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13 January 2025 

 

The Municipal Manager 

P.O. Box 19 

George 

6530 

 

Sir 

 

PROPOSED PERMANENT DEPARTURES FOR PORTION 11 OF THE FARM 

HOOGE KRAAL No. 238, SITUATED IN THE MUNICIPALITY AND DIVISION OF 

GEORGE, WESTERN CAPE. 

 

Duly authorized by the registered owner of Portion 11 of the Farm Hooge Kraal No. 

238 we hereby apply for the following:  

 

Application is being made for permanent departures to allow for the following 

building line relaxations in terms of Section 15.(2)(b) of the Land Use Planning By-

Law of George Municipality, 2023: 

 

1. Relaxation of the northern boundary building line from 10.0m to ±5.21m for an 

existing previously approved carport; 

2. Relaxation of the western boundary building line from 10.0m to ±2.45m for an 

existing previously approved carport; 

3. Relaxation of the western boundary building line from 10.0m to ±1.31m for an 

existing outbuilding; 

4. Relaxation of the western boundary building line from 10.0m to ±7.86m for an 

existing previously approved additional dwelling unit; 

5. Relaxation of the western boundary building line from 10.0m to ±2.79m for an 

existing previously approved outbuilding; 

6. Relaxation of the southern boundary building line from 10.0m to ±5.65m for an 

existing previously approved non-interleading room; 

7. Relaxation of the eastern boundary building line from 10.0m to ±0.7m for an 

existing previously approved dwelling house and proposed new stoep; and 



 

8. Relaxation of the eastern boundary building line from 10.0m to ±7.60m for a 

new carport. 

 

In support of the application, the following documentation is attached for your  

consideration: 

 

a) Application form fully completed and signed (Annexure 1); 

b) Power of Attorney by the Registered Owners (Annexure 2); 

c) Motivation Report (Annexure 3); 

d) Copy of the Surveyor General Plan No. 147/1907 (Annexure 4); 

e) Plan No GT/H/200-1 (Annexure 5); 

f) Site Development Plan by W.S. Opperman (Annexure 6); 

g) Consent Letter from Transnet (Annexure 7); 

h) Proof of Payment will be provided in due course as it is made available to the 

applicant (Annexure 8); 

i) Copy of Title Deed No. T59832/2013 (Annexure 9);  

j) Previous Approval dd. 24 July 2018 (Annexure 10); 

k) Building Plans by W.S. Opperman (Annexure 11); 

l) Unauthorised Land Use Notice dd. 8 October 2024 (Annexure 12); 

m) Approved Building Plans (Annexure 13); and 

n) Letters dd. 28 November 2024 and 18 December 2024 by George 

Municipality (Annexure 14. 

 

 

Should any additional information be required you are kindly requested to contact us. 

 

 

 

Yours Sincerely 

 

 

 

 

 

Nel & de Kock Town and Regional Planners 

Per: Alexander Havenga A/3313/2023 



 

Page 1 of 6 

 

 

Application Form for Application(s) 

Submitted in terms of the Land Use 

Planning By-Law for George Municipality 

 

NOTE: Please complete this form by using: Font: Calibri; Size: 11 

PART A: APPLICANT DETAILS 

First name(s) Alexander 

Surname Havenga 

SACPLAN Reg No. 

(if applicable) 
Pr. Pln A/3313/2023 

Company name  

(if applicable) 
Nel & de Kock Town and Regional Planners 

Postal Address 

P.O. Box 1186, 

George 
Postal 

Code 
6530 

Email  

 

neldek@mweb.co.za 

 

Tel 
044 874 5207 

 
Fax n/a Cell 079 513 3530 

PART B: REGISTERED OWNER(S) DETAILS (if different from applicant) 

Registered owner Zane Peter Engelbrecht & Elaine Elizabeth Engelbrecht 

Address 

Owls Inn Country Villas, George Rural, Farm 238/11, Glentana 

George 
Postal 

code 
6529 

E-mail info@owlsinnguestlodge.co.za 

Tel 
n/a 

 
Fax n/a Cell 073 650 1822 

PART C: PROPERTY DETAILS (in accordance with Title Deed) 

Property Portion 11 of the Farm Hooge Kraal No. 238, George 

ANNEXURE 1 
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Description 

[Erf / Erven / 

Portion(s) and 

Farm number(s), 

allotment area.] 

Physical Address Owls Inn Country Villas, George Rural, Farm 238/11, Glentana 

GPS Coordinates 
 

34°02’28.03”S 22°18’12.96”E 
Town/City Glentana 

Current Zoning Agricultural Zone I Extent 3812m² 
Are there existing 

buildings? 
Y N 

Current Land Use Agriculture and approved Guest House 

Title Deed number 

& date 
T59832/2013 

 

 

Any restrictive 

conditions 

prohibiting 

application? 

