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1. INTRODUCTION 

 

Planning Space Pty Ltd has been appointed by Sandpiper Nature Reserve Pty Ltd, the owner of Erf 4882 (of which 

Erf 4982 is an unregistered portion),  to prepare the following applications in terms of Section 15 (2) and Chapter 

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

Power of Attorneys and Company Resolution attached as Annexure A). 

 

i. Section 15 (2) (a): The rezoning of Erf 4982 Sedgefield from “Undetermined” to “Subdivisional Area” 

to allow for General Residential III,  General Residential I and Open Space III purposes. 

ii. Section 15 (2) (d):  Application for the subdivision of Erf 4982 into one General Residential III erf, one 

General Residential I Erf, and a Remainder zoned Open Space III, as indicated on the attached 

Subdivision Plan Diagram 6 (Plan Nr S4982sub2 Dated 31 May 2019). 

iii. Consent for a Retirement Resort in the General Residential III Zone as indicated on the Site 

Development Plan Rev 7 dated 05 May 2022 prepared by JGA. 

iv. Departure from provision to relax the building lines prescribed for the General Residential III Zone 

III as indicated on the Site Development Plan Rev 7 dated 05 May 2022 prepared by JGA and 

described below: 

a. A relaxation of the western lateral building line from 4.5m to 2m to allow a section of the Gym 

Building.   

b. The relaxation of the eastern lateral building line from 4.5m to 2m to allow a section of the Main 

Building. 

v. Permission required in terms of the Zoning Scheme to provide alternative permanent parking on the 

existing parking area on the adjacent Erf 4961 which belongs to the Sandpiper HOA. 

vi. Registration of a parking servitude over a Portion of Erf 4981 in favour of Erf 4982, as indicated on  

(Plan Nr S4982sub2 DATED 31 May 2019). 

vii. Amendment of the following conditions of the Rezoning approval dated 2 March 2005: 

a. Condition [b] iv – That residential erven may not exceed 500m² - to read: 

i. “That General Residential II erven may not exceed 500m² unless consolidated”. 

b. Condition [b] ix – That the maximum height allowed in case of 3 storey dwellings only as 

specified, shall be 8.9m above natural ground level subject to the approval of the provincial 

government in terms of the Knysna Plettenberg Bay Regional Structure Plan and all other 

buildings shall not exceed two storeys up to a maximum of 8m above natural ground level by the 

additions of: 
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“The height of the General Residential III buildings on Phase B (erf 4982) may not exceed a height of 

10m above Natural ground level. “ 

 

2. BACKGROUND 

 

• In  March 2005, the Knysna Municipality approved an application for the rezoning of Erven 1632 and 1633 

Sedgefield from “Undetermined”  to “Special Zone”, “Private Open Space”, “Special Zone -Nature Reserve”, 

and “Single Residential”, subject to certain conditions (See Annexure D). 

• The planned development was also subject to an Environmental Authorisation in terms of the then 

Environmental Conservation Act. The ROD was issued by the Department of Environmental Affairs (DEA) on 

29 September 2004 (See Annexure E). 

• In January 2008, the Knysna Municipality approved the subdivision of consolidated erven 1632 and 1633 

(Consolidated Erf 4884) into 2 Single Residential erven that did not form part of the estate (today known as 

erven 4883 and 4772)  and 24 Residential erven, a Public Street portion, a Private Open Space portion and 

an Undetermined Remainder, subject to certain conditions.  (See Annexure F). 

• The General Plan (G.P. 1698/2009) was compiled and approved by the Surveyor-General on 30 March 2009.  

• In 2011, the Department of Water Affairs and Forestry contested the validity of the ROD and the Subdivision 

Approval due to the position of some of the units on the southern slope of the dune. 

• After several site meetings attended by DAFF, SANPARKS, Cape Nature, DEAT, and other role players, a 

consensus was reached on the new position of the contested units. 

• In November 2011, an application to amend the previously approved Site Development Plan to 

accommodate the requirements from the Department of Water Affairs and Forestry was submitted to the 

Knysna Municipality and subsequently approved in May 2012 in terms of Section 30 (1) of Ordinance No 15 

of 1985 (See Annexure G). 

• At this stage, the proposal also included the phasing of the project into two phases.  

• Phase 1 was implemented and confirmed. Phase 1 included 18 “Special Zone” Residential units on the 

Sandpiper estate.  

• The Amending General Plan (GP 1345/2012) is attached as “Annexure C”. It shows only the outer figure of 

Phase 2 being erf 4982. 

• The ROD was not amended at the time as it was agreed that the changes were minor amendments that will 

not result in significant environmental impacts.  

• In November 2013, a further subdivision application for Phase B was submitted. This subdivision was 

approved in June 2018 showing 6 “Special Zone Residential” Erven and 1 Private Open space (See Annexure 
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Figure 1: Locality Map. 

PH ASE 2  - ER F 4982

E). The position of the 6 units correlated with the original approval and was never contested.  This subdivision 

has not been implemented but is still valid. 

• When the new Zoning By-Law became operational in 2020 the “Special Zone Residential” zoning of the 

approved residential units was converted to “General Residential 1”. 

• Phase 2 is the subject of this application and is cadastral defined as Erf 4982 Sedgefield. 

• The approved subdivision of this erf has not been implemented but the subdivisional area overlay zone is still 

valid. 

