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BAY 
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By-Law for the George Municipality, 2015, read in conjunction with Condition B.6.(a) of 

Title Deed T56594/2021, being the title deed of Erf 179 Herolds Bay, for the consent of 
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MOTIVATION REPORT:                                                                                          

APPLICATION FOR  CONSENT USE (SECOND DWELLING UNIT):                                      

ERF 179 HEROLDS BAY 

 

1. APPLICATION OULYNVERSLAPPIERFTOEGANGE) EN OPHEFFING VAN 

BEPERKENDE TIT 

Application is made in terms of Section 15(2)(o) of the Land Use Planning By-Law for the George 

Municipality, 2015, read in conjunction with Condition B.6.(a) of Title Deed T56594/2021, being 

the title deed of Erf 179 Herolds Bay, for the consent of the George Municipality for a second 

dwelling unit larger than 60m² on Erf 179 Herolds Bay as indicated on the proposed site plan and 

building plan attached hereto as Annexure “A”. 

 

The completed application form for the consent use is attached hereto as Annexure “B”. 

 

2. DEVELOPMENT PROPOSAL 

Erf 179 Herolds Bay is currently developed with a double storey dwelling house of 392.26m², 

consisting of a bedroom with en-suite bathroom, a bedroom, study, 3 garages, a workroom and 

internal staircase, on the ground floor and 3 bedrooms, 2 bathrooms, open plan kitchen / dining 

/ living / braai area, a scullery and internal staircase on the first floor.  

There is an open deck on the northern side of the ground floor and on the southern side of the 

first floor, with a small open deck north of the braai area on first floor. The deck on the southern 

side has an open staircase to the ground level. There is also a small, covered deck on the 

western side of the (raised) ground floor of the dwelling house, which covers the stoep on the 

western side of the lower ground floor. A “wendy house” which is used as a storeroom is located 

south of the garages, within the southern side boundary building line.  

 

Due to the slope of the erf, the western side of the dwelling house also contains a lower ground 

floor, consisting of a second dwelling unit with 3 bedrooms, 2 bathrooms and an open plan 

kitchen / living room. The area of the second dwelling unit is 91.21m². No approved building 

plans could be found in respect of the second dwelling unit.  
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The approved building plans for the dwelling house does however indicate that the western 

portion of the existing dwelling house has been approved with a height of less than 8.5 metres 

above the actual ground level. The quality of the approved building plans for the existing dwelling 

unit are however poor and it was not possible to obtain a readable copy which could be attached 

to this motivation report. The town planner that will be responsible for the evaluation of the 

application does however have copies of the building plan on record. In terms of the approved 

building plans the actual height of the approved western portion of the dwelling house is in fact 

xx meter above the natural ground level.  

 

After discussions with the responsible town planner of the George Municipality it was agreed that 

the natural ground level as indicated on the approved building plan is regarded as the natural 

ground level of the erf. It was furthermore agreed that the natural ground level should be 

indicated on the building plans to be submitted for the second dwelling unit and that the height 

of the dwelling house, including the second dwelling unit should be measured from the natural 

ground level as per the approved building plans.  

 

The second dwelling unit which has been developed at a level lower than the original natural 

ground level does not thus not give rise to a departure from the maximum height allowable for a 

dwelling house. It was agreed that no departure application will be required as far as height of 

the western portion of the dwelling house on Erf 179 Herolds Bay is concerned. 

  

As the second dwelling unit is larger than 60m², application has to be made for the consent of 

the municipality to accommodate the second dwelling unit, as determined in the Use Zone Table 

in Schedule I of the George Integrated Zoning Scheme By-Law, 2017. 

 

The proposed site and building plan for the second dwelling unit indicating the natural ground 

level as well as the height of the dwelling unit above the natural ground level is attached hereto 

as Annexure “A”.  

 

The following site plan and building plan indicates the locality of the dwelling house and the 

existing second dwelling unit.  
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The purpose of this application is to obtain consent use approval for the existing second dwelling 

unit, to enable the owner to submit a building plan in respect of the existing second dwelling unit 

for approval.  

 

3. PRE-APPLICATION CONSULTATION 

A pre-application consultation was not requested as the proposal entails a consent use in respect 

of a second dwelling unit. This is in line with the e-mailed directive in this regard to various 

consultants by the Municipal Town Planners, which was issued by e-mail dated 10 May 2022. 

 

4. GENERAL INFORMATION REGARDING ERF 179 HEROLDS BAY  
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4.1 Locality 

 

Erf 179 Herolds Bay is situated at 10 Rooikransie Street, Herolds Bay. The locality of the erf is 

indicated on the following aerial photo, as well as on the locality plan which is attached hereto 

as Annexure “C”.  

 

 
 

4.2 Existing land use 

 

Erf 179 Herolds Bay is currently used for residential purposes.  

 

4.3 Extent 

 

Erf 179 Herolds Bay is 671m² in extent. 

 

4.4 Present zoning 
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In terms of the George Integrated Zoning Scheme By-Law, 2017, the zoning of Erf 179 Herolds 

Bay is Single Residential Zone I.  

 

4.5 General Plan 

 

Erf 179 Herolds Bay forms part of General Plan 9297 of Herolds Bay Extension 1 Township. A 

copy of the General Plan is attached hereto as Annexure “D”.  

 

4.6 Title Deed 

 

Erf 179 Herolds Bay is registered in the name of Luiperd Beleggings Proprietary Limited 

Registration number2016/332831/07. A copy of the Title Deed of the application erf is attached 

hereto as Annexure “E”.  

 

Title Deed T56595/2021 contains, inter alia, the following condition: 

 

“B.6.(a) This erf shall be used solely for the purposes of erecting thereon one dwelling or other 

buildings for such purposes as the Administrator may, from time to time after reference 

to the Townships Board and the local authority, approve, provided that the erf is included 

within the area of a Town Planning Scheme, the local authority may permit such other 

buildings as are permitted by the scheme subject to the conditions and restrictions 

stipulated by the scheme.”  

 

Condition B6(a) is applicable to this application for the consent of the George Municipality for a 

second dwelling unit larger than 60m² on Erf 179 Herolds Bay. This aspect is addressed further 

in points 4.9 and 5.5.8 of this motivation report, as well as in the Conveyancer Certificate in 

respect of Erf 179 Herolds Bay, attached hereto as Annexure “I”. 

 

4.7 Power of Attorney 

 

A Certificate issued by the Commissioner of Companies and Intellectual Erf Commission, 

certifying that Carel Johannes Hendrik Miennie is the only Member / Director of Luiperd 
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Beleggings Proprietary Limited Registration number 2016/332831/07, is attached hereto as 

Annexure “F”.   

 

A Power of attorney, whereby Jan Vrolijk Town Planner / Stadsbeplanner is appointed by Carel 

Johannes Hendrik Miennie, the only Director of Luiperd Beleggings Proprietary Limited 

Registration number 2016/332831/07, the registered owner of Erf 179 Herolds Bay, to prepare 

the application referred to in point 1 of this motivation report and to sign all relevant documents 

is attached hereto as Annexure “G”.  

  

4.8 Bondholder’s Consent 

 

Erf 179 Herolds Bay is not encumbered by a bond.  

  

4.9 Conveyancer Certificate 

 

A copy of the Conveyancer Certificate in respect of Erf 179 Herolds Bay is attached hereto as 

Annexure “I”. The Conveyancer Certificate refers to condition B.6.(a) in the Title Deed of Erf 

179 Herolds Bay and  confirms that the stipulation in condition 6.(a) of the Title Deed is met by 

this application, as the purpose of this application is to obtain the consent of the municipality 

(local authority) for the second dwelling unit on the erf.    

 

5. DESIRABILITY OF THE APPLICATION FOR CONSENT USE IN RESPECT OF ERF 179 

HEROLDS BAY  

 

5.1 Introduction 

 

The term "desirability" in the land use planning context, may be defined as the degree of 

acceptability of the land uses on the land unit concerned. The desirability of the intended consent 

use shall be discussed with reference to the aspects listed below.  

 

 Physical characteristics of the site. 

 The proposed land uses. 
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 The compatibility of the proposal with existing planning documentation, spatial frameworks, 

legislation and policies. 

 The compatibility of the proposal with the character of the surrounding area. 

 Potential of the site. 

 Accessibility of site. 

 

It will be indicated in the following paragraphs that the proposal can be regarded as being 

desirable as far as the mentioned aspects are concerned. 

