




PROPOSED CONSENT USE AND REMOVAL OF A RESTRICTIVE  

CONDITION: ERF 709, HOEKWIL 
 

 

 

1. INTRODUCTION AND BACKGROUND 

 
 

The owners of the property, Mr. and Ms. Kamffer, currently reside in the existing dwelling on 

the erf. This existing dwelling (120m² in size) was erected by the owners approximately 3 years 

ago and their intention at the time was that this dwelling will eventually become the second 

dwelling on the erf, as they planned to erect the main dwelling at a later stage in a position as 

indicated on the attached site plan. After the erection of the main dwelling, the owner’s parents 

will stay in the existing dwelling that will obviously then become the second dwelling. 

 

In order for the owners to achieve the above as indicated on the proposed site plan, application 

needs to be made for the removal of the restrictive condition in the title deed and consent use 

for a second dwelling unit. 

 

The owners appointed Formaplan to lodge the land use application on their behalf – see 

attached power of attorney.  
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2. THE PROPERTY 

 

2.1 Description 

 

 The property is described as Erf 709, Hoekwil. 

 

2.2 Ownership 

 

The erf is registered in the name of Cayley & Ernst Hendrik Wichner Kamffer. 

 

2.3 Size 

 

The erf is 3, 0508ha in size. 

 

2.4 Zoning 

 

 The erf is zoned Agriculture Zone II. 

 

2.5 Locality 

 

The property is located on the Northern side of Bosbok Road, Hoekwil.  See attached Locality 

Plan.  

 

2.6 Present Land Use 

 

There is a dwelling house and workshop/office on the erf. See photos 1, 2, 3 and 4  below.  

 

 
 

Photo 1   The existing dwelling on Erf 709 as seen in a south-westerly direction. The dwelling will 

eventually become the second dwelling and will conform to the requirements of such a second 

dwelling. 
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Photo 2   The existing workshop/office as seen from the existing dwelling in a north-easterly direction.  

 

 

 

 

 
 

Photo 3   The existing vegetable garden which is located ±40m to the north of the existing dwelling.     
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Photo 4   The existing access road to the existing dwelling as seen from the edge of Bosbok Street.     
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3. APPLICATION 

 

 

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

consent use for: 

 

 a second dwelling unit as shown on the attached site plan. Note that the existing 

dwelling will become the second dwelling as it complies with the requirements of the 

zoning scheme.  

 

                  

3.2        in terms of Section 15(2)(f) of abovementioned By-Law for the removal of restrictive Condition  

B.2.(b) in Deed of Transfer No T 46017/2018 to permit the erection of a second dwelling on the 

erf as  indicated on the accompanying plans. 
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4. PRE-APPLICATION CONSULTATION 

  

 

A pre-application consultation i.r.o. the application, was submitted to the Planning Department 

of the George Municipality. In the feedback dated 3 February 2022, certain points were raised 

that should be addressed in the formal application. These points are the following: 

 

4.1 ETS 

                       

Existing Transformer to be upgraded. DC’s and standard conditions will be applicable and 

provided once application is received. 

 

The owner contacted an electrical firm in this regard. The declaration of the firm Black and Red 

Services is attached to this application. According to the declaration, the transformer does not 

need to be upgraded as it has sufficient capacity to serve the existing as well as the proposed 

dwelling. 

 

4.2 Town Planning 

 

 The following must be taken note of: 

 

4.2.1 This is an OSCAE Area and an environmental sensitive area (ecological support area). 

  

An application for an OSCAE permit has already been submitted to the Planning department and 

the last feedback from Planning i.r.o. that application was that an application for a second 

dwelling and removal of restrictive condition need to be submitted. This application is to comply 

with the request.  

 

4.2.2 & 4.2.3   Considering the environment, the position of the proposed house is not favorable AND  

                          Need to consider a position with least disturbance on the environment. 

 

The position of the proposed dwelling house (on the plan that was submitted when the pre-app 

was dealt with), is approximately the same as the position on the latest site plan attached to the 

OSCAE permit application. The position has slightly changed due to comment received from 

DEFF, which was made to retain a few protected trees. From general comments received from 

DEFF and Cape Nature, it would seem that the position of the house is acceptable subject to the 

conditions laid down by these two departments. The owners have indicated that the proposed 

conditions that will be laid down in the OSCAE permit, are acceptable to them. It should further 

be noted that the owners will appoint an ECO to oversee construction to ensure compliance to 

conditions. It should further be noted that the property is vegetated so densely that a certain 

amount of vegetation will have to be removed to accommodate a building thereon regardless of 

where such building is proposed. The owners undertake to limit the disturbance of vegetation as 

far as possible and to re-plant natural vegetation on disturbed areas. On photo  5 & 6 below, it is 

indicated that route of the access road to the second dwelling, is already partly in existence in 

the sense that a considerable amount of vegetation had already been removed in the past which 

has the implication that less vegetation needs to be removed for the access road than would  be 

the case if a completely new access road had to be constructed. 
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Photo 5   The first section of the access road towards the 2
nd

 dwelling,  partially already exist for 

almost 50% of its total length.     
 

 
 

Photo 6   The photo shows start of the route of the second part of the access road towards the 2
nd

 

dwelling. For most of the way, a cleared foot path already exist that coincide with the route of the 

access road.   

 

 

 

4.2.4 Environmental Reports will be required  

 

As part of the OSCAE permit applications, all environmental reports were done and are attached 

to this application. 
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4.2.5 Need to consider wetlands, rivers, CBA’s, contours etc. 

 

 All these aspects are taken into account – see attached OSCAE application. 

 

4.2.6 Need to show/illustrate the amount of cut and fill which will be required from the proposed 

position. 

 

 The cut and fill is considered minimal and can be viewed on the attached plan marked as “Plan 

and Section“. 
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5. DESIRABILITY OF THE PROPOSED DEVELOPMENT 

 

  

The concept, desirability of the development as proposed in this application, can be described as 

the acceptability thereof on the land unit and the environment where it will take place.  The 

proposal will be discussed in terms of the following to determine the desirability thereof: 

 

� Physical characteristics 

� Proposed Land Uses /Departures 

� Consistency of the proposal in terms of existing planning documents 

� Removal of Restrictive Condition 

 

 

5.1 Physical Character of the Property 

 

 

5.1.1 Topography 

 

The specific portion of the property where the dwelling is proposed, has a moderate 

slope flatter than 1 in 4. The erf slopes from south to north with the northern portion 

becoming steep – more than 1 in 4, but this section does not form part of the 

application for consent use and will remain untouched. 

 

5.1.2 Vegetation (Copied from Environmental Report) 

 

The vegetation on site in the area where  clearing will take place for the proposed new  

structure consists  mainly of pioneer  fynbos with  coastal scrub forest. There is  also 

evidence of invasive pines and acacias.  The predominant species noted on site include  

Buddleja salvifolia  (Sagewood), Buddleja saligna  (False Olive/Forest Elder),  

Chrysanthemoides monilifera  (Bitou)  Helichrysum crispum  (Everlasting /  kooigoed) 

and  Pittosporum viridiflorum  (Cheesewood). Smaller shrub species  include  Searsia  

or  Rhus lucida  (Glossy currant/Blinktaaibos)  Searsia  undulata  (Kuni-bush/taaibos) 

and Conyza scabrida (Bakbos). 

 

5.1.3 Soil conditions (Copied from Environmental Report) 

 

The site is underlain by granitic schist and the soils developing from this substrate are 

loamy; there are no rocky outcrops or dune fossil areas near to the proposed site of 

construction. Soils are of the loamy type and there are at present no indications of soil 

erosion on the site.  The site is stable, the soils having a strong textured format . The 

broad Soils Classification according to the  Cape Farm Mapper  site is  ‘Glenrosa and / or 

Mispah Forms’. 

 

5.1.4 Summary 

 

The physical character of the property is such that the development can be 

accommodated thereon subject to conditions as put forward in the OSCAE application. 
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5.2 Proposed Development 

 

  

The owners of the property already erected a dwelling house and a workshop a few years ago. 

The size of the dwelling is 120m² and the idea at the time was that this dwelling would later 

become the second dwelling when the owners would are in a position to build the primary 

dwelling. 

  

The owners now wish to erect the primary dwelling house on the property. This application is 

therefore for the erection of the primary dwelling house 315,5m² in size and the simultaneous 

application for a second dwelling that will be the existing dwelling on the property. The existing 

outbuilding as well as the proposed outbuildings will be ancillary to the main dwelling house.  

See attached site plan provided by the owners. 

 

There is a condition in the deed of transfer of the property that restricts the use thereof to the 

erection of one dwelling together with the normal outbuildings only. Application is therefore 

also made for the removal of this condition from the deed of transfer.   

 

 

 

5.3 Consistency in terms of Existing Planning Documents 

 

5.3.1 Deeds of Transfer 

 

Deed of Transfer No T 46017/2018 is applicable to the property. 

 

The title deed is attached to the application.  Condition B.2.(b) in the title deed is 

restrictive in terms of the second dwelling. The condition restricts the use of the 

property to one dwelling only. Also see the attached Conveyancer Certificate. This 

condition must be removed from the title deed and forms part of this application. 

 

5.3.2 Spatial Planning and Land Use Management Act – SPLUMA 

 

Section 7 of SPLUMA lists 5 development principles that are applicable to spatial 

planning, land use development and land use management namely: 

 

� Spatial justice 

� Spatial sustainability 

� Efficiency 

� Spatial resilience  

� Good administration 

 

Section 42 of SPLUMA mentions the factors that must be taken into account when 

an application is submitted to a municipal tribunal for a decision namely: 

 

� The 5 development principles as mentioned above 

� Conservation and promotion of agricultural land 
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� Public interest 

� Constitutional transformation 

� Rights and obligations of all those affected 

� Impact on engineering services, social infrastructure and open space requirements 

� Compliance with environmental legislation 

 

5.3.2.1 The 5 Development Principles 

 

a) Spatial Justice refers to the imbalances in development proposals and 

spatial planning of the past that must be addressed. It is mentioned that 

Spatial development frameworks and policies of governments at all spheres 

must address the inclusion of persons and areas that were previously 

excluded.  Spatial planning mechanisms must incorporate provisions that 

will enable access to land by disadvantaged persons.  Land use management 

systems must include all areas of a municipality. Land development 

procedures must include provisions that accommodate access to secure 

tenure. Lastly it is mentioned that when a Municipal Planning Tribunal 

considers an application, it may not be restricted in the exercise of its 

discretion solely on the ground that the value of land is affected by the 

outcome of the application. 

 

This application is for the erection of a second dwelling unit on the property 

and does not affect the above principle. 

 

 

In respect of the influence that the proposed development may have on 

land values of existing developments in its vicinity, we are of the opinion 

that there will be no negative influence on land values.  The proposed 

dwelling will be very similar to dwellings on adjacent properties of the 

neighbours.  Care was also taken that the development will have no impact 

on any views from neighbouring properties.  

 

The proposed development can be regarded as consistent with this principle 

of SPLUMA as it is in our opinion not relevant to the principle. 

 

 

b) Spatial Sustainability refers to spatial planning and land use management 

systems that must inter alia protect prime and unique agricultural land, 

promote development in areas that are sustainable and limit urban sprawl 

and take the environment into consideration.  

 

The proposed development of this property namely to erect a second 

dwelling will not have an influence on this principle. No agricultural land is 

involved as the property is zoned as a small holding. The property is too 

small to be used as agricultural land. The proposed second dwelling will 

contribute to the better use of the property.  
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The owners are also in the process to obtain an OSCAE permit in parallel to 

this application. All environmental issues are taken into account in the 

OSCAE application. A copy of that application is attached hereto.  

 

The proposed development  is not in conflict with this principle. 

 

c) Efficiency refers to development that optimizes the use of existing resources 

and infrastructure.  

 

The proposed development will make use of existing services that are 

already available in the area and will therefore lead to the optimizing of 

such resources and infrastructure.  

 

The principle is supported. 

 

d) Spatial Resilience refers to flexibility in spatial plans, policies and land use 

management systems to ensure sustainable livelihoods in communities 

most likely to suffer the impacts of economic and environmental shocks.  

 

This principle is not applicable to this application. 

