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 Director: L.D.Druce B Sc TRP PrPln (A543/1987)   Prog Law (UNISA)       Assisted by : J. Erasmus  BA (Hons)PrPln   

 
 

 

3. BACKGROUND AND HISTORY: 

3.1 The Modern Belvidere Estate was commenced in the 1980’s and three components were 

created for development of the estate, consisting of, Belvidere Estate a residential precinct,  

Belvidere Park a retirement complex, and  Belvidere Manor which transformed the original 

Belvidere House into Belvidere Manor Hotel together with the Bell restaurant and  pub. It 

included  the 34 cottages  which are part of the Hotel precinct and  are all  zoned “Hotel”. 

3.2 Erf 553 was also within the Belvidere Manor precinct, however with different intended uses at 

the time.  

There are varying descriptions of Erf 553 usage,  but even from the early days, the site was 

viewed as different from the other cottage sites. There are various versions of the uses intended 

for the site, which are not well documented or defined. However,  when the Belvidere Manor 

was planned, the site was viewed as being  a specific erf and not the same as the other 

cottage erven. The diagram below which is from a “Master Plan” in 1995,  shows the site as 

being for a “Barn”, “Services” and  “Parking”, however there are no records which show that 

these uses were ever constructed.  

 

 

 

 

 

 

 

 

 

 

 

 

In 1995, plans were approved,  which are attached as  ANNEXURE C which were labelled 

as “SERVICE FACILITY: MEETING ROOMS AND STAFF ACCOMMODATION FOR BELVIDERE 

MANOR” 

These plans were approved by the Knysna Municipality, and the buildings on the property 

were erected in accordance with these plans.  

An extract from the plans  is shown in the diagram overleaf and show a ground floor plan 

containing two meeting rooms, a kitchen,  staff room and garage,  and on the first floor, 

two staff rooms together with  bathrooms.  
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For all practical purposes the structure presents as a residence (dwelling house) as seen below:   

 

 

 

 

 

 

 

 

 

 

 

 

4. THE ZONING OF THE PROPERTY: 

The zoning of Belvidere Manor has a history which requires consideration. 

The current Belvidere Manor is zoned as partially HOTEL or General Residential Zone V which 

applies to the hotel itself, the 34 cottages, the Bell Pub restaurant and  Erf 553, which is shown 

on the plan overleaf. The communal areas are zoned “Private Open Space”, however, this 

zoning came into effect when the new Zoning Scheme transitioned from the previous 

scheme, where the entire Belvidere complex was zoned for a “RESORT”. 

 

Proposed Service 

Facility, meeting 

rooms and Staff 

Accommodation 
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 Director: L.D.Druce B Sc TRP PrPln (A543/1987)   Prog Law (UNISA)       Assisted by : J. Erasmus  BA (Hons)PrPln   

 
 

 

Current Zoning: 

 

The zoning as it exists allows for hotel uses,  which  was deemed to be  a convenient zoning 

when the new Zoning Scheme By-Law was created. This zoning does not permit a “dwelling 

house” as a primary right,  which is the issue now for consideration, as Erf 553 is to be used as 

a residence from now on. A rezoning application to facilitate this use, has also been 

submitted. 

While the “hotel” zoning was a convenient choice when the transition to the new zoning 

took place, in retrospect, this was possibly not the best choice of zoning. 

As described already, Erf 553 has always been different from the other 34 cottages and was 

constructed as it appears today as a house,  even though its was used for the hotel chef’s 

home  for many years and other staff member accommodation.  

The property is a different size and is configured entirely differently compared with the other 

34 units, and therefore the transition from RESORT to the current zoning,  an alternative zoning 

for this site would have been more appropriate. 

While the current zoning does not permit a dwelling house for permanent occupation it 

means that while the land use is best suited for permanent occupation , it contravenes the 

zoning. Hence the need to apply for an administrative penalty in order to deal with the fact 

that permanent residence is currently the use while the rezoning takes place. 

 

5. CONSIDERATIONS IN TERMS OF SECTION 93 KNYSNA SPATIAL PLANNING AND LAND USE 

MANAGEMENT BY-LAW (2020) 

The provisions of Section 93 of the By-Law have the following components: 

(a) Section 93(1): The applicant is desirous to rectify the existing contravention in terms of this 

section of the By -Law. No notice has been served on the owner. 
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(b) Section 93(9): In considering the terms and extent of an administrative penalty the 

following are considerations: 

5.1. The nature, duration, gravity and extent of the contravention:  

As mentioned above the site is to some extent inappropriately zoned, which came about 

due to the transition from the previous RESORT zoning.  

The site and the structure erected thereon has always been used for some form of 

residential use and not as part of “letting” which is the primary usage of an hotel. 

The house on the site was in fact the permanent residence of the hotel chef for a number 

of years and the configuration of the structure was built consisting of normal rooms 

associated with a dwelling house. It has bedrooms, bathrooms, a lounge, dining area , 

kitchen and garage, which in normal circumstances would be deemed to be a dwelling 

house. 

Our client purchased the site as a residence within the Belvidere Manor,  and was 

unaware that using it for his home, would be any form of contravention. 

The home has been immaculately kept and is totally in line with the Victorian/ Georgian 

themes required in the Belvidere Design manual .  

If viewed rationally and fairly, the need for an admin penalty is essentially a consequence 

of circumstances, and perhaps even inadvertent zoning for which the owner should not 

be penalised unfairly. 

5.2. The conduct of the person involved:  

The owner of the property is a new owner and was only made aware of the non-

compliance with the “HOTEL” zoning after the erf was purchased.  

He is in the process of rezoning the site to Single Residential Zone 1 which will regularise 

the status quo, and which is in progress.  

His intentions are therefore to see to it that there is compliance with any zoning  

requirements. 

5.3. Previous contraventions: 

The landowner has no record of any previous contraventions of this or any other By-Laws 

6. CALCULATION OF PENALTY: 

The owner of the property has caused no harm or detrimental outcomes for the Belvidere 

Manor complex and he is regarded as a resident within the Belvidere Manor 

development, 

The Home Owners Association  which administers the Belvidere Manor complex  are 

aware that the owner wishes to continue using the house as a permanent residence and 

has no objection to the use. 
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It is therefore fair to say that the situation which arises to impose an administrative penalty  

is an unfortunate consequence  of historical transformation from one zoning to another. 

It would therefore be reasonable to waive the penalty under such circumstances. 

The amount payable as an administrative penalty is therefore recommended to be nil.  

 

7. PAYMENT OF FEES: 

The fees payable are usually 50% of the prescribed fee , which in the instance could only 

be for rezoning which would be an amount of R2261.71.  Full fees have already been paid 

for the submitted rezoning, however in order to process this application the above amount 

is to be paid. 

 

8. ACCOMPANYING DOCUMENTS 

The following documents accompany the application: 

1. A completed application form 

2. A Copy of the Title Deeds 

3. Power of Attorney from the registered owners 

4. Proof of payment : R2261.71  

5. ANNEXURE: Existing approved Building Plan.   

6. A locality plan 

We trust the above is in order and look forward to acknowledgement of the application. 

 

Yours sincerely, 

 

 
 

Lloyd Druce 

VBGD Town Planners 
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LOCALITY PLAN ERF 553 BELVIDERE 
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DEED OF TRANSFER

in favour of

HENDRIK JEREiTIAS DE BRUYN

Over

ERF 553 BELVEDERE

\\u \

ouu^t);{n'.-'
\A{*
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Sunel Oosthuizen Attorneys
Suite 4, Waterkloof Rand Centre
Cnr Rigel Ave & Buffelsdrift Street
Erasmusrand

RONEL ELS
LPCM No. 86228

T 000012225 1202t+

DEED OF TRANSFER

BE IT HEREBY MADE KNOWN:

THAT :l4nnlsc;?:ix:]l::;:4.\i]L!

appeared before me, REGISTRAR OF DEEDS at CAPE TOWN, he/she, the said

Appearer, being duly authorised thereto by a Power of Attorney granted to him/her by

BELVIDERE MANOR PROPRIETARY LIMITED -
Registration Number 202216127 26107

dated 01 FEBRUARY 2024

and signed at PRETORIA

Deeds Otfico Regislraiion {ees as per Acl47 of 1937

f ou"r g6$e Fee

"l Fo cncr,cc ( \ H6.:s s-c-

Reason for exemption Category
Exemplion..............,.........................

Exemption I I o.
Sec/Reg....................-.-...- .....-..-..
AcVPrcc...................-.-.. ............

--
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D.

Page 3

By v,rtue of Notarial Deed No. K51 1/1990:

Entitled to a servitude right of way indicated by the figures a' b'c'd 'on General Plan
'12063 over Erf 499 (Public Place) Belvedere meas 7,6118 HA, as will more fully
appear from the said Notarial Deed.

SUBJECT to the following condition conlained in Deed of Transfer Number
T67890/1996 imposed by the TMNSFEROR in favour of BELVIDERE MANOR
HOMEOWNERS ASSOCIATION:

"The within property shall not be transferred without the written consent of the
BELVIDERE MANOR HOMEOWNERS ASSOCIATION, of which the within
transferee and his successors in title to this property automatically shall become and
remarn a member."

E.
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WHEREFORE the Appearer, renouncing all the right, title and interest which the said

BELVIDERE MANOR PROPRIETARY LIMITED

Registration Number 202?6127 26107

heretofore had to the premises, did, in consequence also acknowledge them, to be

entirely dispossessed of, and disentitled to, the same; and that, by virtue of these

presents, the said

HENDRIK JEREMIAS DU BRUYN, married as aforesaid

his heirs, executors, administrators or assigns now is and henceforth shall be entitled

thereto, conformably to local custom, the State, however, reserving its rights, and flnally

acknowledging the purchase price of the property hereby transferred to be the sum of

R1 000 000,00 (ONE MILLION RAND) EXCLUDING VAT in the amount of R150

000.00 (ONE HUNDRED AND FIFTY THOUSAND RAND), making the total

consideration Rl 150 000,00 (ONE MILLION ONE HUNDRED AND FIFTY

THOUSAND R.AND),

lN WITNESS WHEREOF I, the said Registrar of Deeds together with the Appearer, have

subscribed to these presents, and have caused the Seal of Office to be affixed thereto.

THUS DONE AND EXECUTED at the Office of the REGISTMR OF DEEDS At CAPE

rowN on 0 1 t'iAli ZCi{

ln my presence:

q.q. Signature of Appearer
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15 December 2024 

To Whom It May Concern, 

MOTIVATION FOR LUM APPLICATION FOR PROPOSED ADDITIONS AT ERF 3944, CYCAD CR, 
SEDGEFIELD 

1. 15(2)o: Second dwelling > 60msq consent  

Actual second dwelling = 94msq 

Does not exceed 150msq. Main house = 339msq 

LUM departure is required for second dwelling > 60msq.  

In terms of SECTION 33(4): 

We request permanent amendment of the restrictive condition to 94msq in lieu of 60msq 

It is desirable to do so: 

It increases the financial value of the property and surrounding properties enjoyed by owners 

It does not detract from anyone else’s rights 

It will benefit the owner in particular as he will have more room for family to stay with him in 
comfort when they visit.  

In terms of SECTION 65: 

A submission is being made in terms with the bylaw, and procedure is being followed.  

This will not detract from the value of neighbouring properties, but improve them by valuing the 
properties in the area. The proposed work has been discussed with the neighbours and all are in 
agreement with the proposed work. It remains in keeping with the surrounding neighbourhood 
and the existing house. The aesthetics, environmental impact, heritage, and socio-economics 
of the area have been taken into account, and will not be compromised. 

We are willing to pay for any fair increase through rates bills that will be induces by impact on 
municipal engineering services. 

The plan is in keeping with the applicable local spatial development frameworks adopted by the 
municipality, and we are working with the policies.  

There is provision for consent to be given in this case and we kindly request you consider our 
proposal.  

 

2. 15.2(f) r2estriction removal from title deed 

The title deed point D7 indicates that no building may be built within 15 feet of any street line 
and 5 feet of any adjoining lot without written permission of the transferers.  
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The transferrers are SEDGEFIELD INVESTMENTS and a CIPC search shows that they are not in 
business – they are defunct and no permission is obtainable. We request that as per 15(2)f 
condition D7 of the title deed may be removed. 

 

 

 

3. 15(2)b: Relaxation of Street building line for garage and second dwelling 1.5m in lieu 
of 4.5m street building line and 2.0m common building line 
 
In terms of SECTION 33(4): 
 
We request a permanent departure from the restrictive conditions of the town planning 
scheme by-law, i.e: Street building line to allow garage and flat 1.5m in lieu of 4.5m and 
common side boundary line to allow garage and house 1.5m in lieu of 2.0m. 
 
It is desirable to do so because it makes better use of the available space. The proposed 
garage entrance is being re-orientated to allow for more comfortable parking for home 
owners, as well as guests and visitors, as well as better safer moving room for vehicles.  
 
In conjunction with this drainage will be improved and the site will look better. 
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15 December 2024 

To Whom It May Concern, 

ADDENDUM TO MOTIVATION MEMORANDUM 

ERF 3944, CYCAD STREET, SEDGEFIELD 
RE: STREET BUILDING LINE RELAXATION (DOUBLE STOREY COMPONENT) 

 

Following comments received from the Municipality regarding the proposed relaxation of the 
street building line to accommodate a double storey component, the following additional 
motivation is provided: 

 

1. STREETSCAPE CONTEXT 

A review of the immediate streetscape along Cycad Street indicates that the area does not 
exhibit a rigid or uniform street building line. Dwellings are positioned at varying setbacks, and 
the street edge is characterised by a combination of building forms, including forward-facing 
garage elements and articulated façades. 

As such, the streetscape reflects a degree of visual variation, rather than a consistent or 
formalised setback pattern. 

While no identical example of a double storey structure at a similar reduced setback was 
identified, the absence of a uniform building line supports a degree of flexibility in the 
application of setback controls where appropriate. 
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2. VISUAL IMPACT OF DOUBLE STOREY COMPONENT 

It is acknowledged that a double storey component positioned closer to the street is less 
common within the immediate context. However, the proposed design has been developed to 
mitigate potential visual impact through: 

• Articulation of the building façade to reduce perceived bulk  

• Use of roof forms and proportions consistent with surrounding residential character  

• Overall scale that remains comparable to neighbouring dwellings  

Accordingly, the structure will not present as visually dominant or intrusive within the 
streetscape. 

