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1. BACKGROUND INFORMATION 
 
 A Consent Use Application was submitted to the relevant department at Knysna Municipality, with an 
 acknowledgement of receipt dated 22 July 2022. The application was deemed incomplete and additional information was 
 requested. (Please see Annexure A for Consent Use Application Form and Receipt.) 
 
 
 

  
 

  
  
 Some of the ‘incomplete’ issues have been addressed in email correspondence to the department, which is hereby attached 
 as Annexure B, with the applicant’s comments in GREEN. 
 The outstanding items not covered in green, are addressed in this Motivation Report. 
 
 Further to the above, a pre-application meeting was held on 07 September 2022, where Mr Shaun Madumbo confirmed that 
 the motivation report was not convincing regarding the interpretation of the word ‘residential’ in the Title Deed restriction and 
 if it is compatible with the proposed use of ‘Guest House’, as applied for. He also confirmed that it may be best to obtain a 
 Conveyance Certificate for this interpretation. 
  
 Please see the Conveyancer Certificate attached. Mr Madumbo also suggested that we do some amendments in the 
 motivation report, which is coloured in red for ease of reference. 
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2. THE SITE 
 
  

2.1 Site Name  
 PORTION 46 OF FARM 216, UITZICHT, BRENTON, KNYSNA 
2.2 Location 
 The site is located along the Pres. C. R. Swart Drive between Belvidere Estate and Brenton, next to Margaret’s 
 Viewpoint, overlooking the Knysna Lagoon. 
2.3 Area Map & Locality Plan 

 
Locality in Belvidere 
 
2.4 Site Parameters 
The property is zoned Agricultural Zone I and 27ha in extent, with a gentle slope from the Pres. C. R. Swart Drive down to the 
railway line. 
The property is situated in a critically endangered Knysna Sand Fynbos area, within the Western Heads Goukamma 
Conservancy. The position of the dwelling house has been carefully selected as to minimize the disturbance of the natural 
fynbos. The access road follows a previously disturbed area (farm road) of the site. No fences are allowed in this nature area 
and preliminary comments from SANParks support the proposal and a resolution consenting to the declaration of the property 
as a National Park in terms of section 20(1) of the National Environmental Management: Protected Areas Act 57 of 2003 has 
already been signed by the landowner. The owners have cleared the property of alien vegetation. The property borders 
Margaret’s Viewpoint and overlooks the Knysna Lagoon.   
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 3. THE DEVELOPMENT PROPOSAL 
 

3.1 In terms of the status of the area and the nature of the site, the primary use of ‘Agricultural Zoning I’ cannot be utilized 
for bona fide farming, which leaves few other options for generating an income from the property. An income is 
necessary for nature conservation; to maintain the property, to continue the management of alien clearing, as well as 
the fire management of the site. 

3.2 The property is beautifully situated in a pristine fynbos area, overlooking the Knysna Lagoon, Outeniqua Mountains and 
the Swart Berg Mountains. This type of setting will be well sought after by tourists visiting the area for holiday 
accommodation. 

3.3 With this in mind, the owners have decided to pursue the option of operating a guest house from this property, as they 
also have experience in running a Guest House in Paradise, Knysna. This will be a feasible service to embark on in the 
accommodation sector of the tourism trade. 

3.4 The focus of the proposed development will be to play a part in the conservation of the biodiversity of the area. 
According to the Cape Action Plan for People and the Environment (C.A.P.E.), one of the overarching themes is to 
promote sustainable eco-tourism, and this will be an ideal opportunity to strive for.  

3.5 The proposal is for the living in owners to operate a guest house, by renting out six of the bedrooms as residential 
accommodation in the tourism sector.  

3.6 The dwelling house is designed for the needs of the living-in family and the excess 6 bedrooms will be rented out as 
guest housing, as part of a ‘Consent Use’ to be applied for from Knysna Municipality.  
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4. PLANS (See Annexure C for .pdf Plans) 

 
4.1  Locality / Site Plan 
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4.2 Ground Floor Plan. Please note that bedroom 1 is for the living in owners. 
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4.3 First Floor Plan. Please note that bedroom 2-7 are the 6 rooms for guest accommodation. 
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4.4 Roof Plan 
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4.5 Section AA 
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4.6 Elevations 1 
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4.7 Elevations 2 
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4.8 Electrical Layout GF 
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4.9 Electrical Layout FF 
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4.10 Sewer Layout GF 
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5. TOWN PLANNING PARAMETERS 
5.1 Existing Land Use 
 Vacant 
5.2 Size 
 27,3003 Ha 
5.3 Zoning 
 Agricultural I 
5.4 SG Diagram 

 
5.5 Servitudes 
 ab – dotted line indicates a centre line of a 75 C. Ft. Servitude right of way. However this road was not built along 
 the servitude line and the road falls mostly outside the property. The Pres. C.R. Swart Drive, which was built 
 between the White Bridge and Brenton, was never built exactly along the servitudes registered on all the properties. 
 The road was built to best suit the fall of the ground and followed a much more smoothed out line shown on the 
 various SG diagrams of the affected properties. This new alignment resulted in some properties being cut off with 
 some remainders now on the other side of the road. Despite some attempts from some of the property owners 
 (many years ago already) to have these anomalies re-surveyed and formalized, it has not happened. The servitude 
 on this property shown on the SG diagram is therefore inaccurate and not applicable. 
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5.6 Access 
 There is an existing gravel access private farm road as shown on the Site Plan, which will be an escape route, while 
 the formal access road will be the private gravel road as indicated from Margaret’s Viewpoint to the location of the 
 parking area at the  house. 
 
5.7 Parking 
 10 Formal parking bays have been provided, which complies with the requirement of 1 bay per bedroom plus one 
 bay per owner’s home or manager’s flat. 