• On 6 April 2022, the National Department of Forestry, Fisheries, and the Environment approved the 

amendment of the Environmental Authorisation to allow a Retirement Resort on Phase B of the development 

(See Annexure E). 

 

3. PROPERTY INFORMATION 

 

3.1 LOCALITY 

The property, better known as the Sandpiper Estate, is situated on 

the southern shore of the Sedgefield urban area, to the west of 

Myoli Beach. Erf 4982 is situated within the Sandpiper Estate and is 

referred to as Phase 2 of the development. 
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3.2 PROPERTY DESCRIPTION 

Title Deed Description: This application relates to the unregistered Erf 4982 Sedgefield, a portion of 

Erf 4884 (consolidated erven 1632 and 1633) Sedgefield 

21 Digit code C03900100000498200000 

Title Deed Number: Erf 4982 is not yet registered as a separate erf and is still part of the 

Remainder of Erf 4884 - T25587/2014 (erf 4884) 

G.P. / S.G. Diagram Nr:  GP1345/2012 

Title Deed Restrictions: None relevant to this application 

Servitudes: None relevant to this application 

Property Size:  1.1538ha 

Property Owner: Sandpiper Nature Reserve Pty Ltd 

Bonds: None 

Zoning: Undetermined (Subdivisional Area Overlay zone) 

Land Use Vacant 

 

Figure 2: Aerial view of the area. 
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3.3. LAND-USE:  

This section of the property is still vacant but contains a private road and services. 

       

3.4. ZONING: 

In  March 2005, the Knysna Municipality approved an application for the rezoning of Erven 1632 and 1633 from 

“Undetermined”  to “Special Zone”, “Private Open Space”, “Special Zone - Nature Reserve”, and Single 

Residential, subject to certain conditions. 

 

The approved subdivision plan shows 6 residential stands in Phase B, with a remainder “Private Open Space”. 

 

In June 2020, the Knysna Municipality adopted a new Zoning Scheme By-Law and all existing zonings have been 

converted to the new zoning category. The new zoning of the property is reflected as “Undetermined” (which 

was the original zoning of the property before rezoning and subdivision), with a “Subdivisional Area” overlay zone 

that confirms the 2018 subdivision approval of 6 group housing erven and a Remainder Open Space III. The zoning 

of individual erven is only confirmed once the subdivision is registered, which has in this case not occurred, hence 

the “Subdivisional Overlay Zone”. 

 

4. PROPOSAL  

 

4.1 DEVELOPMENT CONCEPT 

The vision is to develop Phase B into a Retirement Village with 52 residential opportunities. The same property 

developers have developed the recently completed “Berg and See Retirement Resort” in Sedgefield, which has 

proven to be very popular and in high demand. They intend to share certain facilities such as the frail care 

between the two Retirement Resorts so that monthly levies can be kept to a minimum. The Retirement Village 

will be a Sectional Title Development within the Sandpiper Development and will form part of the Sandpiper 

HOA.  

 

The development concept includes the following: 

- 25 x assisted living studio apartments. 

- 3  x 3-bedroom apartments. 

- 12 x 2-bedroom apartments. 

- 12 x 1-bedroom apartments. 
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- Dining and recreational facilities for the residents.  

- and other administrative facilities such as nurses’ stations, gym, reception, and backup services. 

 Figure 3: Visual Impression. 

 

4.2 ACCESS AND PARKING PROVISION 

Access to the development will be obtained via 

the existing eastern entrance gate of the 

Sandpiper Estate, situated on Leervis Road. A 

second private entrance off the internal 

Sandpiper private road will provide access to 

the development. This road has already been 

constructed as it was designed as the access 

road to the planned residential units in Phase B.

  

                                                                                         Figure 4: Eastern Entrance Perspective . 

      

A second service access is proposed directly off Leervis Road. This access will only be used for emergency medical 

vehicles. It will provide direct access to the assisted living units thereby avoiding bringing the sick and infirmed 

through the main entrance.  The access is approximately 30m west of the existing entrance. Chapter 8  of the 

Knysna Zoning Scheme By-law provides general requirements for access and parking.  Section 45 states that 

motor vehicle carriageway crossings must be limited to one per site per public street except where the total 
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length of any street boundary of a site exceeds 30 metres in length, then one additional carriageway crossing 

may be permitted, provided that no two carriageway crossings are closer than 12 metres to each other. The 

additional access is in line with this provision. 

 

Being multi-story buildings, the buildings have been equipped with elevators that are supported by backup 

generators so that they can function in times of power failure. The buildings also have wheelchair-friendly ramps 

that will allow for emergency exits. 

 

The Site Plan shows a total of 67 parking bays.  Provision has been made for 12 parking garages and 26 open 

parking bays on site. There is also an existing parking area on the remainder of Erf 4981 (communal property of 

the Sandpiper development, owned by the Sandpiper Residents Assoc NP), directly adjacent to the development. 

The site was originally reserved for a boat storage facility but is under-utilised and could be used for additional 

guest and staff parking if required. The SDP of the estate indicates another 29 bays in this area. The Sandpiper 

Residents Assoc NP has agreed to this proposal ( See letter attached as Annexure O). 