 

5.2 Physical characteristics of the erf 

 

5.2.1 Topography 

 

The application erf has a significant downward slope towards the west from Rooikransie Street. 

The erf has been developed many years ago and the topography of the erf had been considered 

in the design and locality of the current building. The footprint of the existing building will not be 

increased because of this application. Apart from “creating” space under the dwelling house for 

the second dwelling unit, the topography has no impact on the development as proposed in this 

application.  

 

5.2.2 Surface conditions 

 

Little information concerning the soil conditions in the area is available. The soil condition of the 

application erf seems stable. The existing structures on the application erf and in the vicinity of 

the application erf do not appear to have construction anomalies relating to unstable soil 

conditions. It can, therefore, be accepted that the soil condition is suitable to accommodate the 

proposal. 

 

There is as such, no reason why this application cannot be supported.  

 

5.2.3 Vegetation 
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The application erf has been developed with a garden, consisting of lawn and large, established 

shrubs and trees. The second dwelling unit is situated on the lower ground floor, below the 

existing dwelling house and therefore has no negative influence on the current vegetation.  

   

5.2.4 Other characteristics 

The application erf is not affected by flood lines, fountains or other unique ecological habitats. 

5.2.5 Conclusion 

 

From the contents of the above paragraphs, it is clear that there is no reason from a physical 

characteristics point of view why the application for consent use cannot be supported.  

 

5.3 Proposed land use 

 

The western side of the dwelling house on the application erf contains a lower ground floor, 

consisting of a second dwelling unit with 3 bedrooms, 2 bathrooms and an open plan kitchen / 

living room. The area of the second dwelling unit is 91.21m². No approved building plans could 

be found in respect of the second dwelling unit.  

 

The owner intends legalizing the second dwelling. As the second dwelling unit is larger than 

60m², application is made for consent of the municipality to accommodate the second dwelling 

unit, as determined in the Use Zone Table in Schedule I of the George Integrated Zoning Scheme 

By-Law, 2017. 

 

5.4 Density of the proposed development  

 

In terms of the zoning of the erf, namely “Single Residential Zone I” a “dwelling house” may be 

erected on the erf. The definition of a “dwelling house” in Schedule 2 of the George Integrated 

Zoning Scheme By-Law, 2017, stipulates unit that a “dwelling house” includes a second dwelling 

unit, not larger than 60m². A second dwelling unit, not larger than 150m² may, however, be 

erected with the consent of the George Municipality. In terms of the zoning of the erf, two dwelling 

units may, therefore, be erected on the application erf. 
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The two proposed dwelling units represent a density of approximately 29.8 dwelling units per 

hectare, which is slightly higher than the norm of 25 dwelling units per hectare aimed at by the 

Department of Environmental affairs and Development Planning.  

 

The density as proposed will, therefore, not create an undesirable precedent.  

    

5.5 Compatibility of the development proposal with existing planning documentation 

and policies   

 

5.5.1 Introduction 

 

Different planning documents apply to the application and the desirability and compatibility of the 

application regarding each of these documents will subsequently be discussed. 

 

5.5.2 “Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013) (SPLUMA)” 

 

Section 7 of the "Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013)" lists 

5 development principles which must be applied when any development application is to be 

evaluated. The principles referred to are as follows: 

 

 “Spatial justice”; 

 “Spatial sustainability” 

 “Spatial efficiency” 

 “Spatial resilience”; and  

 “Good administration”. 

Different development principles are identified under each of the 5 abovementioned principles 

which must be applied when a land use application is to be evaluated. The proposed application 

for consent use will subsequently be evaluated on each of the principles. 

 

 
Spatial justice 
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Criteria 
 

 

Compliance  

 

Planning Implication 

Past spatial and other development 
imbalances must be redressed 
through improved access to and 
use of land. 

Complies with. As a second dwelling unit has already 
been erected on the application erf, the 
density allowed will not be increased. 
Being situated on the lower ground 
floor, underneath the existing dwelling 
house, the increase in the size of the 
second dwelling unit from 60m² to 
91.21m², as proposed in this 
application, will create a more 
comfortable dwelling unit and thus 
contribute to the amenity of the second 
dwelling unit, without adding to the 
footprint of the existing building. This 
will result in more efficient use of the 
application erf and could also generate 
more income for the owner of the 
application erf, which will result in 
increasing the feasibility of the 
investment.   

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 
characterised by widespread 
poverty and deprivation. 

Complies with. George Municipality approved a 
Spatial Development Framework for 
George, 2019. This framework, 
together with the Herolds Bay Local 
Spatial Development Framework, 
2015, contain development proposals 
which are aimed at improving the 
quality of life of all the inhabitants of 
George, thus creating the opportunity 
for approval of this application which 
will result in creating the opportunity for 
the owners of the erf to earn additional 
income. 

Spatial planning mechanisms, 
including land use schemes, must 
incorporate provisions that enable 
redress in access to land by 
disadvantaged communities and 
persons. 

Not applicable. This issue is not applicable to this 
application, as the proposed 
development is aimed at the higher 
income group. 

Land use management systems 
must include all areas of a 
municipality and especially include 
provisions that are flexible and 

Complies with. George Municipality approved the 
George Integrated Zoning Scheme By-
Law, 2017, which contains zoning- and 
development parameters, which guide 
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appropriate for the management of 
disadvantaged areas, informal 
settlements and former homelands 
areas. 

the development of all erven in respect 
of type of structure allowed, land uses 
and building lines. These parameters 
enable the further development of 
residential properties as proposed in 
this application.  

 

Land development procedures 
must include provisions that 
accommodate access to secure 
tenure and incremental upgrading 
of informal areas. 

Not applicable. This provision does not apply to this 
application, as no informal residential 
development is involved.   

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 erf is affected by the outcome of 
this application. 

Not applicable. As far as is known, the Eden Joint 
Planning Tribunal - George 
Municipality's discretion when 
considering applications is not affected 
by the value of land or erf. Decision 
making is, as far as is known, based on 
the principles, as stated in Section 7 of 
the Spatial Planning and Land Use Act, 
2013 (Act 16 of 2013). 

 

 
Spatial sustainability 

 

 
 
Criteria 
 

 

Compliance  

 

Planning Implication 

Promote land development 
that is within the fiscal, 
institutional and administrative 
means of the Republic. 

Complies with.  The application erf is situated within 
the “urban edge” of George and is 
indicated for the development as 
proposed in this application, in the 
George Spatial Development 
Framework, 2019 and the Herolds Bay 
Local Spatial Development 
Framework, 2015. 

Ensure that special 
consideration is given to the 
protection of prime and unique 
agricultural land. 

Not applicable.  The existing second dwelling unit is 
situated below the ground floor of the 
existing dwelling house. The existing 
natural habitation will, therefore, not be 
disturbed by the envisaged approval of 
the second dwelling unit. 
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Uphold consistency of land use 
measures in accordance with 
environmental management 
instruments. 

Not applicable. This provision does not apply to this 
application.    

Promote and stimulate the 
effective and equitable 
functioning of land markets. 

Complies with. The land use and density proposed in 
this application are in line with the 
relevant stipulations in the George 
Integrated Zoning Scheme By-law, 
2017. It will also result in the further 
development of the application erf, 
without impacting on the existing 
vegetation on the erf. The proposed 
development will thus not have a 
negative impact on surrounding erf 
values and could result in increasing 
erf values in the vicinity.  

Consider all current and future 
costs to all parties for the 
provision of infrastructure and 
social services in land 
developments. 

Complies with.  All costs pertaining to the infrastructure 
required for the proposed development 
will be carried by the landowner.  

Promote land development in 
locations that are sustainable 
and limit urban sprawl. 

Complies with. The application erf is situated within 
“urban edge” of George. The proposal 
entails an increase in size of the 
second dwelling unit. As such, the 
proposal will not result in urban sprawl, 
nor increase the existing development 
“footprint” of the building on the erf. 

Result in communities that are 
viable. 

Complies with. Due to the high maintenance cost 
(labour, water and plants), as well as 
security risk associated with large 
properties, the development of large 
residential erven is increasingly 
considered not viable. This could   lead 
to neglect, which could result in 
reducing erf values in an area. The 
proposed increase in the extent of the 
second dwelling unit will create a more 
viable development, which could have 
a positive effect on the economy of 
George, and which will result in the 
Municipality earning additional income, 
which could be used for the 
improvement of the quality of services 
to all the citizens of George.     
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Spatial efficiency 

 

 
 
Criteria 
 

 

Compliance  

 

Planning Implication 

Land development optimises 
the use of existing resources 
and infrastructure. 