  
5.8 Services  
 Water – There is an existing Municipal water connection at the bottom of the property, and the water will be pumped 
 to the location of the dwelling and stored in rain water tanks. 
 Electrical – There is availability from the 3-phase electrical power line at the street boundary, from where a 
 transformer can be installed once applied for. 
 Sewerage – There is no Municipal Sewer Scheme to connect to. The project Engineers will be responsible for 
 designing an appropriate septic tank and French drain, as shown on the Sewer Layout Plan. 
  

6. OWNERSHIP 
 

6.1 Registered Owner 
 The property is owned by CyclePort PTY LTD, TI 09095189082 and Mr Johan Labuschagne is the chairman of the 
 business, with power of attorney to sign all necessary documentation on behalf of the business. 
6.2 Title Deed 
 Please see Annexure D 
6.3 Power of Attorney 
 Please see Annexure E 
6.4 Bond Holders Consent 
 There is no bond registered over the property. 
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7. MOTIVATION FOR CONSENT USE APPLICATION 
 

The Western Cape Department of Environmental Affairs and Development Planning published the ‘Western Cape Rural 
Development Guidelines’ which is intended to guide spatial planning and development management decisions affecting the 
Western Cape’s rural areas. A key guideline states “encourage the economic viability of agricultural enterprises through 
the introduction of non-agricultural land uses including tourist accommodation and facilities and additional dwelling 
units”. 
 
This application directly contributes to the above objective and can be viewed as a desirable land use for a property 
of this micro climate. 
 
This application is also considered desirable as contemplated in terms of the Knysna Municipal By-Law on Land Use 
Planning. 
 
SanParks also supports the Proposed project – Please see Annexure J 
 
7.1 Desirability / Need for Tourist Accommodation 

 The definition of ‘desirability’ in the Land Use Context could be defined as ‘the degree of acceptability’ of the land 
 use(s) on the applicable land unit concerned. 
a) The proposed Land Use: 

“primary use” in relation to land or buildings means any use specified in this by-law as a primary use, being a 
use that is permitted without the need first to obtain the Council’s consent;” 
(page 145) 
 
“primary use” in relation to property means any land use specified in this By-law as a primary use, being a use 
that is permitted within a zoning without the need to obtain the Municipality’s approval;” 
(Zoning Scheme By-Law Knysna Municipality 2020) Page 9 
 
“Primary Uses 10. Primary uses of land permitted in each use zone, without the Municipality’s consent, are 
listed in the corresponding part of column 2 of the table set out in Schedule 1. Consent Uses 11. Consent uses 
of land permitted in each use zone, with the Municipality’s prior consent in terms of the Planning By-law, is listed 
in the corresponding part of column 3 of the table set out in Schedule 1.” 
(Zoning Scheme By-Law Knysna Municipality 2020) Page 14 
The proposed primary use on this agricultural zoning for a single residence (farm house) is therefore 
not in conflict with the Zoning Scheme Regulations. 
 
“agriculture” Land use description: “agriculture” means the cultivation of land for raising crops and other plants, 
including plantations, the keeping and breeding of animals, birds or bees, stud farming, game farming, intensive 
horticulture; intensive animal farming; a riding school or natural veld, and: (a) includes: (i) the harvesting, 
cooling, storing, sorting, packing and packaging of agricultural produce grown on that land unit and surrounding 
or nearby farms; (ii) harvesting of natural resources limited to living organisms for delivery to the market; (iii) 
agricultural buildings or infrastructure that are reasonably connected with the main farming activities, including 
a dwelling house, barns, agricultural worker accommodation; (iv) rooftop base telecommunication stations; (v) 
linear infrastructure; (vi) agricultural industry; (b) and does not include aquaculture, an abattoir, a farm graveyard 
a farm shop, an animal care centre, any mining activity, utility services and renewable energy structures for 
commercial purposes. 
Zoning Scheme By-Law Knysna Municipality 2020) Page 42 
The primary use on this agricultural zoning, inclusive of a dwelling house is therefore not in conflict 
with the Zoning Scheme By-Law. 
 
“agriculture” means the cultivation and/or utilization of land for crops and plants, or the keeping and breeding of 
animals, or the operation of a game farm, including use on an intensive basis of the natural veld or land, and 
includes only such activities and buildings as are reasonably connected with the main farming activities, but 
excludes an agricultural industry;” (Extract from Chapter 14 Agricultural and rural zones – General Policy 
Statement, Provincial Zoning Scheme Model By-Law) (Page 132) 
The primary use of ‘agriculture cannot be exercised on this property.  
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“Agricultural Property” Means a property that is used primarily for agricultural purposes but, without derogating 
from section 9, of the Municipal Property Rates Act (Act 6 of 2004) excludes any portion thereof that is used 
commercially for the hospitality of guests, and excludes the use of the property for the purpose of eco-
tourism or for the trading in or hunting of game;” (Extract from the Annexure 5 Policies 2019/2020) 
“Bona fide agricultural activities should not be subject to unreasonable limitations because the economic viability 
of the agricultural sector is important. Complementary activities to conventional agriculture will also assist with 
the viability of the sector. To this end, compatible uses, listed as consent uses, can be considered to 
enhance economic viability of farms. Where non-agricultural uses are allowed, such uses should form an 
integral part of the agricultural undertaking, and not compromise the dominant use of the property for 
agriculture. iii. Aside from sustaining a valuable economic resource, preservation of agricultural land can help to 
promote stability of the urban edge, conserve wetlands and other naturally sensitive areas, as well as maintain 
rural characteristics which are valued by the community.” (Extract from Chapter 14 Agricultural and rural zones 
– General Policy Statement, Provincial Zoning Scheme Model By-Law) 
Utilizing the Agricultural Zoning with a consent use of ‘guest house’ will therefore be a compatible use 
and is considered an enhancement of the economic viability of farms, especially as the current 
agricultural zoning cannot be utilized. 
 
