation drawings attached as 

annexure J) 

 

3.2 Title Deed Restrictions 

 

Erf 2037 Sedgefield it was found that there is no restrictive title deed condition contained in title deed no. 

T. T65280/2014 that will prohibit it from being utilised for the erection of a freestanding 

telecommunication base station.  

 

3.3 Access  

  

The existing gate from Tarental Rd.  will provide access to the proposed freestanding telecommunication 

base station, this road has low traffic volume thus the proposed base station will not have a negative effect 

and will not cause additional traffic to the area. No additional entrance gates will be needed to get access 

to the freestanding telecommunication base station. 
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3.4 Security  

  

Access to the property is limited to authorized personal and the access point will always be kept locked in 

security purposes. The proposed base station will be surrounded by the proposed 1.8m high clearvu fence, 

as per the current gate surrounding the property as well as complying to Sedgefield’s fence policy.   A mast 

door will be installed with high security locks ensuring security to the mast. The equipment located inside 

the operator’s containers is secured as it is always locked. The antennae will be secure given their position 

at the top of the mast and are inaccessible to the public. 

 

Health and safety legislation require security signage’s to be attached to the access gate, containers and 

mast door allowing access to registered and qualified personnel only. These measures rule out the 

possibility of any public access to the equipment and serve to protect the equipment from being vandalized. 

 

3.5 Electricity  

 

Electricity will be supplied by the local authority and supply will be obtained from the available on-site 

supply.  

3.6 Environmental   

  

Our understanding is that the proposed application, falls under Activity 3 of Listing Notice 3 (11 March 

2019) would not trigger any activity since the proposed telecommunication mast will fall within an urban 

area. It is therefore our opinion that environmental authorization in terms of the Environmental 

Management Act, 1998 (Act No. 107 of 1998) is not required. 

 

According to the NEMA Regulations Listing Notice 3 of 2014, an Environmental Impact Assessment or 

Record of Decision is only required for: 

 

“The development of masts, towers or a material or type used for telecommunication broadcasting or radio 

transmission purposes where the mast or tower: 

 

i. Is to be placed on a site not previously used for this purpose, and 
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ii. Will exceed 15 meters in height. 

 

But excluding attachments to existing buildings and masts on rooftops.” 

Listing Notice 3 of 2014 clearly defines the requirements in the Western Cape: 

 

“(F) In Western Cape: 

i. All areas outside urban areas: or 

ii. Areas designated for conservation use in Spatial Development Frameworks adopted by the competent 

authority, or zoned for a conservation purpose, within urban areas. 

 

4. HEALTH 

 

The National Department of Health (NDoH) is the legally mandated national authority for the regulation of 

public exposure to radiation and related matters. The NDoH has been utilizing the World Health 

Organization’s (WHO) International Electromagnetic Fields (EMF) Project as its primary source of 

information and guidance with respect to the health effects of cellular towers (also referred to as 

freestanding base telecommunication stations) and electromagnetic fields. 

 

In the above-mentioned letter, the Directorate confirmed that they are satisfied that the health of the 

general public is not being compromised by their exposure to the microwave emissions of cellular base 

stations, because at present no confirmed scientific evidence exists that would indicate any hazard to 

human health in situations that members of the public would typically find themselves in. 

 

All operators who are establish on the proposed cellular tower will be strictly monitored by the NDoH, the 

ICNIRP and the Independent Communications Authority of South Africa (ICASA) and are accountable to 

them directly for any deviations from the regulated use of antenna. 

 

Mobile phones are low powered radiofrequency transmitters. They operate at frequencies between 450 

and 2700 MHz. Using the phone in areas of good reception decreases exposure as it allows the phone to 

transmit at reduced power.   
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All cellular equipment complies with all the regulations of ICNIRP as well as the WHO and also National 

Legislation governing the use of this equipment and the emissions of radio waves. Cellular companies 

monitor the health impact of their base stations carefully and spend large sums of money researching this 

topic annually. No evidence of harmful emissions from cellular base stations is available.  

 

 Health is a commonly feared phenomenon by the public when discussing cellular communication. 

However, most households have several cell phones all of which are used regularly and all of whom expect 

an excellent service.  