Complies with. The second dwelling unit has already 
been linked to the services, which are 
available for the area concerned. All 
costs pertaining to the extention of 
existing infrastructure required for the 
proposed development will be carried 
by the landowner.   

Decision-making procedures 
are designed to minimise 
negative financial, social, 
economic or environmental 
impacts. 

Complies with. The municipality has procedures in 
place that are designed to minimise 
negative financial, social, economic or 
environmental impacts. 

Development application 
procedures are efficient and 
streamlined and timeframes 
are adhered to by all parties. 

Complies with. George Municipality has adopted the 
George Municipality: Land Use 
Planning Ordinance, 2015 which 
prescribes procedures and time 
frames developers must comply with 
when submitting land use applications, 
and which officials must consider when 
considering applications. This 
application has been prepared in 
accordance with the stipulations of the 
George Municipality: Land Use 
Planning By-law, 2015 and the 
application will therefore be handled 
and considered in accordance with the 
time frames as prescribed. 

 

 
Spatial resilience 

 

 
 
Criteria 
 

 

Compliance  

 

Planning Implication 

Flexibility in spatial plans, 
policies and land use 

Complies with. The application erf is situated within 
the “urban edge” of George. The 
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management systems are 
accommodated to ensure 
sustainable livelihoods in 
communities most likely to 
suffer the impacts of economic 
and environmental shocks. 

proposed increase in the extent of the 
second dwelling unit will contribute to 
the viability of the application erf.   

 

 
Good administration 

 

 
 
Criteria 
 

 

Compliance  

 

Planning Implication 

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. 

This is general principle 
that municipalities need 
to comply with. 

Input was received from all spheres of 
government when the George Spatial 
Development Framework was drafted. 
An integrated approach, guided by the 
spatial planning and land use 
management systems as embodied in 
this Act, was thus followed in the 
preparation of the George Spatial 
Development Framework. As the 
development proposal can be deemed 
to comply with the contents of the 
George Spatial Development 
Framework, 2019 and the Herolds Bay 
Local Spatial Development 
Framework, 2015, it can be stated that 
the proposal complies with these 
specific criteria. 

All government departments 
must provide their sector 
inputs and comply with any 
other prescribed requirements 
during the preparation or 
amendment of spatial 
development frameworks. 

This is general principle 
that municipalities need 
to comply with. 

Input was received from all 
government departments and sectors 
when the George Spatial Development 
Framework was drafted. An integrated 
approach, guided by the spatial 
planning and land use management 
systems as embodied in this Act, was 
thus followed in the preparation of the 
George Spatial Development 
Framework. As it can be deemed that 
the development proposal complies 
with the contents of the George Spatial 
Development Framework, 2019 and 
the Herolds Bay Local Spatial 
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Development Framework, 2015, it can 
be stated that the proposal complies 
with these specific criteria. 

The requirements of any law 
relating to land development 
and land use are met 
timeously. 

This is general principle 
that municipalities need 
to comply with. 

The George Municipality has adopted 
the George Municipality: By-law on 
Land Use Planning, 2015 which 
prescribes procedures and timeframes 
which developers have to adhere to 
when submitting land use applications 
and which officials needs to take into 
consideration when considering 
applications. This application has been 
prepared in keeping with the 
requirements as per the George 
Municipality: By-law on Land Use 
Planning, 2015 and the application will 
from date of submission be dealt with 
and be considered within the 
timeframes prescribed in the by-law. 

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

This is general principle 
that municipalities need 
to comply with. 

This application will be advertised in 
accordance with the stipulations as 
contained in the George Municipality: 
By-law on Land Use Planning, 2015. 
All parties will be given the opportunity 
to participate in the public participation 
process and will be afforded the 
opportunity to provide input on the 
application. 

Policies, legislation and 
procedures must be clearly set 
in order to inform and empower 
members of the public. 

This is general principle 
that municipalities need 
to comply with. 

The George Municipality: By-law on 
Land Use Planning, 2015 contains 
clear procedures set in order to inform 
and empower members of the public. 
This application will be subjected to 
these procedures. 

 
As can be seen from the table above, it can be argued that the proposal can be regarded as 

being compatible with the 5 development principles of SPLUMA. 

 

5.5.3 “Land Use Planning Act, 2014 (Act 3 of 2014) (LUPA)” 
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In terms of the above Act it is expected of a municipality to consider the compatibility of any 

development proposal with existing provincial and municipal spatial development frameworks 

and as well as more detail local spatial frameworks. 

 

Section 19(1) and 19(2) of the Land Use Planning Act, 2014 (Act 3 of 2014) (LUPA) which is 

relevant to this application reads as follows: 

 

19(1) If a spatial development framework or structure plan specifically provides for the utilization 

or development of land as proposed in a land use application or a land development 

application, the proposed utilization or development is regarded as complying with that 

spatial development framework or structure plan. 

19(2) If a spatial development framework or structure plan does not specifically provides for the 

utilization or development of land as proposed in a land use application or a land 

development application, but the proposed utilization does not conflict with the purpose 

of the relevant designation in the spatial development framework or structure plan, the 

utilization or development is regarded as being consistent with that spatial development 

framework or structure plan.” 

 

The compatibility of the development proposal with existing spatial development frameworks is 

addressed in points 5.5.4 to 5.5.6 of this report. The development principles referred to in Section 

59 of LUPA, which should also be considered when motivating an application, are directly in line 

with the principles of SPLUMA, which have been discussed in detail in section 5.5.2 above. The 

comments in paragraph 5.5.2 are thus also relevant as far as Section 59 of LUPA is concerned. 

 

5.5.4 Western Cape Provincial Spatial Development Framework (WC PSDF)  

 

The Western Cape Provincial Spatial Development Framework (WC PSDF) is one of the most 

important planning guidelines in the province. The framework not only provides for a new spatial 

development pattern for the Province but also clearly indicates where development may take 

place and where it may not take place. The provisions of the development framework must 

therefore be considered with any development proposal. 
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In terms of the framework, several principles are mentioned, namely spatial justice, spatial 

sustainability, spatial resilience, spatial efficiency, accessibility and quality of life and good 

administration that spatial planning must comply with. The impact of the application on spatial 

justice, spatial sustainability, spatial resilience, spatial efficiency, has already been fully 

discussed in section 5.5.2 above and it has been shown that the proposed development complies 

with the relevant mentioned principles. 

 

The framework does not go to the detail level of individual properties and therefore does not 

contain further information, which could be used to determine whether this application falls within 

the stipulations of the framework.   

 

5.5.5 George Spatial Development Framework, 2019 (GSDF) 

 

Erf 179 Herolds Bay is located within the study area of the George Spatial Development 

Framework, 2019 (GSDF). The GSDF therefore applies to this application. 

 

Except for the indication that the application erf falls within the Urban Edge of the George Spatial 

Development Framework, 2019, the GSDF contains no specific future development proposals 

for this area which could be used to evaluate the compatibility of a land use application with the 

Spatial Development Framework. 

 

The George Spatial Development Framework, 2019 contains development strategies and 

policies to support spatial planning in the larger George area. “Annexure 1: Guidelines for the 

Management of Growth of the Settlements surrounding the George City Area” contains the 

following guidelines for the development of the Herolds Bay area: 

 

“Herold’s Bay is a historic coastal recreation and holiday destination. Herold’s Bay Lower 

comprises the old seaside village, while Herold’s Bay Upper comprises more recent residential 

development located along the higher-lying plateau. Four residential estates have been agreed 

to in this area over the last number of years. 

 

The Municipality will maintain the present environment, rural and settlement character of the 

area. To this end it will: 
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 Permit very limited additional development in Harold’s Bay Lower, save for redevelopment 

and alterations sensitive to the “village-style” of the area, the amenity of adjoining 

properties and view-sheds.  

 Support compact development in areas approved for further residential development that 

address the need for: 

 

 a neighbourhood commercial and service centre; 

 a parking study, plan and contribution to adequate provision for the whole Herold’s 

Bay settlement; 

 alleviation of traffic pressure on the settlement; 

 improvement of public transport and non-motorised transport access to facilities in               

the area 

 improve services to Herold’s Bay 

 

 Resist any form of expansion, densification or development of the buffer zones of 

residential, eco- and golf estates. 

 Limit higher density developments as defined in the LSDF.” 