 

In terms of Section 34  of the Zoning Scheme By-Law, an alternative to compliance with the on-site parking 

requirements in terms of this By-law, an owner may, with the approval of the Municipality— 

 (a) acquire an area of land sufficient for the permanent parking requirements elsewhere, in a location 

approved by the Municipality; or 

 (b) acquire permanent rights to a parking facility or portion of a parking facility elsewhere, in a location 

approved by the Municipality, and must register a notarial tie or servitude against that land or parking 

facility to link the properties concerned for the purpose of parking, and the owner must cause the parking 

concerned to be constructed and maintained in accordance with the Municipality’s requirements and 

approval.  

 

Following the above requirement, it is proposed that a private parking area servitude be registered over this area 

in favour of Erf 4982.  

 

The 38 parking bays on Erf 4892 will allow at least one parking bay for each of the one- and two-bedroom 

apartments and 2 parking bays for the 3-bedroom apartments. Looking at statistics from the existing  Berg and 

See development most residents are single. Only 1 of 30 units is presently occupied by a couple. It is therefore 

submitted that each unit will not require more than 1 parking bay for personal use.  The 25 assisted living 

residents will not have cars and the provision of parking bays are mainly for medical personnel admin staff and 

visitors that can utilise the adjacent parking facility. The facility will also have a shuttle service to shops and other 

amenities in Sedgefield , Knysna and George. 



 

11 

 

Chapter 8 of the Zoning Scheme By-Law set out minimum on-site parking requirements for different Land uses. 

Parking ratios for Retirement Resorts within the “General Residential III” zone is set out in the table below: 

Flats 1.75bays per unit plus  0.25 bays/unit for visitors 

Retirement Resort /Frail Care 0,5 bays per bedroom 

 

- 25 x assisted living Studio Apartments @ 0.5 bays per unit = 12.5 

- 3  x 3-bedroom apartments @2 bays = 6    

- 12 x 2-bedroom apartments @2bays = 24   

- 12 x 1-bedroom apartments @2bays = 24   

 

TOTAL PARKING REQUIREMENT = 67 bays                    TOTAL PARKING PROVIDED = 67 

The number of on-site parking bays corresponds with this calculation. 

 Figure 5: Perspective of parking area next to the retirement complex. 
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4.3 PROPOSED REZONING AND SUBDIVISION 

Erf 4982 was subdivided into 6 “Special Residential“ stands and one “Private Open Space” stand. This approval 

has not been implemented and will be replaced with new approval and development conditions, should the 

application for subdivision and rezoning be successful. The approved Subdivision Plan resulted in the 

subdivisional area overlay zone. 

 

It is proposed that the Erf 4982 be subdivided into 2 Erven and a remainder, as indicated on the attached 

Subdivision Plan Diagram 6  (Plan Nr S4982sub2 DATED 31 May 2019). 

 

Portion A measures ± 8449m² and will contain the planned Retirement Village. This portion will be rezoned to 

“General Residential Zone III.”   

 

Portion B is one of the 6 approved “General Residential I ” erven (original site 17) measuring ±489m². This one 

residential stand is situated on the southern slope of the hill and is topographically isolated from the rest of the 

site. It will be more functional if this erf, as well as the open space erf, forms part of the larger residential estate 

and not part of the retirement complex. This property will be subject to the architectural design guidelines of the 

Sand Piper Estate. 

 

The Remainder will retain an “Open Space III” zoning that will function as part of the rest of the open space 

system (Erf 4981) of the estate and will be transferred to the Sandpiper HOA. 

 

4.4 PROPOSED CONSENT USE 

It is proposed that Portion A be rezoned to “General Residential Zone III.”  The primary land use in this zone is 

described as “flats”. The proposal complies with the land use description for flats. The General Residential Zone 

III also accommodates “Retirement Resorts” as a consent.  In addition to the rezoning application, the proposal 

will therefore also include an application for a “Retirement Resort” as a consent use, to allow amenities 

associated with the Retirement Resort. 

  

4.5 PROPOSED DEPARTURES FOR BUILDING LINE RELAXATION 

The proposal complies with all the development parameters stipulated for General Residential III, except for 

minor encroachments over the stipulated 4.5m building lines. An application is made to the Knysna Municipality 

to relax the building lines prescribed for the General Residential Zone III as described below: 
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▪ The rear and lateral building line (4,5m) will require a relaxation to allow small encroachments as indicated 

on the Site Plan. This includes; 

(i) a relaxation of the western lateral building line from 4.5m to 2m to allow a section of the gym building.  

(ii) the relaxation of the eastern lateral building line from 4.5m to 2m to allow a section of the main building. 

▪ A small portion of the garages encroach onto the lateral building line, but in terms of the General Provisions 

as set out in Chapter 7 of the Zoning Scheme By-law, garages are allowed in the side and rear building lines, 

subject to certain conditions. A departure is therefore not required. 

 

Due to the shape of the property, a small triangular piece of the gym encroaches slightly over the 4,5m side 

building lines as indicated in fig 6. Should the building line be enforced, the gym building can be made smaller 

and have an oblong shape.  

 

The gym/pool building is situated in the northwestern corner of 

the property adjacent to the parking area and it is not foreseen 

that this small encroachment will have any negative effect on 

the rest of the estate.  The current shape of the pool building 

compliments the rest of the design and allows for a sizable 

exercise area for the residents. It is requested that this 

encroachment be is condoned as there will be more benefits 

than detriments. 

