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PROPOSED REZONING, DEPARTURES & ADMINISTRATOR'S CONSENT ON ERF 570, WILDERNESS, 

ALONG SERPENTINE ROAD, GEORGE MUNICIPALITY AND DIVISION 

 

 

1. INTRODUCTION 

 

Erf 570, Wilderness, is currently developed with a main dwelling. The owners intend to rezone 

the property for a double dwelling, which will necessitate multiple departures as part of the 

proposed rezoning. In addition, the owners seek an administrator’s consent to the title deed 

conditions. DELPLAN Consulting was appointed by the registered owners of Erf 570, Wilderness, 

referred to hereafter as the “subject property”, to prepare and submit the required land use 

application. A copy of the Power of Attorney to submit this land use application is attached as 

Annexure 1.  

1.1 Title deed 

 

The subject property is registered to Uwe Martin Harste and Brigitte Harste according to the 

Title Deed T40729/2025. The title deed describes the property as 898m² extant. The title deed 

is hereafter attached as Annexure 2, and the accompanying SG Diagram is attached as Annexure 

3. The title deed has been scrutinised, and it contains restrictions that will prohibit the proposed 

development. This is confirmed with the conveyancer’s certificate attached as Annexure 4. The 

conveyancer also expands upon which beneficiaries in the title are relevant to this application, 

as well as clarification on sectionalisation with respect to the land use application.    

 

1.2 Land Use Application   

 

• Rezoning: Application in terms of Section 15(2) (a) of the George Municipality: Land Use 
Planning By-Law, 2023 from “Single Residential Zone I” to “General Residential Zone I” to 
allow a double dwelling on the property.  

• Departure: Application in terms of Section 15(2)(b) of the Land Use Planning By-Law for 
George Municipality, 2023, for relaxation of the following building lines: 

o The 3m eastern side boundary building line to 2m for the patio of Unit 2 

o The 3m western side boundary building line to 2m for the proposed garage of 
Unit 1 

o The southern street building line requires relaxation from the prescribed 5m 
perpendicular parking street building line (Parameter (f) (ii)(bb) of IZS), requiring 
a building line relaxation to 4.8m & 4.9m for the proposed garage of Unit 1 
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• Departure: Application in terms of Section 15(2)(b) of the Land Use Planning By-Law for 
George Municipality, 2023, for relaxation of the following zoning scheme parameters: 

o Parameter (b) states that the floor space must not exceed 250m²; however, a floor 
area of 304m² – 313m² is proposed     

o Parameter (c): the proposed development exceeds the 6.5m wall plate height and 
therefore requires a relaxation to 6.9m 

o Parameter (h): due to space constraints, the client cannot provide a refuse room, 
which requires a departure. 

• Administrator's Consent: Application in terms of Section 39(4) of the Western Cape Land 
Use Planning Act, 2014 to relax: 

o The 3.15m eastern title deed building line to 2m for the patio of Unit 2 & 0m for 
the proposed garage of Unit 2 as well as the 4.72m southern (street) title deed 
building line to 4m for the proposed garage of Unit 2 

o 3.15m western title deed building line to 2m for the proposed garage of Unit 1 

 

2. CONTEXTUAL INFORMATION 

 

2.1 The locality of the subject property 

 

The subject property is located in Wilderness East in Ward 4, along Serpentine Road. Figure 1 

illustrates the location of the subject property in relation to the surrounding area, while Figure 

2 provides a detailed view of the property and its immediate surroundings. No significant historic 

buildings, ruins, gravesites, or other heritage-related features are evident within the 

surrounding landscape. A locality plan is attached hereto as Annexure 5.  

 

 

 

 

 

 

 

 

 

Figure 1: Subject property in relation to the surrounding neighbourhood 
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2.2 Existing Land Uses and Character of the Area 

 

The subject property is currently developed with a dwelling house. The existing dwelling has 

been approved, and the approved plans are attached hereto as Annexure 6. The property is 

currently used strictly for residential purposes, as reflected in the land use plan attached as 

Annexure 7. The existing structure is centrally located on the property and gains direct access 

from Serpentine Road by means of two accesses. These access points are situated at a sufficient 

distance from nearby intersections; therefore, the proposed development is not expected to 

have a significant impact on existing traffic movement in the area.  