 

3. FUNCTIONAL AND SITE-SPECIFIC CONSIDERATIONS 

The relaxation of the street building line is required to achieve a practical and functional layout 
on the site, specifically: 

• To enable improved vehicular access and manoeuvrability  

• To accommodate the re-orientated garage in a safe and usable manner  

• To allow efficient use of the site without unnecessary spatial constraints  

Maintaining the full 4.5m setback would result in a compromised layout with no corresponding 
planning benefit. 

 

4. IMPACT ON SURROUNDING PROPERTIES 

The proposal does not result in material negative impacts on neighbouring properties: 

• No significant overlooking or loss of privacy is introduced  

• Potential visual impacts are mitigated through design measures  

• The development remains consistent with the residential character of the area  

 

5. CONCLUSION 

While the proposed condition is acknowledged as less typical, it is considered appropriate and 
supportable in this specific context due to: 

• The varied and non-uniform nature of the existing streetscape  

• The mitigation of visual impact through considered design  

• The functional necessity of the reduced setback  

• The absence of adverse impacts on neighbouring properties  
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LAND USE APPLICATION DEPARTMENT COMMENTS
Erf Number: 203944000
Application Type: Departure;Removal of Restrictions;Consent Use
Application Number: 3441 
Application Date: 2025-03-13

Department Comment 
Requested 
(T=Yes / F=No) 

Comment Received

Corporate Services F
Legal Services F
Financial Services F
Community Services F
Fire Services F
Traffic F
Waste Removal F
Infrastructure Services T

--oOo--

Mon May 05 2025 10:02:19 GMT+0200 (South Africa Standard Time)

Comment by SASSM: 

Manager Public Works: 

Drawing A106 must be amended to indicate the distance from the edge of the 
road to the building on the street boudary. A fence detail must also be included. 

Infrastructure Services Roads F
Infrastructure Services Sewer F
Electro Technical F
Housing F
Environmental Services F
Building Control F
Aesthetics Committee F
Street Naming Committee F
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Rev Description Date
1 For Council 22 Oct

24

2 LUM revision 14 Jul
25

GENERAL NOTES:
All footings to be in natural ground

Dpm to be a minimum of 150mm above ground level
Build in air bricks above all new windows
Drainage to be left exposed until approved
All structural timber built into walls is to be encased in dpm.
All structural timber to be grade 5/7.
Make good in all trades.
Contractor to verify all levels and setting out dimensions on site.
Do not scale, use figured dimensions only.
Any errors or discrepancies are to be reported immediately for clarification 
before work is undertaken.
This plan remains the property of Thomas Dillon
This plan is not to be reproduced in any way without written consent of it's 
author
These plans are for council approval purposes only. All dimensions, 
including setting out dimensions, to be checked on site before comencement 
of work.
All building work to comply with National building regulations SANS 10400 & 
SANS 10400XA
If applicable the engineer is to ensure work done according to their plans 
and duty as set out in the SANS 10400 Form 2

Fenestration:
Habitable Area: 433
Fenestration area: 74.3msq
Fenestration %: 17 - complies with SANS 10400 XA

Site: 705
Existing: 333msq
Extension: 124msq
Footprint: 264msq
% Cover: 37.4

NOTES:

ROOF:

As shown
Chromadek dove grey (R- value 1.0) super sisalation 400 on 75X50 purlins at 1200 c/c over prefabricated 
mitec trusses at max 1200 c/c fixed to 114x38 wallplate with rafters tied down to walls with 1.2x30mm galv 
hoop iron straps embedded 600mm into walls. Lay aerolite pink insulation (R- value 2.50) - 100mm thick.
R-Values:
Roof materials: R-Value = 0.3
Sisalation 400: R-Value = 1.0
Aerolite: R-Value = 2.5
Skimmed rhino ceiling: R-Value = 0.05
Total R-Value = 3.85

CEILING:
Skimmed and painted rhinoboard fixed to 38x38 battens at 400 c/c nailed to underside of purlins and 
between exposed rafters over living & dining area.

FLOORS:
To be in accordance with SANS 10400XA 4.4.2
Specified finish applied to 30mm screed on 100mm concrete slab  on 250 micron dpm on  clean 
homogenous well compacted fill.
Suspended first floor - rc slab to engineers details

WALLS: 
To comply with sans 10400xz 4.4.3
To comply with sans 10400 part k

Brick walls to receive brick forcing at every third course up to lintel height and rafter every brick course is to 
recieve brick forcing. top of conc. foundations to be laid 450mm min. below N.G.L. 

WINDOWS:
Aluminium.
All glazing to comply with requirements of SANS 10137 & SANS 10400 part N - Access doors and side 
lights, windows lower than 500mm from floor, window lower than 1800mm above pitch line of stairs and 
shop fronts to be safety glass and clearly indicated as such on glass at eye level.

p.s. lintels set to Manufacturer's specifications
p.s. lintels and 4 courses brickwork with brickforce every course over all openings not exceeding 3m.Stresso 
lintels and 4 courses brickwork with brickforce every course over openings exceeding 3m

RAINWATER GOODS:
Alu longspan gutters and downpipes

ELECTRICAL:
SABS approved Low Wattage fittings to be used as per SANS 10400 part XA
SANITARY FITTINGS:
SABS approved products to be used in compliance with SANS 10400 part P 

HOT WATER:
Use existing, or New 250litre Kwikot, Kwiksol solar water heater,SABS 400kPa approved split system with 
1.500x1.000x0.080 solar roof panel.
Hot water demand : (80-115)L/capita/d as per SANS 10252-1
Storage volume at 60 deg c : (100-150)L/unit as per SANS 10252-1
Heater power : 2-3 k/W/unit (SANS 10252-1)
50% Of water heating to be provided other than electricity.
Provide insulation to exposed hot water piping to and from the hot water heater.
Min R-value of 1.00 to piping < 80mm dia.
All installations to be done in accordance with SANS 10252-1 and SANS 10106.
All requirement have been met and to comply in terms of PART XA 

Door Schedule

Mark Count Height Width

23 1 2050 5000

27 1 2110 910

29 1 2110 810

32 1 2110 810

33 1 2110 810

36 1 2100 2400

37 1 2134 2200

38 1 2134 2200

Window Schedule

Mark Count Width Height

1 1 910 910

2 1 829 2936

3 1 1105 2936

4 1 967 2936

5 1 967 2936

6 1 1009 2936

7 1 967 2936

8 1 2500 1210

9 1 2500 1210

10 1 600 50

11 1 910 910

12 1 2390 625

13 1 2390 625

14 1 1500 625

15 1 590 1490

16 1 590 1490

17 1 967 2936

18 1 1009 2936

19 1 992 2886

20 1 992 2886

22 1 910 910

23 1 910 910

1 : 100

Site Plan
3

Draftsman: Thomas Dillon

Owner: Manuel De Andrade
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SUBDIVISION: PORTION 44 OF THE FARM WESTFORD NO. 191 - KNYSNA RD  

1 

 
MOTIVATING MEMORANDUM IN SUPPORT OF THE APPLICATION 
FOR SUBDIVISION IN TERMS OF SECTION 15(2)(d) OF THE KNYSNA 
MUNICIPALITY SPATIAL PLANNING & LAND USE MANAGEMENT 
BY-LAW, 2021 APPLICABLE ON PORTION 44 OF THE FARM 
WESTFORD NO. 191 - KNYSNA RD  

 

1 THE BRIEF 
 
This office has been instructed to apply to the Knysna Municipality for the subdivision of 
Portion 44 of the farm Westford No. 191 - Knysna RD into 4 portions for agricultural and rural 
residential purposes.     
 

2 APPLICATION PROCEDURE 
 
A subdivision application is being made to the Knysna Municipality in terms of Section 
15(2)(d) of the Knysna Municipality Spatial Planning and Land Use Management By-Law, 
2021 for the subdivision of Portion 44 of the farm Westford No. 191 - Knysna RD.    
 

3 BACKGROUND INFORMATION 

3.1 Local Authority: 

 
Portion 44 of the farm Westford No. 191 - Knysna RD is located within the jurisdiction of 
the Knysna Municipality.    

3.2 Property Description: 

 
The property is registered as Portion 44 of the farm Westford No. 191 - Knysna RD.   

3.3 Property Size: 

 
The property measures 627.5131 hectares in extent.   

3.4 Registered Owner: (see Annexure I) 

 
The property is registered in the name of Westford Russellstone (Pty) Ltd. 
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3.5 Existing Zoning:  

 
The property is currently zoned as “Agriculture Zone I”.    

3.6 Existing Land Use:  

 
The property is currently used for rural residential purposes and is mostly vacant land. 

3.7 Title Deed and Restrictive Title Conditions: (see Annexure I) 

 
The property is registered by virtue of title deed T47521/2021.  

3.8 Bondholder:  

 
The property is not bonded. 
 

4 LOCALITY: 
 
The application property is located in Phantom Acres.  
 
The following properties are located adjacent to the application site: 
- Portions 6, 4, 10, 8, 30, 48, 13, 51, 7, 29, 24, 50, 40, 41, 15, 26, 47, 5, 16 and 17 of the 

farm Westford No. 191 - Knysna RD are located to the north. 
- Remainder of Portion 45 of the farm Westford No. 191 - Knysna RD and Remainder of the 

farm Charlesford No. 192 - Knysna RD are located to the east. 
- Remainder of the farm Dummy No. 488 – Knysna RD is located to the south. 
- Remainder of the farm Greater Quarrywood No. 201 – Knysna RD is located to the west. 
 
Figure 1: Aerial Locality 
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Figure 2: Cadastral Locality 

 
 

5 SURROUNDING LAND USES  
 
The area is mostly rural residential in nature, including local businesses such as guest houses 
and lodges.    
 

6  ACCESS 
 
The area is accessible through the following roads: 

• Rheenendal Road 

• N2 

• Phantom Pass Road 

• R339 
 

7 DETAILED DESCRIPTION OF THE PROPOSED SUBDIVISION: 
 
Portion 44 of the farm Westford No. 191 - Knysna RD will be subdivided as follows (See 
Annexure H – Subdivision Plan): 
 

PROPERTY DESCRIPTION SIZE 

Proposed Portion 1 of Portion 44 of the farm Westford No. 191 - 
Knysna RD 

 
113.1810 ha 

 
Proposed Portion 2 of Portion 44 of the farm Westford No. 191 - 
Knysna RD 

 
103.2971 ha 
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Proposed Portion 3 of Portion 44 of the farm Westford No. 191 - 
Knysna RD 

 
117.5366 ha 

 
Remainder of Portion 44 of the farm Westford No. 191 - Knysna 
RD 

 
293.4984ha 

 
TOTAL   

 
627.5131 ha 

 

7.1 Access to the proposed portions: 

 
The access points for all the 4 proposed portions is shown on the Subdivision Plan (Annexure 
H – Plan No. F): 
 

• Proposed Portion 1 of Portion 44 of the farm Westford No. 191 - Knysna RD will get 
access from Access Point A 

 

• Proposed Portion 2 of Portion 44 of the farm Westford No. 191 - Knysna RD will get 
access from Access Point B 

 

• Proposed Portion 3 of Portion 44 of the farm Westford No. 191 - Knysna RD will get 
access from Access Point C 

 

• Remainder of Portion 44 of the farm Westford No. 191 - Knysna RD will get access 
from Access Point D 

 

8 REFERENCE TO THE OBJECTIVE AND PRINCIPLES CONTAINED IN THIS 
BY-LAW AS WELL AS THE PRINCIPLES AS CONTAINED IN SECTION 7 OF 
THE ACT 
 
Certain principles apply to spatial planning, land development and land use management. In 
terms of these principles, it will be illustrated how this application for the subdivision in terms 
of Section 15(2)(d) of the Knysna Municipality Spatial Planning and Land Use Management 
By-Law, 2021 is addressed. 
 
DEVELOPMENT PRINCIPLES: SECTION 7 OF THE SPATIAL PLANNING AND LAND USE 
MANAGEMENT ACT, 2013 (IT SHOULD BE NOTED THAT NOT ALL PRINCIPLES ARE 
APPLICABLE TO THIS APPLICATION): 

8.1 The principle of spatial justice (Section 7(a)): 

 
“(i) Past spatial and other development imbalances must be redressed through 
improved access to and use of land;” 
 
This principle is not applicable to the application.    
 
“(ii) spatial development frameworks and policies at all spheres of government must 
address the inclusion of persons and areas that were previously excluded, with an 
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emphasis on informal settlements, former homeland areas and areas characterised by 
widespread poverty and deprivation:” 
 
This principle is not applicable in its entirety. The Westford area itself is not a former 
homeland area, and it is not located in close proximity to a former homeland. 
 
“(iii) Spatial planning mechanisms, including land use schemes, must incorporate 
provisions that enable redress in access to land by disadvantaged communities and 
persons.” 
 
This principle is not applicable to the application.  
 
 “(iv) Land use management systems must include all areas of a municipality and 
specifically include provisions that are flexible and appropriate for the management of 
disadvantaged areas, informal settlements and former homeland areas:” 
 
This principle is not applicable to the application.  
 
“(v) 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 the application:” 
 
The question is asked: what gives a property value? There are various factors that influences 
property values. Not only land use rights but also what is located in close proximity to a 
property, such as better connectivity to areas outside the neighbourhood, and nearby 
shopping and community facilities plays a role like schools, shopping centres, etc. The 
application property is used for agricultural purposes and after the subdivision it will still be 
used for agricultural purposes, this will not affect the land value of the surrounding properties 
as the land use will remain the same being agricultural use.  

8.2 The principle of spatial sustainability (Section 7(b)): 

 
“(i) Ensure that special consideration is given to the protection of prime and unique 
agricultural land.” 
 
The application property is valuable agricultural land and after the proposed subdivision, it will 
still be used for agricultural purposes. The owner wants to create additional agricultural units 
for optimal use.  
 
“(ii) Uphold consistency of land use measures in accordance with environmental 
management instruments.” 
 
The proposed subdivision will have no detrimental impact on the environment as it will remain 
agricultural.  
 
“(iii) Promote and stimulate the effective and equitable functioning of land markets.” 
 
The principle of integration in order to achieve sustainability, speaks to the ability of these 
various development components (i.e. economic sector, social sector, institutional sector etc.) 
to positively function together in one space.  
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“(iv) Consider all current and future costs to all parties for the provision of 
infrastructure and social services in land developments.” 
 
The proposed subdivision does not pose current and future costs to the Municipality, there are 
no existing formal services in the area. 
 
“(v) Promote land development in locations that are sustainable and limit urban 
sprawl.” 
 