 

e) Good Administration refers to an integrated approach to land use and land 

development for all spheres of government.  Spatial development 

frameworks and inputs thereto by all government departments must be 

met timeously.  Public participation must be transparent and all parties 

must have opportunity to participate in matters affecting them.  

 

This principle is supported. The application will be advertised to allow the 

public to participate.  

 

5.3.2.2 Factors Mentioned in Section 42 of SPLUMA (para 5.3.2 above) 

 

Section 42 of SPLUMA deals with the factors that a Municipal Planning Tribunal 

must consider when deciding on a development application namely: 

 

a) it must be guided by the development principles as set out in Section 7 of 

SPLUMA.  

 

This consideration was already dealt with in para 5.3.2.1 above. 

 

b) make a decision that is consistent with norms and standards, protect 

agricultural land and is consistent with the Spatial Development Framework 

(SDF) of the municipality. 

 

Protection of agricultural land is not applicable in this proposal - also see 

para 5.3.2.1 (b) above - Spatial Sustainability. 

 

The consistency with the SDF will be dealt with in para 5.3.3 below. 
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c) other factors relating to the application: 

 

(i) Public Interest 

 

After receipt of the  application, the Council will advertise the 

application at which stage the public will be offered the opportunity 

to object and/or give comments on the application. 

 

The public interest will therefore be taken into account before a 

final decision is taken on the application.  

 

(ii) Constitutional Transformation Imperatives and Duties of the State 

 

This was already discussed in para 5.3.2.1 – Spatial Justice  

 

(iii) Facts and Circumstances Relevant to the Application 

 

It is the purpose of this report to put the Planning Tribunal in a 

position to consider the application on the grounds of the 

circumstances relevant to the application. 

 

(iv) Respective Rights and Obligations of those Affected 

 

This implies that the tribunal must consider the application taking 

into account the possible objections against the application as well 

as the need for the proposed use of the property. 

 

(v) Engineering Services, Social Infrastructure and Open Space 

Requirements 

 

Engineering services will be required for the proposed second 

dwelling, but municipal services are already available on the 

property. 

 

Social Infrastructure and Open Space is not relevant.   

 

(vi) Any Factors that may be Prescribed Including Time Frames 

 

No comment. 

 

(vii) Environmental Factors 

 

The proposed development will not trigger any environmental 

procedure except for application for an OSCAE permit which has 

already been submitted to the municipality. 
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5.3.3 Land Use Planning Act, Act 3 of 2014. (LUPA) 

 

 

It is clear that LUPA gives effect to SPLUMA in the Western Cape Province. Section 49 of 

LUPA gives the basis of assessments of land use applications.  It mentions that when a 

Municipality considers and decides on a land use application, at least the following must 

be assessed: 

 

- Applicable spatial development frameworks -  (5.3.3.1), 

- Applicable structure plans (LSDF)  - (5.3.3.2), 

- Principles of Chapter 6 of LUPA – (5.3.3.3), 

- Desirability of proposed land uses – (5.3.3.4), 

- Guide lines that may be issued by the Prov. Minister regarding desirability – 5.3.3.5). 

 

 

 

5.3.3.1 Relevant Spatial Development Framework 

 

The George Spatial Development Framework (MSDF) is applicable to this area.    

 

The purpose of the SDF is to provide a long-term forward planning document 

which spatially indicates the long term growth and development path of the 

municipality.  A number of guidelines, principles and tools are formulated in the 

SDF to achieve the long term goals of the municipality’s vision for the area. An 

urban edge was determined for the town to prevent development that will lead 

to urban sprawl. Development must take place inside the urban edge. The 

document mentions that all development must be carried out in such a manner 

that watercourses that could be affected by such a development, remain in its 

natural state.  The proposed second dwelling will not affect any watercourse as 

the house will be almost 200m from the Touws River that forms the northern 

boundary of the erf. 

 

This application is to develop the property in accordance with the existing 

zoning thereof. The zoning scheme makes provision for a second dwelling on a 

small holding. Although the deed of transfer restricts the use of the erf to 1 

dwelling house only, it must be kept in mind that this condition was already 

included in the deed almost 50 to 60 years ago when there was no other way of 

managing the sensible use of land. Nowadays land use is regulated by means of 

zoning schemes and land use by-laws and in these documents, provision is made 

for the removal of these (now) unnecessary restrictive conditions. 

 

In the support of the MSDF, the municipality also compiled and approved a local 

SDF (structure plan) for the area where the property is situated. This document 

will be discussed in the next paragraph. See para 5.3.3.2. 
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5.3.3.2 Structure Plan - Local Spatial Development Framework for Wilderness, Lakes 

and Hoekwil - LSDF  

 

 

As an integral part of the MSDF, the municipality adopted a number of local 

SDF’s for different parts of the Municipal Area. These local SDF’s were compiled 

to address future development of specific areas in more detail due to the 

diversity of the character of different sections of the town. The above 

mentioned LSDF was adopted for this area.  

 

In terms of the LSDF, the land use as applied for here, namely, a second 

dwelling, should be catered for in small holding areas – para 4.4.4. c) of the 

LSDF. It is mentioned that in the consideration of such applications, care must 

be taken that proposed use(s) that could have a negative impact on the 

character of the environment, not be permitted, such as excessive water usage, 

undue noise, light pollution, effluent generation and odours. These aspects will 

be addressed in para 5.3.4.1 below. 

 

The LSDF lays down a number of guide lines which will be referred to briefly. (In 

para 5.3.4.1.1 below, the aspects that could lead to negative impact on the 

special character of Hoekwil, will be dealt with.) The following are the most 

important guide lines that are referred to: 

 

Building Lines should be complied with. This requirement is relevant to the 

statement in the LSDF that the rural character of Hoekwil was created as a result of 

the specific distances between residential buildings. These distances can be 

maintained inter alia by adherence to building line restrictions. Relaxation of 

building lines could lead to a change in the character to that of a semi - urban 

environment. In this respect it should be noted that no building line relaxation is 

needed to erect the proposed new dwelling. 

 

It is mentioned that it is the main focus of the LSDF to ensure that the landscape 

character, especially areas in view of the picturesque tourist routes, be protected 

against inappropriate developments that could harm the special character. The 

primary tourist routes mentioned in the LSDF are the N2, Serpentine Road, Seven 

Passes Road and Wilderness Heights Road. The views of other individuals in the area 

should also not be negatively affected. Materials that blend with the environment 

should be used. See Para 5.3.4.1.1 (f) below in this respect.  

 

Despite the abovementioned limitations put forward in the LSDF, it is clear that the 

municipality can consider second dwellings, in cases where such proposals will not 

harm the “special character” of the small holding area. Such a situation can be 

achieved by following the guide lines i.r.o. the development of small holdings as 

stipulated in the LSDF. These will be addressed in para 5.3.4.1.1 below. 
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5.3.3.3 Principles of Chapter 6 of LUPA 

 

The land use planning principles mentioned in LUPA as set out in  Chapter 6 

(Section 59), are in essence the same as the 5 development principles of 

SPLUMA that are applicable to spatial planning, land use development and land 

use management. These principles were already dealt with in para 5.3.2.1 above 

and will not be addressed again.   

 

5.3.3.4 Desirability 

 

The desirability of the application will be dealt with in paragraph 5.3.4.1. 

 

5.3.3.5 Guidelines by Provincial Minister 

 

As far as can be ascertained, there are no guide lines in this regard from the 

Provincial Minister that has not been dealt with so far. 

 

 

5.3.4 Land Use Planning By – Law for George Municipality, 2015 (By–Law) 

 

 

In Chapter 5 (Regulation 65) of the By–Law a number of general criteria are listed that 

must be taken into account when an application for land development is considered 

inter alia:  

 

- Desirability of the proposed land uses – (5.3.4.1) 

- Impact on municipal services – (5.3.4.2) 

- Spatial Development Frameworks,  Local structure plans-(5.3.4.3) 

- Relevant planning policies – (5.3.4.4) 

- SPLUMA – Section 42,  LUPA – Chapter 6 – (5.3.4.5) 

- Zoning scheme – (5.3.4.6) 

 

 

5.3.4.1 Desirability 

 

Desirability is mentioned in the Land Use Planning By-Law as one of the criteria that 

must be taken into account when applications are considered. The desirability of the 

application will be dealt with separately for the consent uses and removal of restrictive 

condition. 

 

5.3.4.1.1 Consent Use 

 

In Council’s previous zoning scheme, the Section 8 Zoning Scheme (Section 

4.6.2), guide lines were included for the municipality to take into account when 

considering an application for a consent use. It was mentioned that in 

considering an application (for a consent use) regard shall be had to the 

question whether the proposed use (or building) is likely to mar the amenity of 
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the neighbourhood, including marring owning to the emission of smoke, fumes, 

dust, noise or smells.  

 

Although the above guide lines are not stipulated in Council’s new Zoning 

Scheme Regulations, these are handy guidelines to use to consider the 

desirability of an application for a consent use and will therefore be addressed 

below.  It is noted that some of these points have been included  in the LSDF as 

items that must be taken into account when an application is considered.  Apart 

from these points, the influence of traffic generation as well as possible visual 

and light pollution as mentioned in paragraphs 4.2.3 and 4.4.4(c) of the LSDF 

will be addressed. 

 

 

a) Smoke Pollution 

 

It is not the owners’ intention to burn refuse or any other material on the 

property. The only fires that will be made, will be the normal “braai” fires 

and fire-place fires which cannot be considered as a smoke polluting 

activity. 

 

 

b) Fumes 

 

The second dwelling will not create fumes that will be harmful to the area. 

 

 

c) Dust 

 

All areas where the activities will take place, will either be grassed or paved 

so that no dust will be generated. The owners also intend to establish 

indigenous vegetation on disturbed areas as far as possible. 

 

 

d) Noise  

 

The proposed second dwelling will not cause any noise pollution.  

  

 

e) Traffic 

 

The property gains access from Bosbok Road which in turn links up with 

Hoekwil Road. The increase in traffic as a result of the application will be 

negligible. Sufficient parking will be provided for on the property and will 

not lead to any on street parking. 
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f) Visual and Light Pollution  

 

The evaluation of visual and light pollution can be seen in the light that if a 

structure, is erected in sensitive areas or along scenic routes, it must be 

sensitive to the landscape and natural resources as mentioned in para 4.2.3 

b) of the LSDF. Guidelines are proposed how this can be achieved. Some of 

the most important guide lines are that buildings and structures should be 

visually unobtrusive, not interfere with the skyline and that a visual buffer 

should be kept and maintained along the N2 National Road.   

  

Erf 709 is situated to the north of Bosbok Road. The proposed building will 

not be visible from Hoekwil Road or the 7 Passes Road scenic road, due to 

vegetation to the north of the proposed 2nd dwelling as well as the sloping 

nature of the area. It will also not be visible from the N2. The building will 

also not have a negative visual impact on any of the neighbouring 

properties. See photos 7, 8 & 9 below.  

 

 

 
 

Photo 7   The photo was taken from in front of the existing dwelling in a westerly direction. Note that 

no dwellings are visible on adjacent properties from this point. 
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Photo 8   The photo was taken from in front of the existing dwelling in a northerly direction. Note that 

no dwellings are visible from this point. Also note that the 7 Passes Road is beyond the hill to the north 

of the property 

 

 

 

 

 
 

Photo 9   The photo was taken from in front of the existing dwelling in an easterly direction. Note that 

no dwellings are visible on adjacent properties from this point. The building on the photo is the 

existing workshop/office. On the right side of the photo, the existing access road from Bosbok Street 

towards the dwelling can be seen. 
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 5.3.4.1.2 Removal of Restrictive Condition 

 

See Para 5.4 below for the desirability of the removal of the restrictive 

condition. 

 

 

5.3.4.2 Impact on Municipal Services 

 

The property is already provided with all the necessary municipal services although the 

demand will increase slightly as a result of the second dwelling. 

 

 5.3.4.3 SDF  & Local Structure Plans 

 

  These have already been dealt with in para 5.3.3.1 and 5.3.3.2 above. 

 

 5.3.4.4 Relevant Planning Policies 

 

The applicable planning documents and policies of the municipality i.r.o. the proposed 

development have already been dealt with above. 