Y N 
If Yes, list condition 

number(s). 
 

Are the restrictive 

conditions in 

favour of a third 

party(ies)? 

Y N 
If Yes, list the 

party(ies). 
 

Is the property 

encumbered by a 

bond? 

Y N 
If Yes, list 

Bondholder(s)? 
Standard Bank 

Has the 

Municipality 

already decided on 

the application(s)? 

Y N 
If yes, list reference 

number(s)? 
Farm Hoogekraal 238/11, George 

Any existing unauthorized buildings and/or land use on 

the subject property(ies)? 
Y N 

If yes, is this application to legalize the 

building / land use? 
Y N 

Are there any pending court case / order relating to the 

subject property(ies)? 
Y N 

Are there any land claim(s) registered 

on the subject property(ies)? 
Y N 

PART D: PRE-APPLICATION CONSULTATION 

Has there been any pre-application 

consultation? 
Y N 

If Yes, please complete the information below and attach the 

minutes. 

Official’s name n/a 
Reference 

number  
n/a 

Date of 

consultation 

n/a 

 

PART E: LAND USE APPLICATIONS IN TERMS OF SECTION 15 OF THE LAND USE PLANNING BY-LAW FOR GEORGE 

MUNICIPALITY & APPLICATION FEES PAYABLE 
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*Application fees that are paid to the Municipality are non-refundable and proof of payment of the application fees 

must accompany the application. 

BANKING DETAILS  

Name: George Municipality 

Bank: First National Bank (FNB) 

Branch no.: 210554 

Account no.: 62869623150 

Type: Public Sector Cheque Account 

Swift Code: FIRNZAJJ 

VAT Registration Nr: 4630193664 

E-MAIL: msbrits@george.gov.za 

*Payment reference: Erven ____, George/Wilderness/Hoekwil… 

PART F: DETAILS OF PROPOSAL 

Brief description of proposed development / intent of application: 

Application is being made for permanent departures to allow for the following building line relaxations in terms of 
Section 15.(2)(b) of the Land Use Planning By-Law of George Municipality, 2023, for Portion 11 of the Farm Hooge 
Kraal No. 238: 
 

1. Relaxation of the northern boundary building line from 10.0m to ±5.21m for an existing previously approved 

carport; 

2. Relaxation of the western boundary building line from 10.0m to ±2.45m for an existing previously approved 

carport; 

3. Relaxation of the western boundary building line from 10.0m to ±1.31m for an existing outbuilding; 

4. Relaxation of the western boundary building line from 10.0m to ±7.86m for an existing previously approved 

additional dwelling unit; 

5. Relaxation of the western boundary building line from 10.0m to ±2.79m for an existing previously approved 

outbuilding; 

6. Relaxation of the southern boundary building line from 10.0m to ±5.65m for an existing previously approved 

non-interleading room; 

7. Relaxation of the eastern boundary building line from 10.0m to ±0.7m for an existing previously approved 

dwelling house and proposed new stoep; and 

8. Relaxation of the eastern boundary building line from 10.0m to ±7.60m for a new carport. 

 

 

 

PART G: ATTACHMENTS & SUPPORTING INFORMATION FOR LAND USE PLANNING APPLICATIONS 

Please complete the following checklist and attach all the information relevant to the proposal. Failure to submit all 

information required will result in the application being deemed incomplete.  

Is the following compulsory information attached? 

Y N Completed application form  Y N 
Pre-application Checklist (where 

applicable) 

Y N 
Power of Attorney / Owner’s consent if 

applicant is not owner 
 Y N Bondholder’s consent 
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Y N Motivation report / letter  Y N Proof of payment of fees 

Y N Full copy of the Title Deed   Y N 
S.G. noting sheet extract / Erf diagram / 

General Plan 

Y N Locality Plan  Y N Site layout plan 

Minimum and additional requirements: 

Y N N/A Conveyancer’s Certificate 

 

Y N N/A Land Use Plan / Zoning plan 

Y N N/A 

Proposed Subdivision Plan 

(including street names and 

numbers) 

Y N N/A Phasing Plan 

Y N N/A Consolidation Plan Y N N/A 
Copy of original approval letter (if 

applicable) 

Y N N/A Site Development Plan Y N N/A Landscaping / Tree Plan 

Y N N/A Abutting owner’s consent Y N N/A Home Owners’ Association consent 

Y N N/A 

Copy of Environmental Impact 

Assessment (EIA) /  

Heritage Impact Assessment (HIA)  

Traffic Impact Assessment (TIA) / 

Traffic Impact Statement (TIS) / 

Major Hazard Impact Assessment 

(MHIA) / 

Environmental Authorisation (EA) / 

Record of Decision (ROD) 

Y N N/A 
1 : 50 / 1:100 Flood line 

determination (plan / report) 