Due to the specialized nature of the application and the limited impact of the change sought 
the impact of this principle is thus limited. 
 
“(vi) Result in communities that are viable.” 
 
Viable communities are not always dependant on housing alone to be viable, but the positive 
functioning of all amenities and land uses in that space. Basically, spatial planning should 
strive to create urban spaces where people can live, play and work.  

8.3 The principle of efficiency (Section 7(c)): 

 
“(i) Land development optimises the use of existing resources and infrastructure.” 
 
Land is a scarce resource; land use planning mechanisms should ensure that land in urban 
areas is utilised in a way that supports the individual needs of all people living in the city.  
 
Given the location of the application property and existing infrastructure and land uses. This 
will ensure the optimal use of the space that is within a functional urban space. 
 
“(ii) Decision-making procedures are designed to minimise negative financial, social, 
economic or environmental impacts.” 
 
By providing all of the required documentation to finalise this application, this will expedite the 
decision making with regards to this subdivision application by the Knysna Local Municipality. 
This will also limit any possible negative financial impact on the property owner. 
 
“(iii) development application procedures are efficient and streamlined and time frames 
are adhered to all parties:” 
 
Taking into consideration the principles of SPLUMA as well as current municipality policies 
and procedures, noting the finalisation and implementation of the bylaws as contemplated in 
SPLUMA, the current decision-making procedures at the municipality are designed minimise 
negative financial, social, economic or environmental impacts. 
 
The By-Law requires that land use applications must be submitted and motivated in such a 
way in order to comprehensively inform and assist the local authority in its decision-making 
procedures. 
 
To ensure that application procedures “are efficient and streamlined and timeframes are 
adhered to by all parties”, Smit & Fisher Planning has ensured that all matters relating to 
policies and legislation are addressed and information is provided. It is the intention of this 
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office to ensure that the application will adhere to timeframes set as part of the relevant 
statutes. 

8.4 The principle of spatial resilience (Section 7(d)): 

 
“The principle of spatial resilience, whereby 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.” 
 
Resilience is the capacity and ability of a community to withstand stress, survive, adapt, 
bounce back from a crisis or disaster and rapidly move on. 
 
A resilient system is forgiving of external shocks: 

• It is about the capacity to use shocks and disturbances like a financial crisis or climate 
change to spur renewal and innovative thinking. 

• This disturbance takes many shapes, and the ones used within these definitions are 
stress, crisis, disaster or shock. 

• Although they carry slightly different meanings, what they really point at is some sort of 
internal or external change. 

Natural shocks can include the changing climate, floods, earthquakes, etc. whereas economic 
disasters include xenophobia, unemployment, power failures, etc. 

8.5 The principle of good administration (Section 7(e)): 

 
It is imperative that legislative land development requirements are met timeously to ensure 
efficient administration. In this regard, Smit & Fisher Planning will empower the Knysna 
Municipality to consider the application through provision of information required. 
 
Transparency in all dealings of this application is important, and this will be possible through 
participation with those affected as prescribed through the relevant legislation as well as the 
Council departments. 
 

9 REFERENCE TO THE INTEGRATED DEVELOPMENT PLAN AND MUNICIPAL 
SPATIAL DEVELOPMENT FRAMEWORK, AND ITS COMPONENTS AND ANY 
OTHER POLICIES, PLANS OR FRAMEWORKS WITH SPECIFIC REFERENCE 
ON HOW THIS APPLICATION COMPLIES WITH IT OR DEPARTS BASED ON 
SPECIFIC CIRCUMSTANCES OF THE PROPERTY  

 
In this regard, the following are addressed: 

9.1 NATIONAL DEVELOPMENT PLAN, 2030 

 
The National Development Plan (NDP) offers a long-term perspective. It defines a desired 
destination and identifies the role different sectors of society need to play in reaching that 
goal. 
 
As a long-term strategic plan, it serves four broad objectives: 

• Providing overarching goals for what the nation want to achieve by 2030. 

• Building consensus on the key obstacles to us achieving these goals and what needs 
to be done to overcome those obstacles. 
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• Providing a shared long-term strategic framework within which more detailed planning 
can take place in order to advance the long-term goals set out in the NDP. 

• Creating a basis for making choices about how best to use limited resources. 
 
The Plan aims to ensure that all South Africans attain a decent standard of living through the 
elimination of poverty and reduction of inequality. The core elements of a decent standard of 
living identified in the Plan are: 

• Housing, water, electricity and sanitation 

• Safe and reliable public transport 

• Quality education and skills development 

• Safety and security 

• Quality health care 

• Social protection 

• Employment 

• Recreation and leisure 

• Clean environment 

• Adequate nutrition 
 

The proposed subdivision is not in contrast to the NDP. The NDP is on a too larger scale to be 
applicable on this application. Nevertheless, the development of the agricultural sector will 
contribute to food security and provide employment opportunities. 

9.2 WESTERN CAPE PROVINCIAL SPATIAL DEVELOPMENT FRAMEWORK, 2014 

 
The PSDF focuses primarily on the Western Cape Province, which makes up 10.6% of the 
country’s land surface and encompasses an area of 129 462 km2. Within this primary study 
area consideration is given to the City of Cape Town’s (a Metropolitan Municipality) area of 
jurisdiction and the jurisdictions of the five District Municipalities (i.e. Central Karoo, Eden, 
Overberg, Cape Winelands and West Coast). 
 
The PSDF also gives consideration to the Western Cape’s spatial relationships with 
neighbouring Provinces and the national space-economy 
 
The logic underpinning the PSDF’s spatial strategy is to: 
1. CAPITALISE and build on the Western Cape comparative strengths (e.g. gateway status, 
knowledge economy, lifestyle offering) and leverage the sustainable use of its unique spatial 
assets. 
 
2. CONSOLIDATE existing and emerging regional economic nodes as they offer the best 
prospects to generate jobs and stimulate innovation. 
 
3. CONNECT urban and rural markets and consumers, fragmented settlements and critical 
biodiversity areas (i.e. freight logistics, public transport, broadband, priority climate change 
ecological corridors, etc) 
 
4. CLUSTER economic infrastructure and facilities along public transport routes (to maximise 
the coverage of these public investments) and respond to unique regional identities within the 
Western Cape. 
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The PSDF’s strategy is to accelerate and give momentum to spatial transformation by 
embarking on a series of logical and sequential transitions of the Western Cape’s urban and 
rural areas. The Provincial spatial framework for the roll- out of this agenda in presented in the 
next chapter. 
 
The Western Cape economy is founded on the Province’s unique asset base. These include 
farming resources that make the Western Cape the country’s leading exporter of agricultural 
commodities and whose value chains (e.g. agri-processing) underpin the Province’s industrial 
sector; and its natural capital (i.e. biological diversity) and varied scenic and cultural resources 
which are the attraction that makes the Western Cape the country’s premier tourism 
destination. 
 

Due to the detailed nature of the application, this framework is not applicable in its entirety. 
The proposed subdivision will ensure optimised usage of existing resources and 
infrastructure. 

9.3 KNYSNA MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK, 2020 

 
The Knysna Municipality is one of seven municipalities that form the Garden Route District of 
the Western Cape Province in South Africa. It is located approximately 500km from Cape 
Town, on the Southern Cape coastline at the heart of the Garden Route, bounded by Bitou 
Municipality (Plettenberg Bay) to its east and George Municipality to its north and west. The 
town of Knysna is the primary regional service centre and a prominent national tourist 
destination. However, in the context of the Garden Route and sub-region, Mossel Bay and 
George are likely to remain the most important economic centres. 
 
The KMA further includes the specialised (primarily tourist, recreational and retirement-
oriented) coastal centres of Sedgefield, Buffalo Bay and Brenton on Sea; as well as the 
agricultural / forestry villages of Karatara, Rheenendal, and numerous smaller hamlets 
embedded within forestry areas. 
 
The Knysna town area makes up 75% of the population of the KMA. Sedgefield is the second 
largest settlement in the KMA with 12,9% of the population (Stats SA/ Western Cape 
Government, 2018). The KMA population is very much urbanised. 80% of future households 
living in Knysna will need to be accommodated in Knysna town and 10% in Sedgefield.  
 
Knysna is no different from most South African municipalities in the disparities between rich 
and poor it is faced with. It has a responsibility to address backlogs in service delivery 
(including housing provision), maintain service delivery to its existing serviced population while 
meeting the needs of new in-migrants and stimulate economic growth to create jobs for its 
residents.  
 
Knysna’s economy is predominantly a service economy - driven by tourism and the services 
needed by those attracted to living in Knysna. Both the tourists and residents live in Knysna 
because of the quality of life it offers thanks to its unique environment. 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. The improvement of transport linkages and 
communication systems and technology are identified as playing an important enabling role in 
the economy. 
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The application property is located within Core 2 Biodiversity Area. Coastal sensitivities must 
be integrated into all applicable planning decisions within the coastal region, in order to protect 
existing property, infrastructure and ecology and ensure that only responsible and sustainable 
development takes place in areas with a high risk of inundation, coastal erosion and 
destructive storm surges. 
 
Figure 3: Knysna SDF 

 
 
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 

 
Guidelines for the subdivision of agricultural land: 

• Support efforts to strengthen and rejuvenate the agricultural and forestry economy and 
open up new livelihood and business opportunities based on the assets and resources 
of the region. Some of these resources include the forest, hops, fruit, livestock, 
flowers, honey bush and sustainable fynbos harvesting. 

• The subdivision of rural land should generally not be supported unless this is required 
to enable more equitable and affordable access to land for farmers that would 
otherwise not be able to afford to acquire land for farming. 

• All properties greater than 3 hectares outside of existing smallholding areas are 
deemed as agricultural properties whose subdivision is subject to the Department of 
Agriculture’s regulations, the Western Cape Government’s Rural Development 

Application property 
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Guidelines, this Spatial Development Framework and desirability in terms of rural 
context and character. 

 

One of the initiatives proposed by the MSDFs is to create sustainable livelihoods for residents 
in order to enhance quality of life. Agricultural production in rural areas is a very important 
aspect required for creating a sustainable economy in rural areas. 

 
Part of this property is used for fynbos forestry and natural protea flowers. The idea is to split 
the natural areas and areas that has already been changed into grazing areas. 
 
With the smallest portion being 103 hectares, these portions can comply with the Knysna 
Municipal Spatial Development Framework, 2020.  

9.4 WESTERN CAPE LAND USE PLANNING GUIDELINES RURAL AREAS, 2019 

 
In respect of the Rural Areas Guideline the term, ‘rural areas’, from a development 
management point of view, refers to all areas outside of the physical outer edge of existing 
built-up areas and settlements, no matter how small. Therefore ‘urban areas’ means the 
footprint of any settlement being it a city, town or village. The distinction is thus made between 
all settlements (urban areas) on the one hand and all non-urban areas outside of settlements 
(rural areas) on the other. 
 
The Western Cape economy is founded on the Province’s unique asset base. These include 
farming resources, that make the Western Cape the country’s leading exporter of agricultural 
commodities and whose value chains (e.g. agri-processing) underpin the Province’s industrial 
sector; and its natural capital (i.e. biological diversity) and varied scenic and cultural resources 
which are the attraction that makes the Western Cape the country’s premier tourism 
destination. The Western Cape seeks to ensure: 1) sustainable development of its rural areas; 
2) conservation of their biological diversity; 3) functionality of ecosystems; 4) protection of 
agricultural productive land; and 5) safeguarding of rural heritage and culture. 
 
As already mentioned, the property is located within Core 2. Core 2 comprised areas in a 
degraded condition that are required to meet biodiversity targets, for species, 
ecosystems or ecological processes and infrastructure. These areas should be 
rehabilitated and only low-impact, biodiversity-sensitive land-uses are appropriate. Core 2 also 
includes Ecological Support Areas (ESA), that are not essential for meeting biodiversity targets 
but play an important role in supporting the ecological functioning of CBAs, and deliver 
important ecosystem services. They facilitate landscape connectivity, promote resilience to 
climate change, and buffer elements of the landscape including Protected Areas and sites that 
are important for the survival of individual species. 
 
These also include the following features and areas that may also occur within the Core 1 
SPC: climate change adaptation corridors, foredunes, forests, corridors, coastal resource 
protection areas, endangered ecosystems, rivers, estuaries, wetlands and protection of 
watercourse, water source and water recharge areas. 
 
Two components of the rural landscape, as mapped by the Western Cape Biodiversity Spatial 
Plan make up Core 2 Areas, with the following management objectives: 

• Critical Biodiversity Area 2 (Degraded): Maintain in a natural or near-natural state with 
no further loss of natural habitat. These areas should be rehabilitated. 
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• Ecological Support Area 1: The desired management objective for all ESAs, is to 
maintain the land in a near-natural and ecologically functional state, even if some loss 
of ecosystem composition or structure takes place. 

 
GUIDELINES ON LAND USE AND ACTIVITIES IN THE CORE 2 SPC 
 
What kinds of activities? 

• Acceptable land uses are those that are least harmful to biodiversity and include 
compatible and low impact conservation land uses as per Core 1 Areas, whilst allowing 
for a limited increase in scale of development in less sensitive areas (provided 
ecological processes are not disrupted). To be informed by detailed site-level mapping 
of habitat conditions, transformation thresholds and cumulative impacts. 

• Provision for biodiversity offsets in exchange for biodiversity loss should only be 
considered as a last resort and at a ratio consistent with national policy and Provincial 
guidelines. 

• Where existing agricultural activities (e.g. extensive livestock or game farming) occur in 
Core 1 or Core 2 Areas, it needs to be subject to: 
—— Lower impact practices. 
—— Lower than standard stocking rates. 
—— Resting cycles (i.e. rotational grazing). 
—— Wetland and river bank protection to avoid over-grazing, trampling and 
destabilization. 
—— Avoiding areas containing red data species. 
—— Limiting “value-adding” to nature-based tourism. 

• No further extensions of intensive or extensive agriculture is promoted. 

• Non-consumptive low impact eco-tourism activities such as recreation and tourism 
(e.g. hiking trails, bird and game watching, and visitor overnight accommodation). 

• Liner infrastructure installations such as roads, rail, pipelines, canals and powerlines. 
Other utilities may also be permissible in certain situations and should be approved 
subject to restrictive conditions or parameters. 

• Non-place bound industry with low-moderate impact and rural businesses such as 
small scale value adding enterprises for tourism or consumptive uses (e.g. hunting). 

 
Land uses not supported 
 

• Any form of mining or prospecting. 

• Large-scale cultivation. 