 

The legalization of the existing second dwelling unit on the lower ground floor of the dwelling 

house on the application erf, as proposed in this application, can be considered as “maintaining 

the present environment, rural and settlement character” of the area concerned. The 

development as proposed in this application can therefore be considered compatible with the 

broad principles of the GSDF. 

 

In Chapter 5, “Implementation Framework” of the GSDF it is pointed out that more detail 

directives regarding the future development of the Herolds Bay area are contained in the 

“Herolds Bay Local Spatial Development Framework, 2015”.  

 

The desirability of the application should therefore also be evaluated on the basis of this local 

spatial development plan. The compatibility of the application with this spatial development plan 

is discussed in full detail under point 5.5.6 below.  

 



Erf 179 Herolds Bay: Application for consent use (second dwelling unit)   February 2023 

 

 19 

5.5.6 Herolds Bay Local Spatial Develoment Framework, 2015  

 

The following plan, which is a copy of the “Herolds Bay Local Spatial Development Framework, 

2015” plan, indicates that the application erf is situated within the area identified for “Residential” 

development. 
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Breakwater Bay The Brink

Scale: 1: 10, 000
PAGE SIZE A1

Parking

Parking

Parking

Hotel

Caravan Park
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A copy of the “Herolds Bay Local Spatial Development Framework, 2015” plan is attached hereto 

as Annexure “J”. 

 

The LSDF has been scrutinized to determine whether it contains specific proposals regarding 

second dwellings, as proposed in this application. The following paragraph contains specific 

proposals for density in respect of proposed development in the area: 

 

“13 SPECIFIC PROPOSALS 

 

13.1 Densification Policy 
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Considering the character of Herolds Bay as primarily (but not exclusively) a holiday destination 

and its location relative to the main urban area of George, no major densification of existing 

urban areas are envisaged. 

 

13.1.1 Herolds Bay Upper 

 

Regarding existing urban development in Herolds Bay Upper, it is anticipated that densification 

within Extensions One and Two may take the form of additional dwelling units as intended in the 

relevant Zoning Scheme Regulations. No forms of densification or urban expansion are 

permissible within existing “Residential Estates / Private Conservation Areas”.  

   

13.1.2 Herolds Bay Lower 

 

13.1.3 Overall density (land audit) 

 

The Herolds Bay land audit (paragraph 12.6) indicated the overall density of the study area to 

be approximately 8.4 units / hectare and the average density 15.5 units / hectare. While this is 

lower than the average of 25 units / hectare envisaged in the WC PSDF, it is submitted that the 

study area cannot be regarded in the same manner as an urban area, i.e. the central area of 

George. As already discussed, the study area has a unique character based on being a holiday 

/ recreational and retirement destination and very limited densification is as such recommended.  

 

As is evident from the above, it is unlikely that the overall density of urban areas within the study 

area would be able to achieve densities of 25 units per density as contemplated in the WCPSDF. 

Again, it is reiterated that the study area has a unique character and that attempts to unduly 

impose densification upon it would mitigate the existing sense of place. It is thus acknowledged 

that further low density urban sprawl should not be allowed to occur.” 

 

The legalization of the existing second dwelling unit on the application erf is therefore, in line with 

the anticipated form of densification in Herolds Bay Upper. While the proposed density attained 

on the application erf (29.8 dwelling units per hectare) is slightly higher than the average of 15.5 

units per hectare for the area concerned, it is submitted that, as the second dwelling unit is 
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situated on the lower ground floor of the dwelling house, it will have no impact on the surrounding 

properties. It can therefore be argued that the second dwelling unit as proposed in this application 

is compatible with the guidelines of the “Herolds Bay Local Spatial Development Framework, 

2015”. 

  

5.5.7 George Integrated Zoning Scheme By-Law, 2017 

 

Erf 179 Herolds Bay is zoned Single Residential Zone I in terms of the George Integrated Zoning 

Scheme By-Law, 2017. The objective of the zone is described as follows: 

 

“The objective of this zone is to provide for residential development where the predominant type 

of accommodation is a dwelling house for a single family, where each dwelling has its own land 

unit, and adequate outdoor space. Limited employment and accommodation opportunities are 

possible as primary or consent uses, provided that the dominant use of the erf remains residential 

and impacts of such uses do not adversely affect the quality and character of the surrounding 

residential development.” 

 

In terms of this zoning, the erf may only be used for the purposes of a “dwelling house”. The land 

use description of “dwelling house” reads as follows: 

 

““dwelling house” means a building containing only one dwelling unit, together with such 

outbuildings as are ordinarily used with a dwelling house, including: 

 

(a) a storeroom and garaging; 

(b) a second dwelling unit or additional dwelling, with a floor space which does not exceed 

60m², provided that application for consent use must be submitted if the second dwelling 

or additional dwelling unit is larger than 60m²; 

(c) a braai room; 

(d) renewable energy; 

(e) home occupation; 

(f) letting to lodgers; 

(g) a bed and breakfast establishment; and 

(h) home childcare.” 
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The application for the consent of the Municipality for a second dwelling unit is submitted in line 

with the stipulation in the mentioned paragraph (b), which requires that “application for consent 

use must be submitted if the second dwelling or additional dwelling unit is larger than 60m²”, as 

the extent of the second dwelling unit will be increased to 91.21m².  

 

The land use description of a “second dwelling” reads as follows: 

 

““second dwelling” means another dwelling unit which may, in terms of this By-Law, be erected 

on a land unit where a dwelling house is also permitted; and such second dwelling may be a 

separate structure or attached to an outbuilding or may be contained in the same structure as 

the dwelling house, provided that – 

 

(a) a second dwelling may only be erected in a use zone where provision has been made in 

column 2 of the table set out in Schedule 1 for a second dwelling unit as a consent use; 

and 

(b) the second dwelling must remain on the same land unit as the dwelling house and not be 

alienated separately.” 

 

In terms of Schedule 2 of the mentioned By-Law, the following development parameters are 

applicable as the extent of the application erf is larger than 500m², but not exceeding 1 000m²:  

 

Coverage: 325m² or 50%, whichever is greater 

Building lines: Street: 4 metres, side and rear: 2 metres 

Parking: 2 parking bays, plus 1 additional parking bay for the second dwelling unit 

Height: 6.5 metres to the wall plate, 8.5 metres to the ridge of the roof (pitched roof). 

 

In addition to the above development parameters, the following development parameters also 

apply in respect of a second dwelling unit:     

 

(a) The total floor space of a second dwelling unit may not exceed 150m², which includes the 

floor space of all ancillary buildings. 
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(b) A second dwelling must be constructed in a style that is similar to the architecture of the 

main dwelling house. 

(c) A second dwelling that is a separate structure to a dwelling house may not exceed a height 

of 6.5 metres to the top of the roof. 

(d) A second dwelling that is contained within the same building as a dwelling house must be 

designed so that the building appears to be a single dwelling house; both units may have 

a ground floor, or one unit may be on the ground floor and the other unit above. 

(e) The existence of a second dwelling unit may not in itself be sufficient reason for the 

Municipality to grant an application in terms of planning law to subdivide the land unit 

containing the dwelling units. 

(f) The construction of a second dwelling may be subject to the Municipality’s municipal 

services department certifying that adequate services network capacity is available to 

serve the needs of the second dwelling. 

 

The extent of the second dwelling is 91.21m², which is within the maximum area of 150m² 

stipulated in the mentioned development parameters.  

 

Because of the natural ground level indicated on the approved building plan, it was agreed with 

the responsible town planner of the George Municipality that the height of the dwelling unit 

including the second dwelling unit does not departure from the height restrictions as per the 

Zoning Scheme By-law.  

 

The second dwelling unit will thus conform with the development parameters mentioned in the 

Zoning Scheme By-Law.  

 

5.5.8 Title Deed 

 

Although the title deed of an erf is not a planning document, it sometimes still contains conditions 

which may have an essential impact on the development potential of an erf. The title deed of Erf 

179 Herolds Bay was scrutinised, and it was found that it contains a condition which could have 

an impact on this application. The condition reads as follows: 
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“B.6.(a) This erf shall be used solely for the purposes of erecting thereon one dwelling or other 

buildings for such purposes as the Administrator may, from time to time after reference 

to the Townships Board and the local authority, approve, provided that the erf is included 

within the area of a Town Planning Scheme, the local authority may permit such other 

buildings as are permitted by the scheme subject to the conditions and restrictions 

stipulated by the scheme.”  