Y N N/A 

Services Report or indication of all 

municipal services / registered 

servitudes 

Y N N/A 
Required number of documentation 

copies 2 copies 

Y N N/A 

Any additional documents or 

information required as listed in 

the pre-application consultation 

form / minutes  

Y N N/A Other (specify) 

PART H: AUTHORISATION(S) IN TERMS OF OTHER LEGISLATION  

Y N/A 
National Heritage Resources Act, 1999 

(Act 25 of 1999) 

 

 
Y N/A 

Specific Environmental Management Act(s) 

(SEMA)  

(e.g. Environmental Conservation Act, 1989 

(Act 73 of 1989), National Environmental 

Management: Air Quality Act, 2004 (Act 39 

of 2004),  

National Environmental Integrated Coastal 

Management Act, 2008 (Act 24 of 2008), 

National Environmental Management: 

Waste Act, 2008 (Act 59 of 2008),  

National Water Act, 1998 (Act 36 of 1998) 

Y N/A 
National Environmental Management 

Act, 1998 (Act 107 of 1998) 

Y N/A 
Subdivision of Agricultural Land Act, 1970 

(Act 70 of 1970) 

Y N/A 

Spatial Planning and Land Use 

Management Act, 2013 (Act 16 of 

2013)(SPLUMA) 

Y N/A 
Occupational Health and Safety Act, 1993 

(Act 85 of 1993): Major Hazard 
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Installations Regulations (strikethrough irrelevant) 

Y N/A 
Land Use Planning Act, 2014 (Act 3 of 

2014) (LUPA) 
Y N/A Other (specify) 

Y N/A 
If required, has application for EIA / HIA / TIA / TIS / MHIA approval been made? If yes, attach documents 

/ plans / proof of submission etc. N/A 

Y N 
If required, do you want to follow an integrated application procedure in terms of section 44(1)of the 

Land-Use Planning By-law for George Municipality? 
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SECTION I: DECLARATION 

I hereby wish to confirm the following:  

1. That the information contained in this application form and accompanying documentation is complete and 

correct.  

2. The Municipality has not already decided on the application. 

3. I’m aware that it is an offense in terms of section 86(1)(d) to supply particulars, information or answers in an 

application, knowing it to be false, incorrect or misleading or not believing them to be correct.  

4. I am properly authorized to make this application on behalf of the owner and (where applicable) copies of such 

full relevant Powers of Attorney/Consent are attached hereto. 

5. I have been appointed to submit this application on behalf of the owner and it is accepted that correspondence 

from and notifications by the Municipality in terms of the by-law will be sent only to me as the authorised agent 

and the owner will regularly consult with the agent in this regard (where applicable).  

6. That this submission includes all necessary land use planning applications required to enable the development 

proposed herein.  

7. I confirm that the relevant title deed(s) have been read and that there are no restrictive title deed restrictions, 

which impact on this application, or alternatively an application for removal/amendment/suspension forms part 

of this submission. 

8. I am aware of the status of the existing bulk services and infrastructure in the subject area and that I am liable 

for any possible development charges which may be payable as a result of the proposed development.  

9. I acknowledge that in terms of the Protection of Personal Information Act (POPIA) all correspondence will be 

communicated directly and only to myself (the applicant). No information will be given to any third party and/or 

landowner (if the landowner is not the applicant). I herewith take responsibility to convey all correspondence to 

the relevant parties. 

 

 

Applicant’s signature:  Date:  

 

Full name:  

 

Professional capacity: 

 

 

SACPLAN Reg. Nr: 
 

  

 

 

13 January 2025 

Alexander Havenga 

Registered Professional Planner 

Pr. Pln A/3313/2023 
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1. APPLICATION 
 

Application is being made for permanent departures to allow for the following 

building line relaxations in terms of Section 15.(2)(b) of the Land Use Planning By-

Law of George Municipality, 2023, for Portion 11 of the Farm Hooge Kraal No. 238: 

 

1. Relaxation of the northern boundary building line from 10.0m to ±5.21m for an 

existing previously approved carport; 

2. Relaxation of the western boundary building line from 10.0m to ±2.45m for an 

existing previously approved carport; 

3. Relaxation of the western boundary building line from 10.0m to ±1.31m for an 

existing outbuilding; 

4. Relaxation of the western boundary building line from 10.0m to ±7.86m for an 

existing previously approved additional dwelling unit; 

5. Relaxation of the western boundary building line from 10.0m to ±2.79m for an 

existing previously approved outbuilding; 

6. Relaxation of the southern boundary building line from 10.0m to ±5.65m for an 

existing previously approved non-interleading room; 

7. Relaxation of the eastern boundary building line from 10.0m to ±0.7m for an 

existing previously approved dwelling house and proposed new stoep; and 

8. Relaxation of the eastern boundary building line from 10.0m to ±7.60m for a 

new carport. 