• Urban or industrial development 
 
Guidelines for the subdivision of agricultural land 
 

• Following a consultative process with organised agriculture, the various commodity 
groups and the Western Cape Department of Agriculture, norms/guidelines were 
established to calculate the farm size for the various farming enterprises. These size 
norms (to enable an agricultural unit to be farmed in a sustainable manner), are 
determined over the long term for an average farm with a medium-low and higher 
potential. 

• It is important that the potential of the soil be taken into account, in the determination of 
farm size. Should the soil potential be low, an increase in the size of the land will be 
necessitated 
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The proposed subdivision application can be justifiable, as the natural qualities of the property 
will still be retained. A low density footprint will be maintained, a dwelling house will be located 
on each proposed property. The property will remain in its natural state i.e. fynbos forestry, 
natural protea flowers and grazing land. No industrial or mining activities are proposed.  
 
The minimum proposed size is 100 hectares, in fact the smallest proposed size is 103 
hectares. The subdivision application has also been submitted to the Department of 
Agriculture in terms of the Subdivision of Agricultural Land Act, 1970 (Act 70 of 1970), this 
office is aware that the finalization of this application relies on the outcome of the subdivision 
application at the Department of Agriculture.  

9.5 KNYSNA MUNICIPALITY IDP, 2024/2025 

 
Knysna, “the jewel of the Garden Route”, derives from the Khoi–khoi word "naizna", which 
means ferns. The KM is located on the South Coast of the Western Cape Province. The 
municipal area is approximately 500 kilometres east of Cape Town and 267 kilometres west of 
Gqeberha and resides within the jurisdiction of the Greater Garden Route District Municipal 
Area. The municipal land covers a geographical area of approximately 1059 square 
kilometres and includes the towns of Sedgefield, Hornlee, Knysna Central, Northern Areas 
(Nekkies, Knoetzie, Hornlee, Concordia, Xolweni, Joodse Kamp, Sunridge) as well as a 
number of Forestry Villages (Rheenendal, Brackenhill, Karatara, Springveld, Middelerf and 
Swanneberg). 
 
The Gross Domestic Regional Product (GDPR) of the Knysna municipal area is expected to 
remain relatively stagnant, contracting by a further 1.0 per cent in 2023. Notably, the finance 
sector, a substantial contributor to the GDPR, is anticipated to experience growth, projected at 
2.0 per cent in 2023 and an additional 1.2 percent in 2024. The performance of the finance 
sector in 2022 was boosted by semigration, which buoyed the local property market. The 
average sale price of property increased by 10.3 per cent between 2021 and 2022, even as 
the number of property sales in the Wilderness, Knysna and Sedgefield areas declined by an 
average of 4.7 per cent. The extent of the price increase is apparent when considering the 
average Provincial property price increase over the same period, recorded at 5.9 per cent. 
 

The proposed subdivision application is detailed in nature. This Knysna IDP is not applicable 
on this detailed application.  

 

10 NEED  
 
The owner would like to subdivide the property for agricultural and rural residential purposes 
into 4 portions approximately 100 hectares each in extent. It should be noted that the 
placement of the houses will be dependent on the outcome of the EIA process. the position of 
erven should also be decided on by choosing specific localities with the best views / visitors, 
accessibility, etc. Each erf will have an on-site sewer system i.e. septic tank. 
 
In most cases town planning clashes with the provisions of the Subdivision of Agricultural Land 
Act, 1970 of 1970 as the custodians of agricultural land. It is no doubt that there has been a lot 
of agricultural land lost to other developments because of various site specific merits. This 
application takes cognisance of the Subdivision of Agricultural Land Act, 1970, the application 
will create properties will remain exclusively used for agricultural purposes, this subdivision will 
be an attribute to the protection of agricultural viable land.    
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The owner of the property wants to subdivide the property into 4 portions. The total farm in 627 
hectares in extent. The owner of the property wants to create smaller portions to sell certain 
parts portions of the farm. The size and affordability of the farm is a problem to potential 
buyers. The subdivision plan was created along the topography of the property to create 4 
viable portions.   

10.1 DESIRABILITY  

 
The owner wish to subdivide the property into 4 portions. The idea is to sell the portion that 
already has grazing areas and retain the 3 areas in their natural state Portions 1, 2 and 3 is all 
natural forest. 
 
Due to large portions of each of the new farm portions, each of these portions can still be used 
for agricultural purposes. Part of this property is used for fynbos forestry and natural protea 
flowers. The idea is to split the natural areas and areas that has already been changed into 
grazing areas. 
 
Economic activities in rural areas such as agriculture have a potential of contributing to:  

• Employment. 

• Related economy: where farming is the primary economic activity, the entire rural 
economy, including services such as health care, education and basic infrastructure, 
may depend on the profitability of the sector. 

• In remote and peripheral areas, where society has identified a legitimate priority to 
prevent depopulation, agriculture is likely to be one of a limited range of economic 
activities possible to maintain the economic viability of the region. 

 

11 THE DEVELOPMENT CONTEXT OF THE AREA AND IMPACT OF THE 
DEVELOPMENT ON THE SURROUNDING PROPERTY 

 
With reference to the impact on adjacent properties; the application properties are located in a 
rural area characterized by larger farm portions. The proposed subdivision will not negatively 
affect the surrounding properties in any way as the use will also remain agricultural. 

 

12 REFERENCE TO THE ADHERENCE OF THE LAND DEVELOPMENT 
APPLICATION IN TERMS OF SECTION 9(1)(B) OF THE BY-LAW  

 
This application is coordinated and harmonious in such a way as to most effectively tend to 
promote the health, safety, good order, amenity, convenience and general welfare of the area 
in which the scheme is proposed as well as efficiency and economy in the process of the 
development. 
 
13 SECTION 42 OF THE ACT INDICATE THE FOLLOWING: 
 
13.1 The Public Interest 
 
Agricultural production is of importance in the province, this makes the proposed application of 
importance to the general public.  
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13.2 The Constitutional and Transformation Imperatives and the Related Duties of the 
State 

 
Transformation entails radical change. Transformation based on the ideal to establish a South 
African constitutional state is envisioned to be the desired state which the Constitution 
describes as “the need to create a new order in which all South Africans will be entitled to a 
common South African citizenship in a sovereign and democratic constitutional state in which 
there is equality between men and women, and people and races so that all citizens shall be 
able to enjoy and exercise their fundamental rights and freedoms.”  
 
13.3 The Facts and Circumstances Relevant to the Application 
 
The details with regard to the application have been addressed under Sections 1-9 and 12 of 
this memorandum. 
 
13.4 The Respective Rights and Obligations of all those Affected 
 
The application for subdivision of Portion 44 of the farm Westford No. 191 - Knysna RD in 
terms of Section 15(2)(d) of the Knysna Municipality Spatial Planning and Land Use 
Management By-Law, 2021 will require that affected parties be consulted. 
 
This will be done as follows: 

• Publishing the notice on the municipality’s website. 

• Publishing a notice with the contents contemplated in Section 47 in newspapers or 
other local publications with a general circulation in the area concerned in at least two 
of the official languages of the Province most spoken in the area concerned; or 

• Posting a notice with the contents contemplated in Section 47, for at least the duration 
of the notice period, on the land concerned and on any other notice board, as may be 
determined by the municipality, for a minimum of 30 days. 

 
13.5 The State and Impact of Engineering Services, Social Infrastructure and Open 

Space Requirements 
 
The application will have no impact on services and open space requirements. There are no 
formal municipal services in the area, and therefore there are no impact on essential services.   
 
13.6 In the event of the Environmental Impact Assessment (EIA) process not being 

required as indicated in by Environmental Legislation, in any event: 
 

13.6.1 Give a short, general overview/description of the Site Situation Highlighting 
Identified Site Sensitivities; 

 
No site sensitivities therefore exist on the application property, due to the large portions to be 
created. 
 
13.6.2 Indicate how the proposed development respond to the open space resource 

with specific referral to levels, placing and functioning of building footprints, 
landscaping, and access; 
 

Not applicable.   
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14 PROPSOED SUBIVISION: (See Annexure H – Subdivision Plan) 
 
The property will be subdivided as follows:  
 

PROPERTY DESCRIPTION SIZE 

Proposed Portion 1 of Portion 44 of the farm Westford No. 191 - 
Knysna RD 

 
113.1810 ha 

 
Proposed Portion 2 of Portion 44 of the farm Westford No. 191 - 
Knysna RD 

 
103.2971 ha 

 
Proposed Portion 3 of Portion 44 of the farm Westford No. 191 - 
Knysna RD 

 
117.5366 ha 

 
Remainder of Portion 44 of the farm Westford No. 191 - Knysna 
RD 

 
293.4984 ha 

 
TOTAL   

 
627.5131 ha 

 

15 CONCLUSION: 
 
Application is being made to the Knysna Municipality in terms of Section 15(2)(d) of the 
Knysna Municipality Spatial Planning and Land Use Management By-Law, 2021 for the 
subdivision of Portion 44 of the farm Westford No. 191 - Knysna RD into 4 portions for rural 
residential and agricultural purposes.    
 
SMIT & FISHER PLANNING (PTY) LTD 
 
Postal Address:     Physical Address: 
P.O. Box 908      371 Melk Street 
Groenkloof      Nieuw Muckleneuk 
0027       Pretoria 
       0181 
Tel:  012 346 2340 
Fax:  012 346 0638 
E-mail: admin@sfplan.co.za 
Our Ref.: F4358 
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LAND USE APPLICATION DEPARTMENT COMMENTS
Erf Number: 900191044
Application Type: Sub-Division
Application Number: 3558 
Application Date: 2025-09-12

Department Comment 
Requested 
(T=Yes / F=No) 

Comment Received

Corporate Services F
Legal Services F
Financial Services F
Community Services F
Fire Services F
Traffic F
Waste Removal F
Infrastructure Services T

--oOo--

Mon Nov 17 2025 12:02:14 GMT+0200 (South Africa Standard Time)

Comment by SASSM: 

Manager Electrical Services: No objection.
Manager Water and Sewer: There are no water and Sewer services available 
in the area.
Manager Roads and Stormwater/ Public Works: No objection.

Director Infrastructure Services: Not supported. Applicant to clarify how 
services will be rendered. The Knysna Municipality is the Water services 
Authority and Electricity Distributor and whilst  section 13.5 indicated no impact 
on municipal infrastructure . The applicant must indicate how services will be 
rendered. Section 10 indicate a need for septic tanks that is not allowed and 
contradicts section 13.5.
Applicant advised to contact Infrastructure departments for minimum 
requirements. 

--oOo--

Mon Nov 17 2025 13:57:46 GMT+0200 (South Africa Standard Time)

Comment by SASSM: 

Manager Electrical Services: No objection.
Manager Water and Sewer: There are no water and Sewer services available 
in the area.
Manager Roads and Stormwater/ Public Works: No objection.

Director Infrastructure Services: Not supported. Applicant to clarify how 
services will be rendered. The Knysna Municipality is the Water services 
Authority and Electricity Distributor and whilst  section 13.5 indicated no impact 
on municipal infrastructure . The applicant must indicate how services will be 
rendered. Section 10 indicate a need for septic tanks that is not allowed and 
contradicts section 13.5.
Applicant advised to contact Infrastructure departments for minimum 
requirements. 

Infrastructure Services Roads F
Infrastructure Services Sewer F
Electro Technical F
Housing F
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Department Comment 
Requested 
(T=Yes / F=No) 

Comment Received

Environmental Services T

--oOo--

Wed Oct 29 2025 10:43:51 GMT+0200 (South Africa Standard Time)

Comment by SOUTHEYK: 

Please note the following 2 points:
1. The motivation indicates that the agricultural use will not be impacted. The 
existing agricultural use of this property seems to have been driven by the 
extremely steep topography. The subdivision of the original farm will leave each 
subdivided portion with a small total area for agricultural activities. Dept of 
Agriculture will need to advise if the smaller portions are viable.
2. The vegetation on site is Afrotemperate Forest and Garden Route Shale 
Fynbos. Garden Route Shale Fynbos is listed as Critically Endangered under 
NEM:BA. The subdivision will increase the biophysical footprint of the total area, 
thus reducing the total area of the Fynbos. It is also likely that each subdivided 
portion will require a Basic Assessment before any development can occur on 
the portion. DEA&DP is the competent authority for any BAR on Portion 44 of 
Farm 191, therefore their comment is recommended.

Building Control F
Aesthetics Committee F
Street Naming Committee F
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Enquiries: Dr Vanessa Weyer 
Tel: 044-302 5613 

E-mail: vanessa.weyer@sanparks.org 
 
Sinovuyo Sitinga 
Land Use Management  
Knysna Municipality  
P O Box 21  
Knysna, 6570 
 
Per email: 
ssitinga@knysna.gov.za; planning@knysna.gov.za;  
admin@sfplan.co.za; chelsea@russellstone.co.za 
 
Dear Madam/Sir 
 
SANPARKS COMMENTS, SUBDIVISION APPLICATION, PORTION 44 OF  
FARM WESTFORD 191, KNYSNA, WESTERN CAPE 
 
Municipal Ref No. 3558  
 
Portion 44 Westford 191 is situated in the Buffer Zone of the Garden Route National 
Park (GRNP) (Fig. 1), and falls just outside and to the west of the Knysna Protected 
Environment (KPE) (Fig. 2). Several non-perennial rivers run through the property, to 
flow into the Homtini then Goukamma rivers (Fig. 1). 
 
Critical Biodiversity Areas (CBAs) Category 1 (Terrestrial) and 2 (Forest), with smaller 
Ecological Support Areas (ESA 1: Wetland) occur across the property, as mapped in 
terms of the 2023 Western Cape Biodiversity Spatial Plan (WCBSP) (Fig. 3). These 
are areas in a natural condition that are required to meet biodiversity targets, for 
species, ecosystems or ecological processes and infrastructure. They should be 
maintained in a natural or near-natural state, with no further loss of natural habitat. 
Degraded areas should be rehabilitated. Only low-impact, biodiversity-sensitive land 
uses are appropriate. 
 
Knysna Sand Fynbos (FFd 10) (Critically Endangered (CE)), Garden Route Shale 
Fynbos (FFh9) (Endangered (EN)), South Outeniqua Sandstone Fynbos (Least 
Concern (LC)) (FFs 19) and Southern Afrotemperate Forest (FOz1) (LC)) are mapped 
by Mucina and Rutherford, 20061 and as revised by SANBI, 20182 across Portion 44 
Westford 191 (Fig. 4). Vegetation status is listed as per the National Environmental 
Management Biodiversity Act (Act No. 10 of 2004), Revised National List of 
Ecosystems that are Threatened and in Need of Protection GNR No. 2747, 18 
November 2022. 
 