“14.1 AGRICULTURAL ZONE 1: AGRICULTURE (AGR1) Objective The objective of this zone is to promote and 
protect agriculture on large farms as an important economic, environmental and cultural resource. Limited 
provision is made for non-agricultural uses to provide rural communities in more remote areas with the 
opportunity to increase the economic potential of their properties, provided these uses do not present a 
significant negative impact on the primary agricultural resource. Use Of Property 14.1.1 The following use 
restrictions apply to property in this zone: (a) Primary uses are: agriculture, dwelling house (b) Consent uses 
are: additional dwelling unit, home occupation, guest-house, bed and breakfast establishment, tourist facilities, 
farm stall, farm shop, aqua-culture, intensive animal farming, intensive horticulture, plant nursery, riding school, 
4x4 trail, commercial kennel, commercial antenna.” (Extract from Chapter 14 Agricultural and rural zones – 
General Policy Statement, Provincial Zoning Scheme Model By-Law) 
Similarly, as the primary use of ‘Agricultural Zone 1’ is not compatible with the biodiversity of the site, 
one of the other Consent Uses would have to be applied for. In terms of the Knysna Zoning Scheme By-
Law 2020, Consent Use may be applied for a ‘Guest House’, which is listed as one of the options. As the 
owners have experience in running a guest house, this consent use was deemed the most desirable. 
 
“consent use” means the additional use right or a variation of a development management provision that is 
permitted in terms of the provisions in a particular zone, only with the consent of the Council; 
The consent use of ‘guest house’ is therefore permissible in an agricultural zoning I. 
 
 “dwelling house” means a building containing only one dwelling unit; 
“dwelling unit” means a self-contained inter-leading group of rooms with not more than one kitchen, used for the 
living accommodation and housing of a single family, together with such outbuildings as are ordinarily used 
therewith; 
(Extract from Chapter 14 Agricultural and rural zones – General Policy Statement, Provincial Zoning Scheme 
Model By-Law) (Page 135) 
The proposal complies with the definition of a dwelling house. 
 
“guest house” Land use description: “guest house” means a dwelling house, second dwelling, or additional 
dwelling unit that is used for the purpose of supplying lodging and meals to transient guests for 
compensation, in an establishment that exceeds the restrictions of a bed and breakfast establishment (more 
than 2 guest rooms or 4 guests), and: (a) includes business meetings or training sessions by and for guests on 
the property for up to 12 persons; and (b) does not include agricultural workers’ accommodation. (Extract from 
Chapter 14 Agricultural and rural zones – General Policy Statement, Provincial Zoning Scheme Model By-Law) 
(Page 139) 
The proposal complies with a ‘consent use’ of ‘Guest House’, according to the understanding of the 
definitions above, i.e. used for the purpose of supplying lodging and meals to transient guests for 
compensation. 
 
The attached conveyance Certificate confirms that in considering the definition of ‘residential’ (in terms of the 
Title Deed restrictions imposed on the property, that a ‘guest house’ falls within the Residential definition. 
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  Zoning Scheme By-Law Knysna Municipality 2020 Page 30 

 
7.2 Physical Characteristics 

a) Topography - The site has a gentle slope towards the railway line and the Knysna Lagoon, with beautiful 
views of the lagoon and the mountains in the background. The location is set within a critically endangered 
Knysna sand fynbos, which creates a unique experience for the tourism sector.  

b) Surface Conditions – The hill is basically a stabilized sand dune covered in critically endangered sand fynbos. 
c) Hydrology – Due to the sandy consistency of the dune, the drainage of surface water is excellent. 
d) Fauna & Flora – Please see Annexure F for an appropriate specialist study. Sanparks highlighted that the 

property is important for the conservation of this vegetation type and the property has been included in the 
South African National Parks Land Inclusion Plan for 2020-2023 for the Garden Route National Park as a 
stewardship agreement. 

e) Nature Area – The property falls within the Knysna National Lakes Area, situated in the Goukamma Western 
Heads Conservancy. The property is also located within critically endangered Knysna sand fynbos, which 
triggered a Basic Environmental Assessment (Please see Annexure G). 

 
7.3 Compatibility 

 Different Planning Documents apply to this application. Different development principles are identified 
under each of the 5 abovementioned principles which must be applied when a land use application is to 
be evaluated.  
The proposed application for the ‘Consent Use’ as a ‘Guest House’ will subsequently be evaluated in 
terms of each of the principles: 
 

 7.3.1 Spatial Planning and Land Use Management Act 2013 (Act 16 of 2013) (SPLUMA) 
Section 7 of the "Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013)" lists 5 
development principles which must be applied when any development application is to be evaluated. The 
principles referred to are as follows:  
a) “Spatial justice” 
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 Past Spatial and other development imbalances must be redressed through improved access 
and use of land – not applicable. 

 Spatial development frameworks and policies at all spheres of government must address the 
inclusion of persons and areas that were previously excluded, with an emphasis on informal 
settlements, former homeland areas and areas characterized by widespread poverty and 
deprivation - not applicable 

 Spatial planning mechanisms, including land use schemes, must incorporate provisions that 
enable redress in access to land by disadvantaged communities and persons – not applicable 

 Land use management systems must include all areas of a municipality and especially include 
provisions that are flexible and appropriate for the management of disadvantaged areas, 
informal settlements and former homelands areas – not applicable 

 Land development procedures must include provisions that accommodate access to secure 
tenure and incremental upgrading of informal areas – not applicable. 

 A Municipal Planning Tribunal, considering an application before it, may not be impeded or 
restricted in the exercise of its discretion solely on the ground that the value of land or property 
is affected by the outcome of this application – discretionary applicable. 

b) “Spatial sustainability” 

 Promote land development that is within the fiscal, institutional and administrative means of the 
Republic – complies, Knysna Municipality will benefit from the planning implementation. 

 Ensure that special consideration is given to the protection of prime and unique agricultural land 
– complies, despite the fact that the property may not be used for bona fide agricultural 
purposes, it will remain a protected pristine fynbos area. 

 Uphold consistency of land use measures in accordance with environmental management 
instruments – complies, the necessary Environmental approvals have been obtained (Please 
see Annexure F). 