 

The Conveyancer Certificate, of which a copy is attached hereto as Annexure “I”, refers to 

condition B.6.(a) in the Title Deed of Erf 179 Herolds Bay and confirms that the stipulation in the 

mentioned condition of the Title Deed is met by this application, as the purpose of this application 

is to obtain the consent of the municipality (local authority) for the second dwelling unit on the 

erf.    

 

5.5.9 Conclusion 

 

From the above information it is clear that the application for consent use complies with the 

mentioned Planning Polices and Planning Guidelines and can be considered desirable. 

 

5.6 Compatibility of the proposal with the character of the area 

 

Erf 179 Herolds Bay is situated in Herolds Bay Upper, a suburb which is characterized by single 

residential erven, with large single and double storey dwelling units and outbuildings situated in 

large, well-kept gardens. Due to the proximity of the residential area to the coast, many of the 

dwelling house have been developed with a second dwelling unit.  

 

The steep slope of the residential area has resulted in many of the dwelling houses having been 

developed with some facilities on lower ground floors. There is a public open space (Erf 181 

Herolds Bay) and a business erf (Erf 182 Herolds Bay, which is currently vacant) situated to the 

south of the application erf. 

  

The following photo indicates the northern elevation of the existing second dwelling unit on the 

lower ground floor of the application erf.  
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The following photo indicates the main access to the second dwelling unit on the southern side 

of the lower ground floor.  
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The consent use in respect of the increase of the area of the second dwelling unit from 60m² to 

91.21m² as proposed in this application, will be compatible with the character of the surrounding 

area, for the following reasons: 

    

 the proposed extent of the second dwelling unit is within the allowed maximum area; 

 the second dwelling unit does not increase the footprint of the existing building on the 

application erf; 

 no external additions to the existing dwelling house are required to accommodate the 

second dwelling unit; and 

 the existence of second dwelling units of various extent is not uncommon to the area.  

  

The second dwelling unit as proposed in this application, will therefore, fit in well with the 

character of the surrounding development.  

 

5.7 Compatibility of the proposal with the natural environment of the erf 

  

The application erf is situated within the Urban Edge of George and has been developed with a 

dwelling house and a second dwelling unit, situated in a garden, consisting of lawn, large 

established shrubs and trees, with a paved vehicular access and parking area.  

 

The second dwelling unit, which is the subject of this application is situated on the lower ground 

floor of the dwelling house and forms part of the footprint of the existing dwelling house.  The 

consent use as applied for in this application will not result in the removal of indigenous trees or 

any disturbance to the existing garden. The proposal will thus not have a negative impact on the 

natural environment and can be considered compatible with the existing natural environment.   

 

5.8 Potential of the erf  

 

The application erf is zoned “Single Residential Zone I” in terms of the George Integrated Zoning 

Scheme By-Law, 2017. The erf has the potential to be developed with a dwelling house and 

second dwelling unit with a floor space, which does not exceed 60m², provided that application 

for consent use must be submitted if the second dwelling is larger than 60m².  
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The land use parameters applicable to a second dwelling provides, inter alia, that a second 

dwelling may not be larger than 150m². The area of the existing second dwelling is 91.21m², 

which is within the maximum area allowed. The granting of the proposed consent use will, 

therefore, result in increasing the potential of the application erf as far as the extent of the second 

dwelling concerned. 

  

5.9 Access to the erf 

 

The application erf is situated in Rooikransie Street, which is the main access street to the 

Herolds Bay Upper residential area. The erf is therefore easily accessible from the George CBD 

as well as surrounding areas.  

 

As indicated on the proposed site plan and building plan, attached hereto as Annexure “A”, the 

existing access to the three garages from Rooikransie Street will be retained.  

 

There is good visibility in both directions into the street from the existing access point. 

  

The following photo indicates the existing street elevation of the application erf.  
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The access to the second dwelling unit on the lower ground floor is not visible but is situated on 

the southern side of the building, on the left of the photo.             

 

5.10 Povision of parking bays 

 

The parking requirements applicable to different land uses are set out in a table in section 42 of 

the George Integrated Zoning Scheme By-Law, 2017. Two parking bays per dwelling house are 

required in respect of dwelling houses situated on erven larger than 350m² and one parking bay 

is required in respect of the second dwelling unit, resulting in 3 parking bays being required in 

respect of the existing dwelling house and second dwelling unit on the application erf. 

 

As indicated on the proposed site plan and building plan, attached hereto as Annexure “A”, 3 

garages are provided on the application erf, which is adequate to accommodate the mentioned 

parking requirements.   

 

It is clear that the provision of parking is not impacted upon by the consent use as proposed in 

this application.   

 

5.11  Provision of services 

 

Erf 179 Herolds Bay has been linked to the Municipal services available in the area for a 

considerable time. All costs pertaining to the possible extension of existing infrastructure to 

accommodate the proposed legalising of the second dwelling unit will be carried by the 

landowner.  

 

6. CONCLUSION 

 

Application is made in terms of Section 15(2)(o) of the Land Use Planning By-Law for the George 

Municipality, 2015, read in conjunction with Condition B.6.(a) of Title Deed T56594/2021, being 

the title deed of Erf 179 Herolds Bay, for the consent of the George Municipality for a second 

dwelling unit larger than 60m² on Erf 179 Herolds Bay.  
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As indicated in this report the proposed application for consent use is compatible with all existing 

planning documents, spatial plans, legislation and policy documents applicable to the 

application. 

 

The proposal will not have a negative impact on the environment, development, public facilities, 

traffic circulation or Municipal services in the surrounding area. 

 

The application can therefore be considered desirable and is submitted for consideration in terms 

of the relevant stipulations of the Land Use Planning By-Law for the George Municipality, 2015. 
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ANNEXURE “A”: PROPOSED SITE PLAN AND BUILDING PLAN  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



VOORGESTELDE PLAN SOOS GEBOU
VIR GEORGE MOERASRIVIER 
BOERDERY (PTY)LTD OP ERF 179
HEROLDSBAAI
GEORGE

GEEN NUWE 
OPPERVLAKTES

BESTAANDE
AANTREKKAS

BESTAANDE
INGANGS
PORTAAL

LET WEL:
ALLE MATERIAAL MOET SABS GOEDGEKEUR WEES. ALLE MATERIAAL EN
WERK MOET VOLGENS SANS 204, SANS 10400 EN BOUREGULASIES WEES.
GEEN AFMETINGS MOET AFGESKAAL WORD VAN TEKENING NIE, SLEGS MATES
GETOON MOET GEBRUIK WORD. KONTRAKTEUR MOET SEKER MAAK DAT ALLE
GEBOUE UITGESIT WORD VOLGENS PLAN, SODAT BOULYNE NIE OORSKRY
WORD NIE. KONTRAKTEUR MOET ALLE AFMETINGS EN VLAKKE NAGAAN OP
TERREIN. ENIGE TEENSTRYDIGHEID MOET ONDER DIE AANDAG VAN N.A.D.
GEBRING WORD.

"APPOINTED AS ARCHITECTURAL PROFESSIONAL TO WORK STAGE 4.1
(DOCUMENTATION TO ACHIEVE MUNICIPAL APPROVAL ONLY)
NO LIABILITY WILL BE ACCEPTED FOR WORK DURING CONSTRUCTION. 
FULL LIABILITY AND RESPONSIBILITY WILL BE FOR THE OWNER OR BUILDER."

Plan No.

L.L.

CL

L.L.

1:100

N.A.D.
NEW ARCHITECTURAL DESIGN

© KOPIEREG VOORBEHOU

s
te

fa
n

 l
a

m
p

re
g

h
t 

e
rf

 1
7

9
 h

e
ro

ld
s
b

a
a

i 
g

e
o

rg
e

.d
rw

2
0

2
3

/0
2

/1
5

LEON LANGEVELDT (PSAT)
EN MEDEWERKERS 
SACAP ST2125 / SAIAT 31141
1 ste VLOER, EAGLES VIEW GEBOU
5 PROGRESSSTRAAT,  GEORGE
TEL: 083 3109 345
E-MAIL: leonard4477@gmail.com

Projek:
Project:

Ontwerp:
Designed:

Geteken:
Drawn:

Nagegaan:
Checked:

Eienaar:
Owner:

Oppervlak:
Area:

Skaal:
Scale:

Datum:
Date:

CL 8021/1

15 Feb 2023
S

O

N

W
TERREINPLAN
SKAAL 1:100

BESTAANDE
ONTSPANNINGS 
AREA

BESTAANDE
SLAAPKAMER

BESTAANDE
EETKAMER

BESTAANDE
WOONKAMER

Er
fg

re
ns

Bo
ul

yn

Er
fg

re
ns

Bo
ul

yn

Bestaande 
Dak

Bestaande Vloer

Bestaande
Fondasie

230mm x 700mm Bestaande
Fondasie

Bestaande Vloer

SNIT A-A
SKAAL 1:100

SPESIFIKASIES

VLOER:

FONDASIES:

TEËLS, MAT OF HOUT, VOLGENS EIENAAR SE KEUSE, 
OP 25mm VLAKLAAG OP 85mm BETON, 15mPa READY 
MIX OP 250 MIKRON SABS SWART VOGWERING MET 
300mm OORSLAG LASTE WAT VASGEPLAK WORD, 
OP 50mm SANDBED WAT MET PATENTE MIERGIF GESPUIT 
WORD, OP GOEDGEKEURDE VULLING GEKOMPAKTEER 
IN MAKSIMUM 150mm LAE VOLGENS SANS 10400-J. 
VLOERLYSTE VOLGENS EIENAAR.