The property is 622.12ha in extent and is zoned, Agriculture Zone I (Knysna GIS 
viewer). The landowner is Westford Russellstone (Pty) Ltd. Topography is steep 
across the middle section of the property, mostly along the drainage lines, with slopes 
>30% in places (Fig. 5 & 6). 
 
1 Mucina, L. and Rutherford, M.C. (editors) 2006. Vegetation map of South Africa, Lesotho and Swaziland: an illustrated guide. Strelitzia 
19, South African National Biodiversity Institute, Pretoria. 
2 South African National Biodiversity Institute 2018 Final Vegetation Map of South Africa, Lesotho and Swaziland [Vector] 2018. 
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2 
 

  

Fig. 1: Locality and rivers of Portion 44 Westford 
191(CapeFarmMapper3). 

Fig. 2: Portion 44 Westford 191 falls just outside of 
the Knysna Protected Environment 
(CapeFarmMapper3).  

 

  

Fig. 3: Critical Biodiversity Areas Category 1 & 2 
occur on Portion 44 Westford 191 
(CapeFarmMapper3; CapeNature (2024). 2023 
Western Cape Biodiversity Spatial Plan and 
Guidelines). 

Fig. 4: Knysna Sand Fynbos (CE) (FFd 10), Garden 
Route Shale Fynbos (EN) (FFh9), South Outeniqua 
Sandstone Fynbos (LC) (FFs 19) and Southern 
Afrotemperate Forest (LC) (FOz1) are mapped 
(CapeFarmMapper3).  

  
Fig. 5: Slope Percentage Class is >30% across the 
central sections of Portion 44 Westford 191 
(CapeFarmMapper3). 

Fig. 6: Topography on Portion 44 Westford 191 
showing drainage valleys- (CapeFarmMapper3).   
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The application submitted is a “SUBDIVISION IN TERMS OF SECTION 15(2)(d) OF THE 
KNYSNA MUNICIPALITY SPATIAL PLANNING & LAND USE MANAGEMENT BY-LAW, 2021 
APPLICABLE ON PORTION 44 OF THE FARM WESTFORD NO. 191 - KNYSNA”, refer to 
extracts below from the Motivating Memorandum report as prepared by Smit & Fisher Planning 
(Pty) Ltd. (SFP), dated April 2025. 
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Fig. 7: Subdivision plan for Portion 44 Westford 191, Smit & Fisher Planning, Plan No. F4358/1 

 
 
Point 1: Biodiversity and Hydrological Value of Property 
 
As the property is mapped as containing Critically Endangered Knysna Sand Fynbos (FFd 10) and 
Endangered Garden Route Shale Fynbos (FFh9) mostly in the southern section (proposed RE and 
Portion 3 of Portion 44), any future development in these areas should be undertaken in 
moderation, with a low density, and with care. 
 
Fire, alien invasive species management, connectivity into adjoining properties, and ecological 
resilience are important. 
 
Westford 191 Portion 44 is bisected by several drainage lines with non-perennial rivers which drain 
into the Goukamma catchment and fall within the Outeniqua region National Strategic Water 
Source Area. The property is regarded as an important water resource. Care should be taken to 
ensure that no pollution of water resources occur and that the river corridors remain intact. River 
water quality and quantity should be safe-guarded, and due diligence in granting new water rights 
should be exercised. 
 
Point 2: Biodiversity Stewardship 
 
Due to the high biodiversity value of the property for landscape functionality, connectivity, 
ecological resilience, and water resources, landowners of subdivisions should be encouraged to 
commit their properties into formal or informal biodiversity stewardship mechanisms.  
 
Several biodiversity stewardship categories exist that a landowner can opt into (Fig. 8). Top-tier 
stewardship categories require the greatest commitment level, but receive the greatest support 
from conservation authorities and greater financial incentives. 
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Fig. 8. Biodiversity stewardship categories, as extracted from pg.3 SANBI 2018 Stewardship 
Guideline3. 

 
 

 

 

3SANBI. 2018. Biodiversity Stewardship Guideline. A guideline produced for the Department of Environment, Forestry and Fisheries. Developed by 
Wilson, N., Kershaw, P., Marnewick, D. and Purnell, A. 
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Unfortunately, the sub-divisions of Westford 191 Portion 44 do not fall within SANParks Land 
Inclusion Plan (LIP) for the period 2026/27 – 2028/29 for the GRNP and do not qualify as a formal 
top-tier Contract National Park (CNP) stewardship category.  
 
Discussions may however be held with CapeNature to investigate whether sub-divisions could 
qualify as formal CapeNature Nature Reserves, due to catchment linkage to the Goukamma River, 
Estuary, and the CapeNature Goukamma Reserve downstream, as well as the high biodiversity 
and water resource value.  
 
Stewardship alternatives for sub-divisions of Westford 191 Portion 44 may further include: 
 

1. To formalise a Protected Environment (PE) across sub-divisions. 

2. To apply for Biodiversity Agreements with a legally binding Conservation Management 

Plan for the management of each sub-division.  

3. To register a Conservation Servitude against the undeveloped portions of land across sub-

divisions in favor of SANParks, CapeNature or another conservation organization. 

These mechanisms would ensure that the conservation status of sub-divisions is transferred to any 
new landowner/s on the sale of a property. 
 
Cumulatively, sub-division properties are critical for biodiversity and hydrological protection and 
resilience, particularly in an era of climate change.  
 
Zoning could remain as Agriculture Zone I or landowners could apply to the Knysna Local 
Municipality to request if undeveloped parts of a sub-division property could be spot zoned to Open 
Space III or IV. 
 
SANParks is willing to partake in discussions with landowners, CapeNature, and the Knysna Local 
Municipality towards achieving a suitable formal or informal conservation stewardship mechanism. 
 
Summary and Way Forward 
 
SANParks supports the proposed subdivision application, as per the Motivating Memorandum 
report as prepared by Smit & Fisher Planning (Pty) Ltd., dated April 2025.   
 
Subdivision landowners should be encouraged to commit their properties into formal or informal 
biodiversity stewardship mechanisms. 
 
The following is recommended should the activity be authorised: 
 

1. Informal or formal biodiversity stewardship mechanisms should be encouraged.  

 

2. River corridors should be maintained, kept free of alien vegetation, and water quality and 

quantity should be safe-guarded. Protective ‘no-go’ development buffers should be 

applied to river corridors. 

 

3. The landowner’s attention is drawn to the National Environmental Management: 

Biodiversity Act, 2004 (Act 10 of 2004) (NEM:BA) Alien and Invasive Species Regulations, 

25 September 2020, where a landowner is legally responsible for the removal of alien 

vegetation on their property. The owner should formalise an Invasive Alien Vegetation 

Control Plan as required by the NEM:BA.  

4. Compliance with the National Veld and Forest Fire Act (Act 101 of 1998) is required. The 

owner should join the local Fire Protection Association, if not already a member. 
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5. Fencing is not encouraged, should fencing become a future necessity, SANParks and 

CapeNature should be consulted to ensure that fencing does not inhibit wildlife movement 

in corridors, or pose a risk to wildlife. 

SANParks’ comments are based on the information pack, emailed by Knysna Municipality, 5 March 
2026. 
 
SANParks wishes to comment on any future Environmental Impact Assessment processes or 
Land Use Applications, when these are circulated for public comment. 
 
SANParks reserves the right to revise comments if additional information becomes available.  

 
Yours sincerely 
 

 
 

DR VANESSA WEYER 
PRINCIPAL PLANNER  
GARDEN ROUTE NATIONAL PARK 
 
DATE: 8 May 2026 

 
CC:   Victor Mokoena  SANParks 
  Lwazi Khuzwayo  SANParks 
  Elmonique Petersen  SANParks 
  Jessica Hayes   SANParks 
  Arnelle Collison  SANParks 
  Marthan Theart  SANParks 

Megan Simons  CapeNature 
Mashudu Mudau  DFFE 
Nyiko Nkosi   DFFE 
Danie Swanepoel   DEA&DP 
Phillip Hendricks  Knysna Municipality 

  Mulalo Musekene  Knysna Municipality 
  Hennie Smit   Knysna Municipality 
  Shaun Madumbo  Knysna Municipality 
  Johan Labuschagne  WHGC 
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Knysna Municipality, 

P.O. Box 21, 

Knysna, 

6570 

 

Attention: Land Use Management 

By email: planning@knysna.gov.za   

 

THE APPLICATION FOR SUBDIVISION IN TERMS OF SECTION 15(2)(D) OF 

THE KNYSNA MUNICIPALITY SPATIAL PLANNING AND LAND USE 

MANAGEMENT BY-LAW, 2021 FOR PORTION 44 OF THE FARM WESTFORD 

NO. 191, KNYSNA LOCAL MUNICIPALITY, WESTERN CAPE.  
_________________________________________________________________________ 
 

CapeNature would like to thank you for the opportunity to review the above report. Please note 

that our comments only pertain to the biodiversity related impacts and not to the overall 

desirability of the application. CapeNature wishes to make the following comments: 

 

According to the Western Cape Biodiversity Spatial Plan (CapeNature 2024)1 the entire property 

is mapped as Critical Biodiversity Areas (CBA 1&2: Terrestrial) with pockets of Ecological Support 

Areas (ESA 1: Wetland). The fine-scale vegetation map describes the vegetation as Groot Brak 

River Floodplain, Groenvlei Coastal Forest, Rondevlei Sandplain Fynbos and Wolwe River Fynbos 

Forest (Vlok et al., 2008)2. According to the updated South African Vegetation Map (Beta VegMap, 

2024)3, the vegetation units are Knysna Sand Fynbos and Garden Route Shale Fynbos which are 

Critically Endangered and Endangered, respectively (NEM:BA, 2022)4. The property also has 

Southern Afrotemperate Forest and South Outeniqua Sandstone Fynbos which are both listed as 

Least Concerned (SANBI 2022)5.  

 

The property has numerous non-perennial rivers associated with the valleys. Furthermore, the 

property falls within the National Strategic Water Source Area surface water for the Outeniqua 

region and serves as a watercourse protection for the South Eastern Coastal Belt. CapeNature 

has reviewed the application for subdivision and has the following comments from a biodiversity 

perspective: 

 

 

 
1 CapeNature. 2024. 2023 Western Cape Biodiversity Spatial Plan and Guidelines. Unpublished Report 
2 Vlok JHJ, Euston-Brown DIW, Wolf T. 2008. A vegetation map for the Garden Route Initiative. Unpublished 1: 50 000 maps and report 

for C.A.P.E. FSP Task Team, Oudtshoorn. 
3 South African National Biodiversity Institute (2006-2024). The Vegetation Map of South Africa, Lesotho and Swaziland, Mucina, L., 

Rutherford, M.C. and Powrie, L.W. (Editors), Online, https://bgis.sanbi.org/Projects/Detail/2258 , Version 2024. 
4 National Environmental Management: Biodiversity Act, 2004 (Act No. 10 of 2004). The Revised National List of Ecosystems that are 

Threatened and in need of protection. 2022. Government Gazette No. 47526 
5 Government of South Africa (2022) South African Red List of Terrestrial Ecosystems: assessment details and ecosystem descriptions. 

Technical Report #7664, SANBI Pretoria, South Africa. 

  CONSERVATION INTELLIGENCE:  

LANDSCAPE EAST 
 

physical 4th Floor, York Park Building, 

 York Street, George, 6530 

website www.capenature.co.za  

enquiries Megan Simons 

telephone  087 087 3060 

email msimons@capenature.co.za  

Reference     LE14/2/6/1/6/4/191-44/LUPA-Agriculture_ 
Westford 

date 16 April 2026 
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1. The property directly abuts the Knysna Lakes Protected Environment6 to the east. The 

maintenance of ecological buffers and compatible land uses adjacent to protected areas is 

important to limit edge effects and external pressures on these systems. Accordingly, 

comments must be obtained from SANParks. 

 

2. The property comprised mosaics of forest and fynbos ecosystems, which contribute to 

ecological resilience and landscape-level connectivity.  

 

2.1. The Knysna Sand Fynbos is a narrowly distributed vegetation with high rates of habitat 

loss of which plantations were the primary pressure on this ecosystem together with 

cropping and alien invasions (SANBI 2022) 7. Only 21% of the natural extent remains 

and this is a poorly protected ecosystem. The high rates of habitat loss over the past 

28 years (and still ongoing) places this ecosystem at risk of collapsing which makes it 

crucial to conserve and manage the remaining areas that are still natural.  

2.2. Although classified as Least Concern, Southern Afrotemperate Forests are 

widely recognised as highly sensitive and of high conservation value, and are 

generally not considered suitable for transformation. 

 

3. The application states that the proposed subdivided portions will be utilised for 

agricultural and rural residential purposes. However, no supporting information has been 

provided regarding the nature, scale, layout, or intensity of the proposed activities (e.g. 

infrastructure, access roads, clearing, or potential agricultural practices). Thus, the impact 

of the proposed development/activity cannot be meaningfully assessed.  

 

4. The property is entirely mapped as Critical Biodiversity Areas (CBA) and the subdivision 

should be in line with the management objectives of CBA as set in the Western Cape 

Biodiversity Spatial Plan handbook. Moreover, CBAs must be maintained in a natural or 

near-natural state, with no further loss of natural habitat as they maintain ecological 

processes. Degraded CBA should be restored to natural functioning ecosystems, where 

possible. Thus, this application, if approved, will result in the fragmentation of the CBA 

corridor and compromise the ecological functioning and integrity of the CBAs. 

 

5. The Strategic Water Source Area (SWSA) is of national importance, and their ecological 

functioning must be protected and maintained (Le Maitre et al. 2018)8. Furthermore, the 

SWSA is a key component of Ecological Infrastructure providing critical services such as 

maintaining biodiversity conservation (corridor movement of both fauna and flora) and 

climate management (resilience to climate change). The SWSA and watercourses area 

important for sustaining downstream water resources. Intensification of land use may 

pose risks to water quality and hydrological functioning if not appropriately managed. 

 

6. The property has moderate to very high soil erodibility thus any disturbance of natural 

vegetation and inappropriate land management practices may increase the risk of erosion 

and associated downstream impacts. 

 

7. The subdivision application, if approved, will transform the biodiversity of the property 

overtime. This may result in cumulative environmental impacts not accounted for in the 

current application. 