 Promote and stimulate the effective and equitable functioning of land markets – complies. The 
proposed use will not affect any adjoining properties. The adjoining properties have given their 
consent to the proposed ‘Guest House’ (Please see Annexure H). 

 Consider all current and future costs to all parties for the provision of infrastructure and social 
services in land developments – complies. The required infrastructure is partially available and 
will be applied for and installed at the owners cost. 

 Promote land development in locations that are sustainable and limit urban sprawl and result in 
communities that are viable – complies. This scenic route between Belvidere and Brenton is a 
tourist attraction and the proposal will stimulate tourist related needs for accommodation within 
the beautiful surroundings that the property offers. 

 Result in economies that are viable – complies. The proposal will stimulate the local economy by 
creating jobs and extra revenue for the Municipality, which will improve the quality of life in the 
area. 

c) “Spatial efficiency” 

 Land development optimizes the use of existing resources and infrastructure – complies. Some 
of the existing infrastructure will be used, i.e. water, electricity, waste removal, etc. 

 Decision-making procedures are designed to minimize negative financial, social, economic or 
environmental impacts – complies. The proposal will not have a negative financial, social, 
environmental or economic impact on the community. 

 Development application procedures are efficient and streamlined and timeframes are adhered 
to by all parties – complies. The application is prepared and submitted in line with the current 
processes put in place through provincial and local legislation, guidelines and By-Laws. 

d) “Spatial resilience” 

 Flexibility in spatial plans, policies and land use management systems are accommodated to 
ensure sustainable livelihoods in communities most likely to suffer the impacts of economic and 
environmental shocks – complies. The proposal is in line with what consent uses have been 
listed in this agricultural zoning. 

e) “Good administration” 

 All spheres of government ensure an integrated approach to land use and land development 
that is guided by the spatial planning and land use management systems as embodied in this 
Act – complies. The proposal is compatible with the broad Provincial and Municipal guidelines 
and frameworks. 



  

 
 

P
ag

e2
2

 

 All government departments must provide their sector inputs and comply with any other 
prescribed requirements during the preparation or amendment of spatial development 
frameworks – To be complied with, as the applicable guidelines and frameworks were compiled 
with input from the government departments. 

 The requirements of any law relating to land development and land use are met timeously – 
General principle, to be complied with by the Local Authority, in terms of the submission based 
on the applicable guidelines, planning ordinances and By-Laws. 

 The preparation and amendment of spatial plans, policies, land use schemes as well as 
procedures for development applications, include transparent processes of public participation 
that afford all parties the opportunity to provide inputs on matters affecting them – General 
principle to be complied with by the Local Authority. 

 Policies, legislation and procedures must be clearly set in order to inform and empower 
members of the public - General principle to be complied with by the Local Authority. 

From the above, it is clear that the application and the proposal can be regarded as being 
compatible with the five development principles of SPLUMA. 
 

 7.3.2 Land Use Planning Act, 2014 (Act 3 of 2014) LUPA. 
 “19(1) If a spatial development framework or structure plan specifically provides for the utilization or 

development of land as proposed in a land use application or a land development application, the 
proposed utilization or development is regarded as complying with that spatial development framework or 
structure plan.  

 19(2) If a spatial development framework or structure plan does not specifically provides for the utilization 
or development of land as proposed in a land use application or a land development application, but the 
proposed utilization does not conflict with the purpose of the relevant designation in the spatial 
development framework or structure plan, the utilization or development is regarded as being consistent 
with that spatial development framework or structure plan.” 

 The compatibility of the proposal in Section 59 of LUPA is in line with the principles of SPLUMA, 
and therefore relevant. 

 
 7.3.3 Western Cape Provincial Spatial Development Framework 2015 (WC PSDF) 

a) Introduction 
This framework provides for a new spatial development pattern for the province and indicates where 
development may take place and where not, thereby creating an effective urban environment and 
preserving the resources of the province. 
It has been shown previously that the proposed development complies with the principles in 7.3.1 
above, which is also applicable to this framework. 

b) Conservation or Agricultural Land 
This framework has a specific objective that deals with the conservation of agricultural land. This 
property has never been utilized for agriculture, despite its Zoning as Agricultural Zoning I. This 
consent use application will not have an effect on the current zoning, and will therefore not have an 
effect on the agricultural resources of the Province, therefore complying with the guidelines of the 
WC PSDF. 

c) Tourism Development 
The WC PSDF recognizes the vital role that tourism plays within the Western Cape. The proposal is 
to create a unique opportunity for tourists to enjoy accommodation within a critically endangered 
sand fynbos conservancy, while enjoying the beautiful views of the Knysna Lagoon and the distant 
mountain ranges. The proposal can therefore be seen to comply with the WC PSDF 
The South African Government has also earmarked tourism as a key sector with excellent potential 
for growth, which leads to tourism as a priority economic sector in the Government’s Medium-term 
Strategic Framework (MTSF) 2009 election manifesto. Similarly the Department of Tourism has a 
vision to make South Africa one of the top 20 global tourism destinations in the future. Tourism is 
one of the major drivers of the Knysna economy, and is expected to continue to grow. The Knysna 
SDF 2017 recognizes the role of tourism as one of the primary economic generators and the 
broadening of the tourism network is promoted. Knysna already has a fairly wide base of offerings in 
the guest house market, but the demand for more and better quality tourist accommodation with an 
added nature experience is well sought after.  
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Self Sufficiency 
The WC PSDF requires developments to be self sufficient - “the development needs of the present 
generations should be met without the ability of future generations to meet their own needs, being 
compromised.” Sustainable development achieving optimal resource efficiency, with minimal 
adverse impact on the natural environment through its lifetime, is what to strive for. A development 
that conserves energy, water and raw materials with a low carbon footprint is a plus factor in a 
proposal. The use of solar energy and rain water harvesting in this proposal meets those 
requirements.  
 