        

 

         Figure 6: Gym encroachment. 

 

Similarly, a small triangular portion of the main building 

encroach over the eastern lateral building line. This area is 

adjacent to the gatehouse and it is not foreseen that the 

encroachment will have any detrimental consequences for the 

rest of the estate. The encroachment will allow the optimal 

design for the planned service yard and staff facilities.       

 

 

 

 

                  Figure 7: Main building encroachment. 
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4.6 AMENDMENT OF CONDITIONS OF THE REZONING APPROVAL 

The Conditions of the Rezoning approval as stipulated in the letter of approval dated 2 March 2005 still apply to 

the development of Phase 2. Most of the conditions have been complied with during the implementation of 

Phase 1. The condition of approval does not state any densities for the development, but some conditions have 

design implications. The following conditions need to be amended to allow the approval of the revised Site 

Development Plan for the Sand Piper Development: 

Condition [b] [iv] residential erven may not exceed 

500m² 

 

The General Residential site will be larger than 500m² 

and the footprint of the planned building on this site 

will exceed the total footprint of the previously 

approved residential footprint. It is proposed that this 

condition be amended to exclude Erf 4982 from this 

condition by referring only to the General Residential II 

erven “that General Residential II erven may not exceed 

500m² unless consolidated”. 

Condition [b][ix] that maximum height in the case of 

3-storey buildings must be 8.9m, subject to the 

approval of the Provincial Government in terms of 

the Knysna Wilderness Plettenberg bay Regional 

Structure Plan. 

Portions of the planned buildings will be 3 storeys and 

will exceed the 8.9m height restriction to a maximum 

of 10m. Reference to the old structure plan is also not 

relevant. This condition should be amended to exclude 

Erf 4982. The General Residential III zoning has a height 

limitation of 12m, but the proposal will not exceed a 

height of 10m. 

 

4.7 SERVICES 

Niewoudt and Co Consulting Engineers were appointed to prepare a services report for the planned Retirement 

Resort. The Report is attached as Annexure J.  

 

The report concludes that while the density of the proposed redevelopment is higher, the increase in the demand 

for the water and sewer services is inconsequential both in relation to the original demand of the 5 erven and in 

terms of the surplus capacities available for Sedgefield. Seeing that the increase in demand on the municipal 

services is marginal and well within the available surplus capacity, the Knysna Municipality has, in a letter dated 

2019-05-30 (attached hereto as Annexure L) confirmed that they have enough capacity for water and sewer to 

serve the planned development.  
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The internal private services of the existing development will be extended by the developer to include this portion 

of the site.  

 

BDE Consulting Engineers was appointed to prepare an engineering services report that covers the external bulk 

electricity supply as well as the internal electrical distribution network to the proposed retirement village. The 

Report is attached as Annexure K. The internal distribution and metering systems are the responsibility of the 

Homeowners Association. 

 

The report confirmed that adequate medium voltage capacity exists at the point of supply, to accommodate the 

development. The exiting 315 kVA mini substation that was supplied and installed by the Sandpiper Developer 

will however need to be upgraded to 500kVa to accommodate the additional demand. This will be for the cost 

of the developer. 

 

4.8 ARCHITECTURE 

The Sandpiper development has an approved 

Architectural Design Guideline that applies to 

the “Single Residential” properties. The 

design guidelines do not apply to the planned 

multi-dwelling buildings, but the overall 

design philosophy will apply.  This design 

philosophy is that the buildings should blend 

in with the environment and not dominate 

nature. To ensure that this three-storey 

building blends in with the vegetation and 

topography of the area, a Visual Impact 

Assessment (VIA) was commissioned. The VIA 

is attached as Annexure N. The proposed 

design of the building follows the 

recommendations contained in the VIA. 

                                                                          Figure 8: Example of one of the existing homes on the estate. 
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Figure 9: Architectural proposal of the planned development. 

 

The proposed buildings will have the same modern architecture with natural elements such as stone cladding 

and wood as proposed in the guidelines.  

 

5. NEED & DESIRABILITY OF THE PROPOSED 

UTILISATION OF LAND 

The need for and desirability of a development proposal forms a key component of any development 

application.  

 

5.1 THE NEED FOR A RETIREMENT COMPLEX 

The first question that must be asked when any development is considered, is whether there is a need for the 

contemplated land use in the marketplace. This is normally a question that potential investors would answer 

before they embark on a long and expensive application process.  Property development, like any other business, 

is about supply and demand.  

 

It has been established that there is a definite, and growing demand for retirement facilities in South Africa, 

especially in the Western Cape.  According to Statistics South Africa, South Africans aged 60 and over comprise 
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8.1% of SA’s  55.5milion population. Courtesy of the almost 10-year increase in the lifespan of the average South 

African, we are living longer (FinWeek July 2017). 

“The percentage of South Africans over the age of 60 is set to double to 15.4% of the total population by 

2050. However, the market has not yet provided enough housing stock to meet these needs”, says Sandra 

Gordon, senior research analyst at Pam Golding Properties.   

South Africa also has many merits as an international retirement destination. Retirement in South Africa is very 

affordable for international retirees. House prices are relatively cheap, the climate is excellent, and good medical 

facilities and many attractions and activities make the country a popular destination. 