 

Please note a previous application was approved by the Municipality in 2018 and will 

be discussed in the next chapter of this report. 

 

 

2. BACKGROUND 
 

A previous application for the subject property was approved on 29 June 2018 which 

provided for the following: 

1. Rezoning of the property from Transport Zone I to Agricultural Zone I; 

2. Consent Use to legalise an existing additional dwelling unit; 

3. Consent Use for a three (3) bedroom Guest House; 

4. Departure for the relaxation of building line applicable to all boundaries to legalise 

all of the existing structures on the property; 

5. The following Building line relaxations: 

5.1. Western boundary building line from 30.0m to 3.5m for a covered swimming 

pool and bar; 

5.2. Southern boundary building line from 30.0m to 12.658 for a covered 

swimming pool and bar; 

5.3. Southern boundary building line from 30.0m to18.2m for a storeroom and 

laundry; 

5.4. Eastern boundary building line from 30.0m to 2.456m for a storeroom and 

bar; and 

5.5. Eastern boundary building line from 30.0m to 0.0m for a shade cloth carport. 
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The owner of the subject property is in the process of selling the property, but before 

the sale can continue the owner wishes to obtain approval for the structures on the 

property. The town planning consultant who dealt with the previous application as set 

out above, did not make use of a cadastrally accurate plan. Therefore, the building 

line relaxations were not accurate and resulted in a stoep and carport to be built over 

the property’s boundary.  

 

 

3. PURPOSE 
 

The purpose of this application is to obtain approval for the relaxation of building 

lines for the existing structures on Portion 11 of the Farm Hoogekraal No. 238. A 

stoep and carport built over the property’s boundaries will be demolished. New 

building plans indicate the new positions of these structures within the property’s 

boundaries and will be constructed after the relevant building plan approvals have 

been obtained. 

 

 

4. MOTIVATION 
4.1 NEED 

 

The need for this application sprouted from the unwitting construction of structures 

on the subject property. The previous application was, in addition thereto, also not 

based on a cadastral accurate plan which also gave rise to encroachments of 

structures over the erf boundary. Therefore, application is made to bring the existing 

structures on the property in line with the development parameters of George 

Municipality’s Integrated Zoning Scheme By-Law, 2023. 

 

 

4.2 DESIRABILITY 

PHYSICAL CONDITION: 

4.2.1 TOPOGRAPHY 

 

The subject property slopes downward in an easterly direction and has a moderate 

average slope of 1:7.4. Topography poses to not negatively affect this application as 

the application entails existing structures which took topography into consideration.  

 

 

4.2.2 BOTTOM CONDITIONS 

 

The bottom conditions of the relevant property appear to be stable as the current 

owners have not experienced any structural problems related to bottom conditions 

since they took ownership of the property. 
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4.2.3 VEGETATION 

 

This application entails existing structures, a new stoep moved into the property’s 

boundaries and an existing carport also proposed to be moved to a new position. 

The areas where the new stoep and carport are proposed to be built will not 

negatively affect sensitive vegetation. 

 

 

4.2.4 FLOOD LINES 

  

The property does not directly abut the sea or tidal river. There is a non-perennial 

river in close proximity to the property, but there is a railway line between the 

watercourse and the property. Therefore, bearing the aforementioned in mind flood 

lines will not negatively affect the structures on the property and will not impinge the 

approval of this application. 

 

 

4.2.5 SENSITIVITIES 

 

As mentioned earlier in this report this application entails the approval of existing as 

built structures on the subject property. In addition to the aforementioned a stoep 

and carport are proposed to be moved into the property’s boundary which will require 

new construction. The placement of the stoep and carport will not negatively affect 

any sensitive conservation worthy vegetation and bearing mind that there is in fact 

no sensitive conservation worthy vegetation on the property approval of this 

application will not negatively affect any sensitivities.  

 

 

4.2.6 WATER TABLE 

 

The current owners of the property have not encountered any problem relating to a 

high water table affecting the existing structures on the property. Therefore, it is 

foreseen that the water table will not negatively affect the approval of this application. 

 

 

4.2.7 DRAINAGE PATTERN 

 

The existing structures on the property took drainage into consideration and the 

current owners have not experienced any issues relating to runoff water. The 

proposed new stoep and carport will also take drainage into consideration. Bearing 

in mind that there is ample grass and garden areas on the property, runoff water has 

the opportunity to slow down and drain into the ground. Therefore, drainage pattern 

will not negatively affect the approval of this application. 
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4.2.8 FILLINGS AND EXCAVATIONS 

 

The only new structures which will be constructed as a result of this application is a 

carport which will be moved to a new position within the property’s boundaries and a 

new stoep. Therefore, minor fillings and excavations may have to take place to 

create level ground for the proposed structures, but are of such a limited scale that it 

will not negatively affect the approval of this application. 