 7.3.4 Eden Spatial Development Framework 2017 
  The key elements in the SDF are briefly highlighted: 

 The Economy is the Environment – Knysna is synonymous with scenic landscapes, indigenous 
forests and plantations, biodiversity, attractive water bodies, coastline and mild climate, all 
attracting tourists. Tourism is therefore the key economic sector in relation to the GDP growth. 
The SDF highlights the importance of the natural environments as economic asset, as 
well as the protection of those assets. Generating income from a guest house in order to 
maintain and protect these natural assets is therefore in line with the concepts and 
guidelines in this document. 

 Regional Accessibility for Inclusive & Equitable Growth – Access refers to the ability of people 
to access economic opportunities, social services, recreational amenities and natural resources. 
This proposal makes the pristine endangered fynbos area and the scenic beauty 
accessible for tourists to enjoy. 

 Sustainable Growth Management for Financial & Social Sustainability – Knysna is identified as 
a ‘Consolidated Coastline Centre’, with a tourism-related function and an important role to 
service complete settlements. These settlements must aim to improve standards of living and 
social inclusion.  
This proposal is compatible with this vision. 
  

 7.3.5 Knysna Municipal Spatial Development Framework (KSDF 2017) 
The role that tourism plays in Knysna is also highlighted in the SDF as one of the prime economic 
generators. 
In view of the above it is clear that the proposed submission of a guest house will promote the 
objectives of the SDF. 
 

 7.3.5 Knysna Municipal Spatial Development Framework (Draft Report) Version 4, May 2020 

“Looking forward, agriculture, manufacturing and tourism are the economic sectors with the 
greatest comparative advantage in Knysna. The development of these sectors and the overall 
performance of the economy will stimulate growth in the performance of other derived demand 
sectors such as finance and business services.” 

  Extract from the Knysna Municipal Spatial Development Framework (Draft Report) Version 4, May 2020, 
  page 14. 

This proposal is a direct response to the development of the tourism sector with one of 
the greatest comparative advantages in Knysna. It will also contribute to the overall 
performance of the economy, and stimulate growth in the finance and business services 
sector. 
 
3.2 “Spatial Development Vision 
“…Establish Knysna as an authentic place that works for all of its residents and continues to attract 
visitors. Build an equitable and inclusive society within a sustainable and resilient ecosystem. 

  Extract from the Knysna Municipal Spatial Development Framework (Draft Report) Version 4, May 2020, 
  page 19. 

Visitors cannot be attracted without accommodating places for them to stay, so creating guest 
houses in Knysna to accommodate visitors is part of this vision. 
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Under the Spatial Policies and Policy Guidelines No A4 iii: 
Compel landowners in Fire Management Areas, including all eco-estates, to join the Southern Cape Fire 
Protection Association to ensure Active Fire Management Units are in place and landowners are legally 
compliant.  
Extract from the Knysna Municipal Spatial Development Framework (Draft Report) Version 4, May 2020, 
 page 32. 
The property owners have joined the South Cape Fire Protection Association and they do have a 
fire management plan in place. 
 
Similarly Item A5: 
Maintain the integrity of the Garden Route landscape. View sheds over scenic landscapes and features 
must be safeguarded.: 
i)Valuable view corridors and vistas, undeveloped ridge lines and cultural landscapes should not be 
compromised by development or the cumulative impact of development that detracts from the public 
experience of viewing these assets.  
Extract from the Knysna Municipal Spatial Development Framework (Draft Report) Version 4, May 2020, 
 page 32. 
The proposed guest house would not compromise valuable view corridors and vistas that would 
detract from the public experience of viewing these assets. 
 
iii)Development should not be located on prominent ridgelines or promontories.  
Extract from the Knysna Municipal Spatial Development Framework (Draft Report) Version 4, May 2020, 
 page 32. 
The proposed guest house is not located on a prominent ridgeline or promontory. 
 
iv) Scenic routes provide public access to the enjoyment of these landscapes. The routes and the land 
use alongside these routes should be managed in such a way as to not compromise the views offered but 
to mark and celebrate the landscapes and the origins or nature of their significance. Significant scenic 
routes in the Knysna Municipal Area are as follows:  

 The N2  

 the Seven Passes between Knysna and George  

 Prince Alfred Mountain Pass between Knysna and Avontuur  

 Garden of Eden Pass / Uniondale Road between Knysna and Uniondale  

 Homtini Pass between Rheenendal and Barrington/ Karatara  

 Phantom Pass between Knysna and Rheenendal 

 George Rex Drive   

 The link between Knysna Heads and Noetzie via Pezula Way – Blue Crane Way - Hornlee Road  

 The CR Swart Drive from the N2 intersection to Brenton-on-Sea  

 The road to Rheenendal from the N2 intersection  

 The Gouna Road from the intersection with the Ridge Road to the Gouna Farms  
Extract from the Knysna Municipal Spatial Development Framework (Draft Report) Version 4, May 2020, 
 page 32-33. 
 The proposed Guest House will not compromise the views from this scenic drive. 
 
C Manage the Municipal Area in a manner that supports sustainable reuse use. 
Policy Guideline  
i) Site based rainwater harvesting tanks should be done on all properties with sufficient space to 
accommodate this.  
ii) Urban development must take place in a manner that does not increase demand for water that is 
otherwise required for human consumption purposes. Further low density suburban development should 
be limited.  
iii) Support rural development that improves food, water and energy (e.g. solar and wind powered) 
security, and restores natural capital by removing alien plant infestation and adopting conservation 
oriented farming methods  
Extract from the Knysna Municipal Spatial Development Framework (Draft Report) Version 4, May 2020, 
 page 35. 
Rain water harvesting is part of the proposal, which fulfills the Policy Guideline. 
Harvesting Solar energy is also part of the proposal, which fulfills the Policy Guideline. 
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 7.3.6 Knysna Zoning Scheme By-Law 
 
  a) The Knysna Zoning Scheme’s definition of ‘agriculture’ is: 