 

 5.3.4.5 SPLUMA and LUPA 

 

  See paragraph 5.3.2 and 5.3.3 above. 

 

 5.3.4.6 Zoning Scheme 

 

The Integrated Zoning Scheme for George is applicable to this area. The property is 

zoned Agriculture Zone II. In order to use the property as set out in para 5.2 above, 

application as per para 3 above needs to be approved by Council. The zoning of the 

property makes provision for consent uses for second dwellings. 

 

 

5.4 Removal of Restrictive Condition 

 

To motivate an application for the removal of a restrictive condition to permit a 2nd dwelling on the 

property, the aspects mentioned in Section 33(5) of the Land Use Planning By-Law must be taken 

into account. In short this Section refers to the fact that the municipality, when considering such an 

application, must have regard to the interest of any other party/beneficiary mentioned in the 

condition to be removed, and the benefit to any person/ party,  should the condition be removed or 

not removed. 

 

Hoekwil, where this property is situated, was subdivided by the then Administrator of the Cape 

Province as far back as approximately 1965 i.e. almost 60 years ago. He laid down certain conditions 

that were included in the title deeds of the subdivided portions. At the time there was no town 

planning scheme in place for George or Hoekwil, as was the case for many other towns in the Cape 

Province. Conditions iro land uses and development restrictions were at the time therefore 
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controlled through township establishment conditions and conditions contained in the title deeds of 

properties.   

 

In the course of time, different tiers of government granted certain relaxations i.r.o. the use of 

properties and these relaxations were included in the zoning scheme that were promulgated for 

towns from time to time. When the Land Use Planning Ordinance No 15 of 1985 was approved, 

regulations were promulgated whereby municipalities could permit the erection of additional 

dwelling units and certain other land uses on properties. This was also made applicable to Hoekwil. 

The new Integrated Zoning Scheme of Council also makes provision for these land uses. 

 

When the SDF (George) and the LSDF were approved, provision was made that second dwelling 

units could be accommodated on small holdings. The proposal in this application for a second 

dwelling on the erf is therefore in line with the aims of the authorities.  

 

The relevant condition in the deed of transfer, condition B.2.(b). as mentioned before, restricts the 

use of the property to the extent that only 1 dwelling is permitted thereon. 

 

As already mentioned before, the only method to control the use of land in the past, was by 

including conditions in the title conditions of properties. This dates back to the time when no zoning 

schemes were in force in these areas. Title conditions were in other words used in the place of 

zoning schemes to the control the use of land. It can therefore be stated that it would not have been 

in public interest to remove restrictive conditions from title deeds where no zoning scheme is in 

force as it would have meant that there would not have been any control over the number of 

dwellings that could be erected on a land unit or for what purpose such land unit could be utilized. 

This would have resulted in serious implications on health, traffic and social problems. 

 

At present the Integrated Zoning Scheme is in force in this area, since 2015. The municipality can 

therefore by means of the zoning scheme and the National Building Regulations control the 

development of any property which falls within the area of the zoning scheme. 

 

At present there are in other words a “double control” over the development of the property by 

means of the title deeds and the zoning scheme. It is therefore felt that the restrictive condition in 

the title deed of the property can be removed. It can be argued that such removal will be in the 

public interest as the municipality will still be able to control development on the property through 

the zoning scheme. Land uses as permitted in the zoning scheme can take place and sustainable use 

of existing infrastructure can take place. Furthermore, the proposed development will contribute to 

the increase in the income of the municipality through increased rates and taxes. The development 

will also not have a detrimental effect on neighbouring properties. 

 

The condition in the title deed was clearly not included to benefit any person or party in particular. 

The condition is a general condition which is found in the title deeds of all erven in Hoekwil except 

where the conditions have already been removed – of which there are plenty already. No person 

will therefore benefit by or be aggrieved either if the application for the removal of the condition is 

approved. The condition served its purpose when there was no zoning scheme in place but it does 

not serve a purpose anymore.  

 

It is clear from the above that the proposed removal of the restrictive condition in the deed of 

transfer is in public interest and can therefore be approved. 
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6. CONCLUSION 

 

 

The owners of the property, Mr. and Ms. Kamffer, currently reside in the existing dwelling on 

the erf. This existing dwelling (120m² in size) was erected by the owners approximately 3 years 

ago and their intention at the time was that this dwelling will eventually become the second 

dwelling on the erf, as they planned to erect the main dwelling at a later stage in a position as 

indicated on the attached site plan. After the erection of the main dwelling, the owner’s parents 

will stay in the existing dwelling that will obviously then become the second dwelling.  As 

already mentioned before, the zoning scheme makes provision for the above land use as a 

consent use. To achieve the above however, application for a consent use for the 2nd dwelling 

house and removal of a restrictive condition, must first be approved by Council.  

 

In the paragraphs above, it was shown that the proposed use will not be harmful to the 

neighbours or the environment and will not detract from the sensitive landscape character of 

the area. It was also indicated above that the proposed land uses will not be in conflict with the 

recommendations in the Local SDF for Wilderness/Hoekwil/Lakes. 

 

It is trusted that Council will consider this application in a positive light.  
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PRE - APPLICATION 

FORM AND 

FEEDBACK 

  

 
 
 
 
 
 
 
 



 

 

 

 

 

 

 
 Planning and Development 

E-mail: town.planning.application@george.gov.za 
Tel: +27 (0)44 801 9477 

 
 

 
LAND USE PLANNING PRE-APPLICATION CONSULTATION FORM 

 

 
PLEASE NOTE: 

Pre-application consultation is an advisory session and is required prior to submission of an application for 

rezoning, consent use, temporary departure and subdivision.  It does not in any way pre-empt the outcome of 

any future application which may be submitted to the Municipality.  

 

PART A: PARTICULARS 

 

Reference number:  collab 2176532 

 

Purpose of consultation:  To discuss application 

 

Brief proposal:  Proposed  removal of restriction and consent for a second dwelling. 

 

Property(ies) description:  Erf 709, Hoekwil 

 

Date:  24 January 2022 

Attendees: 

 Name & Surname Organisation Contact Number E-mail 

Official Ilane Huyser George Mun 044 801 9120 ihuyser@george.gov.za 

Pre-applicant PCJ Theron FORMAPLAN 082 770 9006 philip@formaplan.co.za 
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Documentation provided for discussion:  

(Include document reference, document/plan dates and plan numbers where possible and attach to this form) 

• DEEDS OF TRANSFER NO T 46017/2018 

• PROPOSED SITE PLAN 

• LOCALITY PLAN 

 

 

Has pre-application been undertaken for a Land Development application with the Department of Environmental 

Affairs & Development Planning (DEA&DP)? 

(If so, please provide a copy of the minutes) 

 

Comprehensive overview of proposal: 

 

1. The owner of the property already erected a dwelling house and a workshop a few years ago. The size of 
the dwelling is 120m² and the idea at the time was that this dwelling would later become the second 
dwelling when the owner is in a position to build the primary dwelling.  

2. The owner now wishes to erect the primary dwelling house on the property. This application is therefore 
for the erection of the primary dwelling house 315,5m² in size and the simultaneous application for a 
second dwelling that will be the existing dwelling on the property. The existing outbuilding as well as the 
proposed outbuildings will be ancillary to the main dwelling house.  See attached site plan provided by the 
owner. 

3. There is a condition in the deed of transfer of the property that restricts the use thereof to the erection of 
one dwelling together with the normal outbuildings only. Application is therefore also made for the 
removal of this condition from the deed of transfer.   

 
 
 

PART B: APPLICATION PROCESS  

(WILL FULLY APPLY ONLY ONCE LUPA REGULATIONS ARE IN FORCE)  

 

 

 
 
 
 
 
 
 
 
 
 
 
 

YES NO 



 

 

 

 

PART C: QUESTIONNAIRES 

 
SECTION A:  

DETERMINATION OF APPLICATION TYPES, PRESCRIBED NOTICE AND ADVERTISEMENT PROCEDURES 
 

Tick if 

relevant  
What land use planning applications are required? 

Application 

fees payable 

√ 2(a) a rezoning of land; R 

√ 2(b) a permanent departure from the development parameters of the zoning scheme; R 

√ 2(c) a departure granted on a temporary basis to utilise land for a purpose not permitted 
in terms of the primary rights of the zoning applicable to the land; 

R 

√ 2(d) a subdivision of land that is not exempted in terms of section 24, including the 
registration of a servitude or lease agreement; 

R 

√ 2(e) a consolidation of land that is not exempted in terms of section 24; R 

√ 
2(f) 

a removal, suspension or amendment of restrictive conditions in respect of a land 

unit; 
R 

√ 2(g) a permission required in terms of the zoning scheme; R 

√ 2(h) 
an amendment, deletion or imposition of conditions in respect of an existing 

approval; 
R 

√ 2(i) an extension of the validity period of an approval; R 

√ 2(j) an approval of an overlay zone as contemplated in the zoning scheme; R 

√ 2(k) an amendment or cancellation of an approved subdivision plan or part thereof, 
including a general plan or diagram; 

R 

√ 2(l) a permission required in terms of a condition of approval; R 

√ 2(m) A determination of a zoning; R 

√ 2(n) A closure of a public place or part thereof; R 

√ 2(o) a consent use contemplated in the zoning scheme; R 

 2(p) an occasional use of land; R 

 2(q) to disestablish a home owner’s association; R 

 2(r) to rectify a failure by a home owner’s association to meet its obligations in respect of 
the control over or maintenance of services; 

R 

 2(s) 
a permission required for the reconstruction of an existing building that constitutes a 
non-conforming use that is destroyed or damaged to the extent that it is necessary to 
demolish a substantial part of the building 

R 

Tick if 

relevant 
What prescribed notice and advertisement procedures will be required? 

Advertising 

fees payable 

Y N Serving of notices (i.e. registered letters etc.) R 

Y N Publication of notices (i.e. Provincial Gazette, Local Newspaper(s) etc.) R 

Y 
N 

Additional publication of notices (i.e. Site notice, public meeting, local radio, website, 

letters of consent etc.) 
R 
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Y N Placing of final notice (i.e. Provincial Gazette etc.) R 

TOTAL APPLICATION FEE* (VAT excluded): 
To be 

confirmed  

PLEASE NOTE: * Application fees are estimated on the information discussed and are subject to change with 
submission of the formal application and/or yearly application fee increase.   
 

SECTION B: 

PROVISIONS IN TERMS OF THE RELEVANT PLANNING LEGISLATION / POLICIES / GUIDELINES 

QUESTIONS REGARDING PLANNING POLICY CONTEXT YES  NO 
TO BE 

DETERMINED 
COMMENT 

Is any Municipal Integrated Development Plan 

(IDP)/Spatial Development Framework (SDF) and/or 

any other Municipal policies/guidelines applicable? If 

yes, is the proposal in line with the aforementioned 

documentation/plans? 

 

   

Any applicable restrictive condition(s) prohibiting the 

proposal? If yes, is/are the condition(s) in favour of a 

third party(ies)? [List condition numbers and third 

party(ies)] 

 

   

Any other Municipal by-law that may be relevant to 

application? (If yes, specify) 
 

 
  

Zoning Scheme Regulation considerations: 

Which zoning scheme regulations apply to this site? 

George Integrated Zoning Scheme 

What is the current zoning of the property? 

Agriculture  Zone II 

What is the proposed zoning of the property? 

N/a 

Does the proposal fall within the provisions/parameters of the zoning scheme? 

YES 

Are additional applications required to deviate from the zoning scheme? (if yes, specify) 

NO 

 

 

 

QUESTIONS REGARDING OTHER PLANNING YES  NO TO BE COMMENT  



 

 

 

 

CONSIDERATIONS DETERMINED 

Is the proposal in line with the Provincial Spatial 

Development Framework (PSDF) and/or any other 

Provincial bylaws/policies/guidelines/documents? 

 

   

Are any regional/district spatial plans relevant? If yes, 

is the proposal in line with the document/plans? 
 

 
  

SECTION C:  

CONSENT / COMMENT REQUIRED FROM OTHER ORGANS OF STATE 

OUESTIONS REGARDING CONSENT / COMMENT 

REQUIRED  
YES 

NO 
TO BE 

DETERMINED 

OBTAIN APPROVAL / 

CONSENT /  

COMMENT FROM: 

Is/was the property(ies) utilised for agricultural 
purposes? 