 

 

4.3 EXISTING PLANNING AND LEGISLATION 
4.3.1 SPATIAL PLANNING AND LAND USE MANEGEMENT ACT, 2013, 

(S.P.L.U.M.A.) 

4.3.1.1 SPATIAL JUSTICE 

 

 Past spatial and other development imbalances must be redressed 

through improved access to and use of land. 

The property which relates to this application is in extent 3812m² and was 

made available on the free market when the owner acquired the property in 

2013. Therefore, this application for permanent departures pose to not be 

adequate to address this principle of access to and use of land due to its 

limited size and location thereof in a rural area. 

 

 Spatial development frameworks and policies at all spheres of 

government must address the inclusion of persons and areas that were 

previously excluded, with an emphasis on informal settlements, former 

homeland areas and areas characterises by widespread poverty and 

deprivation. 

Due to considerations discussed above, this objective is not readily 

achievable with this application. 

 

 Spatial Planning mechanisms, including land use schemes, must 

incorporate provisions that enable redress in access to land by 

disadvantaged communities and persons. 

As discussed above, the limited size of the land unit does not lend itself to the 

compliance of this objective. As the property is for agricultural purposes it is 

not aimed at addressing the access to land by disadvantaged communities or 

persons. 

 

 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. 

A pragmatic approach to the management of land use systems to follow 

flexible and appropriate processes to facilitate housing for the disadvantaged 

community is indispensable. 
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 Land development procedures must include provisions that 

accommodate access to secure tenure and the incremental upgrading of 

informal areas. 

This aspect has already been discussed above. 

 

 A Municipal Planning Tribunal considering an application before it, may 

not be implemented 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. 

This provision does not apply to this application. 

 

 

4.3.1.2 PRICIPLE OF SPATIAL SUSTAINABILITY 

 

 Promote land development that is within the fiscal, institutional and 

administrative means of the Republic. 

The proposed development is done with private funding and therefore the  

fiscal, institutional and administrative capacity of government agencies are not 

relevant to this application. 

 

 Ensure that special consideration is given to the protection of prime and 

unique agricultural land. 

The subject of this application is zoned Agricultural Zone I and is situated in a 

rural area. The limited size of the subject property, i.e. 3812m², does not lend 

itself to operate a sustainable agricultural enterprise thereon. Therefore, 

approval of this application will result in the rectification of existing structures 

previously approved by the Municipality which will result in a viable land unit 

as the limited size of the property restricts agricultural activities.  

 

 Uphold consistency of land use measures in accordance with the 

environmental management instruments. 

As mentioned earlier in this report, application is made for existing structures 

with the exception of a new stoep and carport which is proposed to be moved 

to within the property’s boundaries. Therefore, approval of this application will 

not negatively affect any sensitive vegetation which is protected by 

environmental management instruments. 

 

 Consider all current and future costs to all parties for the provision of 

infrastructure and social services in land developments. 

This application will not demand any costs to external parties with regard to 

the provision of infrastructure and social services developments as this 

application involves the rectification of existing structures, a new stoep and 

carport which is to be moved to within the property’s boundaries which will be 

funded by the registered owners. 
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 Promote land development in locations that are sustainable and limit 

urban sprawl. 

Application is made for permanent departures for existing structures 

previously approved by the Municipality which is in line with the primary land 

use of the land unit, but not the parameters for which this application provides 

for. Therefore, approval of this application will satisfy the current owner’s 

needs which will prevent urban sprawl. Furthermore, since this application 

does not propose an extension of the urban edge approval of this 

development will adhere to this principle of sustainability. 

 

 Result in communities that are viable. 

This application will result in a viable development for the owner which will 

contribute to a viable community. 

 

 

4.3.1.3 PRINCIPLE OF EFFICIENCY 

 

 Land development optimises the use of existing resources and 

infrastructure. 

This application is in line with the principle of efficiency as application is made 

for the rectification of existing structures. Therefore, approval of this 

application will not require additional municipal resources and infrastructure 

and will satisfy the needs of the owner. 

 

 Decision-making procedures are designed to minimise negative 

financial, social, economic, or environmental impacts. 

As a privately funded project, sensible decision making to have minimal 

negative consequences are indispensable for the successful implementation 

of the project. As already discussed, it will have no negative social, economic 

and environmental impact, but will not only result in a more viable 

smallholding for the owner of the property, but will also contribute towards the 

municipal fiscus in terms of rates and taxes. 

 

 Development applications procedures are efficient and streamlined and 

timeframes are adhered to by all parties. 

Adherence to prescribed timeframes vest in the Municipality and therefore the 

applicant does not have any control over it. 