 
6 National Environmental Management: Protected Areas Act, 2003 (Act No. 57 of 2003). Regulations for the proper administration of the 

Knysna Protected Environment. 2009. Government Gazette No. 32797 
7 Government of South Africa (2022) South African Red List of Terrestrial Ecosystems: assessment details and ecosystem descriptions. 

Technical Report #7664, SANBI Pretoria, South Africa. 
8 Le Maitre, DC., Walsdorff, A., Cape, L., SeyAler, H., Audouin, M, Smith-Adao, L., Nel, J.A., Holland, M. and Witthüser. K. 2018. Strategic   

Water Source Areas: Management Framework and Implementation Guidelines for Planners and Managers. WRC Report No. TT 754/2/18. 
Pretoria: Water Research Commission. 

129 / 170



The Western Cape Nature Conservation Board trading as CapeNature 

Board Members: Mr Tom Blok, Ms Reyhana Gani, Dr Colin Johnson, Ms Ayanda Mvandaba, Prof Nicolaas Olivier, Ms Chwayita Shude-

Mareka, Dr Razeena Omar 

8. CapeNature reminds the applicant of Section 28 of National Environmental Management 

Act (NEMA) (Act 104 of 1998 as amended) (Duty of Care) that states the following: 

“Every person who causes, has caused or may cause significant pollution or degradation of the 

environment must take reasonable measures to prevent such pollution or degradation from 

occurring, continuing or recurring, or, in so far as such harm to the environment is authorised by 

law or cannot reasonably be avoided or stopped, to minimise and rectify such pollution or 

degradation of the environment.” 

 

Any action that causes wilful degradation of the environment may therefore constitute a 

breach of this Duty of Care and the penal provisions of NEMA will apply.   

In conclusion, given the high biodiversity sensitivity of the site, as outlined above, the proposed 

subdivision application is not supported from a biodiversity perspective. 

 

CapeNature reserves the right to revise initial comments and request further information based 

on any additional information that may be received. 

 

Yours sincerely, 

 

 

 

 

 

 

Megan Simons 

For: Manager (Conservation Intelligence)  
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04 May 2026 
 
The Town Planner 
Knysna Local Municipality 
P.O. Box 21 
Knysna 
6570 
 
Attention: Mr S Sitinga 
  Mr S Madumbo   
e-mail:  ssitinga@knysna.gov.za 
  smadumbo@knysna.gov.za   
  
Your Ref.: Application no 3558-Portion 44 of the Farm 1919 -(234 1929) 
Our Ref.:  F4358/FS 
 
Dear Sir, 
 

PROPOSED SUBDIVISION OF PORTION 44 OF THE FARM WESTFORD NO.191-KNYSNA RD 

This office refers to previous correspondence. 

As requested this office will address the various comments received from internal and external 
Departments. 

A. INTERNAL COUNCIL COMMENTS: 
 

Department Comment 

Electrical Department 
No objection 

Water and Sanitation 
No services available in the area/ No objection 

Public Works 
No objection 

Director Infrastructure 
Application to engage the various  Departments   

Roads and Stormwater 
No objection 

Environmental Services 
Recommends comments from Department of 
Agricultire to be obtained and that as Basic 
Assessment must be considered if any future 
development is planned 

Response to comments: 

The Electrical Department has no objection, as well as the Water and Sanitation Department. The 
Roads and Stormwater Department also has no objection. 

The Director Infrastructure has requested that the applicant engage each Department to determine the 
minimum standards for required services provision. There is no municipal services to be rendered. The 
same level of services will apply that is currently  being provided to the 30 adjacent subdivided portions 
that varies from 3 ha to 10 ha in size. 

The property owner is well aware that there are no formal municipal services available in the area. Each 
of the future prospective buyers will be made aware of this fact that water will be supplied by means of 
a borehole and that sewer treatment will be either a septic tank/ conservancy tank. 

The fact that all of the applicable  services departments have provided “no objection” comments, it 
would seem that the above-mentioned level of services provision is acceptable to the municipality. 
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The Environmental Services Section has requested the National Department of Agricultural comments. 
The subdivision application was approved by the National Department of Agriculture which therefore 
complies with this Department’s request and due to the fact that the National Department of Agriculture 
has approved the subdivision application has by implication provided positive comments by the 
Environmental Services Section. It should be noted that the current pending application is just for the 
subdivision of the property into: 

Proposed Portion No.  Proposed Total Size 

Proposed Portion 1 113.18ha 

Proposed Portion 2 103.29ha 

Proposed Portion 3 117.53ha 

Proposed Portion 4 293.49ha 

Total 627.49ha 

and is not to apply for any land use rights or change of land use. The status quo on site will remain as 
is due to the natural topography and gradient of the property. In the last 200 years, only 8% of the 
property was used as natural grazing as this is the only flat areas and usable areas available on site 
that can be effectively utilised. The status quo cannot change due to the natural topography and the 
ravine that bisects the property. The natural forest, fynbos located on 92% of the property will remain 
as is. 

From the comments received it is clear to see that the proposed subdivision is supported by all of the 
internal services departments as the subdivision will have no impact on Council services or require 
Council services. 

B. EXTERNAL DEPARTMENTS: 
 

▪ Cape Nature 
▪ National Department of Agriculture 
▪ Western Cape Department of Roads 
▪ Western Cape Department of Land Use Management 

 
C. INTERESTED AND AFFECTED PARTIES: 

 
▪ Heather Morgan 
▪ Nina De Beer 

 
D. COMMENTS: 

 
1. Cape Nature: 

The following response can be provided to the comments of Cape Nature being: 

It should be noted that the application is for the subdivision of Portion 44 of the Farm Westford 
No. 191- Knysna RD into 4 portions of: 

Proposed Portion No.  Proposed Total 
Size 

Existing Usable Area 
in Hectares 

Remaining Area 
in Hectares 

Proposed Portion 1 113.18ha 17ha 96.18ha 

Proposed Portion 2 103.29ha 15ha 88.29ha 

Proposed Portion 3 117.53ha 20ha 97.53ha 

Proposed Portion 4 293.49ha 53ha 240.49ha 

Total 627.49ha 105ha 522.49 

It should be noted that the existing areas that have been used for pastures will remain as is, 
and no new areas will be cleared for agricultural purposes due to the severe topography of the 
property and the property being bisected by a natural ravine. 
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Thus, only 52ha of the 627ha have been disturbed over the years, (see Annexure A) showing 
the 3 areas in green that have been cleared over the years. 

In our motivation memorandum, this office mentioned that the portions will be used for rural 
residential purposes and agriculture. 

This is an existing dwelling house located on proposed Portion 3 an the possibility exists that a 
dwelling house may be developed on 2 of the other portions, but cannot be confirmed at this 
stage. A dwelling house may be built on a farm portion as a primary land use right. 

However, the portions will largely stay in its natural state. Only 8% of the total property has 
been disturbed over the years, while 92% of the property will remain in its natural state due to 
the natural topography and the natural ravine that bisects the property. 

Thus, all of the concerns of biodiversity, fynbos will not be impacted on. Furthermore, in terms 
of Agricultural Research Council’s, South Africa Land Capability Classification the property is 
classified as Class VI. 

Class VI is classified as:  

“Land in Class VI has severe limitations that made it generally unsuited to cultivation and limit 
its use large to pasture and range, woodland or wildlife food and cover, continuing limitations 
that cannot be corrected including steep slope, severe erosion hazard, effects of past erosion, 
stoniness, shallow rooting zone, excessive wetness or flooding, low water holding capacity, 
salinity or sodicity and severe climate” 

This classification exactly describes what is actually found on the property, and that is why only 
53 hectares of the total property has been used for grazing or pastures over the last 200 years 
and which is actually the only flat areas that has been utilised for grazing over the past 200 
years. 

The natural environment and topography, therefore, aligns with the aspects that Cape Nature 
wants to protect. The natural features also prohibit any other land use to be accommodated on 
site. 

It should be noted that the National Department of Agriculture has approved the subdivision 
and that the Knysna Municipal Spatial Development Framework, 2020, also aligns with what is 
located on site and what can naturally be developed on site. 

The reason is to create 4 smaller portions that are easier to sell on the open market. The largest 
portion will be retained by the current owner. 

In light of the aforementioned, the intention is not to clear any more of the natural areas, as it 
is just not possible due to the property’s natural topography. If it were in any way possible, this 
property would have been developed more extensively for agricultural purposes years ago. 

2. National Department of Agriculture 
The application for subdivision was approved by the National Department of Agriculture on 10 
October 2025 under Consent No. 58537 
 
It should be noted that the same information was provided to the Knysna Municipality and the 
Western Cape Government: Land Use Management and the National Department of 
Agriculture. 
 
The National Department of Agriculture has taken cognisance of all the information provider 
and has approved the subdivision application on the merits of the information provided.  Surely 
this must prove that the subdivision complies with the principles that the National Department 
of Agriculture uses to evaluate subdivision applications. 
 
The fact that the National Department of Agriculture has approved the subdivision application 
should provide a level of certainty that the subdivision application as submitted can be 
considered favourably by the Knysna Local Municipality  
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3. Western Cape Government: Department of Infrastructure: 

Attached as Annexure B, please find the current access plan as provided to the said 
Department. 
 
All the 4 access provided as per this plan are acceptable to the Department.  
 

4. Western Cape Government: Land Use Management: 
This office received comments from the said Department on 11 August 2025 in which the 
Department provided negative comments. The reason given was that the subdivision was not 
motivated from a bona fide agricultural perspective. 

However, it is clear to see that due to 92% of the property being in its natural state clearly 
proving that the natural topography does not support bona fide agricultural activities. It is clear 
to see that the property is not conducive to bona fide agricultural activities. 

This office provide additional information to the said Department on 18 August 2025 to which 
this office received no reply (see Annexure C). 

This office then submitted a comprehensive motivation on 17 October 2025 (see Annexure D) 
to the said Department with information specifically focusing on the Agricultural Research 
Council: South Africa Land Capability Classification which classifies site as Class VI. The 
definition of Class VI is hereby provided: 

“Land in Class VI has severe limitations that made it generally unsuited to cultivation and limit 
its use large to pasture and range, woodland or wildlife food and cover, continuing limitations 
that cannot be corrected including steep slope, severe erosion hazard, effects of past erosion, 
stoniness, shallow rooting zone, excessive wetness or flooding, low water holding capacity, 
salinity or sodicity and severe climate” 

 
This office refers to the Zoom Meeting which was held on 2 October 2025 with the 
representatives of the Department. During the meeting, certain information and suggestions 
were shared and discussed. 

 
The following additional information was provided to the said Department: 
 
a) Coordinates: 

 
The following coordinates can be provided. 
 
-34.001323, 22.968531 
 

b) Size of the total property: 
 
Portion 44 of the Farm Westford No. 191-Knysna RD measures 627,51Ha in extent.  
 

c) Proposed subdivision (see Annexure A): 
 
The proposed subdivision application as submitted is intended to subdivide the property 
into 4 full title portions. 
 

PROPOSED PORTION 
NUMBER 

PROPOSED 
TOTAL SIZE 

USABLE AGRICULTURAL AREA IN 
HECTARES (Ha) 

Proposed Portion 1 113,18 Ha 17Ha 

Proposed Portion 2 103,29 Ha 15Ha 

Proposed Portion 3 117,53 Ha 20Ha 

Proposed Portion 4 293,49 Ha - 
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Total 627,51 Ha  

 
The proposed subdivision plan of the property has been affected by the following site-
specific factors being: 
 
- Specific Access points. 
- Agricultural Potential. 
- Topography. 
- Existing surrounding urban fabric. 
- Knysna Municipal Spatial Development Framework 

 
i. Specific Access Points (see Annexure A): 

 
- Proposed Portion 1 will obtain access via a right of way to be registered over the 

Remainder of Portion 4 of the Farm Wesford.  
- Proposed Portion 2 via an existing registered right-of-way servitude over Portion 50 of 

the Farm Westford No. 191-Knysna RD. Thus the size and shape of the 4 proposed 
Portions was pre-determined by access requirements.  

- Access to each new Portion was determined by either an existing road access to 
proposed Portions 3 and 4 being available from Rheenendal Road.  

- The access requirements coupled with the usable/agricultural potential of the site has 
determined the proposed portions to be created. 

 
ii. Agricultural Potential: 

 
It should be noted that in terms of the Agricultural Research Council: South African Land 
Capability Classification classifies the site as a class VI. A Class VI is classified as:  
 
“Land in  Class VI has severe limitations that make it generally unsuited to cultivation 
and limit its use largely to pasture and range, woodland or wildlife food and cover, 
continuing limitations that cannot be corrected include steep slope, severe erosion 
hazard, effects of past erosion, stoniness, shallow rooting zone, excessive wetness or 
flooding, low water holding capacity, salinity or sodicity and severe climate”. 
 
This classification is exactly what is found on the application property. That is why the Land 
Capability Assessment highlights the exact situation evident on the application property.  
 
In terms of the classification, it concurs with the property that is conducive to cultivation and 
limits its use for pasture and range. 
 
This is exactly what is evident on Proposed Portions 1, 2 and 3.  
 

PROPOSED PORTION NUMBER USABLE AGRICULTURAL AREA 

Proposed Portion 1 17 Ha 

Proposed Portion 2 15 Ha 

Proposed Portion 3 20 Ha 

 
This office has overlain the proposed subdivision plan over the contours of the Western Cape 
Provincial Government  (see Annexure B) and the pasture and range areas developed over 
years on Portion 44 on the Farm Westford No. 191-Knysna RD correlates with the usable areas 
as per the contour plan. 

 
Portion 4 is 293,49 Ha in extent and is woodland and wildlife food and cover.  
 
the steep slopes and contours, see attached contour plan which correlates with the Land 
Capability Classification of Class VI. 
 
Thus the subdivision must be considered in term of Class VI which confirms that the property 
cannot be considered as viable agricultural land. That is also why this property  has been 
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developed over the past 200 years exactly as per the  existing pasture areas that can be 
functionally used for pasture and range uses.  
 
It should be noted that both the potential purchasers of proposed Portion 1 and Portion 2 
unfortunately not adjacent property owners and the new portions to be created cannot be 
consolidated with adjacent farm portions. 

 
iii. Topography: 

 
During the meeting held on 2 October 2025, Mr. van der Walt requested that the subdivision 
plan be overlain onto the contour plan of the Western Cape Provincial Government (see 
Annexure E). 
 