 

 

 

Western Cape 
Provincial 
Department of 
Agriculture 

Will the proposal require approval in terms of 
Subdivision of Agricultural Land Act, 1970 (Act 70 of 
1970)? 

 
 

 
National Department 
of Agriculture 

Will the proposal trigger a listed activity in terms of 
National Environmental Management Act, 1998 (Act 
107 of 1998) (NEMA)?   
 

  

 Western Cape 
Provincial 
Department of 
Environmental Affairs 
& Development 
Planning (DEA&DP) 

Will the proposal require authorisation in terms of 
Specific Environmental Management Act(s) (SEMA)? 
(National Environmental Management: Protected 
Areas Act, 2003 (Act 57 of 2003) (NEM:PAA) / 
National Environmental Management: Biodiversity 
Act, 2004 (Act 10 of 2004) (NEM:BA) / 
National Environmental Management: Air Quality Act, 
2004 (Act 39 of 2004) (NEM:AQA) /  
National Environmental Management: Integrated 
Coastal Management Act, 2008 (Act 24 of 2008) 
(NEM:ICM) /  
National Environmental Management: Waste Act, 
2008 (Act 59 of 2008) (NEM:WA)  
(strikethrough irrelevant) 

 

 

 

National Department 
of Environmental 
Affairs (DEA) & 
DEA&DP 

Will the proposal require authorisation in terms of the 
National Water Act, 1998 (Act 36 of 1998)? 

 
 

 
National Department 
of Water & Sanitation 
(DWS) 

Will the proposal trigger a listed activity in terms of 
the National Heritage Resources Act, 1999 (Act 25 of 
1999)? 

 

 

 

South African 
Heritage Resources 
Agency (SAHRA) & 
Heritage Western 
Cape (HWC) 

Will the proposal have an impact on any National or    National Department 
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OUESTIONS REGARDING CONSENT / COMMENT 

REQUIRED  
YES 

NO 
TO BE 

DETERMINED 

OBTAIN APPROVAL / 

CONSENT /  

COMMENT FROM: 

Provincial roads? of Transport / South 
Africa National Roads 
Agency Ltd. (SANRAL) 
& Western Cape 
Provincial 
Department of 
Transport and Public 
Works (DTPW) 

Will the proposal trigger a listed activity in terms of 
the Occupational Health and Safety Act, 1993 (Act 85 
of 1993): Major Hazard Installations Regulations 

 
 

 
National Department 
of Labour (DL) 

Will the proposal affect any Eskom owned land and/or 
servitudes? 

 
 

 Eskom 

Will the proposal affect any Telkom owned land 
and/or servitudes? 

 
 

 Telkom 

Will the proposal affect any Transnet owned land 
and/or servitudes? 

 
 

 Transnet 

Is the property subject to a land / restitution claims?  
 

 
National Department 
of Rural Development 
& Land Reform  

Will the proposal require comments from SANParks 
and/or CapeNature? 

  
 SANParks / 

CapeNature 

Will the proposal require comments from DEFF? 
 

  
Department of 
Environment, 
Forestry and Fishery 

Is the property subject to any existing mineral rights? 
 

  
 National Department 

of Mineral Resources  

Does the proposal lead to densification to such an 
extent that the number of schools, healthcare 
facilities, libraries, safety services, etc. In the area may 
be impacted on?  
(strikethrough irrelevant) 

 

 

 

Western Cape 
Provincial 
Departments of 
Cultural Affairs & 
Sport (DCAS),  
Education, Social 
Development,  
Health and 
Community Safety 

 

 

SECTION D:  

SERVICE REQUIREMENTS 

DOES THE PROPOSAL REQUIRE THE FOLLOWING 

ADDITIONAL INFRASTRUCTURE / SERVICES? 
YES NO 

TO BE 

DETERMINED 

OBTAIN COMMENT 

FROM:  

(list internal 



 

 

 

 

department) 

Electricity supply: 
 

   Directorate: Electro-
technical Services 

Water supply: 
 

   Directorate: Civil 
Engineering Services 

Sewerage and waste water: 
 

   Directorate: Civil 
Engineering Services 

Stormwater: 
 

   Directorate: Civil 
Engineering Services 

Road network: 
 

   Directorate: Civil 
Engineering Services 

Telecommunication services: 
 

    

Other services required? Please specify. 
 

    

Development charges: 
 

    

PART D: COPIES OF PLANS / DOCUMENTS TO BE SUBMITTED AS PART OF THE APPLICATION  

 

COMPULSORY INFORMATION REQUIRED: 

Y 
N 

Power of Attorney / Owner’s consent if 
applicant is not owner (if applicable) 

 

Y 
N 

S.G. noting sheet extract / Erf diagram / 
General Plan  

Y N Motivation report / letter Y N Full copy of the Title Deed 

Y N Locality Plan Y N Site Layout Plan 

Y N Proof of payment of fees Y N Bondholder’s consent 

MINIMUM AND ADDITIONAL REQUIREMENTS: 

Y N Site Development Plan 

 

Y N Conveyancer’s Certificate 

Y N Land Use Plan  Y N Proposed Zoning plan 

Y N Phasing Plan Y N Consolidation Plan 

Y N Abutting owner’s consent Y N Landscaping / Tree Plan 

Y 
N Proposed Subdivision Plan (including 

street names and numbers) 
Y 

N 
Copy of original approval letter 

Y 
N Services Report or indication of all 

municipal services / registered 
servitudes 

Y 
N 

Home Owners’ Association consent 

Y 

N 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) 
(strikethrough irrelevant) 

Y 

N 

1 : 50 / 1:100 Flood line determination 
(plan / report) 

Y N Other (specify) Y N Required number of documentation copies 
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 PART E: DISCUSSION  

 

ETS:  

Existing Transformer to be upgraded. DC's and standard conditions will be applicable and provided once 

application received. 

 

Town Planning:  

• The pre-application meeting held on 26 January 2022 refers.  

• In principle, an application for a second dwelling and removal of restrictive conditions may be 

submitted, however please take note of the following:  

• This is an OSCAE Area and an environmental sensitive area (ecological support corridor).  

• Considering the environment, the position of the proposed house is not favourable.  

• Need to consider a position with the least disturbance on the environment.  

• Environmental reports will be required.  

• Need to consider the wetlands, rivers, CBA’s, contours etc. (refer to picture below)  

 

• Need to show/illustrate the amount off cut and fill which will be required from the proposed position.  

 

 

 



 

 

 

 

PART F: SUMMARY / WAY FORWARD 

 

Please refer to the comments above.  

 

OFFICIAL:   _Ilane Huyser___ PRE-APPLICANT:  PCJ Theron       (FULL NAME)     

 (FULL NAME)     

 

 

SIGNED:   __________________________ SIGNED:  _______________________________ 

                                   

DATE:  ___2022.02.03____                  DATE:   24 January 2022  

 

 *Please note that the above comments are subject to the documents and information available to us at the 

time of the pre-application meeting and we reserve our rights to elaborate on this matter further and/or request 

more information/documents should it deemed necessary.   

     



    

DEED OF TRANSFER 

  

 
 
 
 
 
 
 
 



























    

CONVEYANCER 

CERTIFICATE 

  

 
 
 
 
 
 
 
 







    

POWER OF 

ATTORNEY 

  

 
 
 
 
 
 
 
 



 
 
 

 

POWER OF ATTORNEY 

 
to 
 

FORMAPLAN (TOWN AND REGIONAL PLANNERS) 

 
of 
 

8 St John Street, George 
 
 

We, Cayley &  Ernst Hendrik Wischner Kamffer, the undersigned and the only registered  
owners of Erf 709, Hoekwil, hereby appoint Formaplan Town Planners, to be our sole agent to 
apply  to the Municipality  
 
            1.        in terms of section 15(2)(o) and (f) of the municipality’s Land Use Planning By-Law  
                          for a consent use for a second dwelling unit,  
 

and 
 
2.        in terms of Section 15(2)(f) of abovementioned By-Law for the removal of                

                        restrictive condition B.2.(b) in Deed of Transfer No T 46017/2018,  to permit the  
            erection of a second  dwelling on the erf. 

 

as described in the application Memorandum and indicated on the accompanying plans. 

 

 
________________________________  _________________________ 
Cayley Kamffer      Date 
 
 
 
 
________________________________  _________________________ 
Ernst H.W. Kamffer      Date 
 
 

31/01/2023

31/01/2023



    

ERF DIAGRAM 

  

 
 
 
 
 
 
 
 





    

LOCALITY PLAN 

  

 
 
 
 
 
 
 
 





    

AMENDED SITE 

PLAN 
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ACTS OF PARLIAMENT
All Contractors shall ensure that, before any work is put in hand, they comply with all the necessary Acts 
of Parliament of the Republic of South Africa.

21-026

AJS AJS 02/11/2022

SDP101

GENERAL NOTES:
All work to comply with National Building Regulations SANS 10400. No 
measurements to be scaled. All levels and dimensions to be verified on site. ANY 
DISCREPANCIES MUST BE BROUGHT TO THE ATTENTION OF THE 
ARCHITECT / DESIGNER IMMEDIATELY. Read drawings in conjunction with 
Engineer's detail. ALL REINFORCED CONCRETE WORK TO BE ACCORDING 
TO STRUCTURAL ENGINEER'S DESIGN AND DETAIL. 
The building owner is responsible for ensuring that their project is SANS 
compliant and signed off by a qualified Engineer.

STAIRS AND RAILING: A NON COMPLIANT BALUSTRADE IS A SAFETY 
RISK. ENSURE THE BALUSTRADE SYSTEM IS INSTALLED CORRECTLY: 
SANS 10400 Part B, Part D and Part M, SANS 10160-2:2011. 
Steps and risers as shown. Risers as indicated on drawing and run as indicated 
on drawing, minimum balustrade height 1000mm. Opening between rails and / or 
droppers not to exceed 100mm. Any balustrade or wall provided to protect a 
change in level shall comply with the requirements of SANS 10400-B.

FIRE PROTECTION: SANS 10400 Part T:
The requirements of the Act will be deemed to have been satisfied if the design, 
construction and equipment of buildings complies with SANS 10400 Part T and 
satisfies the local authority.

STORM WATER: SANS 10400 Part R: 
The owner of any site shall provide suitable means for the control and disposal of 
accumulated stormwater which may run off from any earthworks, building or 
paving. CONTRACTOR MUST ENSURE THAT STORM WATER DOES NOT 
DAMAGE EXISTING BUILDING WORK OR NEIGHBOURING PROPERTIES 
DURING CONSTRUCTION AND THAT STORMWATER DRAINAGE IS 
SUFFICIENT.

RAINWATER DISPOSAL:
Provide 1m paving around building with fall away from structure where practical. 
GUTTERS & DOWN PIPES TO BE INSTALLED WHERE PRACTICAL. We highly 
recommend installing as many rainwater tanks as practically possible.

SEWERAGE: All sanitary appliances to be supplied with antisuction traps and/or 
ventilated according to NBR requirements. -ie's at all bends, connections and 
changes of gradient with marked covers on ground level. Sufficient access panels 
to be installed in all shafts over ie's. -all sanitary pipes to be accessible. Sewage 
pipes under floors or buildings not to change direction and must be encased in 
100mm concrete.

SITE PREPARATION:
Remove top-soil and organic material within interior footprint of building and 
paving. Above material not to be used as backfill. Keep site dry. Stockpile top-soil 
and re-use where possible.

FOUNDATION: SANS 10400 Part H:
All foundations concrete strip foundations unless specified. Concrete minimum 
15MPa after 28 days.

FILLING: SANS 10400 Part J (JJ2.3):
Backfill to be compacted in layers not more than 150mm layers to minimum. 
Compact to min. 98% MOD. AASHTO or otherwise as specified by Engineer.

SURFACE BEDS:
Minimum 100mm thick 15MPa on DPC. Expansion joints to be provided 20m² 
max.

WATERPROOFING: SANS 10400 Part J(JJ3) and Sec. K(KK15): Provide 250 
micron USB DPC underneath all surface beds and 375 micron Black DPC in walls 
with min. 100mm overlap at joints. Provide "Brickgrip" DPC underneath all window 
sills. All joints according to specifications.