 

 

4.3.1.4 PRINCIPLE OF SPATIAL RESILIENCE 

 

This principle, which is primarily aimed at a sustainable way of life for communities 

that are most vulnerable to economic and environmental setbacks, is not directly 

applicable to this application. Approval of this application will, however, ensure the 

work of individuals on the property which are from informal settlements. 
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4.3.1.5 PRINCIPLE OF GOOD ADMINISTRATION 

 

 All spheres of government ensure an integrated approach to land use 

and land development that is guided by the spatial planning and land 

use management systems as embodied in this Act. 

The only authorities involved in this application is George Municipality and 

Transnet whose consent has already been obtained therefore there is no 

other authority with which an integrated approach needs to be followed. The 

various departments of the Municipality involved function as an integrated 

team. 

 

 Policies, legislation and procedures must be clearly set in order to 

inform and empower members of the public. 

Procedures for this application will be adhered to as prescribed. The property 

abuts a railway line of Transnet and attached to this application as Annexure 

7 is consent from Transnet in which they do not object to the proposed 

application. Further public participation will be carried out once the applicant is 

instructed to begin with this process. 

 

 

4.3.2 LAND USE PLANNING ACT, 2014, (L.U.P.A.) 

 

As far as the proposed development is concerned, there is a great deal of overlap 

between the principles of spatial justice, sustainability, good administration and  

resilience that are pursued under this legislation, but which have already been 

discussed in par 4.3.1 above. To avoid duplication, these principles will not be 

discussed again. 

 

 

4.3.3 NATIONAL, PROVINCIAL AND LOCAL GOVERNMENT POLICIES AND 

MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK 

 

National, Provincial and Local Government policies set out and put in place coherent 

policies and frameworks to support Municipalities fulfil their municipal planning 

mandate in line with national and provincial agendas. Application is made in terms of 

Section 15 of the Land Use Planning By – Law of George Municipality, 2023. 

Therefore, the local policies and frameworks of the municipality took the policies and 

frameworks of National and Provincial Government into consideration and only the 

George Municipal Spatial Development Framework, 2023 (MSDF) will be discussed 

for the purpose of this application. 

 

Application is made for permanent departures and will therefore not alter the land 

use designated to the property. The relevant encroachments came to life unwittingly 

as the previous application did not make use of an accurate cadastral plan. Bearing 

the above in mind it is therefore irrelevant to elaborate further in this regard for the 

purposes of this application. 
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4.3.4 BY-LAW ON MUNICIPAL LAND USE PLANNING OF GEORGE 

MUNICIPALITY, 2023 

4.3.4.1 According to Section 38(1), the following documents are required in 

support of the application: 

4.3.4.1.1 Annexure 1, Application form fully completed and signed; 

 

4.3.4.1.2 Annexure 2, Power of Attorney to Nel & de Kock Town and Regional 

Planners by the registered owner to prepare and submit this application; 

 

4.3.4.1.3 Annexure 3, Motivation Report by Nel & de Kock Town and Regional 

Planners; 

 

4.3.4.1.4 Annexure 4, Copy of the Surveyor General Plan No. 147/1907 is attached 

to this application; 

 

4.3.4.1.5 Annexure 5, Plan No. GT/H/200-1 is attached to this application 

 

4.3.4.1.6 Annexure 6, Site Development Plan by W.S. Opperman is attached to this 

application; 

 

4.3.4.1.7 Annexure 7, Consent Letter from Transnet is attached to this application; 

 

4.3.4.1.8 Annexure 8, Proof of Payment will be provided in due course as it is made 

available to the applicant; 

 

4.3.4.1.9 Annexure 9, Copy of Title Deed No. T59832/2013 is attached to this 

application; 

 

4.3.4.1.10 Annexure 10, Previous Approval dd. 24 July 2018 is attached to this 

application;  

 

4.3.4.1.11 Annexure 11, Building Plans by W.S. Opperman is attached to this 

application; 

 

4.3.4.1.12 Annexure 12, Unauthorised Land Use Notice dd. 8 October 2024 is 

attached to this application; 

 

4.3.4.1.13 Annexure 13, Approved Building Plans is attached to this application; and 

 

4.3.4.1.14 Annexure 14, Letters dd. 28 November 2024 and 18 December 2024 by 

George Municipality is attached to this application. 

 

 

4.3.4.2 Current and proposed development controls (Development Parameters) 

4.3.4.2.1 Building lines:   

The building lines applicable to this property is 10m from all boundaries.  
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 The attached SDP illustrates the exact cadastral position of all structures and 

the relevant building line relaxations are indicated with red hatching.  

 

 

4.3.4.2.2 Height: 

The height of a dwelling house may not exceed 6.5 metres to the wall plate in all 

cases and 8.5 metres to the ridge of the roof in the case of a pitched roof, provided 

that if the intention is to utilise any area above the roof for recreational or 

entertainment purposes, the height may not exceed 6.5 metres. 

 

 This application provides for building line relaxations for existing structures 

which were previously approved by the Municipality. The only new additions 

are a carport proposed to be moved to within the property’s boundaries and a 

new stoep. Therefore, the maximum height will not be encroached with the 

approval of this application. 