Peter Cameron, sales director, Home, and Country Property says that the number of retirees moving to 

the Western Cape increases annually because of its relaxed lifestyle, scenic routes, its well-run municipalities, 

and first-world amenities.  

 

The Berg and See development in Sedgefield is a relatively new retirement resort and has been very well received 

in the market.  Combining safety and a 24/7 supported resort lifestyle with superb facilities makes Berg-n-See 

Sedgefield a sought-after option for the elderly. All the units have sold out in record time and there is a long 

waiting list of people that would like a unit when it becomes available. 

 

5.2 NEED FOR ECONOMIC GROWTH AND JOB CREATION 

South Africa has a challenge of high unemployment and skills shortages, at the end of the second quarter of 2018, 

the unemployment rate was 27,2%5. One of the main goals that South Africa has set itself in the National 

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

 

The retirement village will create temporary 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” contracts 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. 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 

https://www.privateproperty.co.za/for-sale/western-cape/garden-route/52
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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. 

 

Retirement villages create permanent jobs in nursing, food preparation, laundry, cleaning services, repairs and 

maintenance, activities coordination, transport and travel, and retail.  

 

5.3 DESIRABILITY  

The test of desirability is the presence of a positive advantage, which will be served by granting the application. 

The positive advantages of the proposed application can be described as follow: 

▪ Physical suitability of the site for the proposed development 

▪ Compatibility of the proposal with the surrounding area 

▪ Compatibility with existing forward planning documentation 

 

5.3.1  PHYSICAL SUITABILITY OF THE SITE TO ACCOMMODATE THE PROPOSAL 

 5.3.1.1 TOPOGRAPHY 

As can be seen from the Contour Plan and Slope Analysis, attached as Diagram 4, the site consists of an east-west 

dune with its crest more or less in the centre of the property. The northern slope is less steep than the sea-facing 

southern slopes. The portion of the land relevant to this application lies in the valley between Leervis Road and 

the northern slope of this dune. The southern slope is densely vegetated and forms part of the open space system 

of the development.  The flatter areas at the foot of the northern slope have previously been disturbed with the 

construction of the road and placement of the previously approved 6 footprints. 

 

The slope analysis indicates slopes of less than 25% that are recommended for development.  The slope analysis 

indicates steeper slopes directly south of the road, but this is mainly a result of the road construction. These 

areas appear to be steep but are in reality man-made embankments (read heaps of sand)  and hold no restrain 

for construction. It is not linked to the steeper natural dune further to the south.  The site photos below illustrate 

this point. 
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Figure 10: Slope Analysis Overlay. 

Figure 11: Showing the steeper north-facing dune as well as the lower-lying flatter area around the toe of the 

dune. 
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The planned buildings are positioned on the lower-lying flat areas and the altered slopes directly to the north of 

the road. No development is planned on natural slopes of more than 25%. The development area lies between 

16m and 24m above the mean sea level and is not subject to flooding. In terms of topography, the site is suitable 

for development. 

   

 

5.3.1.2  VEGETATION  

The biophysical character of the site and location factors has been carefully assessed and considered during 

conceptual planning. When the Sandpiper development was originally approved for development,  the dune area 

to the north of Leervis Road was earmarked for conservation (now erf 4911 zoned for conservation purposes), 

while the portion of the property to the south of Leervis road was earmarked for limited development. 

 

The area where the development of the retirement resort is planned has always been earmarked for 

development The area to the south of the internal access road comprises the 5 approved development footprints 

of 500m². When the development footprint of the panned retirement village is overlaid (See fig 12 below) with 

the approved development footprint,  is clear that the additional biodiversity loss is minimal.   

 

The area between Leervis Road and the internal access road originally only contained one development footprint, 

but this area has been historically the most disturbed by the removal of the old dumpsite and the construction 

of Leervis Road. 

Figure 12: Altered topography due to road construction 

and footprints of the previously approved residential 

stands.  

 

Figure 13: Steeper vegetated natural north-facing dune will 

not be impacted by the development. 
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The National Department of Environmental Affairs agrees with this statement and has recently amended the 

environmental authorisation of the estate to include a larger development footprint in this area. 

 

It is however imperative that impacts on the continuity of ecological processes and corridors be taken into 

consideration irrespective of the direct impact of the development footprint on the land. The proposed 

development allows for the continuation of the open space system. This will form a link and create a green belt 

to the southern slope.  

 

It can be concluded that the site has limited constraints as far as natural vegetation is concerned and that the 

unique site characteristics will be preserved within the planned development.  

 

 

 

Figure 14: Overlay of the old and new development footprint. 
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5.3.1.3 SOIL STABILITY 

A Geotechnical Report was prepared by Outeniqua Lab. The Report is attached as Annexure I.  The report 

concludes that the site is considered suitable for the proposed development with conventional construction 

methods but there are some geotechnical constraints, mainly compressible sands, which will require attention 

from the structural engineer and contractor. Recommendations have been provided to improve founding 

conditions, but all information will be verified on-site during construction. 

 

5.3.2 COMPLIANCE WITH THE PROVISIONS OF THE ZONING SCHEME BY-LAW 

The proposal complies with all the development parameters as set out in the zoning scheme, except for minor 

building line encroachments that have already been dealt with under par4.5 above 

FLATS 

 

Land use description:  “flats” means a building containing three or more dwelling units 

of which at least one does not have a ground floor, together with such outbuildings, 

open space, and private roads as are ordinarily associated with flats.  