VENSTERS OM AAN TE PAS BY BESTAANDE EN 
VOLGENS SANS 10400-N EN BOUREGULASIES. 
VOGWERING OM ALLE VENSTERS.

VENSTERS:

DEURE:

MURE:

15mPa BETON READY MIX.  FONDASIE MURE MOET ELKE 
TWEEDE LAAG BRICKFORCE KRY.  
INDIEN BAKSTENE MOET MUUR MET VOGWERING AAN 
BINNEKANT GEVERF WORD.  
FONDASIE MURE MOET TWEE DAE STAAN VOOR OPGEVUL 
WORD MET PADGRUIS,150mm LAE GOEDGEKOMPAKTEER. 
INDIEN FONDASIE MUUR HOËR AS 1METER IS, MOET MUUR 
345mm DIK WEES. ALLE FONDASIES VOLGENS 
SANS 10400-B EN SANS 10400-H.

350mikron BRICK-GRIP MOET ONDER ALLE MURE GELÊ 
WORD.
BINNE EN BUITE STENE VOLGENS EIENAAR SE KEUSE. 
SEMENT MENGSEL 1 : 4.  VOEË TUSSEN STENE MOET 
GROEF GESTOOT WORD.  
BRICKFORCE ELKE 5de LAAG TOT LINTEL HOOGTE,
DAARNA ELKE 2de LAAG.  
VOGWERING OM ALLE VENSTERS.
PLEISTERMENGSEL : 1 Sement, 5 Sand, Half Kalk
ALLE MURE MOET VOLDOEN AAN SANS 10400-K.
MURE PLEISTER EN VERF OM AAN TE PAS BY BESTAANDE.

STANDAARD HARDEHOUT BUITEDEURE EN 
STANDAARD HOL GEVORMDE BINNEDEURE
OM AAN TE PAS BY BESTAANDE.

2de WOON EENHEID

BESTAANDE
WOONHUIS



VOORGESTELDE PLAN SOOS GEBOU
VIR GEORGE MOERASRIVIER 
BOERDERY (PTY)LTD OP ERF 179
HEROLDSBAAI
GEORGE

GEEN NUWE 
OPPERVLAKTES

W

N

O

S

LET WEL:
ALLE MATERIAAL MOET SABS GOEDGEKEUR WEES. ALLE MATERIAAL EN
WERK MOET VOLGENS SANS 204, SANS 10400 EN BOUREGULASIES WEES.
GEEN AFMETINGS MOET AFGESKAAL WORD VAN TEKENING NIE, SLEGS MATES
GETOON MOET GEBRUIK WORD. KONTRAKTEUR MOET SEKER MAAK DAT ALLE
GEBOUE UITGESIT WORD VOLGENS PLAN, SODAT BOULYNE NIE OORSKRY
WORD NIE. KONTRAKTEUR MOET ALLE AFMETINGS EN VLAKKE NAGAAN OP
TERREIN. ENIGE TEENSTRYDIGHEID MOET ONDER DIE AANDAG VAN N.A.D.
GEBRING WORD.

"APPOINTED AS ARCHITECTURAL PROFESSIONAL TO WORK STAGE 4.1
(DOCUMENTATION TO ACHIEVE MUNICIPAL APPROVAL ONLY)
NO LIABILITY WILL BE ACCEPTED FOR WORK DURING CONSTRUCTION. 
FULL LIABILITY AND RESPONSIBILITY WILL BE FOR THE OWNER OR BUILDER."

NEW ARCHITECTURAL DESIGN

N.A.D.

1:100

L.L.

CL

L.L.

Plan No.

© KOPIEREG VOORBEHOU

s
te

fa
n

 l
a

m
p

re
g

h
t 

e
rf

 1
7

9
 h

e
ro

ld
s
b

a
a

i 
g

e
o

rg
e

.d
rw

2
0

2
3

/0
2

/1
5

CL 8021/1

Datum:
Date:

Skaal:
Scale:

Oppervlak:
Area:

Eienaar:
Owner:

Nagegaan:
Checked:

Geteken:
Drawn:

Ontwerp:
Designed:

Projek:
Project:

LEON LANGEVELDT (PSAT)
EN MEDEWERKERS 
SACAP ST2125 / SAIAT 31141
1 ste VLOER, EAGLES VIEW GEBOU
5 PROGRESSSTRAAT,  GEORGE
TEL: 083 3109 345
E-MAIL: leonard4477@gmail.com

15 Feb 2023

A

A

A

A

A

EERSTE-VLOER
SKAAL 1:100

S

O

N

W

LAER-GRONDVLOER
SKAAL 1:100

GRONDVLOER
SKAAL 1:100

BESTAANDE
ONTSPANNINGS 
AREA

BESTAANDE
SLAAPKAMER

BESTAANDE
SLAAPKAMER

BESTAANDE
SLAAPKAMER

BESTAANDE
BADKAMER

BESTAANDE
INGANGS
PORTAAL

B
E

S
T

A
A

N
D

E
A

A
N

T
R

E
K

K
A

S

BESTAANDE
MOTORHUIS

BESTAANDE
WERKSKAMER

BESTAANDE
SLAAPKAMER

BESTAANDE
STUDEER
KAMER

BESTAANDE
SLAAPKAMER

BESTAANDE
BADKAMER

BEST.
BADK.

B
E

S
T

A
A

N
D

E
A

A
N

T
R

E
K

K
A

S

BEST.
BADK.

BESTAANDE
OPWAS

BESTAANDE
KOMBUIS

BESTAANDE
EETKAMER

BESTAANDE
BRAAIKAMER

BESTAANDE
WOONKAMER

BESTAANDE
SLAAPKAMER

BESTAANDE
SLAAPKAMER

BESTAANDE
SLAAPKAMER

A



VOORGESTELDE PLAN SOOS GEBOU
VIR GEORGE MOERASRIVIER 
BOERDERY (PTY)LTD OP ERF 179
HEROLDSBAAI
GEORGE

LET WEL:
ALLE MATERIAAL MOET SABS GOEDGEKEUR WEES. ALLE MATERIAAL EN
WERK MOET VOLGENS SANS 204, SANS 10400 EN BOUREGULASIES WEES.
GEEN AFMETINGS MOET AFGESKAAL WORD VAN TEKENING NIE, SLEGS MATES
GETOON MOET GEBRUIK WORD. KONTRAKTEUR MOET SEKER MAAK DAT ALLE
GEBOUE UITGESIT WORD VOLGENS PLAN, SODAT BOULYNE NIE OORSKRY
WORD NIE. KONTRAKTEUR MOET ALLE AFMETINGS EN VLAKKE NAGAAN OP
TERREIN. ENIGE TEENSTRYDIGHEID MOET ONDER DIE AANDAG VAN N.A.D.
GEBRING WORD.

"APPOINTED AS ARCHITECTURAL PROFESSIONAL TO WORK STAGE 4.1
(DOCUMENTATION TO ACHIEVE MUNICIPAL APPROVAL ONLY)
NO LIABILITY WILL BE ACCEPTED FOR WORK DURING CONSTRUCTION. 
FULL LIABILITY AND RESPONSIBILITY WILL BE FOR THE OWNER OR BUILDER."

Plan No.

L.L.

CL

L.L.