BRICKWORK: SANS 10400 Part K: Brickwork in stretching bond with minimum 
joint thickness of 10mm. Interior walls minimum 110mm thick. Brick as indicated. 
Stock bricks to be kept clean of mortar. Provide brickforce in each layer for 
foundation walls, (5 layers minimum), each layer above windows and doors and at 
4 course intervals: use alternate layer of 75mm brickforce and butterfly tie-wires 
for all other 280mm brickwork. Use 75mm brickforce in each course every 4 layers 
for 110mm and 220mm brick walls.

PLASTER WORK:
One layer plaster minimum 12mm thick.

ROOF:
Construction & Material to comply with SANS 10400 Part L and SANS 1900:2009

GLAZING:
SANS 10400 Part N, SABS 0137-200, SABS 1263: Clear Glass unless specified. 
Mark all sliding doors visible. SAFETY GLASS IN ALL DOORS AND WINDOWS 
LOWER THAN 300mm FROM GROUND LEVEL AND LARGER THAN 1 m².

SKIRTING AND CORNICING:
Skirting & cornicing where required as specified.

GEYSERS: SABS 0254
With drip-tray.

SPACE HEATING & CHIMNEYS:
To comply with SANS 10400: Part V.
Signatures:

Professional: Date:

Client: Date:
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GENERAL NOTES:
All work to comply with National Building Regulations SANS 10400. No 
measurements to be scaled. All levels and dimensions to be verified on site. ANY 
DISCREPANCIES MUST BE BROUGHT TO THE ATTENTION OF THE 
ARCHITECT / DESIGNER IMMEDIATELY. Read drawings in conjunction with 
Engineer's detail. ALL REINFORCED CONCRETE WORK TO BE ACCORDING 
TO STRUCTURAL ENGINEER'S DESIGN AND DETAIL. 
The building owner is responsible for ensuring that their project is SANS 
compliant and signed off by a qualified Engineer.

STAIRS AND RAILING: A NON COMPLIANT BALUSTRADE IS A SAFETY 
RISK. ENSURE THE BALUSTRADE SYSTEM IS INSTALLED CORRECTLY: 
SANS 10400 Part B, Part D and Part M, SANS 10160-2:2011. 
Steps and risers as shown. Risers as indicated on drawing and run as indicated 
on drawing, minimum balustrade height 1000mm. Opening between rails and / or 
droppers not to exceed 100mm. Any balustrade or wall provided to protect a 
change in level shall comply with the requirements of SANS 10400-B.

FIRE PROTECTION: SANS 10400 Part T:
The requirements of the Act will be deemed to have been satisfied if the design, 
construction and equipment of buildings complies with SANS 10400 Part T and 
satisfies the local authority.

STORM WATER: SANS 10400 Part R: 
The owner of any site shall provide suitable means for the control and disposal of 
accumulated stormwater which may run off from any earthworks, building or 
paving. CONTRACTOR MUST ENSURE THAT STORM WATER DOES NOT 
DAMAGE EXISTING BUILDING WORK OR NEIGHBOURING PROPERTIES 
DURING CONSTRUCTION AND THAT STORMWATER DRAINAGE IS 
SUFFICIENT.

RAINWATER DISPOSAL:
Provide 1m paving around building with fall away from structure where practical. 
GUTTERS & DOWN PIPES TO BE INSTALLED WHERE PRACTICAL. We highly 
recommend installing as many rainwater tanks as practically possible.

SEWERAGE: All sanitary appliances to be supplied with antisuction traps and/or 
ventilated according to NBR requirements. -ie's at all bends, connections and 
changes of gradient with marked covers on ground level. Sufficient access panels 
to be installed in all shafts over ie's. -all sanitary pipes to be accessible. Sewage 
pipes under floors or buildings not to change direction and must be encased in 
100mm concrete.

SITE PREPARATION:
Remove top-soil and organic material within interior footprint of building and 
paving. Above material not to be used as backfill. Keep site dry. Stockpile top-soil 
and re-use where possible.

FOUNDATION: SANS 10400 Part H:
All foundations concrete strip foundations unless specified. Concrete minimum 
15MPa after 28 days.

FILLING: SANS 10400 Part J (JJ2.3):
Backfill to be compacted in layers not more than 150mm layers to minimum. 
Compact to min. 98% MOD. AASHTO or otherwise as specified by Engineer.

SURFACE BEDS:
Minimum 100mm thick 15MPa on DPC. Expansion joints to be provided 20m² 
max.

WATERPROOFING: SANS 10400 Part J(JJ3) and Sec. K(KK15): Provide 250 
micron USB DPC underneath all surface beds and 375 micron Black DPC in walls 
with min. 100mm overlap at joints. Provide "Brickgrip" DPC underneath all window 
sills. All joints according to specifications.

BRICKWORK: SANS 10400 Part K: Brickwork in stretching bond with minimum 
joint thickness of 10mm. Interior walls minimum 110mm thick. Brick as indicated. 
Stock bricks to be kept clean of mortar. Provide brickforce in each layer for 
foundation walls, (5 layers minimum), each layer above windows and doors and at 
4 course intervals: use alternate layer of 75mm brickforce and butterfly tie-wires 
for all other 280mm brickwork. Use 75mm brickforce in each course every 4 layers 
for 110mm and 220mm brick walls.

PLASTER WORK:
One layer plaster minimum 12mm thick.

ROOF:
Construction & Material to comply with SANS 10400 Part L and SANS 1900:2009

GLAZING:
SANS 10400 Part N, SABS 0137-200, SABS 1263: Clear Glass unless specified. 
Mark all sliding doors visible. SAFETY GLASS IN ALL DOORS AND WINDOWS 
LOWER THAN 300mm FROM GROUND LEVEL AND LARGER THAN 1 m².

SKIRTING AND CORNICING:
Skirting & cornicing where required as specified.

GEYSERS: SABS 0254
With drip-tray.

SPACE HEATING & CHIMNEYS:
To comply with SANS 10400: Part V.
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Global Roofing Solution or similar approved IBR Profiled galvanised steel 
roof sheeting @ 22.5° pitch, complete with all necessary flashings and 
fittigs as per Eng. fixed to 50x75 mm Grade 6, Class A SAP purlins using 
on 50x228 mm Grade 6, Class A SAP Rafters @ max 1250c/c, with FR 
405 light industrial grade double sided, reflective foil laminate 
incorporating advanced fire retardant properties  laid taut over timber 
purlins and fixed concurrently with roof covering and BPB Gypsum 
RhinoCeil Premiere S flush plastered ceiling 6,4mm thick Taper-edge fixed 
to underside of purlins between Rafters. All roof truss designs, support 
beams/ posts and fixing methods to be designed and specified by 
Structural Engineer.Global Roofing Solution or similar approved IBR Profiled galvanised 

steel roof sheeting @ 5° pitch, complete with all necessary flashings 
and fittigs as per Eng. fixed to 50x75 mm Grade 6, Class A SAP 
purlins using on 50x228 mm Grade 6, Class A SAP Rafters @ max 
1250c/c, with FR 405 light industrial grade double sided, reflective foil 
laminate incorporating advanced fire retardant properties  laid taut 
over timber purlins and fixed concurrently with roof covering and BPB 
Gypsum RhinoCeil Premiere S flush plastered ceiling 6,4mm thick 
Taper-edge fixed to underside of purlins between Rafters. All roof truss 
designs, support beams/ posts and fixing methods to be designed and 
specified by Structural Engineer.

New ground floor slabs are to be cast at a minimum of 120mm thick and 
reinforced in accordance with the Engineer's Secifications. To be cast on 
250micron Damp Proof Membrane, turned up around perimeter at least the full 
thickness of the slab laid on maximum 150mm well compacted clean sand 
blinding layer on well compacted fill layers no more than 150mm thick. All as per 
Engineer's Specifications and Details, in strict accordance with SANS 10400 
Part J Floors.
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Internal fireplaces shall be fitted with a damp 
closer, to be in closed position when not in use.
All chimneys to be min. 1m above roofsheeting.
All work and installation to comply with SANS 10400
Part V, Space heating.
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GENERAL NOTES:
All work to comply with National Building Regulations SANS 10400. No 
measurements to be scaled. All levels and dimensions to be verified on site. ANY 
DISCREPANCIES MUST BE BROUGHT TO THE ATTENTION OF THE 
ARCHITECT / DESIGNER IMMEDIATELY. Read drawings in conjunction with 
Engineer's detail. ALL REINFORCED CONCRETE WORK TO BE ACCORDING 
TO STRUCTURAL ENGINEER'S DESIGN AND DETAIL. 
The building owner is responsible for ensuring that their project is SANS 
compliant and signed off by a qualified Engineer.

STAIRS AND RAILING: A NON COMPLIANT BALUSTRADE IS A SAFETY 
RISK. ENSURE THE BALUSTRADE SYSTEM IS INSTALLED CORRECTLY: 
SANS 10400 Part B, Part D and Part M, SANS 10160-2:2011. 
Steps and risers as shown. Risers as indicated on drawing and run as indicated 
on drawing, minimum balustrade height 1000mm. Opening between rails and / or 
droppers not to exceed 100mm. Any balustrade or wall provided to protect a 
change in level shall comply with the requirements of SANS 10400-B.

FIRE PROTECTION: SANS 10400 Part T:
The requirements of the Act will be deemed to have been satisfied if the design, 
construction and equipment of buildings complies with SANS 10400 Part T and 
satisfies the local authority.

STORM WATER: SANS 10400 Part R: 
The owner of any site shall provide suitable means for the control and disposal of 
accumulated stormwater which may run off from any earthworks, building or 
paving. CONTRACTOR MUST ENSURE THAT STORM WATER DOES NOT 
DAMAGE EXISTING BUILDING WORK OR NEIGHBOURING PROPERTIES 
DURING CONSTRUCTION AND THAT STORMWATER DRAINAGE IS 
SUFFICIENT.

RAINWATER DISPOSAL:
Provide 1m paving around building with fall away from structure where practical. 
GUTTERS & DOWN PIPES TO BE INSTALLED WHERE PRACTICAL. We highly 
recommend installing as many rainwater tanks as practically possible.

SEWERAGE: All sanitary appliances to be supplied with antisuction traps and/or 
ventilated according to NBR requirements. -ie's at all bends, connections and 
changes of gradient with marked covers on ground level. Sufficient access panels 
to be installed in all shafts over ie's. -all sanitary pipes to be accessible. Sewage 
pipes under floors or buildings not to change direction and must be encased in 
100mm concrete.

SITE PREPARATION:
Remove top-soil and organic material within interior footprint of building and 
paving. Above material not to be used as backfill. Keep site dry. Stockpile top-soil 
and re-use where possible.

FOUNDATION: SANS 10400 Part H:
All foundations concrete strip foundations unless specified. Concrete minimum 
15MPa after 28 days.

FILLING: SANS 10400 Part J (JJ2.3):
Backfill to be compacted in layers not more than 150mm layers to minimum. 
Compact to min. 98% MOD. AASHTO or otherwise as specified by Engineer.

SURFACE BEDS:
Minimum 100mm thick 15MPa on DPC. Expansion joints to be provided 20m² 
max.

WATERPROOFING: SANS 10400 Part J(JJ3) and Sec. K(KK15): Provide 250 
micron USB DPC underneath all surface beds and 375 micron Black DPC in walls 
with min. 100mm overlap at joints. Provide "Brickgrip" DPC underneath all window 
sills. All joints according to specifications.

BRICKWORK: SANS 10400 Part K: Brickwork in stretching bond with minimum 
joint thickness of 10mm. Interior walls minimum 110mm thick. Brick as indicated. 
Stock bricks to be kept clean of mortar. Provide brickforce in each layer for 
foundation walls, (5 layers minimum), each layer above windows and doors and at 
4 course intervals: use alternate layer of 75mm brickforce and butterfly tie-wires 
for all other 280mm brickwork. Use 75mm brickforce in each course every 4 layers 
for 110mm and 220mm brick walls.

PLASTER WORK:
One layer plaster minimum 12mm thick.