RETIREMENT 

RESORT 

 

Land use description:  “retirement resort” means, flats, group housing, or town 

housing that conforms to the following additional conditions— 

 (a) each dwelling unit must be occupied by a retiree or pensioner or by a family of 

which at least one member is a retiree or pensioner; and 

 (b) a full spectrum of frail care and other facilities reasonably associated with a 

retirement resort may be provided at the retirement resort. 

 THE DEVELOPMENT PARAMETERS FOR FLATS 

WILL APPLY:  

PROPOSED 

Coverage The maximum coverage is 60%. 35% 

Floor factor The floor factor may not exceed 1. 0.37 

Height (i) The highest point of a building may not exceed 

12 metres; 

(ii) The general provisions regarding earth banks and 

retaining structures in this By-law apply. 

 10m 

Building lines (i) The street building line  = 5 metres. 

(ii) Side and rear building lines =  4,5 metres. 

(iii) The general building line encroachments in this 

By-law apply 

5m 

Departure required for the 

gym  and Main building as 

indicated on the SDP 

Parking and access Assisted living (Frail Care)  = 0.5 bays per bed 

Flats = 1.75 bays per unit plus 0.25 bays/unit for 

visitors 

67 parking bays proposed as 

per requirement 

Screening The Municipality may require screening in accordance 

with this By-law 

noted 
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Site development 

plan 

The Municipality may require a site development plan 

to be submitted for its approval 

submitted 

Open space Every block of flats must have access on the land unit 

to an outdoor living area, including private or 

communal open space, but excludes roads, service 

yards, and parking areas. An outdoor living area of at 

least 10% of the net erf area must be provided and the 

outdoor living area(s) must be of reasonable 

proportions and location to allow for leisure or 

recreational use by residents and may include open 

courtyards within the complex. 

 

The planned buildings are set 

in landscaped gardens where 

people can walk or sit. Most 

units will also benefit from an 

open balcony. Being a 

retirement complex the need 

for large outdoor recreational 

areas is not there. Instead, 

indoor entertainment areas 

and exercise areas have been 

provided.  In terms of the 

requirements of the Zoning 

Scheme, 10 % of the net erf 

area calculates as ±1100m of 

open area. Since the coverage 

of the buildings calculates to 

about 35% there is more than 

enough open space provided. 

Service yard A service yard must be provided on the land unit in 

accordance with this By-law. 

Yes, at the main building 

Refuse room A refuse room must be provided on the land unit in 

accordance with this By-law. 

Yes, at the entrance gate 

 

5.3.3  COMPATIBILITY WITH THE SURROUNDING AREA 

Every land use, whether it is agricultural, residential, commercial, or industrial has impacts. One must consider 

the relative intensity of various types of impacts when considering whether the proposal will be compatible with 

nearby land uses.  

 

5.3.3.1 DENSITY 

The subject property forms part of the Sand Piper Estate which is a low-density development with large modern 

homes set in natural surroundings. Because the proposal introduces a higher density to the estate, the owners 

of the estate have been consulted during the pre-application phase and most owners who attended the meeting 

were in support of the development.  The Homeowner’s Association has consented to the proposed concept as 
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well as to the use of the communal parking area by the retirement resort (See Annexure O). This implies that the 

perceived impact of the retirement resort on the estate is acceptable to the other stakeholders.  

 

Although the density of the Sandpiper development has increased, the gross density of the development is still 

low at 5,5 units per ha. This is the result of the large natural open space system that forms part of the 

development which includes Erf 4911 (5.98ha), Erf 4981 (3.46ha) as well as the proposed Remainder of Erf 4982 

(2645m²). The density is still much lower than typical suburban densities which are generally between 8 and 10 

units per ha.  As such, impacts associated with a higher density such as traffic became less significant. 

 

The net density of the development is higher and calculate to be about 45u/ha. This is still does not present a 

new and unacceptable density that is introduced in the area. Near the site is the Shearwater on Sea Sectional 

title scheme (Erf 4500) consisting of about 30 sectional title units, which calculate a density of 50units per ha.  

The Pili Pili restaurant is also close and has a restaurant and guest lodge with 11 bedrooms. 

 

5.3.3.2 LAND USE 

The land use is essentially residential and is thus not significantly different from land uses in the surrounding 

area.  Retirement resorts do not create high traffic volumes, noise, or pollution that could impact the value, 

functioning, or enjoyment of other properties in the surrounding area. 

 

There are no conflicting land uses in the area. To the north of the Estate lies Erf 4911 (5.98ha) which formed part 

of the original site on which the Sandpiper development was planned. This property has been set aside for 

conservation purposes and comprises more than half of the original development land.   To the east of the estate 

lies undeveloped portions of the Remainder of Erf 1634, zoned “Undetermined”.  Further to the east lies Erf 4500 

comprising the Shear Water on Sea Sectional Title Scheme and the Pili Pili restaurant and accommodation 

establishment.  The upmarket Myoli Beach and Cola Beach coastal neighborhoods can be found further along 

the road. 