 

5. CONSISTENCY WITH SPATIAL PLANNING AND LAND USE MANAGEMENT ACT (SPLUMA), 2013 

 

This application complies with the land development principles as referred to in section 42 of the Spatial 

Planning Land Use Management Act, 2013: 

 

Compliance of application with Principles 7a- 7e of SPLUMA, 2013: 

 

PRINCIPLES HOW THIS APPLICATION COMPLIES? 

(7a) Spatial Justice In a broader sense, spatial justice refers to an intentional incorporation of spatial 

aspects. This refers to the fair and equally distributed services and enhanced 

accessibility of these services. The aim of this proposal is to provide excellent 

communication services to the inhabitants of an area. 

(7b) Spatial 

Sustainability  

Spatial sustainability is an explicit concept which describes the relations between 

environmental, economic and socio- cultural aspects related to a societal 

environment. 

Enhanced signal in an area will promote all three the dimensions of sustainability 

(economic, social and environmental aspects).  

❖ Economically: businesses in the area will benefit from enhanced connectivity. 

❖ Socially: more people will have access to emergency services (E.g. 

Healthcare, Police, Fire response etc.). 

❖ Environmentally: this will be promoted as the sensible placement of 

telecommunication base stations and the possibility of co-location will limit 

the number of base stations should there be sufficient signal in the area. 
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(7c) Spatial 

Efficiency 

Spatial efficiency relates to the concept of minimum distance to be travelled between 

a specific location and intended destination. FSBTS and RTBS is placed in an area 

(optimally situated between planned and existing stations). The reason therefor is to 

incorporate various factors (E.g. the number of users, quality of services etc.) when 

considering the placement in order to promote effectiveness and not just placed 

randomly.   

(7d) Spatial 

Resilience 

Spatial Resilience can be defined as the ability of a region to withstand possible arising 

shocks (E.g. economic crisis, social disruptions etc.). However, FSBTS and RTBS will be 

a service that will always be needed and in high demand as technology advances. In 

a state of crisis, communication plays an integral role in a societal environment.  

(7e) Good 

Administration 

This installation will be lawful and reasonable, following an equal and fair public 

participation process to incorporate the views and opinions of all relevant parties. 

 

 

6. POLICY AND LEGISLATION 

 

Knysna Municipal spatial development framework- Draft 2020 

 

The Knysna Municipal spatial development framework encourages: 

 

❖ The necessary infrastructure should be provided to allow Sedgefield/ Sedgefield area to grow to its full 

potential. 

 

In an age where a strong emphasis and dependence on business services and information communication 

technology exists, the need for telecommunication infrastructure is increasing and the importance to 

ensure that all communities have enough access to telecommunication services. Investment in 

telecommunication networks not only facilitates economic trade in good by bringing together buyers and 

sellers but more importantly, promoting trade in services upon which modern economies are built. 

 

The proposed telecommunication station is required to ensure that the local area, which is a growing 

economic environment, has enough access to telecommunication services and networks. This application 

is in line with the Sedgefield spatial development framework, Good infrastructure networks are not only 
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important for economic development but also social services and development, and not least disaster risk 

management. 

 

Telecommunication policy 2008 

 

The cell-phone service provider must provide 

a certificate indicating that the 

placing of a cell-phone antenna will not create 

a threat to health and public safety 

to receive consideration; 

Please see attached Health Letter from the department of Health 

confirm that there is no threat to the health and safety of the 

public. 

Cell-phone service provider antennae must 

be attached to existing structures 

wherever this is possible without threatening 

health and safety; 

Antennas will be attached to the top part of the proposed 

telecommunication base station, please see drawings attached. 

Where this is not possible, cell-phone masts 

must be disguised to blend with there 

immediate natural or built surroundings, or to 

represent a structure or element 

that would be expected in such surroundings 

– e.g. as locally indigenous trees in 

forest or plantation areas, windmills in 

farming areas, chimneys in industrial 

areas, lighthouses in coastal settings, etc); 

The mast will fit well with its surrounding area, discussed under 

visual impact bullet. Please take note there is a forest backdrop and 

the existing property contains full-grown trees which will 

encourage the transparency of the proposed freestanding 

telecommunication base station. 

Where free-standing masts are to be justified 

from a technical aspect at least two 

alternative solutions to the problem must be 

submitted for alternative placements 

of the mast/s, in addition to alternative 

material/colour/structure solutions; 

Alternative option was reviewed, and this is the most suitable 

location as per complying zoning as well as space and a willing 

landlord: Please see below. 