ROOF:
Construction & Material to comply with SANS 10400 Part L and SANS 1900:2009

GLAZING:
SANS 10400 Part N, SABS 0137-200, SABS 1263: Clear Glass unless specified. 
Mark all sliding doors visible. SAFETY GLASS IN ALL DOORS AND WINDOWS 
LOWER THAN 300mm FROM GROUND LEVEL AND LARGER THAN 1 m².

SKIRTING AND CORNICING:
Skirting & cornicing where required as specified.

GEYSERS: SABS 0254
With drip-tray.

SPACE HEATING & CHIMNEYS:
To comply with SANS 10400: Part V.
Signatures:

Professional: Date:

Client: Date:
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ACTS OF PARLIAMENT
All Contractors shall ensure that, before any work is put in hand, they comply with all the necessary Acts 
of Parliament of the Republic of South Africa.
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M104

GENERAL NOTES:
All work to comply with National Building Regulations SANS 10400. No 
measurements to be scaled. All levels and dimensions to be verified on site. ANY 
DISCREPANCIES MUST BE BROUGHT TO THE ATTENTION OF THE 
ARCHITECT / DESIGNER IMMEDIATELY. Read drawings in conjunction with 
Engineer's detail. ALL REINFORCED CONCRETE WORK TO BE ACCORDING 
TO STRUCTURAL ENGINEER'S DESIGN AND DETAIL. 
The building owner is responsible for ensuring that their project is SANS 
compliant and signed off by a qualified Engineer.

STAIRS AND RAILING: A NON COMPLIANT BALUSTRADE IS A SAFETY 
RISK. ENSURE THE BALUSTRADE SYSTEM IS INSTALLED CORRECTLY: 
SANS 10400 Part B, Part D and Part M, SANS 10160-2:2011. 
Steps and risers as shown. Risers as indicated on drawing and run as indicated 
on drawing, minimum balustrade height 1000mm. Opening between rails and / or 
droppers not to exceed 100mm. Any balustrade or wall provided to protect a 
change in level shall comply with the requirements of SANS 10400-B.

FIRE PROTECTION: SANS 10400 Part T:
The requirements of the Act will be deemed to have been satisfied if the design, 
construction and equipment of buildings complies with SANS 10400 Part T and 
satisfies the local authority.

STORM WATER: SANS 10400 Part R: 
The owner of any site shall provide suitable means for the control and disposal of 
accumulated stormwater which may run off from any earthworks, building or 
paving. CONTRACTOR MUST ENSURE THAT STORM WATER DOES NOT 
DAMAGE EXISTING BUILDING WORK OR NEIGHBOURING PROPERTIES 
DURING CONSTRUCTION AND THAT STORMWATER DRAINAGE IS 
SUFFICIENT.

RAINWATER DISPOSAL:
Provide 1m paving around building with fall away from structure where practical. 
GUTTERS & DOWN PIPES TO BE INSTALLED WHERE PRACTICAL. We highly 
recommend installing as many rainwater tanks as practically possible.

SEWERAGE: All sanitary appliances to be supplied with antisuction traps and/or 
ventilated according to NBR requirements. -ie's at all bends, connections and 
changes of gradient with marked covers on ground level. Sufficient access panels 
to be installed in all shafts over ie's. -all sanitary pipes to be accessible. Sewage 
pipes under floors or buildings not to change direction and must be encased in 
100mm concrete.

SITE PREPARATION:
Remove top-soil and organic material within interior footprint of building and 
paving. Above material not to be used as backfill. Keep site dry. Stockpile top-soil 
and re-use where possible.

FOUNDATION: SANS 10400 Part H:
All foundations concrete strip foundations unless specified. Concrete minimum 
15MPa after 28 days.

FILLING: SANS 10400 Part J (JJ2.3):
Backfill to be compacted in layers not more than 150mm layers to minimum. 
Compact to min. 98% MOD. AASHTO or otherwise as specified by Engineer.

SURFACE BEDS:
Minimum 100mm thick 15MPa on DPC. Expansion joints to be provided 20m² 
max.

WATERPROOFING: SANS 10400 Part J(JJ3) and Sec. K(KK15): Provide 250 
micron USB DPC underneath all surface beds and 375 micron Black DPC in walls 
with min. 100mm overlap at joints. Provide "Brickgrip" DPC underneath all window 
sills. All joints according to specifications.

BRICKWORK: SANS 10400 Part K: Brickwork in stretching bond with minimum 
joint thickness of 10mm. Interior walls minimum 110mm thick. Brick as indicated. 
Stock bricks to be kept clean of mortar. Provide brickforce in each layer for 
foundation walls, (5 layers minimum), each layer above windows and doors and at 
4 course intervals: use alternate layer of 75mm brickforce and butterfly tie-wires 
for all other 280mm brickwork. Use 75mm brickforce in each course every 4 layers 
for 110mm and 220mm brick walls.

PLASTER WORK:
One layer plaster minimum 12mm thick.

ROOF:
Construction & Material to comply with SANS 10400 Part L and SANS 1900:2009

GLAZING:
SANS 10400 Part N, SABS 0137-200, SABS 1263: Clear Glass unless specified. 
Mark all sliding doors visible. SAFETY GLASS IN ALL DOORS AND WINDOWS 
LOWER THAN 300mm FROM GROUND LEVEL AND LARGER THAN 1 m².

SKIRTING AND CORNICING:
Skirting & cornicing where required as specified.

GEYSERS: SABS 0254
With drip-tray.

SPACE HEATING & CHIMNEYS:
To comply with SANS 10400: Part V.
Signatures:

Professional: Date:

Client: Date:

1,
00

0
m

in
im

um

-290

±0

+2,100

+3,750

+6,340 1,
00

0
m

in
im

um

6,
63

0

1,
57

0

1,
38

0

natural ground level

surface bed

lintel

ridge

wall plate

Flush jointed
red brick as 
per client

Flush jointed
red brick as 
per client

Flush jointed
red brick as 
per client

Verandah

Apron

Verandah
Verandah Verandah

Pool

 Flue as per SANS 10400-V. 
See General Notes

 Flue as per SANS 10400-V. 
See General Notes

 Flue as per SANS 10400-V. 
See General Notes

-290

±0

+2,100

+3,750

+6,340

6,
63

0

Flush jointed
red brick as 
per client

natural ground level

surface bed

lintel

ridge

wall plate

Flush jointed
red brick as 
per client

Flush jointed
red brick as 
per client

 Flue as per SANS 10400-V. 
See General Notes

Verandah

Apron Apron Apron

Geyser Enclosure Geyser Enclosure

North Elevation 1:50

South Elevation 1:50
North & South Elevations



    

SITE PLAN WITH 

PRE-APP 

  

 
 
 
 
 
 
 
 



GSPublisherVersion 0.0.100.41

Revision:Project Number:

Drawn: Date:Checked:

Drawing Title:

Project Title:

Drawing Number:

Client:

Sa

Proposed New dwelling on Erf 709,
Hoekwil

Mr Ernst Kamffer
16 Bosbok Street Hoekwil Western Cape 6538

South Africa - Mobile: +2783-5034015

Sketch Plan:

Copyright:
Copyright  ©  2021 Design66.  Copyright subsists in this drawing. The person or entity whose name
appears in the title block of this drawing, is hereby granted a non-exclusive license to use, display, print
and / or reproduce this drawing to the extent necessary to carry out and complete the project described in
the title block of this drawing .

This license in respect of the copyright is expressly limited as aforesaid and the person and/or entity
referred to above shall not be entitled to grant sub-licenses in respect of the copyright in this drawing to
any other entity.

This license confers no ownership rights in the copyright vesting in the drawing and this drawing and the
copyright subsisting therein will, at all times, remain the property of Design66.
Any unauthorized reproduction, publication, transmission, adaptation and/or inclusion of this drawing in a
cinematograph film or television broadcast is an act of copyright infringement which will render the doer of
the act liable for civil law copyright infringement and may in certain circumstances render the doer liable to
criminal prosecution .
Requests and enquiries concerning this drawing and the rights subsisting therein should be addressed to
the copyright owner.

ACTS OF PARLIAMENT
All Contractors shall ensure that, before any work is put in hand, they comply with all the necessary Acts
of Parliament of the Republic of South Africa.
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GENERAL NOTES:
All work to comply with National Building Regulations SANS 10400. No
measurements to be scaled. All levels and dimensions to be verified on site. ANY
DISCREPANCIES MUST BE BROUGHT TO THE ATTENTION OF THE
ARCHITECT / DESIGNER IMMEDIATELY. Read drawings in conjunction with
Engineer's detail. ALL REINFORCED CONCRETE WORK TO BE ACCORDING
TO STRUCTURAL ENGINEER'S DESIGN AND DETAIL.
The building owner is responsible for ensuring that their project is SANS
compliant and signed off by a qualified Engineer.

STAIRS AND RAILING: A NON COMPLIANT BALUSTRADE IS A SAFETY
RISK. ENSURE THE BALUSTRADE SYSTEM IS INSTALLED CORRECTLY:
SANS 10400 Part B, Part D and Part M, SANS 10160-2:2011.
Steps and risers as shown. Risers as indicated on drawing and run as indicated
on drawing, minimum balustrade height 1000mm. Opening between rails and / or
droppers not to exceed 100mm. Any balustrade or wall provided to protect a
change in level shall comply with the requirements of SANS 10400-B.

FIRE PROTECTION: SANS 10400 Part T:
The requirements of the Act will be deemed to have been satisfied if the design,
construction and equipment of buildings complies with SANS 10400 Part T and
satisfies the local authority.

STORM WATER: SANS 10400 Part R:
The owner of any site shall provide suitable means for the control and disposal of
accumulated stormwater which may run off from any earthworks, building or
paving. CONTRACTOR MUST ENSURE THAT STORM WATER DOES NOT
DAMAGE EXISTING BUILDING WORK OR NEIGHBOURING PROPERTIES
DURING CONSTRUCTION AND THAT STORMWATER DRAINAGE IS
SUFFICIENT.

RAINWATER DISPOSAL:
Provide 1m paving around building with fall away from structure where practical.
GUTTERS & DOWN PIPES TO BE INSTALLED WHERE PRACTICAL. We highly
recommend installing as many rainwater tanks as practically possible.

SEWERAGE: All sanitary appliances to be supplied with antisuction traps and/or
ventilated according to NBR requirements. -ie's at all bends, connections and
changes of gradient with marked covers on ground level. Sufficient access panels
to be installed in all shafts over ie's. -all sanitary pipes to be accessible. Sewage
pipes under floors or buildings not to change direction and must be encased in
100mm concrete.

SITE PREPARATION:
Remove top-soil and organic material within interior footprint of building and
paving. Above material not to be used as backfill. Keep site dry. Stockpile top-soil
and re-use where possible.

FOUNDATION: SANS 10400 Part H:
All foundations concrete strip foundations unless specified. Concrete minimum
15MPa after 28 days.

FILLING: SANS 10400 Part J (JJ2.3):
Backfill to be compacted in layers not more than 150mm layers to minimum.
Compact to min. 98% MOD. AASHTO or otherwise as specified by Engineer.

SURFACE BEDS:
Minimum 100mm thick 15MPa on DPC. Expansion joints to be provided 20m²
max.

WATERPROOFING: SANS 10400 Part J(JJ3) and Sec. K(KK15): Provide 250
micron USB DPC underneath all surface beds and 375 micron Black DPC in walls
with min. 100mm overlap at joints. Provide "Brickgrip" DPC underneath all window
sills. All joints according to specifications.

BRICKWORK: SANS 10400 Part K: Brickwork in stretching bond with minimum
joint thickness of 10mm. Interior walls minimum 110mm thick. Brick as indicated.
Stock bricks to be kept clean of mortar. Provide brickforce in each layer for
foundation walls, (5 layers minimum), each layer above windows and doors and at
4 course intervals: use alternate layer of 75mm brickforce and butterfly tie-wires
for all other 280mm brickwork. Use 75mm brickforce in each course every 4 layers
for 110mm and 220mm brick walls.

PLASTER WORK:
One layer plaster minimum 12mm thick.