 

 

4.3.4.2.3 Site development plan: 

For any development in this zone, including any part of the land not Zoned 

Agricultural, it may be requested that a site development plan be submitted to the 

Municipality for its approval taking specific cognisance of visual impact given the size 

and scale of the agricultural buildings and facilities and their location in a rural 

landscape, and in their proximity to tourist routes. 

 

 A Site Development Plan is attached to this application as Annexure 6. 

Therefore, this development parameter is complied with should the 

Municipality be of the opinion it is necessary to scrutinize a Site Development 

Plan. 

 

 

4.3.4.2.4 Farm shop, camping site: 

Where a farm shop and a camping site are operated from the same property the 

combined floor area of the farm shop and convenience store may not exceed 100m². 

 

 This application does not make provision for a farm shop or a camping site. 

Therefore, no further elaboration will be made on this development parameter. 

 

 

4.3.4.2.5 Agricultural industry 

In addition to the above, the parking requirements for “industry” apply. 

 

 This application does not provide for an agricultural enterprise. Therefore, this 

development parameter is not applicable to this application. 
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4.3.4.2.6 Development charges 

The Municipality may impose development charges in accordance with the 

provisions of Section 52. 

 

 This application entails existing structures and land uses previously approved 

by the Municipality. Therefore, the applicant is of the opinion that no 

development charges will be applicable. 

 

 

4.3.5 TITLE DEED 

 

Title Deed No. T59832/2013 does not contain any restrictive conditions. It does, 

however, state that the property is subject to conditions as contained in Deed of 

Transfer No. T1461/1907. Bearing in mind that the Municipality considered and 

approved building line relaxations in 2018, the applicant wishes to request the 

exclusion of a Conveyancer Certificate as this application only provides for building 

line relaxations for existing structures on a cadastral accurate plan. The property is 

encumbered by a bond, while a bondholder’s consent will not be provided as the 

Municipality stated that it is not necessary for this application as contained in a letter 

dd. 28 November 2024 which is attached to this application as Annexure 14. In 

addition to the aforementioned, the bondholder, i.e. Standard Bank gave consent for 

building line relaxations in 2017 as an be seen on the attached Annexure 10. 

 

 

4.4 CHARACTER OF THE ENVIRONMENT 

 

The property relevant to this application is situated within a rural environment in 

close proximity to Glentana. Approval of this application will rectify building line 

encroachments of existing previously approved structures. Therefore, approval of 

this application will not alter the character of the environment as no new land uses 

are proposed and the property will have the same effect as can currently be 

experienced. 

 

 

4.5 POTENTIAL OF THE PROPERTY 

4.5.1 AGRICULTURE 

 

As mentioned earlier in this report, the land unit relevant to this application is of such 

a limited size that it does not lend itself to conduct a sustainable financially sound 

agricultural enterprise thereon. The owners applied for a Consent Use for a Guest 

House in 2018 in order to legally operate a land use from the property to generate 

funds. Therefore, approval of this application will legalise existing structures which 

will in turn better the functioning and future maintenance of the land unit for the 

owner thereof.  
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4.5.2 CONSERVATION 

 

The property does not contain any conservation worthy vegetation. Application is 

made for building line relaxations applicable to existing structures with the addition of 

a carport proposed to be moved to within the property’s boundaries and a new stoep. 

Therefore, conservation will not be negatively affected by the approval of this 

application. 

 

 

4.5.3 MINING 

 

As of date no exploitable materials have been found on the property which could 

lead to any mining activities taking place. 

 

 

4.5.4 RECREATION 

 

The current zoning of the property is Agricultural Zone I with a consent use for a 

Guest House. Therefore, currently the property only holds recreational benefits for 

the owner and guests visiting the property. Approval of this application will legalise 

existing structure’s which will result in securing the recreational benefits it may hold 

for the owners and the public.  

 

 

4.5.5 RESIDENTIAL 

 

The property currently provides for a primary dwelling house and a Guest House as 

a consent use. This application does, however, not propose any additional structures 

than previously approved resulting in additional residential opportunities. Therefore, 

approval of this application will only legalise the existing situation on the property and 

not result in any additional opportunities.  

 

 

4.6 LOCATION AND ACCESSIBILITY 

 

The subject property is situated at 34°02’28.03”S 22°18’12.96”E within a rural area in 

close proximity to Glentana. The property is accessed from a gravel road which is in 

turn accessed from Morison Road. This application does not propose an alteration of 

the current access and therefore no further elaboration will be made in this regard.  