 

5.3.3.3 VISUAL IMPACT 

The higher density and building height and mass will modify the landscape. The property is however 

topographically screened by a southern, and a northern, dune system and is situated below the ridgeline. The 

site has limited visibility from main receptors such as the beach or scenic routes.  A Visual Impact Assessment 

(VIA) was conducted By VRMA and attached as Annexure N. 
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The study states that the proposed landscape modification does not exceed planning policy and would not 

significantly degrade the visual resources of the locality provided that the recommended mitigation measures 

are implemented.  

 

As viewed from the east (Myoli Beach and Cola Beach), the complex sits in the valley and does not dominate the 

north or south dunes. The roof shape has been designed to follow the natural slope of the north-facing dune, 

blending in with the natural relief of the vista. Situated within an urban area,  and with the views of Myoli Beach 

residential area as a backdrop, the proposal has a high visual absorption capacity from the west.  

Figure 15: View from the East.                                                   Figure 16: View from the West. 

 

From  Leervis Road, the development will be visible from close by, and the impact will be higher. Every effort has 

been made to design the building to blend in with the physical shape of the land. The design is staggered, with 

different areas having different heights, with no large walls that can create dominating forms. To break up the 

massing effects of the front row of dwellings, as seen from Leervis Road, the building has been reduced from 3 

to 2 storeys. The  VIA  recommended that the roof section of the front row is broken into two, to appear more 

fragmented. This break in the roof, in conjunction with the stepped design of both the blocks, has been 

incorporated into the design and will assist in reducing the visual intrusion even more. The earth tones of the 

proposed colours will furthermore ensure that the buildings blend into the grey-greens of the surrounding ticket 

and fynbos vegetation. Maintaining rough texturing of the surfaces would further reduce texture contrast to the 

rough textures of the surrounding vegetation.  

 

Further mitigation by means of local vegetation screening is also recommended in the VIA. The mitigation would 

require the planting of trees along the Leervis Road to break up the clearer views of the large structure in the 

mid-ground, as well as the cars parked in the parking lot. 
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It is recommended in the Visual Impact Report that a landscaping plan needs to be submitted to VRMA for review 

before implementation. The landscape planning needs to incorporate the Conceptual Landscape Framework 

generated by Landscape Architect Liesel Stokes of BSM (attached as part of the Visual Impact Assessment) 

 

5.3.4  COMPLIANCE WITH THE CONDITIONS OF PREVIOUS APPROVALS 

 

5.3.4.1 COMPLIANCE WITH CONDITIONS OF THE REZONING APPROVAL: 

The Conditions of the Rezoning approval as stipulated in the letter of approval dated 2 March 2005 still apply to 

the development of Phase 2. Most of the conditions have been complied with during the implementation of 

Phase 1, except for the conditions already mentioned in par4.6 above.  

 

5.3.4.2 COMPLIANCE WITH THE CONDITIONS OF THE  2012 SUBDIVISION APPROVAL 

In January 2008 the Knysna Municipality approved the subdivision of consolidated erven 1632 and 1633 

(Consolidated Erf 4884) into 26 Residential erven, a Public Street portion, a Private Open Space portion, and an 

Undetermined remainder.  In 2012 the approval of the amendment of this plan overrides the conditions 

contained in the original subdivision approval. 

 

The Section 30 approval of the amended General Plan, dated 2012-05-14, refers to Portion B (Erf 4982) as a 

“future development area” on the plan but contains no conditions relating to this portion. 

 

5.3.4.3 COMPLIANCE WITH THE CONDITIONS OF THE SUBDIVISION APPROVAL FOR PHASE B. 

The rights granted with this approval will not be taken up and the conditions relating thereto are thus not 

relevant. The new subdivision and rezoning approval will be subject to a new set of conditions. 

 

5.3.4.4 COMPLIANCE WITH THE ENVIRONMENTAL AUTHORISATION 

The ROD was issued by the Department of Environmental Affairs on 29 September 2004. Eco route Environmental 

Consultants was appointed to apply for an amendment of the ROD to allow the development of the envisaged 

Retirement Resort.  The amended authorisation was granted on  6 April 2022 and is attached hereto for ease of 

reference.  

 

5.3.5 CONSIDERATION OF APPLICABLE FORWARD PLANNING  DOCUMENTS 

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

relevant Spatial Development Frameworks on Local, Municipal, District, Regional, Provincial and National levels.   
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5.3.5.1 NATIONAL DEVELOPMENT PLAN (NDP 2030)  

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

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

enhancing the capacity of the state, and promoting leadership and partnerships throughout society. Growth and 

jobs, education and skills, and a capable and developmental state are the main aims of this document.  

 

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

making body to deny any form of economic activity unless there are substantial negative environmental impacts 

that cannot be mitigated.  

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

developmental state. Potential negative environmental impacts have been carefully considered during the 

Environment Impact Assessment and the National Department of Forestry, Fisheries and the Environmental 

has concluded that the development will not have any substantial negative impacts on the environment. 

 

5.3.5.2 WESTERN CAPE PROVINCIAL SPATIAL DEVELOPMENT FRAMEWORK 2014 

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

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

 

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

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

limits to towns and cities and through establishing buffers/transitions between urban and rural areas. The urban 

fringe must ensure that urban expansion is structured and directed away from environmentally sensitive areas 

and farming land. 

 

This property has been included in the urban edge and has development rights as part of an established 

residential development. The area that will contain the planned development is on the footprint of the approved 

phase 2 of the Sandpiper development and will not harm any of the natural resources of the province. 