Land use description: “agriculture” means the cultivation of land for raising crops and other plants, 
including plantations, the keeping and breeding of animals, birds or bees, stud farming, game farming, 
intensive horticulture; intensive animal farming; a riding school or natural veld, and:  
(a) includes:  
(i) the harvesting, cooling, storing, sorting, packing and packaging of agricultural produce grown on that 
land unit and surrounding or nearby farms;  
(ii) harvesting of natural resources limited to living organisms for delivery to the market;  
(iii) agricultural buildings or infrastructure that are reasonably connected with the main farming activities, 
including a dwelling house, barns, agricultural worker accommodation;  
(iv) rooftop base telecommunication stations;  
(v) linear infrastructure;  
(vi) agricultural industry;  
(b) and does not include aquaculture, an abattoir, a farm graveyard a farm shop, an animal care centre, 
any mining activity, utility services and renewable energy structures for commercial purposes. Knysna 
Zoning Scheme By-Law, page 42 
A dwelling house is permissible in this zoning.  
 

  b) Primary Uses is defined in the By-Law as: 
  Primary uses of land permitted in each use zone, without the Municipality’s consent, are listed in the 
  corresponding part of column 2 of the table set out in Schedule 1. 

A dwelling house as primary use is permissible in this zoning. 
  c) Consent Uses is defined in the By-Law as: 
  Consent uses of land permitted in each use zone, with the Municipality’s prior consent in terms of the 
  Planning By-law, is listed in the corresponding part of column 3 of the table set out in Schedule 1. 

A guest house is listed as one of the permissible consent uses in an Agricultural Zoning I 
  d) According to the By-Law, the building line all round is 30m, which the proposal complies with. The roof 
  overhang is 900mm, which is permissible. 

The proposal therefore complies. 
  e) The maximum height is 2 storeys and 8,5m – which the proposal complies with. 
 
  f)The definition of Guest House is contained in the description of: 

“boarding house” means a building where lodging is provided, and includes ancillary communal cooking, 
dining and other communal facilities for the use of lodgers, together with outbuildings that are normally 
used in connection with a boarding house and:  
(a) includes a building in which rooms are rented for residential purposes, a guest house or guest 
lodge, a home for the aged, a residential facility for handicapped persons or orphans; and  
(b) does not include a hotel, dwelling house, second dwelling, backpackers’ lodge or group house. 
Zoning Scheme By-Law, page 46. 
A guest house is therefore a permissible use in this zoning as a consent use. In this definition 
‘guest house’ is a building where lodging is provided and rented out for ‘residential purposes’. 
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  Knysna Zoning Scheme By-Law Page 24 
  According to the table, 6 parking bays are required for 6 guest rooms, and one for the owner’s home. The 
  proposal makes provision for 10 parking bays, so it complies. 
 

   
  Knysna Zoning Scheme By-Law, Schedule 1, page 30. 
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  The primary use at the Agricultural Zone I (Table 2) is Agriculture, while the Consent Use (Table 3) 
is amongst others ‘Guest House’. The consent use of ‘Guest House’ is therefore in line with the 
Zoning Scheme. 

  
  The Knysna Zoning Scheme By-Law defines Guest House as: 
  “guest house”  
 Land use description: “guest house” means a dwelling house, second dwelling, or additional dwelling 

unit that is used for the purpose of supplying lodging and meals to transient guests for 
compensation, in an establishment that exceeds the restrictions of a bed and breakfast 
establishment (more than 2 guest rooms or 4 guests), and:  

 (a) includes business meetings or training sessions by and for guests on the property for up to 12 persons; 
and  

 (b) does not include agricultural workers’ accommodation.  
  

Development parameters: The development parameters applicable to “dwelling house”, “second 
dwelling” and “additional dwelling unit” apply, together with the following additional parameters:  

(a) the Municipality may require a site development plan to be submitted for a proposed guest house and 
the guest house may not open for business until the plan is approved;  

(b) the owner/manager of a proposed guest house establishment must live on the property and must have 
consent use approval from the Municipality before the guest house establishment may open for 
business;  

(c) a register of guests and lodgers must be kept and completed when rooms are let, and the register must 
be produced for inspection on request by an authorised municipal official;  

(d) any new structure or alteration to the property related to its use as a guest house must be compatible 
with the residential character of the area, particularly with regard to the streetscape, and must be 
capable of reverting to use as part of the dwelling house, second dwelling, additional dwelling unit or 
outbuilding concerned;  

(e) no more than 6 rooms per land unit may be used for bedroom accommodation for paying 
guests or lodgers, and no more than 12 paying guests or lodgers may be supplied with lodging 
or meals at any time;  

(f) the requirement in paragraph (e) is also applicable where a land unit contains both a guest house and 
rooms which are available for letting to lodgers;  

(g) no alcoholic beverages may be sold except to resident guests for consumption on the premises with 
meals;  

(h) guest rooms may not be converted to, or used as, separate self-catering dwelling units;  
(i) meals may only be supplied to guests or lodgers who have lodging on the property, employees, and the 

family residing in the dwelling;  
(j) no weddings, receptions, conferences, training or any similar activities are permitted in a guest house;  
(k) no activities that constitute, or are likely to constitute, a source of public nuisance may be carried out; 

and  
(l) on-site parking must be provided in accordance with the provisions of this By-law, provided that the 

Municipality may at any stage require additional on-site parking if, in the opinion of the Municipality, 
the guest house does not have enough parking. 

(Zoning Scheme By-Law Knysna Municipality 2020) Page 55-56 
The above parameters are acknowledged and will be complied with. Please note that on the plans 
bedroom 1 is for the living-in owners. Therefore the other 6 rooms on the first floor numbered 
bedroom 2 – 7 are for guest house accommodation, as per (e) above. 
 

 7.3.7 National Environmental Management Act, 1989 (Act 107 of 1998) 
  A Basic Environmental Assessment has been done for this development and is attached as Annexure G.  

The report does support the dwelling house to be used as a guest house. 
 