1:100

N.A.D.
NEW ARCHITECTURAL DESIGN

© KOPIEREG VOORBEHOU

s
te

fa
n

 l
a

m
p

re
g

h
t 

e
rf

 1
7

9
 h

e
ro

ld
s
b

a
a

i 
g

e
o

rg
e

.d
rw

2
0

2
3

/0
2

/1
5

LEON LANGEVELDT (PSAT)
EN MEDEWERKERS 
SACAP ST2125 / SAIAT 31141
1 ste VLOER, EAGLES VIEW GEBOU
5 PROGRESSSTRAAT,  GEORGE
TEL: 083 3109 345
E-MAIL: leonard4477@gmail.com

Projek:
Project:

Ontwerp:
Designed:

Geteken:
Drawn:

Nagegaan:
Checked:

Eienaar:
Owner:

Oppervlak:
Area:

Skaal:
Scale:

Datum:
Date:

CL 8021/1

15 Feb 2023

GEEN NUWE 
OPPERVLAKTES

B
ou

ly
n

B
ou

ly
n

B
ou

ly
n

B
ou

ly
n

E
rf

gr
en

s

E
rf

gr
en

s

E
rf

gr
en

s

E
rf

gr
en

s

B
ou

ly
n

B
ou

ly
n

B
ou

ly
n

B
ou

ly
n

E
rf

gr
en

s

E
rf

gr
en

s

E
rf

gr
en

s

E
rf

gr
en

s

SUID-AANSIG
SKAAL 1:100

NOORD-AANSIG
SKAAL 1:100

OOS-AANSIG
SKAAL 1:100

WES-AANSIG
SKAAL 1:100

BESTAANDE DAK

BESTAANDE DAK

BESTAANDE 
DAK

BESTAANDE 
DAK

BESTAANDE WOONHUIS



Erf 179 Herolds Bay: Application for consent use (second dwelling unit)  February 2023 

 

  

ANNEXURE “B”: APPLICATION FORM  
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PLANNING AND DEVELOPMENT  
APPLICATION FORM FOR CONSENT USE FOR A SECOND 

DWELLING/ADDITIONAL DWELLING AND/OR DEPARTURE  
 

(Please complete the form in full for consideration - tick appropriate boxes with X) 
 

BUILDING LINE RELAXATION   SECOND DWELLING X  ADDITIONAL DWELLING  

 
PROPERTY DETAILS 

ERF NUMBER 179  EXTENSION/A
REA 

Herolds Bay 

ZONING Single Residential Zone I 

EXISTING LAND USE Dwelling unit and second dwelling unit 

 
CORRESPONDENCE DETAILS 

IS THE APPLICANT ALSO THE REGISTERED OWNER OF THE RELEVANT PROPERTY? YES NO 

ADDRESS CORRESPONDENCE TO  OWNER APPLICANT 
POST OR E-
MAIL 

POST E-MAIL 

COLLECT BY HAND  YES NO TELEPHONE NO 082 464 7871 

 
OWNER DETAILS 

OWNER NAME Luiperd Beleggings Proprietary Limited Registration number2016/332831/07 

STREET NAME Rooikransie Street, Herolds Bay HOUSE NUMBER 10 

POSTAL ADDRESS Posbus 242 SAME AS POSTAL ADDRESS YES NO 

EXTENSION/AREA Velddrif CODE 7365 

ID NUMBER N/a E-MAIL 
ADRRESS 

carel@eigevis.com 

TELEPHONE NO N/a CELL NO 083 666 1340 

 
APPLICANT DETAILS (strike through if registered owner is also the applicant) 

NAME Jan Vrolijk Town Planner / Stadsbeplanner 

STREET NAME Victoria Street HOUSE NUMBER - 

POSTAL ADDRESS P. O. Box 710 SAME AS POSTAL ADDRESS YES NO 

EXTENSION/AREA George CBD CODE 6530 

TEL / CELL NO 082 464 7871 E-MAIL 
ADRRESS 

janvrolijk@jvtownplanner.co.za 

PROFESSIONAL 
CAPACITY 

Town Planner SACPLAN NO A/1386/2010 

 
BOND HOLDERS DETAILS (Only applicable if property is encumbered by a bond) 

IS THE PROPERTY ENCUMBERED BY A BOND? YES NO 

NAME OF BOND 
HOLDER N/a 
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TITLE DEED DETAILS 

TITLE DEED NO. T56594/2021 

ARE THERE RESTRICTIONS IN THE TITLE DEED WHICH IMPACT THE APPLICATION?  
(If yes, describe restrictions below) 

YES NO 

N/a 

 
APPLICATION DETAILS  

DESCRIPTION OF BUILDING LINE RELAXATION  
(STREET / LATERAL / REAR BUILDING LINE) 

FROM M TO M DETAILS  

 
 
 

 
 
 
 

 

Is an application for an increase in coverage being applied for? 
(Indicate increase under details) 

YES NO  

Is an application for a 2nd dwelling /additional dwelling being applied 
for? (indicate size under details) 

YES NO 91.21m2 

 
HOA/ ADJACENT OWNERS DETAILS (Consent letters as well as site plans to be signed by adjacent owners) 

ERF NO ADDRESS NAME CONSENT LETTER 
ATTACHED  

N/a N/a N/a N/a 

    

 
I hereby 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 14 February 2023 

 
 

FOR OFFICE USE:   INFORMATION REQUIRED FOR SUBMISSION: 

 Locality Plan  Building Plan/ Site Plan 
on A3/ A4 

 
SG Diagram/ General Plan   Title Deed  

 Power of Attorney  Motivation 
 Neighbours Consent / 

Comment 
 HOA Consent 

 Bond Holder Consent  Proof of Payment 
 

Conveyance Certificate  Other (Specify) 
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ANNEXURE “C”: LOCALITY PLAN  
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Source: Esri, Maxar, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community, Esri, HERE, Garmin,
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Disclaimer:
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ANNEXURE “D”: GENERAL PLAN  
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ANNEXURE “E”: TITLE DEED 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



DffiffiD OF'TRAN$FER
BE IT HEREBY MADE KNOWN THAT

JANTNE FOUCHF (LPCm

appeared before me, REGISTRAR OF DEHDS at CAPE TOWN, the said Appearer

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

GEORGE MOERASRIVI ER BOERD ERY PROPRIETARY LIM ITED

Registraticn Number: ?0011025667107

which said Power of Attorney was signed at GEORGE an 12 October 2021

Prepared by me

-
VAN TONDER INC
P.O. BOX 1536
GEORGE
6530
Tel: (044) 873-0707
(Our Ref: 10011S/MAE)

JP-' !

{&l,o."\o,-'1"-/
CONVEYANCER

BERNARD VAN TONDER
(LPCM 87212)

T uooos6sg t+ ngzl

Deeds Office Reqistration fees as per Act 47 of 1937
Arnount Office Fee

Purchaso Price o3 LtSo utx - /Jr K-"*cr:

Reason for
exemotion

category
ExBmDtion

Exemption it o.
SadRm
AGUProc.

lexri@ Convey 1 8.A.t 0,6
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And the Appearer declared that his/her said principal had, an 27 SEPTEMBER2O2l,

truly and legally sold by Private Treaty, and that he/she, the said Appearer, in his/her

capacity aforesaid, did, by virtue of these presents, cede and transfer to and on behalf

of:

LUIPERD BELEGGINGS PROPRIETARY LIMITED

Registration Number; 2016/332831107

or its Successors in Title or assigns, in full and free property

ERF 179I.IEROLDS BAY,

IN THE ITIIUI.IICIPALITY AND DIVISION OF GEORGE,

PROVINCE OF THE WESTERN CAPE;

lN EXTENT: 67{ (SlX HUNDRED AND SEVENTY ONE)Square Metres

FIRST TRAN$FERRED by Deed of Transfer No. T3654811979 with General Plan

T.P. Nc. 9297 relating thereto, A8\CD HHLD by Deed of Transfer No. T804512018.

A. SUBJECT to the conditions refened to in Deed of Transfer No. T252511974.

B. SUBJECT FURTHER, as contained in Deed of Transfer No. T36548i1979, to

the following conditions imposed by the Administrator of the Province of the

Gape of Good Hope, in terms of Ordinance No. 33 of 1934, when approving of

the establishment of Herolds Bay Township Extension No. 1, namely:

1. Any word and expressions used in the fottowing conditions shall have

the sarne meaning as may have been assigned to them by the

regulations published under Provincial Notice No. 623 dated 14 August

1970. r\
wt

lexis@Convey r*.0.r0.. S'
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In the event of a Town Planning Scheme or any portion thereof apply or

belng made applicable to this erf, any provisions thereof which are more

restrictive that any condition of title applicable to this erf shall take

precedence. Furthermore, nothing in these conditions shall be

construed as overriding the provisions of Section 146 of Ordinance No.