 

 

5.3.5.3 EDEN SPATIAL DEVELOPMENT FRAMEWORK 2017 

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

settlements within the district. In general, it promotes the creation of a walkable, integrated, and compact urban 

environment. This proposal is exactly what the Eden SDF supports. 
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The report states that the financial and economic viability of towns in the district should be improved by 

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

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

 

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

density development to areas of opportunity. 

 

Land should only be developed in areas that are identified and suitable for urban growth. Vacant and 

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

greenfield areas are considered for new development. The densification of an approved development area will 

result in the optimal use of urban land with no additional impact on natural resources. 

 

5.3.5.5 KNYSNA SPATIAL DEVELOPMENT FRAMEWORK 2020 

In June 2020 Council adopted a new Municipal Spatial Development Framework as a component of the IDP 

2020/2021.  

 

The document is based on two spatial strategies that frame the approach to the spatial planning policies for 

development and land use management in our area: 

 

I. Manage risk, safeguard resilience: The integrity of Knysna’s environmental and economic assets must be 

central to a secure future for all.  

The objective of this strategy is to ensure that land use and settlement growth are directed and managed to 

protect and rehabilitate the natural environment.  

 

II. Drive inclusivity for economic and social well-being: Access to opportunity for all.  

The objective of this strategy is to promote development and opportunities that are inclusive, integrated, and 

accessible to all. 

 
One of the tools used to achieve these objectives is the delineation of urban edges around settlements that 

limits development to certain areas. The figure below indicates the Urban Edge for Sedgefield.  The application 

area is situated within the urban edge and is categorised as " Urban Development".   
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Figure 17: Sedgefield urban edge. 

 

The document contains several policies and policy guidelines that support the objectives of the municipality. The 

following are relevant to this proposal. 

 

POLICY B:  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.  

  

Policy B1.i.  specifically, direct new development to vacant, underutilised, or recycled land within the urban edge 

as defined in this MSDF for Knysna town, Sedgefield, the specialised coastal centres, and villages. The proposal 

to re-development a portion of undeveloped land within an existing low-density development is in line with this 

policy. 

 

POLICY E: 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 residents’ benefit. 
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Policy E1 iv. has specific reference to this development proposal by stating that 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.  The 

densification of the low-density Sandpiper Estate is a direct implementation of this policy. 

 

5.2.5.6 SPLUMA PRINCIPLES 

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

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

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

 

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

development application. These principles include the following: 

 

Spatial Justice: 

Spatial justice targets the marginalised and disadvantaged groups in society. Spatial justice principles seek to 

eliminate spatial injustices that resulted from previous discrimination and marginalisation. Inequitable access to 

housing, educational and economic opportunities, and health facilities are consequences of spatial injustice. The 

instruments used to promote spatial justice are varied and include Spatial Development Frameworks, Precinct 

Plans, and Urban Regeneration Plans and Policies which mostly required government intervention. The location 

of this private property on the outer limits of the urban area cannot directly contribute to spatial reform and 

integration.  The property is not ideally situated for integration as it is not close to job opportunities schools and 

other social amenities. 

 

Spatial Sustainability: 

Land development should be spatially compact, resource-frugal, compatible with cultural and scenic landscapes, 

and should not involve the conversion of high potential agricultural land or compromising eco-systems. The 

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

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

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

agricultural land or conservation-worthy natural environmental features. The development can be seen as an 

infill development within an existing low-density development. It does not constitute unwanted ribbon or 

leapfrog development and is therefore in line with the principle of spatial sustainability. 
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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 layout is compact and makes the best use of 

available land. 

 

Spatial Resilience and Good Administration: 

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

important on a wider scale, do not have direct relevance to a proposal of this nature. 

 

6. SUMMARY 

The planning proposal includes the re-development of Phase 2 of the approved Sandpiper development. It is 

proposed to replace 5 of the 6 approved residential stands with a retirement resort consisting of 52 units and 

associated facilities. This revised proposal is a response to a growing need in the retirement market in the western 

Cape. 

 

It is requested that the application be considered in a positive light based on the following summary of desirability 

factors: 

• The property is situated within an existing residential development and represents an infill development 

within the existing build environment. 

• The proposal is in line with spatial planning policies that promote densification and intensification of 

existing urban areas rather than greenfield development that impacts on the natural resources of the 

area. 

• The extended footprint comprises an area where the natural vegetation has been historically 

transformed and has a low potential for rehabilitation. 

• The portion of the property is suitable for development in terms of the gradient. Development will occur 

in areas with gentle slopes while the steeper slopes of the natural dune face will be protected. 

• The development area is situated below the ridgeline, in an area of limited visibility from the main 

receptors and will not have any significant negative visual impact. 

• The form of the buildings has been informed by recommendations of a visual impact assessment thereby 

mitigating the visual impact of the building and the resultant impact on the surrounding environment.  
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• The development can be supplied with municipal services and the required infrastructure is enclosed in 

proximity to the site. 

• The development area has suitable access through the existing road network. 

• The National Department of Forestry, Fisheries, and the Environment has considered development in 

terms of the previous environmental authorisation issued and has agreed to the extension of the 

footprint and the increased density of the development by amending the previous authorisation to 

accommodate this proposal. 

 