As can be seen from the attached contour plan, 90% of the site is affected by natural valleys 
and steeps slopes which does not make the property conducive to be considered as a viable 
agricultural property. 
The purpose of the subdivision is to create smaller portions that can be easily sold in the open 
market.  
 
Proposed Portion 1 will be sold to a nearby dairy for pasture and grazing and Proposed Portion 
2 will be sold to a nearby riding school and horse stables.  
 
Portion 3 and 4 will remain in the ownership of the current owner. 
 
During our meeting Mr. van der Walt suggested that perhaps proposed Portions 3 and 4 shoud 
be retained as one large portion. 
 
If this suggestion will allow for the subdivision into 3 portions to be supported, then our client is 
willing to  amend the subdivision application to only 3 portions.  
 

iv. Existing surrounding urban fabric. 
 
It should be noted that the north, north eastern and north western sections of the adjacent farm 
portions have been subdivided into 30 small farm portions ranging from 3 hectares to 10 
hectares. The southeastern and south portion is affected by the existing  Rheenendal Road. 
 
Thus, the existing surrounding urban fabric concurs with the Land Capability Class VI due to 
the fact that the area is not conducive to large-scale agricultural potential and the existing 
development trend established in the area is small farm portions which is non-arable due to 
topography, and mainly used for rural residential purposes. 
 

d) Knysna Municipal Spatial Development Framework, 2020: 
 
The application property is located in Core 2 Biodiversity area. The idea is to keep the pasture 
and range areas as is and especially proposed Portions 3 and 4 as Natural Forest. 

 
The Knysna Municipality is one of seven municipalities that form the Garden Route District of 
the Western Cape Province in South Africa. It is located approximately 500km from Cape Town, 
on the Southern Cape coastline at the heart of the Garden Route, bounded by Bitou Municipality 
(Plettenberg Bay) to its east and George Municipality to its north and west. The town of Knysna 
is the primary regional service centre and a prominent national tourist destination. However, in 
the context of the Garden Route and sub-region, Mossel Bay and George are likely to remain 
the most important economic centres. 
 
The KMA further includes the specialised (primarily tourist, recreational and retirement-
oriented) coastal centres of Sedgefield, Buffalo Bay and Brenton on Sea; as well as the 
agricultural / forestry villages of Karatara, Rheenendal, and numerous smaller hamlets 
embedded within forestry areas. 
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The Knysna town area makes up 75% of the population of the KMA. Sedgefield is the second 
largest settlement in the KMA with 12,9% of the population (Stats SA/ Western Cape 
Government, 2018). The KMA population is very much urbanised. 80% of future households 
living in Knysna will need to be accommodated in Knysna town and 10% in Sedgefield.  
 
Knysna is no different from most South African municipalities in the disparities between rich 
and poor it is faced with. It has a responsibility to address backlogs in service delivery (including 
housing provision), maintain service delivery to its existing serviced population while meeting 
the needs of new in-migrants and stimulate economic growth to create jobs for its residents.  

 
Knysna’s economy is predominantly a service economy - driven by tourism and the services 
needed by those attracted to living in Knysna. Both the tourists and residents live in Knysna 
because of the quality of life it offers thanks to its unique environment. 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. The improvement of transport linkages and 
communication systems and technology are identified as playing an important enabling role in 
the economy. 
The application property is located within Core 2 Biodiversity Area. Coastal sensitivities must 
be integrated into all applicable planning decisions within the coastal region, in order to protect 
existing property, infrastructure and ecology and ensure that only responsible and sustainable 
development takes place in areas with a high risk of inundation, coastal erosion and destructive 
storm surges. 

 
Figure 1: Knysna SDF 

 
 

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 
 
 
 
 

Application property 
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Guidelines for the subdivision of agricultural land: 

• Support efforts to strengthen and rejuvenate the agricultural and forestry economy and 
open up new livelihood and business opportunities based on the assets and resources 
of the region. Some of these resources include the forest, hops, fruit, livestock, flowers, 
honey bush and sustainable fynbos harvesting. 

• The subdivision of rural land should generally not be supported unless this is required 
to enable more equitable and affordable access to land for farmers that would 
otherwise not be able to afford to acquire land for farming. 

• All properties greater than 3 hectares outside of existing smallholding areas are 
deemed as agricultural properties whose subdivision is subject to the Department of 
Agriculture’s regulations, the Western Cape Government’s Rural Development 
Guidelines, this Spatial Development Framework and desirability in terms of rural 
context and character. 

 
Part of this property is used for fynbos forestry and natural protea flowers. The idea is to split 
the natural areas and areas that has already been changed into grazing areas. 
 
With the smallest portion being 103 hectares, these portions complies with the Knysna 
Municipal Spatial Development Framework, 2020.  
 

e) Western Cape Land Use Planning Guidelines Rural Areas, 2019 
 
In respect of the Rural Areas Guideline the term, ‘rural areas’, from a development management 
point of view, refers to all areas outside of the physical outer edge of existing built-up areas and 
settlements, no matter how small. Therefore ‘urban areas’ means the footprint of any settlement 
being it a city, town or village. The distinction is thus made between all settlements (urban 
areas) on the one hand and all non-urban areas outside of settlements (rural areas) on the 
other. 
 
The Western Cape economy is founded on the Province’s unique asset base. These include 
farming resources, that make the Western Cape the country’s leading exporter of agricultural 
commodities and whose value chains (e.g. agri-processing) underpin the Province’s industrial 
sector; and its natural capital (i.e. biological diversity) and varied scenic and cultural resources 
which are the attraction that makes the Western Cape the country’s premier tourism destination. 
The Western Cape seeks to ensure: 1) sustainable development of its rural areas; 2) 
conservation of their biological diversity; 3) functionality of ecosystems; 4) protection of 
agricultural productive land; and 5) safeguarding of rural heritage and culture. 
 
As already mentioned, the property is located within Core 2. Core 2 comprised areas in a 
degraded condition that are required to meet biodiversity targets, for species, 
ecosystems or ecological processes and infrastructure. These areas should be 
rehabilitated and only low-impact, biodiversity-sensitive land-uses are appropriate. Core 
2 also includes Ecological Support Areas (ESA), that are not essential for meeting biodiversity 
targets but play an important role in supporting the ecological functioning of CBAs, and deliver 
important ecosystem services. They facilitate landscape connectivity, promote resilience to 
climate change, and buffer elements of the landscape including Protected Areas and sites that 
are important for the survival of individual species. 

 
These also include the following features and areas that may also occur within the Core 1 SPC: 
climate change adaptation corridors, foredunes, forests, corridors, coastal resource protection 
areas, endangered ecosystems, rivers, estuaries, wetlands and protection of watercourse, 
water source and water recharge areas. 
 
Two components of the rural landscape, as mapped by the Western Cape Biodiversity Spatial 
Plan make up Core 2 Areas, with the following management objectives: 

• Critical Biodiversity Area 2 (Degraded): Maintain in a natural or near-natural state with 
no further loss of natural habitat. These areas should be rehabilitated. 

• Ecological Support Area 1: The desired management objective for all ESAs, is to 
maintain the land in a near-natural and ecologically functional state, even if some loss 
of ecosystem composition or structure takes place. 
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This subdivision will not affect the areas already used for grazing and pasture and will the uses 
of the property remain as is.  
 
This complies with the two components highlighted in the Western Cape Biodiversity Spatial 
Plan (see Annexure G). 

 
f) Conclusion: 

 
From the abovementioned it is clear to see that the properties associated with the Class 
VI: Land Capability Classification, the focus of this classification is on the following uses 
being: 
- Non-arable 
- Grazing and pasture 
- Woodland or wildlife 

 
This is exactly what is evident on the property. The idea is not to change any usable areas 
but to sell proposed Portions 1 and 2 for the grazing and pasture characteristics and keep 
proposed portion 3 and 4 as woodland or wildlife.  

 
If need be the subdivision application can be amended to allow for only 3 portions being: 

 

PROPOSED PORTION NUMBER PROPOSED TOTAL SIZE 

Proposed Portion 1 113, 18 Ha 

Proposed Portion 2 103,2971 Ha 

Proposed Portion 3 410 Ha 

Total 627,51 Ha 

 
It is clear to see that topography, natural valleys and woodland make the property not suitable 
for commercial farming activities and that the proposed subdivision aligns with the Class VI 
Land Capability Classification of non-arable, grazing, woodland or wildlife. 

 
This office is of the opinion that proposed Portions 1 and 2 can be used as viable grazing and 
pasture portions and that Portions 3 and 4 remain natural woodland. 
 
In this light thereof, this office requests the Western Cape Provincial Government to reconsider 
and take cognizance of the additional information provided and to provide amended comments 
taking cognizance of the photos, contour plan and google overlays provided, confirming the 
Class VI Land Capability Classification supporting such land uses like grazing/pastures and 
natural woodland. 
 

It should be noted that National Department of Agriculture extensively uses the South Africa 
Land Capability Classification when they adjudicate subdivision applications. 

Due to the Class VI clearly stating that the property is classified as Class VI and has severe 
limitations that makes the property generally unsuited to cultivation and limit its use largely to 
pasture and range. Due to this classification the National Department of Agriculture approved 
the subdivision application because what is actually found on the property coincides with the 
classification of Class VI and which corresponds therewith. 

However with this classification and the status quo on the property exactly corresponding, the 
Western Cape Government: Land Use Management on 13 March 2026 again provided negative 
comments still citing that the proposed development is not sustainable from an agricultural 
perspective. 

It cannot be understood how this Department ignores the Agricultural Research Council: South 
Africa Land Capability Classification which clearly confirms that the property cannot be used 
for sustainable agricultural cultivation as well as the National Department of Agriculture 
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concurring with the classification of Class VI confirming that the property has severe limitations 
with regards to agricultural viability. 

If the property had any commercial agricultural viability it would have been developed over the 
past 200 years for that purpose. That is why only 8% of the property has been used for grazing 
and pastures as this is the only flat areas available to be utilised for any form of agricultural 
activities. 

It is clear to see that the Western Cape: Land Use Management did not apply their mind or did 
not take cognisance of the situation evident on site on the information provided by the 
Agricultural Research Council. 

It is abundantly clear to see that the property and surrounding areas has no viable agricultural 
potential. 

Furthermore, the said Department did not take cognisance of the Knysna Municipality Spatial 
Development Framework, 2020 which supports the subdivision of properties located in Core 2 
Biodiversity area  which must be larger than 3 hectares. This subdivision application complies 
therewith. 

Furthermore, due to the fact that 92% of the property will remain in its natural state as is 
currently the case, also proves that there is no agricultural viability to be proven or complied 
with. 
 
This office did request the Department to provide detailed reasons why the said department 
of the opinion that the property has agricultural potential, but to date this office has received no 
reply to this office request. Sufficient and detailed information was provided providing that the 
property has no agricultural potential, and this office is at the option that the reasons given by 
the said department is unfortunately not applicable on this site. 

5. Interested and affected parties: 
Two submissions was received from: 

▪ Heather Morgan 
▪ Nina Malan (De Beer) 

This office will address each of the applications separately: 

▪ Heather Morgan: 
This interested and affected party clearly state that she has no objection to the 
subdivision application. Most of her submission handles with regards to the application 
not being available on the Municipal web site. 
 
This office forwarded to Heather Morgan the complete application and all relevant plans 
on 22 October 2025 and received a response on 3 November 2025 that all was 
acceptable (see Annexure F) 
 

It is this office submission that the input of Mrs Heather Morgan is not an objection but 
merely general comments. 

 
▪ Nina Malan 

Me Nina Malan’s submission focuses on the natural fynbos, animal migration routes 
etc. Due to the fact that application is being made for the subdivision of the property 
only and for no actual land use change, the comments/suggestion can be 
accommodated, and the concerns / suggestions will not be affected by the proposed 
subdivision. 
 
As 92% of the property will remain its natural state  due to the topography and ravine 
bisecting the property ,that all of the concerns of Me Malan will automatically be 
address as no fencing or actual development of the property is possible. 
 
Due to the fact that Me Malan did not submit an actual objection and  due to the natural 
state, vegetation, topography etc of the property even after subdivision will remain as 
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is. The actual impact made on site a will be exactly as per the suggestion/input of Me 
Malan’s submission, and her comments/ suggestion will be complied with. 
 
What is also interesting to note and which was not taken into consideration by Me 

Nina Malan is the 30 smaller subdivided portions ranging from 30  hectares to 10 

hectares directly adjacent to the application. Thus, issues highlighted in the 

subdivision  i.e. Southern Wildlife Corridor and Buffer Zone has already been 

negatively affected by these 30 existing subdivisions. Most of the issues highlighted 

in Me Malan’s submissions refers to environmental issues which the subdivision 

application to be considered by the Municipality will have no impact on. 

 

These issues highlighted will be pertinent when a land use  application is submitted. 

 
 

E. CONCLUSION 
It is clear to see that the purpose of the application is to provide 4 small farm portions but with the 
overall use of the property remaining as is. 

 
Due to the steep topography, natural forest, fynbos and deep ravine transversing the property that 
92% of the property can only remain in its current natural state. The impact of the subdivision on 
the natural vegetation, fynbos is therefor minimal. 

 
The fact that all of the services departments of the Knysna Municipality has no objection and the 
fact that no formal municipal services are required, the proposed subdivision application will have 
no impact on any municipal services. 

 
Furthermore, the application complies with the Knysna Municipal Spatial Development Framework, 
2020, and the Agricultural Research Council: South Africa Land Capability Classification of Class 
VI and the fact that the National Department of Agriculture has approved the subdivision application, 
this office is of the opinion that the subdivision application can be approved as submitted due to the 
limited impact thereof on the natural environment.  

 
The fact that the 4 properties will remain in its natural state as per the last 200 years, further proves 
that the proposed subdivision will have no negative environmental impact. 

 
The fact that there are 30 adjacent farm portions ranging is size from 3ha to 10ha proves that the 
area has limited agricultural viability and that the area is conducive to a rural residential character 
at this locality These smaller subdivisions have also created a precedent in the area and further 
confirms that the subdivision application complies with the Knysna Municipal Spatial Development 
Framework 2020. 
 
This office therefor  submit to the Knysna Municipality that all information as provided proves 
beyond doubt that the subdivision application can be approved as submitted due to the limited 
impact that the subdivision will have on the natural environment and humbly request the Municipality 
to approve the application as submitted. 