Cell-phone masts must be designed in a 

manner which provides for them to be 

shared by the other service providers; 

To allow for co-location it is important that the proposed cellular 

tower, in this case a 20m Tree mast, is of sufficient height to ensure 

that operators can locate their antennas at a sufficient height to 

ensure optimal coverage within the catchment area.    

 

The proposed 20m Tree mast will allow for a maximum of four 

operators, the placement of these antennae and microwave are 

close to the top, which is considered a sufficient height to allow for 

coverage and accommodate all service providers. 
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Cell-phone mast heights must be as low as 

possible without threatening health and 

safety of residents; 

The proposed freestanding telecommunication base station is 

amended from 25m to 20m to be most suitable for the surrounding 

area as well to accommodate all the relevant service providers. 

Undisguised cell-phone masts higher than 3m 

may not be placed on prominent 

ridgelines or on coastal cliffs; 

Does not comply to our specific proposal. 

Lattice masts will only be permitted in 

exceptional cases, where they are not visible 

from main routes, and must be not more than 

20m in height; 

Does not comply to our proposal but should council request our 

proposed 20m Tree to be amended to a lattice we will be willing to 

act in accordance with council’s request. 

Telescopic tower masts will only be permitted 

where it is not feasible for technical 

reasons to disguise them, and may not exceed 

a height of 25m; 

We propose a 20m camouflaged tree mast which will fit in with the 

area and be disguised with the existing trees and forest backdrop. 

Cell-phone masts in rural areas must be 

screened by a backdrop of trees. 360 

degree coverage must be obtained by using 

more than one mast; 

Does not comply to our proposal, we are within the business central 

district which falls within the urban edge of Sedgefield. 

 

The base station of a cell-phone mast, where 

it will be visible to the public, must 

also be appropriately disguised e.g. as painted 

in dark tones of green in a 

forest/plantation setting, or designed as an 

agricultural shed in a south 

cape/karoo style in farming areas 

The proposed application is similar to the previous application 

which was submitted and was supported on the ARCHITECTURAL 

REVIEW SUB-COMMITTEE SPECIAL MEETING held on the 

15/02/2019. 

The base station will fit the existing gate surrounding the property. 
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7. MOTIVATION  

  

This application for the construction of a freestanding telecommunication base station should be supported 

on the following grounds:  

 

7.1 Need and desirability  

 

Telecommunication has changed dramatically overt time from merely being a convenience to being 

essential for business and communication purposes, including for emergency and safety purposes.  The 

demand for access to network coverage and data have increased vastly over the last decade and is 

anticipated to continue growing.  The high surge in data traffic is already a strain on the existing cellular 

network infrastructure. Cellular communication and connectivity are a basic and necessary infrastructural 

need.  

 

The purpose of the proposed cellular mast is to increase mobile network coverage in the surrounding area. 

Mobile connectivity is considered as part of the essential services for the greater community and in fact in 

terms of the National Development Plan, 2030 (NDP), South Africa needs to maintain and expand its 

telecommunication infrastructure in order to support economic growth and social development goals. 

With the increase in demand for these services due to inter alia the number of people who are working 

from home as a result of the current Covid-19 conditions, reliable coverage is important. A more efficient 

telecommunication service is considered essential to the business and private sector. 

 

The need for a cellular mast is evident as can be seen by the letter of motivation received from Telkom 

Mobile (attached). The reason is clear, as the cellular tower is required in order to expand the network to 

the Sedgefield area. The core business of SBA is colocation, and the proposed tower will not only cater to 

Telkom’s needs, but all MNO’s will be allowed to collocate on the proposed cellular tower. 

 

Investment in telecommunications networks not only facilitates economic trade in goods, by bringing 

together buyers and sellers, but more importantly, also promotes trade in services upon which modern 

economies are built.  The commissioning of the proposed telecommunication base station will alleviate the 

congestion experienced by cellular operator customers and ensure that their needs are accommodated. 
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7.2 The site  

 

To ensure optimal coverage, cellular towers should ideally not be more than 500m apart. Figure 4 below 

indicates the position of the closest existing tower. It is therefore clear that there is an existing need for a 

cell phone tower in the area, which will benefit this area significantly.  

The property has been specifically identified by SBA South Africa, as being located in a position ideally 

situated to provide optimal cellular network capacity (for data and voice) for current and future needs in 

the area. Please see attached interest from network operator. 