ROOF:
Construction & Material to comply with SANS 10400 Part L and SANS 1900:2009

GLAZING:
SANS 10400 Part N, SABS 0137-200, SABS 1263: Clear Glass unless specified.
Mark all sliding doors visible. SAFETY GLASS IN ALL DOORS AND WINDOWS
LOWER THAN 300mm FROM GROUND LEVEL AND LARGER THAN 1 m².

SKIRTING AND CORNICING:
Skirting & cornicing where required as specified.

GEYSERS: SABS 0254
With drip-tray.

SPACE HEATING & CHIMNEYS:
To comply with SANS 10400: Part V.
Signatures:

Professional: Date:

Client: Date:
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LETTER FROM 

ELECTRIC 

CONTRACTOR 

  

 
 
 
 
 
 
 
 



L.Leeuwner Trading as: 

BlackandRed Services  Electrical/Solar  Services I hereby 

Po box 132

Hoekwil DATE: 17/2/2022

6538

Cell: 084 501 8323

        074 305 0004             E mail :

    blackandredser@gmail.com

    leonsolarpower@gmail.com

                           To whom it may concern  :

I , Leon Leeuwner , electrical contractor who installed complete electrical installation for Mr Ernst Kamffer Erf 709 , 

16 Bosbok Ave , Hoekwil hereby declare the following regarding the transformer on abovementioned address :

The size of the transformer is 16kw single phase which was calculated by us to be in order to supply 2 x houses which 

will each have a maximum of 30A main switch .

The output of the transformer is 60A .

There are plans to also install a solar system in the close future which will also ensure that the transformer is big enough 

for their needs , therefore i see no need to change the exsisting transformer .

Greetings

Leon Leeuwner

[42]
Please use Document Number as Reference for payment.

For queries phone Leon or Friki

Thank You For Your Business!
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ERF 709, HOEKWIL 
 
 

GEORGE DISTRICT 

 
 
 
 
 
 
 
 

Prepared for:  Ernst & Cayley Kamffer 
 

Date:  March 2021 
 

Reference:  GEO21/272/03 

 

 

  SENSITIVE COASTAL AREAS  

PERMIT APPLICATION 
 
 



REF: GEO21/272/03 
10 March 2021 

REPORT PRODUCED BY: 
Andrew West Environmental Consultancy 
P. O. Box 9187 
George  
6530 
 
Tel:   044 8730228 
Fax:  0866580998 
Cell:  082 3336880 
E-mail: andrewwest@isat.co.za 
 
 

SENSITIVE COASTAL AREAS PERMIT 

  
in terms of SECTION 21 of the ENVIRONMENT CONSERVATION ACT, 73 of 1989, 

Government Notice No. R1526 
 
 

for the 
 

PROPOSED 2nd DWELLING AND CLEARING OF VEGETATION ON  
ERF 709, BOSBOK STREET, HOEKWIL 

 
Submitted to: 
Ms Priscilla Burgoyne 
Planning Department 
George Municipality 
George 
 
For Client: 
c/o P.O. Box 9187 
George 
6530 
 
Cell: 0835034015 
Fax: 0866580998 
Email: ernie.kamffer@gmail.com 

 

 
in fulfilment of the requirements of the Section 21 (1) list of activities which may have a 
substantial detrimental effect on the environment.  
 
 
 



1.INTRODUCTION 
 
 This consultancy was appointed by the owner of the property Ernst Kamffer compile 

and submit a Sensitive Coastal Application in terms of the Environment Conservation 
Act, 1989 (Act No. 73 of 1989), Section 21 listed activities, for the proposed second 
dwelling and removal of certain vegetation on the site.    

 
 The property, known as Erf 709, Hoekwil is 3,18ha in extent with a gentle gradient 

sloping from the south (roadside) towards the north of the property.   There is 
already a primary dwelling on the property, as indicated and the extent of the area that 
will be disturbed for the proposed new secondary dwelling (footprint 315,6m2) and 
additional access road and storeroom will comprise of 709,346m2.  The particular 
activity will involve, where at all possible, minimal disturbance to existing vegetation 
on the property and compaction of soil associated with any building operation of this 
nature.  The indigenous vegetation on the site consists of pioneer coastal fynbos with 
remnants of coastal forest and mitigatory measures during construction activities will 
be required.  There is some invasive alien vegetation on the property which will be 
systematically removed. 

 
 This report consists of an explanation of the various physical aspects of the site and 

evaluation of the disturbance, as well as supporting maps and graphics in the attached 
Appendix.  

 
 

2. DESCRIPTION OF THE SITE 
 
 The property for which application is made is presently zoned as agricultural with an 

existing dwelling on the property and the rights for the construction of a secondary 
dwelling, as indicated; it is situated in the Hoekwil area and is surrounded by similar 
such primary and secondary dwellings built on large erven in the vicinity of 3 to 7ha.  
Apart from the development footprint area, there are valuable patches of indigenous 
vegetation towards the north east of the property which need to be conserved.  It is 
accessed from Bosbok Street to the west of the Hoekwil road, approximately 800m 
along a dirt road.  An aerial photograph is attached in the Appendix and shows the 
location of the site in relation to the coastline. 

  
 

3. DETAILS OF THE ACTIVITY 
 
 The activity will involve a minimal amount of disturbance to existing vegetation on the 

property and compaction of soil associated with building activities of this nature.  
However, disturbance will be kept to the minimum; any sensitivity of this particular 
site, particularly towards the north must be taken into consideration in the design and 
positioning of the structure.  There already is a dwelling on the property and the 
proposal is for the second dwelling, as indicated.  The overall finish and design will 



be such that it blends with the natural environment and surroundings.  This should 
then result in a minimal footprint disturbance and visual impact. 

 
 The extent of the area that will be disturbed for the proposed new primary dwelling 

(footprint 315,6m2) and additional secondary access road and storeroom comprising of 
709,346m2  (see attached Architectural sketch plans). 

  
 

 4. SITE EVALUATION 
 

4.1 Geology and Soils 
 

 The site is underlain by granitic schist and the soils developing from this substrate are 
loamy; there are no rocky outcrops or dune fossil areas near to the proposed site of 
construction.  Soils are of the loamy type and there are at present no indications of soil 
erosion on the site.  The site is stable, the soils having a strong textured format. The 
broad Soils Classification according to the Cape Farm Mapper site is ‘Glenrosa and / or 
Mispah Forms’.  

 
 

4.2 Slope Analysis 
 
 The area of the property under application has some slopes in excess of 1:4, but the 

“footprint” of the proposed building with associated infrastructure will be positioned 
in such a way that it will be on the flatter portion of the property where disturbance 
will be minimilised, as indicated on the site plan.   

 
 

4.3 Hydrology 
 
 Because of the elevation of the site, there is good water drainage and effect on the 

water table is considered insignificant. 
 
 

4.4 Vegetation 
 
 The vegetation on site in the area where clearing will take place for the proposed new 

structure consists mainly of pioneer fynbos with coastal scrub forest.  There is also 
evidence of invasive pines and acacias. The predominant species noted on site include 
Buddleja salvifolia (Sagewood), Buddleja saligna (False Olive/Forest Elder), 
Chrysanthemoides monilifera (Bitou) Helichrysum crispum (Everlasting / kooigoed) 
and Pittosporum viridiflorum (Cheesewood).  Smaller shrub species include Searsia 
or Rhus lucida (Glossy currant/Blinktaaibos) Searsia undulata (Kuni-bush/taaibos) 
and Conyza scabrida (Bakbos). 

 



 The Cape Farm Mapper VegMap 2018 classifies the vegetation as Garden Route Shale 
Fynbos.  It is situated within a CBA with an Endangered Ecosystem Threatened 
Status. 

 
 Invasive alien vegetation consists of Acacia mearnsii (Black Wattle), Acacia 

melanoxylon (Blackwood) and Pinus radiata (Insignis Pine).  
 
 The attached Appendix contains pictures, broadly showing the vegetation occurring on 

the property, in the vicinity of the proposed dwelling.  
 
 

4.5 Fauna 
 
 During a site inspection, no animals of significance were observed.  The density of 

development in this particular area is low and the wildlife corridors for faunal 
movement occur naturally on the slopes on various gradients in both south-northerly 
directions and east-westerly directions across adjacent properties.  Various reptiles 
and birds may occur, but the impact of the activity on these is considered to be of no 
significance, given the minimal amount of disturbance during the construction phase.  

 
 
4.6 Adjacent Land Use 
 
 The surrounding land use can be described as low density rural residential 

interspersed with well-conserved areas of natural vegetation. 
  
 
5. POTENTIAL ENVIRONMENTAL IMPACT 
 
 The indigenous vegetation on the property, as described, consists of pioneer coastal 

fynbos species with indigenous tree species which have significant 
conservation-worthiness.  The construction activities for the proposed dwellings and 
related infrastructure will have an impact on the indigenous vegetation and property 
as a whole during site activities, given the fact that the vegetation is fairly dense; there 
are however, existing pathway to the proposed construction footprint.  The placement 
of the proposed dwelling and the architectural style / design must be such that the 
visual impact will be minimal.   

 
 It is noted that the positioning will be on the flatter areas of the property with an easier 

access and no disturbance to the steeper portions towards the north east of the site. 
 
 Excessive work with earth removal machinery can cause erosion problems should 

there be flooding events and this should be avoided; care must be taken when any site 
preparation or when other clearing is done, but this is not seen to be a major threat / 
potential impact because of the flatter gradient where the dwelling unit is positioned. 
This can also be mitigated by means of the regular presence of a suitably qualified and 
appointed Environmental Control Officer (ECO).  

 



 There are no special geological, cultural or historic features on the site, nor are there 
any water table constraints.   The proposed activity will have no significant effect on 
any rare and endangered fauna of the area. 

 
 The visual impact of the activities must obviously be borne in mind and the 

architectural style has, as mentioned, can take this into account.   
 
  

6. ALIEN VEGETATION REMOVAL 
 
 Any alien invasive vegetation on site must be systematically removed.  Any branches 

must be stacked in a control area and not pose a fire hazard.  In this case, the cut 
material must not be burned as the risk of uncontrolled fire in this area is high.  All 
regeneration growth must be hand-pulled at the base of the stem, ensuring that the 
root stock is removed from the soil.    

 
 Unwanted Pine on the property can be systematically removed by means of 

ring-baking of the stems to a width of 30cm around the circumference at the base of 
the tree.  Some of the pines may be left for screening purposes ie. visual impact 
mitigation 

  
 Because of the risk of the occurrence of uncontrolled fires, the landowner is legally 

obliged under the National Veld and Forest Act 1998 (Act 101 of 1998) Section 12(1) and 
2(a) to maintain an adequate firebreak around his property in order to reasonably 
prevent the spread of unwanted fires in the area. 

 
  

7. DISCUSSION AND RECOMMENDATIONS 
 
 From a biophysical point of view, the proposed activity will have some impact on the 

surrounding area.  The proposed dwelling will be constructed on the flatter, 
north-eastern portion of the property where there is an opening in the vegetation.  
Nevertheless, the actual footprint of development must be properly demarcated to 
ensure the minimal disturbance to other valuable indigenous vegetation growing on 
the property.  

 
 The existing access to the property will allow for the movement of any vehicles 

associated with the construction activities and any disturbance to the environs must be  
considered in the site preparation and construction phase.  All contractors involved 
must adhere to acceptable and approved construction working hours and ethical 
conduct.  “Duty of Care” in terms of Section 28 of NEMA is essential. 

 
 The architectural design of the dwelling is such that the visual impact should be 

minimal, provided that non-reflective colours and natural finishes are utilized, as has 
been indicated; the present dwelling on the property is a good example of this. 

 
 
 



 Given the potential impact envisaged for the construction phase, it is considered 
essential / necessary to appoint an Environmental Control Officer (ECO) during site 
construction works.  

 
  
 The issue of a permit under the Sensitive Coastal Area regulations is therefore 

recommended with the following as conditions of approval: 
 

➢ All building operations must be confined to the construction area and clearly 
demarcated using appropriate methods. 

➢ Diligence and care must be practised with respect to storage areas for 
equipment, building materials and vehicles - demarcation of “no-go” areas is 
recommended.   Construction activities must be limited to acceptable 
working hours ie. 07h00 to 18h00 weekdays and 07h00 to 13h00 on Saturdays. 