 7.3.8 National Heritage Resources Act, (Act 25 of 1999) 
  The proposed development does not trigger any activity listed in terms of the regulations promulgated in 
  the National Heritage Resources Act, Act 25 of 1999, so this legislation is therefore not applicable to this 
  application. 
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 7.3.9 Subdivision of Agricultural Land Act. Act 70 of 1970 
  No subdivision of this property is proposed, so this legislation is not applicable. Although the disturbance 
  area for the proposal is only approximately 2,500m², the percentage of this disturbance area is only 
  0,09% of the approximate 2,7 Ha. 
  
 7.3.10 Advertising on Roads and Ribbon Development Act, Act 1940 (Act 21 of 1940) 
  The proposed access to this property will be from the Pres. C.R. Swart Drive, via a gravel road to the 
  disturbance area. Any signage required for the proposed guest house will be applied for and coordinated 
  through the appropriate channels. 

 
8  Consent Uses 

The following Consent Uses are in place to regulate and control Municipal Land Use Planning: 
 “19 Consent uses  
1) An applicant may apply to the municipality in terms of section 15(2) for a consent use contemplated in the zoning 

scheme.  
2) If the development parameters for the consent use that is being applied for are not defined in the zoning scheme, 

the municipality must determine the development parameters that apply to the consent use in terms of 
conditions of approval imposed in terms of section 66.  

3) A consent use may be approved permanently or for a period specified in the conditions of approval imposed in 
terms of section 66. 

4) A consent use approved for a specified period must not have the effect of preventing the property from being 
utilized in the future for the primary uses permitted in terms of the zoning of the land.  

5) A consent use contemplated in sub-section (1) lapses after the applicable period from the date that the approval 
comes into operation if, within that period:  

a) the consent use is not utilized in accordance with the approval; or  
b) the following requirements have not been met:  
i) the approval by the municipality of a building plan envisaged for the utilization of the approved consent use; and  
ii) commencement of the construction of the building contemplated in subparagraph (i). 
(KNYSNA MUNICIPALITY Spatial Planning & Land Use Management By-law To regulate and control municipal land 
use planning) page 61 
A consent use application is relevant and permissible on this property. 
 

9 Title Deed Restrictions 
Please see Annexure D, as well as the Conveyancer Certificate attached, which confirms that in considering the 
definition of ‘residential’ (in terms of the Title Deed restrictions imposed on the property), that a ‘guest house’ 
falls within the Residential definition. 

. 
 We have commented on ALL the restrictions and conditions mentioned in the Title Deed in order to 
demonstrate weather the conditions or restrictions listed are applicable or not. These restrictions and 
conditions are often subjective and open for interpretation, so we did not specifically state if they are 
applicable or not. 

 
  We hereby comment in red below on the restrictive conditions in the title deed, with quotes in red  
  italics : 
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Subdivision is not applicable.  

(2) Please see the conveyance Certificate attached, which confirms that in considering the definition of 
‘residential’ (in terms of the Title Deed restrictions imposed on the property), that a ‘guest house’ falls within the 
Residential definition. 

 

In considering the initial application by the Municipality, the key issue was whether the proposed 

‘guest house’ is considered as a “residential use” or not. The title deed, Item (2) above, states 

that the property is to be used solely for residential purposes. In view of this, we hereby argue 

why a ‘guest house’ can be considered as ‘residential use’, as follows: 

 According to the Oxford Dictionary, the definition of residential is ‘an area of a city or town 

suitable for living in; consisting of houses rather than factories or offices’ 

This proposed guest house is in the town of Knysna and it is suitable for living in, consisting of a 

house. This definition also matches the description of a ‘guest house’. 

 Other Dictionary definitions of ‘residential’: 

“Something related to a dwelling or location where people live” 

“Homes where people live” 

“A residential Building is one in which people live” 

“Used or designed for residence or limited to residences” 

“Dwelling Unit” 

We believe that ‘guest house’ fits all these definitions as residential accommodation. 

 Other definitions of ‘guest house’: 

‘A private house offering accommodation to paying guests’ 

‘A building used for guests (as on an estate)’ 
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‘A guesthouse is traditionally a small, privately owned homestead that rents out its rooms at a 

daily rate. A guesthouse will also have fewer rooms than a hotel, usually anything from 4-

10 rooms.” 

‘A guest house (also guesthouse) is a kind of lodging. In some parts of the world (such as the 

Caribbean), guest houses are a type of inexpensive hotel-like lodging. In others, it is a private 

home that has been converted for the exclusive use of lodging.’ 

‘Much like bed and breakfasts, guest houses are a type of accommodation that is often in a 

private residence. Many provide breakfast and amenities such as tea and coffee, making them 

semi-catered.’ 

From the above it is clear that a ‘guest house’ is part of a ‘residential building’ that offers 

accommodation to paying guests. 

 “guest house” means a dwelling house which is used for the purpose of letting individual rooms 
for residential transient accommodation, with or without meals, and which exceeds the 
restrictions of a bed and breakfast establishment, provided that: (i) the property is retained in a 
form which can easily be re-used by a family as a single dwelling house, and (ii) all amenities 
and provision of meals shall be for the sole benefit of bona fide lodgers; (Extract from Chapter 
14 Agricultural and rural zones – General Policy Statement, Provincial Zoning Scheme Model 
By-Law) (Page 139) 
From the above definition it is clear that ‘guest house’ is used for letting individual rooms for 

‘residential’ transient accommodation, 

 Other words or synonyms for ‘residential’, as defined by various other dictionaries: 

‘Domestic’, ‘Household’, ‘Lodgeable’, ‘Home’, ‘House’, ‘Dwelling’, ‘Dwelling Place’, 

‘Accommodation’, ‘Abode’, ‘Lodging’, ‘Cottage’, ‘Condo’, ‘Premises’, ‘Living Quarters’, ‘Guest 

House’ (a house where rooms are rented). 

We believe that a ‘guest house’ fits all the above synonyms for ‘residential.’ 