  

It is further motivated that the service provided by this type of infrastructure (being cell phone reception 

and data coverage) is a necessary infrastructural need to all areas within a town or a city in order for it to 

be fully functional. The property is ideally positioned because of the zoning of the property being the most 

suitable therefore an ideal option for developments such as the proposed.  

 

 

FIG 3:  Proximity of Existing and Proposed cell phone towers in surrounding area  

 

The placement of the proposed 8m x 6m base station on the property has been specifically chosen to have 

the least impact on existing uses on the property and surrounding properties as well as allowing for direct 

access from Owl Street.  With reference to figure 4 above, there are no existing towers within 2km radius 

thus, creating a need for a cellular tower within the area for network coverage.   

  

1km 

500m 
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It is further motivated that cellular towers do not hinder daily activities and does not cause any noise 

pollution.   

 

7.3      Title deed restrictions 

As discussed in section 3.2 of the report, Erf 2037 Sedgefield, it was found that there are no restrictive 

conditions contained in title deed no. T65280/2014. 

 

7.4      Visual impact  

 

To allow for co-location it is important that the proposed cellular tower, in this case a 20m Tree mast, is of 

sufficient height to ensure that each operator can locate their antennas at a sufficient height to ensure 

optimal coverage within the catchment area.    

  

The proposed 20m Tree mast will allow for a maximum of four operators, the placement of these antennae 

and microwave are close to the top of the 20m mast which is considered a sufficient height to allow for 

coverage.  

 

The visual impact of the 20m Tree mast design will be further reduced by the surrounding landscape 

settings and perceived transparency it creates thereby ensuring the design is in line with the surrounding 

area.  A Should the relevant departments within the city council require an altered design we would be 

willing and forthcoming to the proposal. (Please Refer to Fig. 5 for proposed mast view) 
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FIG 4: View from south-eastern side where proposed mast is proposed. 

 

Based on the above, it is considered that the proposed development would not have a detrimental visual 

impact. 

 

7.5  Alternative candidates  

 

Alternative sites were looked at during the initial stages of site acquisition. At the time the property was 

the most appropriate based on the requirements of the network, contractors, land availability, landowners 

and current zoning. Site acquisition depends on the availability of land and owners who are willing to enter 

into lease agreements for cellular towers. 

 

Rooftop option - The property doesn’t contain a building which can be used as a rooftop and the 

surrounding properties doesn’t have sufficient height for a rooftop option and this alternative would not 

allow more than one operator. From a visual perspective this alternative won’ t, be fitting with the 

surroundings. 

 
Business properties in close proximity – This will not be a practical option as most of these properties is 

located next to the N2 main road. The visual impact will be much greater at these locations as there are no 

buildings or structures that can contribute to reducing the visual impact. Please also note Most of these 

business properties doesn’t have sufficient space to accommodate a freestanding telecommunication base 

station as per the proposed freestanding telecommunication station. 
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8. CONCLUSION  

An application for a Consent Use and Height Relaxation which will allow for a 20m freestanding 

telecommunication base station on Erf 2037 Sedgefield, will ensure co-location and will serve the complaint 

area (the area with the lowest levels of cellular reception due to locality and high volumes of users) and 

population density optimally. The proposed application will not have a negative impact on the surrounding 

uses, heritage, environment or health and safety. The Freestanding base station will have a positive effect 

on the economic and social impact ensuring businesses and the community will benefit from the optimal 

voice and data coverage within the catchment area. 

We therefore feel that this application has been proved desirable and kindly request that the application 

should receive your full support. 

In light of the above information, Council is respectfully requested to favourably consider the application 

for the following:   

❖ Consent Use Application in terms of Section 15 (2) (o) of the Knysna By-Law on Municipal Land Use 

Planning, 2020 to allow for the development of a 20m Freestanding telecommunication base station. 

 

❖ Departure Application in terms of section 15 (2) (b) of the Knysna By-Law on Municipal Land Use 

Planning, 2020 to allow for the development of a 20m Freestanding telecommunication base station.  

- Relaxation in terms of height from 12m to 20m  

 

 

 

Please note: 

 

Erf 2037 Sedgefield, is zoned as Business zone I and allows for a 20m freestanding telecommunication mast 

as a Consent Use on the property as per Knysna Municipality Zoning Scheme Regulations, 2020 
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