15 of 1952, as amended.

No buitding on this erf shall be used or converted to use for any purpose

other than that permitted in terms of these conditions.

The owner of this erf shall without compensation be obliged to allow the

electricity, telephone and television cables and/or wires and main and/or

other waterpipes and the sewage and drainage, including stormwater of

any other erf or erven inside or outside this township to be conveyed

across this erf, if deemed necessary by the local authority or other

statutory authority and in such manner and position as may from time to

time be reasonably required. This shall include the right of access to the

erf at any reasonable time for the purpose of constructing, altering,

removing or inspecting any works connected with the above.

The owner of this erf shall be obliged, without compensation, to receive

such material or permit such excavation on the erf, as may be required

to allow use of the full width of the street and provide a safe and proper

slope to its bank owing to difference between the levels of the street as

finally constructed and the erf, unless he elects to buitd reiaining walls to

the satisfaction of and within a period to be determined by the local

authority.

(a) This erf shall be used solely for the purpo$e of erecting thereon

one dwelling or other buildings for such purposes as the

Administrator may, from tirne to time after reference to the

Township Board and the local authority, approve, provided that the

erf is included within the area of a Town Pfanning Scheme, the

local authority may permit such other buildings as are permitted by

the scheme subject to the conditions and restrictions stipulated by

?

4.

6.

the scheme.

lexis@ Convey | 8.0, I 0.6
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(b) No building or structure or any other poftion thereof, except

boundary walls and fences shall, except with the consent of the

Administrator, be erected nearer than 5 metres to the street line

which forms a boundary of this erf, nor within 3 meters of the rear

or 1,5 meters of the lateral boundary common to any adjoining erf,

provided that with the consent of the local authority:-

(i) an outbuilding used solely for the housing of motor vehicles

and not exceeding 3 metres in height, measured from the

groundfloor of the outbuilding to the wall plate thereof, may

be erected within such side and rear spaces, and any other

outbuilding of the same height may be erected within the

rear space and side space for a distance of 12 metres

measured from the rear boundary of the erf, provided that in

the case of a corner erf the distance.of 12 metres shall be

measured from the point furihest frorn the streets abutting

the erf:

(ii) an outbuilding in terms of sub-paragraph (i) may only be

erected ncarer io a lateral or rear boundary of a site than the

above prescribed spa6es, if no windows or doors are

inserted in any walt facing such boundary.

On consolidation of this erf or any portion thereof with any abutting

erf which is subject to the same conditions as herein set forth,

these conditions shall apply to the consolidated holding as if it was

one erf,

In the event of this erf being subdivided each subdivided portion,

other than any portion deducted for road or similar purposes, shall

be subject to the conditions set forth as if it were the original ed

(c)

(d)

lexrls@ Convey I 8.0. I 0,6
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WHEREFORE the said Appeaferr renouncing all rights and title which the said

G EORGE MOERASRIVI ER BOERDERY P RO PRIETARY LIM ITED

Registration N urnber: 20Ol lg2566T 107

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

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

said

LU!PERD BELEGGINGS PROPRI ETARY I.IMITED

Reg istration N u mber: 2A'l 6t 3328il rc7

or its Successors in Title or assigns, now is and henceforth shall be entitled thereto,

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

acknowledging the purchase price to be the sum of R3 450 000,00 (THREE MILLIONI

FOUR HUNDRED AND FrFTY THOTJSAND RAND).

lN WITNESS WHEREOF, I the said Registrar, 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 REGISTRAR OF DEEDS at CAPE

TOWN on 1 $ i{0v ?$21 2021.

In my presence

A\J
lexis@ Convey 18.0.1 0.6
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ANNEXURE “F”: COMPANY DOCUMENT 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Certificate issued by the Commissioner of Companies & Intellectual 

Property Commission on Monday, August 1, 2016 at 18:38 

Registration Number:

Enterprise Name: LUIPERD BELEGGINGS

2016 / 332831 / 07

COR14.3: Registration Certificate

Registration Number

Enterprise Name LUIPERD BELEGGINGS

ENTERPRISE INFORMATION

Addresses

PO BOX 242

VELDDRIF

VELDDRIF

WESTERN CAPE

7365

13 GALJOEN STREET

DWARSKERSBOS

DWARSKERSBOS

WESTERN CAPE

7365

Registration Date

Business Start Date

Enterprise Type

Enterprise Status

Financial Year End

01/08/2016

01/08/2016

Private Company

In Business

February

2016 / 332831 / 07

POSTAL ADDRESS ADDRESS OF REGISTERED OFFICE

AddressesAppointment

Date

ID Number /

Date of Birth

TypeSurname and First Names

ACTIVE MEMBERS / DIRECTORS

MIENIE, CAREL JOHANNES HENDRIK Director 01/08/2016 Postal: PO BOX 242, VELDDRIF, 

VELDDRIF, WESTERN CAPE, 7365

Residential: 13 GALJOEN STREET, 

DWARSKERSBOS, DWARSKERSBOS, 

WESTERN CAPE, 7365

7109065149082

Page 1 of 1

Postal Address: Companies

P O Box 429 

Pretoria

0001

Docex: 256 

Web: www.cipc.co.za

Contact Centre: 086 100 2472 (CIPC)

Contact Centre (International): +27 12 394 9500

Physical Address

the dti Campus - Block F

77 Meintjies Street  

Sunnyside 0001
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ANNEXURE “G”: POWER OF ATTORNEY  
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ANNEXURE “H”: CONVEYANCER CERTIFICATE 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



CONVEYANCER'S CERTIFICATE

lN TERMS oF SECTION 38(1Xn) OF THE GEORGE MUNICIPALITY: LAND USE

PLANNING BY LAW. 2015

ERF 179 HEROLDS BAY

APPLIGATION DETAILS

An application in terms of Section 15(2)(o) of the Land Use Planning By-Law for the George

Municipality,2015, read in conjunction with Condition 8.6.(a) of Title Deed T5659412021,

being the title deed of Ert fig Herolds Bay, for the consent of the George Municipality for a

second dwelling unit larger than 60m2 on Erf 179 Herolds Bay.

APPLICATION DATE

November 2022

l, the undersigned

Francois Scholtz Bruwer a duly qualified and admitted Conveyancer, practicing as SB

Attorneys lncorporated, Millwood Building, cnr York & Victoria Streets, George

do hereby certify as follows:

1. I have perused the following title Deed/s and conducted a search behind the pivot of

the said title deedis at the Deeds Office, Cape Town:

T56594/2021 (current Title Deed)

in respect of:

ERF 179 HEROLDS BAY

IN THE MUNICIPALITY AND DIVISION OF GEORGE

WESTERN CAPE PROVINCE



lN EXTENT: 671 (Slx SEVEN ONE) SQUARE METRE

HELD BY DEED OF TRANSFER NUMBER T5659412021

REGISTERED in the name of

LUIPERD BELEGGINGS

NUMBER20161332831lO7

2. I have appraised myself with

Application.

PROPRIETARY LIMITED REGISTRATION

3.

the details of the abovementioned Land Development

Title Deed T56595/2021 contains, inter alia, the following condition:

"8.6.(a) This eff shall be used solely for the pu4poses of erecting thereon one dwelling

or other buildings for such purposes as the Administrator may, from time to

time after reference to the Townships Board and the local authority, approve,

provided that the erf is included within the area of a Town Planning Scheme,

the local authority may permit such other buildings as are permitted by the

scheme subject to the conditions and restrictions stipulated by the scheme."

Condition B6(a) is applicable to this application.

There is no bond registered over the erf.

SIGNED at GEORGE on this 28 November 2022.

4
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ANNEXURE “J”: HEROLDS BAY LOCAL SPATIAL DEVELOPMENT FRAMEWORK, 2015 
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Breakwater Bay The Brink

Project

GEORGE SPATIAL
DEVELOPMENT 

FRAMEWORK

HEROLDS BAY LOCAL SPATIAL 
DEVELOPMENT FRAMEWORK

Legend:
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STUDY AREA

LAND USE

RESIDENTIAL

GENERAL RESIDENTIAL

COMMUNITY FACILITIES
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HEROLD'S BAY LOWER
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Plan No. Date Annexure

October 2015 "C"
Scale: 1: 10, 000
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