 

 

4.7 PROVISION OF SERVICES 

The structures on the property currently make use of the following services: 
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4.7.1 Water  

 

The property is dependent on a borehole for water, but the water quality is not good 

as it contains high degrees of iron which requires a filtration plant. Currently the 

owner receives water from the Municipality which is delivered by truck as no 

Municipal connections are available in the area. In addition thereto all of the 

structures on the property’s roofs have gutters which directs rainwater into storage 

tanks which are cleaned and stored in tanks for consumption. The total storage 

capacity is 7x 5000L and 2x 3000L tanks totalling 41 000L which poses to be 

sufficient. Approval of this application will not place a bigger demand on water as no 

new land uses are proposed, but merely the rectification of building line 

encroachments and the relocation of a stoep and carport to within the property’s 

boundaries. 

 

 

4.7.2 Sewerage 

 

The property makes use of a French Drain to dispose of sewerage, while solids are 

pumped once every year. As mentioned earlier approval of this application will not 

place an additional demand or strain on the existing sewerage systems on the 

property as it merely entails the legalisation of existing structures. Therefore, 

approval of this application will have the same impact as what can currently be 

experienced. 

 

 

4.7.3 Electricity  

 

The property receives electricity directly from Eskom. As mentioned earlier in this 

report approval of this application will not place a bigger demand on electricity as 

what can currently be experienced. 

 

 

4.7.4 Stormwater  

 

The design of the existing structures took drainage into consideration, while ample 

open grass areas and gardens are present which aids in slowing down and the 

infiltration of water into the ground. Approval of this application poses to not have an 

adverse effect on the current stormwater situation as this application entails the 

legalisation of existing structures and the relocation of a stoep and carport to within 

the property’s boundaries. Therefore, no further construction resulting in additional 

runoff will be a result of this application apart from what van currently be 

experienced. 
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4.7.5 Refuse Removal  

 

The owners of the property together with other farmers in the area collects refuse 

generated by them and stores it in bins with their respective numbers thereon. Once 

a week refuse is taken to the Old Outeniqua Station Informal Settlement where the 

Municipality collects refuse. As mentioned earlier approval of this application will not 

place a bigger demand on refuse removal than what can currently be experienced. 

 

 

4.8 CONSTRUCTION PHASE 

 

Approval of this application will rectify existing structures on the property. In addition 

to the aforementioned structures previously built unintentionally outside the 

property’s boundaries will be moved to within the property’s boundaries. Therefore, 

the only construction which will commence after approval of this application is the 

relocation of an existing carport and a new stoep. Therefore, approval of this 

application will not result in a lengthy construction phase as the structures will be 

moved and relocated in a timely manner after obtaining approval for this application.  

 

 

5. CONCLUSION 
 

On the strength of the rationalisation followed in this report whereby irregularities are 

rectified, it is evident that approval of this application has a substantial benefit for the 

owner of the property without negatively affecting surrounding owners and 

simultaneously benefitting the Municipality by complying with Scheme regulations 

and therefore we trust that the application will enjoy your favourable consideration 

and to get feedback in due course.  

 

 

 

Nel & de Kock Town and Regional Planners                  January 2025 

Per: Alexander Havenga Pr. Pln A/3313/2023 
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Customer Care: 0860 123 000
Website: www.standardbank.co.za

5 February 2025

Payment Instruction

This document is a payment instruction and not a proof of payment. Your proof of payment will be available after we’ve processed your payment instruction.

Beneficiary name
GEORGE MUNICIPALITY

Beneficiary reference
LUA532 Engelbrecht

Your reference
Build Line

George Municipality will receive payment notification by Email at
wcjoubert@george.gov.za

Payment date
5 February 2025

Amount
R 4 899.00

The Standard Bank of South Africa Limited (Reg. No. 1962/000738/06. Authorised financial services provider. VAT Reg No. 4100105461 Registered credit provider (NCRCP15). We subscribe to
the Code of Banking Practice of the Banking Association South Africa and, for unresolved disputes, support resolution through the Ombudsman for Banking Services.
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CONVEYANCER CERTI FICATE

l, the undersigned

JACOBUS CORNELIUS FOURIE

a conveyancer of Mossel Bay, certify, in respect of the following property as follows:

PORTION 11 OF THE FARM HOOGE KRAAL NR. 238, in the Municipality and
Division of GEORGE, Province WESTERN CAPE

MEASURING: 3812 (three thousand eight hundred and twelve) square meters

HELD by DEED OF TRANSFER Number T5983212013

1.

The abovementioned property is subject to the following condition/s

A. ONDERHEWIG aan sodanige voon,vaardes soos na verwys word in
gesegde Transportakte Nr. T 1 461 I 1907 .

2

To the best of my knowledge, and save for the conditions as mentioned above, the
abovementioned property is subject to no other conditions that would be restrictive for
the Application in regard to the Building Line Departure.

Signed at MOSSEL BAY on this 1Oth day of FEBRUARY 2025.

c ANCER
JACOBUS CORNELIUS FOURIE
LPC NUMBER: 86178
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