➢ Any builders rubble or pollution generated during building operations must 
be frequently and appropriately removed in order to avoid unnecessary 
impact on any ecologically sensitive areas.  

➢ Construction activity with heavy machinery should be avoided and, where at 
all possible, hand machinery / implements utilised – this will assist in 
preventing unnecessary damage to any sensitive indigenous vegetation.   

➢ The contractor must be made aware of the impacts caused by erosion and this 
must be minimised, especially if and when the area is experiencing very wet 
conditions.  Sandbags and bidim cloth must, in any case, be on standby in the 
case of erosion eventualities. 

➢ Storm water generated on the site must be adequately managed and not 
allowed to flow uncontrolled towards adjacent properties (see above). 

➢ No unnecessary disturbance to the existing indigenous vegetation on the site, 
even though some may be considered to be pioneer fynbos.  

➢ The exotic vegetation on site must be systematically removed.   Regeneration 
of exotic vegetation growth can be followed up on a regular basis.  

➢ Rehabilitation, re-seeding and landscaping of disturbance areas, following 
construction, must be done with the suitable indigenous plant species, 
endemic to the area and that occur on site.  The assistance of a Landscaper is 
recommended. 

➢ Any pruning or removal of indigenous vegetation, where there is any doubt, 
must first be discussed with the relevant authority and a permit be obtained 
from the Department of Forestry, Fisheries & Environment (Knysna). 
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The Western Cape Nature Conservation Board trading as CapeNature 
Board Members: Associate Prof Denver Hendricks (Chairperson), Prof Gavin Maneveldt (Vice Chairperson), Ms Marguerite Loubser, Mr Mervyn 

Burton, Dr Colin Johnson, Prof Aubrey Redlinghuis, Mr Paul Slack 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
Andrew West Environmental Consultancy, 
P.O. Box 9187, 
George,  
6530 
 
Attention: Mr Andrew West 
By email: andrewwest@isat.co.za 
 
Dear Mr Andrew West 
 
SENSITIVE COASTAL AREAS APPLICATION FOR THE PROPOSED 2nd DWELLING AND 
CLEARING OF VEGETATION ON ERF 709, GEORGE LOCAL MUNICIPALITY, WESTERN 
CAPE. 
_________________________________________________________________________ 

 
CapeNature would like to thank you for the opportunity to review the above application.  

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

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

According to the Western Cape Biodiversity Spatial Plan (Pool-Stanvliet et.al. 2017)1 the erf 

Critical Biodiversity Areas (CBA 1: Forest and Terrestrial; CBA 2: Terrestrial) and Ecological 

Support Areas (ESA 1: Terrestrial and Aquatic). The Touws river flows along the northern 

boundary of the erf and the National Wetland Map 52 mapped the river as an unknown 

wetland. Furthermore, the erf falls within the National Strategic Water Source Area for surface 

water for the Outeniqua region and serves as a watercourse protection for the South-eastern 

Coastal Belt.  

 

According to Mucina and Rutherford 20063 and the WCBSP (Pool-Stanvliet et al. 2017) the 

mapped vegetation unit for the property is Vulnerable Garden Route Shale Fynbos as listed 

in the 2011 NEM:BA threatened ecosystems gazette4 and Least threatened Southern Cape 

Afrotemperate Forests.  

 

 
1 Pool-Stanvliet, R., Duffell-Canham, A., Pence, G. & Smart, R. 2017. The Western Cape Biodiversity Spatial Plan Handbook. Stellenbosch: 
CapeNature. 
2 Van Deventer, H., van Niekerk, L., Adams, J., Dinala, M.K./ Gangat, R., Lamberth, S.J., LÖtter, M., MacKay, F., Nel, J.L., Ramjukadh, C.J., 
Skowno, A., Weerts, S. 2019. National Wetland Map 5-An Improved Spatial Extent and representation of inland aquatic and estuarine 
ecosystems in South Africa.  
3 Mucina, L. & Rutherford, M.C. (Eds.) 2006. The Vegetation of South Africa, Lesotho and Swaziland. South African National Biodiversity 
Institute, Pretoria 
4 National Environmental Management: Biodiversity Act (10/2004): National list or ecosystems that are threatened and in need of 
protection.2011. 

LANDSCAPE EAST – CONSERVATION 

INTELLIGENCE MANAGEMENT UNIT 
postal Private Bag X6546, George, 6530 

physical 4th Floor, York Park Building, York Street, George 
6530 

website www.capenature.co.za  

enquiries Megan Simons 

telephone +27 87 087 3060 fax +27 44 802 5313 

email  msimons@capenature.co.za  

reference LE14/2/6/1/6/2/ERF709_housing_hoekwil 

date 25 April 2022 



Indigenous Forest vegetation are present at erf, and we recommend obtaining a NFA licence 

for the removal, disturbance and / or the transplant of indigenous protected tree species5, from 

Department of Forestry, Fisheries and Environment. CapeNature will not object to the 

findings\recommendations as DFFE is a custodian of forestry resources in South Africa. 

Mitigation should be proposed if an accident occurs on site during construction or operation 

to protect the forest vegetation.  

 

The Western Cape Biodiversity Spatial Plan (Pool-Stanvliet et.al. 2017) has specific 

guidelines regarding CBA loss and their sensitivity and conservation objectives. Thus, the 

proposed development should be guided by those objectives to conserve and protect the 

CBAs (Pool-Stanvliet et al. 2017). Thus, CapeNature is concerned regarding the sensitivity of 

the erf.  

 

The vegetation at the erf is sensitive due to the overlapping in vegetation. These mosaics can 

be of great significance to species that occur in these mosaics due to their limited extent and 

microclimate restrictions. Thus, the proposed dwelling should be within already disturbed 

areas. 

 

The impact on the indigenous vegetation must be minimal and undisturbed areas should 

remain intact, especially the CBA. The impacts on sensitive habitats must be considered and 

suitable mitigation measures must be proposed and implemented.   

 

The watercourse should not be impacted during any development activities. The proposed 

activity must stay outside of the watercourse, as far possible, and we recommend this be 

demarcated as No-Go areas to maintain the ecological condition.  

 

The topsoil must be stored separately and should not be contaminated. Furthermore, the soil 

layers should be replaced in the same order and the topsoil returned last. CapeNature 

recommends that all topsoil stockpiles be less than 1.5m in height for rehabilitation purpose. 

It is vital that soil disturbance be kept at a minimum. Stabilization of the cleared areas to 

prevent erosion must be actively managed.  

 

Mitigation should be included for flooding events. Areas that are susceptible to erosion should 

be protected by installing the necessary temporary structures. 

 

CapeNature acknowledges that the proposed development will be on slopes with a gradient 

that is less than 1:4.  

 

CapeNature would like to remind the landowner that in terms of the Alien and Invasive Species 

regulations, specific alien plant species are either prohibited or listed as requiring a permit; 

aside from restricted activities concerning, inter alia, their spread, and should be removed6. 

Acceptable methods must be used when removing invasive aliens and areas cleared can be 

rehabilitated with indigenous vegetation. 

 

CapeNature reminds the applicant of Section 28 of National Environmental Management Act 

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

 

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

degradation of the environment must take reasonable measures to prevent such 

pollution or degradation from occurring, continuing or recurring, or, in so far as such 

 
5 Notice of the List of Protected Tree Species under the National Forest Act, 1998 (Act No. 84 of 1998) 
6 National Environmental Management: Biodiversity Act 2004. (Act No.10 of 2004). Draft Alien and Invasive Species Regulations 2018. 
Government Gazette no. 112 



The Western Cape Nature Conservation Board trading as CapeNature 
Board Members: Associate Prof Denver Hendricks (Chairperson), Prof Gavin Maneveldt (Vice Chairperson), Ms Marguerite Loubser, Mr Mervyn 

Burton, Dr Colin Johnson, Prof Aubrey Redlinghuis, Mr Paul Slack 

 

harm to the environment is authorised by law or cannot reasonably be avoided or 

stopped, to minimise and rectify such pollution or degradation of the environment.” 

 

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

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

 

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

based on any additional information that may be received. 

 
Yours sincerely, 

 
 
 
 
 
 

Megan Simons 
For: Manager (Landscape Conservation Intelligence)  
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FORESTR Y WESTER N CA PE :  Private Bag X 12, Knysna 6570 

Reference: Building Plan-WC-GR-00167-2022-23 
                               Enquiries:  M Koen/ Tel: (044) 302 6900/ Fax: (044) 382 5461/ E-mail:  MKoen@dffe.gov.za 

 

George Munic ipal ity  

Attention:  Cl inton Petersen /  Prisci l la  Burgoyne   

Email: Cpetersen@george.gov.za / Pburgoyne@george.gov.za  

Tel /  Fax:  044- 874 0365  

 
COMMENT ON PROPOSED LAYOUT PLANS ERF 709, HOEKWIL, WILDERNESS:  

 

1 Forestry is responsible for the implementation and the enforcement of the National Forest Act (NFA), Act 84 of 1998 as amended and the National Veld and 

Forest Fire Act, Act 101 of 1998 as amended (NVFFA).  

2 Forestry studied the supporting documents for the above-mentioned application and the following points related to Forestry’s mandate i.e. the 

implementation of the NFA are applicable 
a. According to the information provided the property: consists of moribund Fynbos species with indigenous (Glossy Currant and Candlewood)/ protected Cheesewood as 

well as patches of coastal forest scattered in-between. The area where proposed second unit is designed has a clump of Candlewood with Saffron trees infront, as well 

as Cheesewood seedlings- it was requested that house be shifted backwards in order to retain this indigenous clump- the Owner has subsequently done this with below 

revised proposed layout plan.   

 
b. Section 15 of the National Forest Act (NFA) (Act No. 84 of 1998) as amended prohibits the cutting, disturbing, damaging or destroying of protected tree species 

without a licence. Section 7 of the National Forest Act (NFA), act no 84 of 1998 as amended provides for the prohibition of the destruction of indigenous trees in any 

natural forest without a license. Under Section 7 of the NFA the whole forest ecosystem is protected and not just the indigenous/ protected trees within the forest. 

“Forest” is defined in the NFA to include i.a. “a natural forest… and the ecosystems which it makes up”, thereby including all components of the forest, not only the 

trees.” Under section 62 (1) of the NFA any person who contravenes the prohibition of certain acts in relation to trees in natural forests referred to in Section 7 (1) is 

guilty of a second category offence. A person who is guilty of a second category offence may be sentenced on a first conviction for that offence to a fine or 

imprisonment for a period of up to two years, or to both a fine and such imprisonment. 

c. Forestry has the following comments: 

i. The protected/ indigenous trees falling outside the footprint area to remain intact 

ii. Transplantation to be conducted by a qualified, experienced and knowledgeable Horticulturist (but this will form part of NFA licence condition once 

applied for). That this Horticulturist be appointed for duration of above project until such time that the transplantation is successful of all transplanted 

species. 

iii. Forestry do not support the removal of protected/ indigenous trees for purposes of gardening- and request that coastal forest as well as indigenous/ 

protected trees be indicated as no-go areas outside the footprint area of proposed house.  

iv. Forestry has a co-operative governance relationship with various Authorities as well as stakeholders, and thus will take their concerns into consideration 

if such should arise. 

v. Forestry does not support any deviations from the George Municipality: Zoning Scheme Regulations or Building Control Regulations 

vi. Due to the sensitivity of the site it is recommended that a qualified, experienced and knowledgeable Environmental Consultant be appointed as 

Environmental Control Officer (ECO) for full duration of above project 

vii. Please note that Forestry should be contacted timeously to apply for a licence under the NFA. Forestry may only issue such a licence with conditions 

under the NFA for the transplantation/ removal of protected/ indigenous shrubs/ trees falling within the footprint of the proposed house, once revised 

Building Plans are approved, OSCAE permit approved, land-use planning application approved as well as all Municipal prescriptions are met. Applicant 

to comply with all Environmental Laws as well as Municipal prescriptions.   

viii. This letter is not a NFA licence 

3 Forestry reserves the right to revise initial comment based on any additional information that may be received 

Yours Faithfully 

 

 

p.p. AREA MANAGER FORESTRY: WESTERN CAPE   

Date: 3/10/22         
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