 “residential building” means a building (other than a dwelling house, group house, second 

dwelling unit or flat) for human habitation, together with, such outbuildings as are normally 

used therewith, and includes a boarding house, residential rooms, hostels, apartment houses, 

residential clubs, old age homes, children’s homes and hostels, but does not include buildings 

mentioned whether by way of inclusion or exclusion in the definitions of “place of instruction” and 

“institutional buildings”; 

Extract from Knysna Zoning Scheme Regulations 1992, page 9. The same definition is also 

found in the Section 8 Scheme Regulations, page 10. 

According to this definition, a building with residential rooms is a residential building. If a 

residential building is used for people to reside in (human habitation), then it is for residential 

use. A guest house has residential rooms, used by people to reside in, which matches the 

definition of a residential building. 

 The Knysna Zoning Scheme By Law does not have a specific definition of ‘residential use’, but it 

can be derived from the  Schedule 1 Use Zones Table on page 30, that  Agricultural Zone I, 

allows for a dwelling house, which is residential, as well as additional dwelling units and Guest 

house (under consent use). Similarly Agricultural Zone II allows “…for larger residential 
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properties as places of residence for people who seek a rural lifestyle.”, as well as additional 

dwelling units and ‘guest houses’. 

 Further to the above Single Residential Zone I allows “…for residential development where the 

predominant type of accommodation is a dwelling house for a single family and where additional 

accommodation opportunities are possible as primary or consent uses, provided that the 

dominant use of the property remains residential…”  The primary use of a ‘dwelling house’ and 

the consent use of ‘guest house’ is therefore also implied in a ‘residential’  context. 

 The definition of ‘agriculture’ is: 
Land use description: “agriculture” means the cultivation of land for raising crops and other 
plants, including plantations, the keeping and breeding of animals, birds or bees, stud farming, 
game farming, intensive horticulture; intensive animal farming; a riding school or natural veld, 
and:  
(a) includes: 
(iii) agricultural buildings or infrastructure that are reasonably connected with the main farming 
activities, including a dwelling house, barns, agricultural worker accommodation;  
Extract from Knysna Zoning Scheme Regulations 1992, page 42. 

This definition implies that a dwelling house is an acceptable use in an agricultural context and 

as shown before a dwelling house qualifies as ‘residential’. 

 
(3) ‘Sanitation & cleanliness’ is obvious and will be monitored by the local authority.  

(5) Fencing the property is not allowed in a critically endangered sand fynbos nature area, so this 

‘servitude’ is not achievable. 

 
   
 

   
Please see the conveyance Certificate attached, which confirms that in considering the definition of ‘residential’ 
(in terms of the Title Deed restrictions imposed on the property), that a ‘guest house’ falls within the Residential 
definition. 
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  Clause ‘F’ is a repeat of the above clauses – already commented on. 

Please see the conveyance Certificate attached, which confirms that in considering the definition of ‘residential’ 
(in terms of the Title Deed restrictions imposed on the property), that a ‘guest house’ falls within the Residential 
definition. 
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  Clause ‘G’ is a repeat of Clause ‘F’ – already commented on. 
  Further to the above,  
  Clauses ‘G’ – ‘U’ refer to all the previous items of Residential Use, Sanitation, Fencing and, Subdivision.  

Please see the conveyance Certificate attached, which confirms that in considering the definition of ‘residential’ 
(in terms of the Title Deed restrictions imposed on the property), that a ‘guest house’ falls within the Residential 
definition. 

  Clause ‘P’, ‘Q’, ‘R’ & ‘S’,  adds ‘restriction against the use for industrial purposes’. This is therefore not 
  applicable in this application. 
 

   
Clause ‘V’ describes an endorsement of (b) a road following a line h, j & n1. We believe that this is the 
Pres. C. R. Swart Drive, which appears on the SG Diagram as if it is on this property, but in evaluating the 
Cape Farm Mapper, it is clear that the road has not been build according to that alignment shown in the 
SG Diagram. It is however clear that the road is not infringing on the property and it is therefore not 
relevant or applicable. 
Please note that we believe that there is no map or diagram with the accurate alignment of this road in 
relation to this property. 
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  We do not believe that there is an accurate map or diagram indicating the exact position of this pipeline 
  over the property. The position of this pipeline is parallel to the railway line at the North-Eastern boundary 
  of the property, which will not affect the proposal in any way. 
  This servitude is now added to the Site Plan. 
 

   
  Please see Clause X above, which is also applicable to this Clause. 
 

It is therefore concluded that the proposed guest house on a agricultural property is not in conflict with the 
conditions of title. 

 
10 Impact on the Character of the Area 

 Currently the property is undeveloped and consists of a short farm road and a sand dune covered in  
 pristine fynbos. The agricultural zoning makes provision for development rights on the property, which is  
 no more that all the other similar agricultural properties between Belvidere and the Western Heads. The  
 proposed dwelling has already been submitted to the Knysna Advertising, Heritage and Aesthetics   
 Committee, and their comments are attached in Annexure H. The owners have subsequently complied  
 with some of their recommendations. 
The proposal will not have negative impact on the area. 

 
11. Neighbors Comments 
 All the neighbors have been consulted and their approvals for this consent use application are attached in  
 Annexure I. 
 
12. Conclusion 

This application is made for planning permission to allow the owners of Portion 46 of Farm 216, Uitzicht, Brenton to 
run an up-market guest house with 6 guest rooms from their newly planned residential dwelling. 
 
The proposed consent land use of a guest house on an agricultural zoning I complies with the Knysna Zoning 
Scheme By-Law and the Knysna Spatial Development Framework. It is also compatible with the surrounding land 
uses in the area and will add to the current offering in the tourism sector towards a growing tourist industry in the 
Western Cape, and more specifically in Knysna. 
 
After consultation with a conveyance, it has been confirmed in the attached Conveyance Certificate that - in 
considering the definition of ‘residential’ (in terms of the Title Deed restrictions imposed on the property), that a 
‘guest house’ falls within the Residential definition. 
 
 
It is hereby recommended that Knysna Municipality approves this application as it is argued that no reason 
exists as to why this application cannot be supported. 