 
 
Yours faithfully, 
 
 
 
FERDI SCHOEMAN Pr. Pln. A/814/1995 
SFP TOWNPLANNING (PTY) LTD  
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21 May 2026 
 
The Town Planner 
Knysna Local Municipality 
P.O. Box 21 
Knysna 
6570 
 
Attention: Ms S Sitinga 
  Mr S Madumbo   
e-mail:  ssitinga@knysna.gov.za 
  smadumbo@knysna.gov.za   
  
Your Ref.: Application no 3558-Portion 44 of the Farm 1919 -(234 1929) 
Our Ref.:  F4358/FS 
 
Dear Sir/ Madam, 

PROPOSED SUBDIVISION OF PORTION 44 OF THE FARM WESTFORD NO.191-KNYSNA RD 

This office refers to previous correspondence. 

This office received comments from SANParks dated 8 May 2026. 

It must be highlighted that the SANParks comments are quite comprehensive and complete. 

It should be noted that the proposed subdivision is supported by SANParks. 

As can be seen the contents of the comments from SANParks and the comments from Cape Nature 
highlighted the following aspects: 

▪ Buffer Zone of the Garden Route National Park 
▪ Several non perennial rivers 
▪ Critical Biodiversity relating to Kysna Sand Fynbos and Garden Route Shale Fynbos 
▪ Steep Topography 

Due to the fact that 92% of the property will remain in its natural state as highlighted through all 
submissions, feedback and comments, the property can comply with the protection of Knysna Sand 
Fynbos and Gadern Route Shale Fynbos as per the request of SANParks and Cape Nature 

The zoning of the property will remain Agricultural Zone 1. 

Due to the steep topography as also highlighted by SANParks which has also been highlighted by this 
office in our motivation memorandum and subsequent submissions, only the existing open areas will 
remain as is. The comments highlighted by SANParks again re-iterates the fact that the property has 
limited agricultural potential  and farming potential. 

This office is in agreeance with the comments from SANParks as the comments are exactly what is 
actually found on site and what the future usage of the property will entail. 
 
Yours faithfully, 
 
 
 
FERDI SCHOEMAN Pr. Pr Plan A/814/1995   
SFP TOWNPLANNING (PTY) LTD 
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Determination of Administrative Penalty in terms of Section 93 and 15(2)(r) of SPLUMA Bylaw 2021, 
for Erf 3945, Knysna: July 2026 
 

ERF 3945, Heuwelkruin, Knysna. 

Application: Determination of Administrative Penalty in terms of Section 93 and 

15(2)(r) of SPLUMA Bylaw 2021, for Erf 3945, Knysna. 

 

  

 

 

 

 

Application prepared and submitted by: DelaRey Ferreira (B.Art.et.Scien) 

Delareyferreira@gmail.com/0794052926 

Date: July 2026 
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Determination of Administrative Penalty in terms of Section 93 and 15(2)(r) of SPLUMA Bylaw 2021, 
for Erf 3945, Knysna: July 2026 
 

1. Introduction/Application Details and Background:  

 

1.1. Introduction and Application Details: 

DelaRey Ferreira has been appointed by Jacques en Claudia Bloemhof Familie Trust, the owners of 

Erf 3945 Knysna (Annexure B and C), to prepare and submit the following applications in terms of: 

 Determination of Administrative Penalty in terms of Section 93 and 15(2)(r) of SPLUMA 

Bylaw 2021, for Erf 3945, Knysna. 

The application represents a Rectification of a Contravention Levy, Uncontested application ii). 

Building Work: Departures from the development parameters as specified in the Zoning Scheme for 

single residential properties.  

 

1.2 Background: 
The subject property is zoned for “Single Residential Zone 1” and is utilised as a 3 bedroom single 

family dwelling home. The property consists of the main dwelling, with an ancillary south facing 

roofed decked area, as well as an adjacent carport. The carport and roof over the decked area does 

NOT benefit from prior Municipal approval and is therefore not lawful. In terms of the Zoning 

Scheme Bylaw 2020, Section 21, an inspection revealed that a portion of the roof over deck, as well 

as the carport, had been constructed encroaching the street building line, please see Annexure A for 

details.  

 

The current owners took occupation of the property in 2021, with the carport and roofed deck 

already built. After occupation the owners were planning alterations to the property and were 

advised at that stage that the roof over deck, as well as the carport were non-compliant as no 

building approval had been obtained for these structures. The approved plan (Annexure H) indicates 

the removal of these structures but regrettably due to Covid 19 financial ramifications, as well as 

escalating building costs post Covid 19, the owners had to delay the holistic alterations they had 

planned for the property.   

 

Renovations had been planned for this property, which includes the removal of all non-complaint 

structures, which is now formalised on the proposed building plans, which formed part of an 

application submitted to the Knysna Municipality Town Planning Department in June 2026, which 

includes the following Land Use Applications:  

1. Section 39(4) of the Land Use Planning Act, 2014 for the Administrator’s Consent from 

Condition 6(b) in the title deed (T38356 2021, Annexure D), to allow for  proposed structure 

within current street building line, as depicted on proposed building plans Annexure A.   

2. Section 15 (2) (b): Application for a Permanent Departure from the provisions of the Knysna 

Spatial Planning and Land Use Management Bylaw 2021 for a building line relaxation on the 

street boundary from 4.5m to 1.5m in order to allow the proposed alteration as depicted on 

the proposed building plans, Annexure A. 

In response to the above submitted applications the KM responded as per Annexure L and thereby 

requested the formal submission of the current application as requested in 1.1., as per above.  
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Determination of Administrative Penalty in terms of Section 93 and 15(2)(r) of SPLUMA Bylaw 2021, 
for Erf 3945, Knysna: July 2026 
 

 

 

2.   Property Information:  

2.1.1 Locality:  
The property is situated in the Heuwelkruin suburban precinct of the greater Knysna Municipality 

district located at 15 Syringa Street, as identified on Figure 1 below: 

 

 

 Figure 1: Application site Erf 3945, Knysna. 

 

2.1.2 Property Detail and Description  
Table 1 below summarizes the property information:  
 

Title Deed Description  Erf 3945, in the Municipality and Division of 
Knysna, Province Western Cape. 

Title Deed Number(s): Restrictive on proposal  T38356 2021: Condition 6(b) of respective title 
deed. Please refer to Annexure D for referenced 
title deeds and associated Conveyance Certificate   

SG/GP Diagram No: General Plan no: 8265 

Registered Owner  Jacques en Claudia Bloemhof Familie Trust 

Property size/extent  650m² 

Applicable Zoning Scheme  Knysna Spatial Planning and Land Use 
Management Bylaw 2021 

Current Land Use Single residential family home  

Current Zoning  Single Residential Zone 1 

Property Bond, if applicable  Yes, see Annexure E: Bondholders consent 

Table 1: Property Information and summary 
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Determination of Administrative Penalty in terms of Section 93 and 15(2)(r) of SPLUMA Bylaw 2021, 
for Erf 3945, Knysna: July 2026 
 

3. Areas of Non-Compliance:  
3.1. Current Status Quo July 2026:  
The current application is an uncontested application in terms of application type 8(2): Building 
work: Departures from the development parameters as specified in the Zoning Scheme, of the 
Knysna Municipality Bylaw on Spatial Planning and Land Use Management 2021. 
 

 
Fig 2: As-built carport and roof section over street building line. 

  
 

 

Fig 3: As-built carport and roof section over street building line. 
 

Annexure A1 As-Built Contravention Plan July 2026 confirms the portions of the non-compliant 

structures encroaching the street building line: 

 3.82m² section of 1st floor veranda roof 

 24.01m² of open ground floor carport  

These identified areas form the basis of this Rectification of Contravention Levy application.  

4. Conclusion: 

As per information provided within this report it is hereby concluded that the writer trusts that all 

required aspects have been addressed and provided and that the application can be duly processed 

and concluded in order for Departure and Administrators Consent Application dated June 2026, to 

commence.    
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Locality Plan: Erf 3945 Knysna.  
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New Veranda

Notes
All measurements to be checked on site before work can commence 

and the draughtsperson notified. The draughtspersone do not take 

responsibility for wrong measurements given nor taken on site for any 

incorrect positioning of any structure newly build nor existing structures 

plotted by a registered land surveyor. Construction must comply with 

all regulations set by SANS10400,10082, HBR, pro eng. & local bylaws. 

 Eng. to be appointed for foundations, structure and roof construction 

F - Site operations   to comply with SANS 10400 Part F and to be certified by the main
contractor. Property owners to familiarize themselves with SANS 10400 E.

G - Excavations to comply with SANS 10400 Part G

Where any excavation may impair the safety and /or stability of any property or service, the property
owner shall take adequate measures to ensure that the safety and /or stability are maintained.
The owner shall, at least 7 days prior to the commencement of such excavation, notify the local authority
in writing.

H - Foundations to comply with SANS 10400 H.
No foundations to project beyond boundary lines.
All foundations to be as per structural engineer's size and specification.

J - Floors to comply with SANS 10400 Part J.
FFL to be min. 150 mm above NGL.
Underfloor membranes to be min. 250 mic dpc and installed as per SANS 10400 J page 11.
Filling and / or compaction of soil to be as per SANS 10400 J page 11.

Any filling exceeding 400 mm to be designed and checked by a civil engineer.
All timber floor construction to comply with SANS 10400 J. & or SANS 10082

K - Walls

   

to comply with SANS 10400 Part K.

All wall panels sizes and configurations, retaining walls, spacing of piers, lateral support, movement
joints and fixing details, lintol construction, wall ties, brickforce, roof fixings and spans and masonry
arches to be checked and certified by the structural engineer.
Water penetration / rising damp / weepholes all to comply with SANS 10400 K.
Wall safety distances, fire resistance requirements, fire performance and stability, fire resistance or non
combustibility, fire stops and separating elements all to comply with SANS 10400 part T 

All drywall and lightweight internal partitions to comply with AAAMSA regulations.
All alternative construction walling to be strictly in accordance with specialist details and specifications.

L - Roofs   to comply with SANS 10400 Part L.

M - Stairways

   

to comply with SANS 10400 Part M.
Maximum riser 200mm maximum treads 310mm (except garden steps).
Open steps to overlap by 25mm.
No flight of stairs shall have a vertical rise greater than 3m between landings.
Handrails to be fixed on both sides where width of stairs exceed 1,1m.

N - Glazing

   

to comply with SANS 10400 Part H and to be certified and checked on site by a
competent person.
All aluminium glazed doors, windows, curtain walls and louvered doors and panels that are purpose or
custom made are to be manufactured as per manufacturers' specifications all in accordance with
AAAMSA, SAGA, NBR and SABS regulations.
Aluminium frames are not to be built in but must be installed in openings prepared by the contractor.
The contractor is to inform the aluminium manufacturer as to when the openings are ready for
measurement - all dimensions to be checked and verified on site prior to commencement of
manufacture.
As far as possible all glazed aluminium doors and windows to be factory glazed and wrapped in
protective plastic.
After installation the contractor is to take all necessary measures to protect the aluminium units from any
on site damage including scratched glass and mortar stained aluminium frames. Any and all damaged
units will be replaced at the contractors cost.
All glazing to be in strict accordance with SAGA regulations and visibly illustrate the appropriate mark to
confirm type of glass used.
All glazing to be installed with levellers both in horizontal and vertical position.

O - Lighting and ventilation

   

to comply with SANS 10400 Part O.
All habitable rooms to have a minimum of 10 % natural light and 5 % natural ventilation unless otherwise
specified.
All openings to be provided with acceptable zones of space outside.
Artificial / mechanical ventilation to be designed, checked on site and certified by a competent person
P - Drainage   to comply with SANS 10400 Part P.
Plumbing layouts shown on architects' drawings are schematic and must be rationalized and executed
by a registered plumbing contractor.
Inspection eyes are to be provided at all bends and junctions in drain pipes which have to be accessible
and suitably marked at ground level.
Cleaning eyes are to be provided over all change of directions in drain pipes at ground level, fitted with
standard reseal covers.
All drainage pipes to be concealed or in recessed panels unless otherwise indicated.

Q - Non-water-borne means of sanitary disposal   where applicable shall comply with

SANS 10400 Part Q.

GENERAL NOTES as per SANS 10400

A - General to comply with SANS 10400 Part A.

B - Structural design

and to be certified by the structural engineer. All structural expansion joints to engineers details.

C - Dimensions   to comply with SANS 10400 Part C.
All dimensions and levels are to be checked out on site prior to setting out.
Do not scale, refer only to figure dimensions.

D - Public safety to comply with SANS 10400 Part D.
Pools: If applicable to this plan. 
Fencing to comply with SABS 0400 and to be min. 1,2m with no opening bigger than 100mm.
Gates to be self-closing and self latching. Backwash to stormwater and not drainage system.

E - Demolition work   to comply with SANS 10400 Part E.
No owner of any site shall demolish or cause or permit to be demolished any building without the prior
written permission of the local authority.

material, installation and maintenance all to comply with SANS 10400 B

T - Fire protection   to comply with SANS 10400 Part T and to be certified and inspected and

V - Space heating   where applicable to comply with SANS 10400 Part V.

W - Fire Installation   to comply with SANS 10400 Part W and be certified and checked on site by

XA - Energy Efficiency in buildings    to comply with SANS 10400 Part XA Addition 2

All timber to be in accordance with SANS 10005 & SANS 10082 and shall be certified accordingly.

Dwelling must be constructed by a NHBRC registered contractor.  

All materials used must be installed according to manufacturers  

specifications.   

Waterproofing to be installed by a specialist installer and certified.    

All plumbing to be installed by a registered installer and certified.    

All electrical to be installed by a registered installer and certified.    

Gutters & down pipes to be installed by a registered installer and certified.    

Storm water:
Storm water to comply with SANS 10400 - R
All roof areas to be fitted with gutters and down pipes.
Water harvested into water tanks. Overflow to be 
channeled to road surface storm water drain.

Storm water drain marked with blue line on site plan.
Pool backwash into storm water drain.

PAVERS GRADED TO FORM STORMWATER CHANNELS
^ LAID TO  FALL (per plan)
^ PAVER COLOUR TO MATCH DRIVEWAY  

SUB-BASE PER CERTIFIED PERSON DETAILS 
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ON ERF 3945

AREAS

EXISTING DWELLING 
2

228.40 m

TOTAL COVERED AREAS 2335.33 m

ERF SIZE      2650.00 m

COVERAGE USED SQM     2 252.60 m

COVERAGE USED %       38.86 %

COVERAGE 50%     2 325.00 m

PROPOSED GARAGE  261.25 m
PROPOSED VERANDA  245.68 m

LOCATION PLAN
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