 

The surrounding properties are zoned for single residential use. However, there are guest 

houses located to the north and south of the subject property, both of which fall within Single 

Residential Zone I zoning. Although a change in zoning is proposed for the subject property, the 

intended use will remain residential in nature. It can therefore be argued that the proposed 

development will not negatively impact the existing character of the area. While the 

introduction of new development may influence the streetscape, the proposed design will be 

aligned with the established character and appearance of the surrounding area (seen in Figure 

3). Although the house is proposed to be altered, the IZS street building line remains intact; this, 

Figure 2: Detailed view of the subject property 
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as well as the fact that vegetation will remain in its current position, will ensure that the 

character and streetscape will remain intact.  

 

 

 

 

 

 

As can be seen, the character of the area and streetscape maintains that of a natural, vegetation-

filled landscape, which remains unaltered by the current proposal. It should be noted that these 

trees are in the road reserve. 

  

2.3 Zoning  

 

The zoning of the subject property, in terms of the 

George Integrated Zoning Scheme By-Law, is 

“Single Residential Zone I”. Figure 4 illustrates the 

zoning of the subject property and its immediate 

surroundings. The owners intend to rezone the 

property to “General Residential Zone I”. The 

current zoning plan is attached as Annexure 8, and 

the accompanying proposed zoning map is 

attached as Annexure 9. 

 

 

 Figure 4: Zoning for Erf 570, Wilderness 

Figure 3: Streetscape of surrounding erven as well as subject erf (along Serpentine Road) 
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3. DEVELOPMENT PROPOSAL 

 

3.1 Proposed Development 

 

As mentioned, the subject property is currently developed with an existing dwelling. The owners 

intend to rezone the property from “Single Residential Zone I” to “General Residential Zone I” 

to permit a double dwelling house on the property. The proposal includes subdividing the 

existing dwelling internally to create an additional residential unit. As part of the development, 

the existing garage will be expanded to serve proposed Unit 1 on the western side of the 

property, and a new garage will be constructed for proposed Unit 2 on the eastern side. 

Furthermore, a septic tank will be provided for both units and will be located at the rear of the 

property. The subject property is located in an area that is already serviced by municipal 

engineering services. The proposed development will optimise the use of municipal engineering 

services.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 5: Proposed Site Plan 
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As a result of the proposed extensions to the existing dwelling, multiple departures are required. 

The proposed structures not only encroach beyond the prescribed title deed building & IZS lines 

but also necessitate departures from various zoning scheme parameters. Figure 5 provides a 

visual representation of the proposed development (site plan is attached as Annexure 10); the 

sections that extend beyond the building lines are encircled in red. Regarding the IZS building 

lines, the 3m eastern common boundary building line requires relaxation to 2m for the patio of 

Unit 2 but not for the proposed garage of Unit 2, as it is within the proposed 4m height limit. 

 

The western common boundary building line also requires relaxation to 2m for the proposed 

garage of Unit 1. Regarding the title deed building lines, the 3.15m eastern title deed building 

line requires relaxation to 2m for the patio of Unit 2 & 0m for the proposed garage of Unit 2. 

The 4.72m southern (street) title deed building line requires relaxation to 4m for the proposed 

garage of Unit 2. According to Parameter (f)(ii)(bb) of the IZS, a garage constructed 

perpendicular to the street must not protrude the 5m street building line, which in this case is 

protruded marginally and requires a relaxation to 4.8m & 4.9m.  

 

The garage is set in its proposed position to align with the wall of the dwelling as closely as 

possible to avoid encroachment on the patio area. It is also notable that, as with the motivation 

for the wall plate height relaxation, the site falls significantly further away from the road (as seen 

in figure 6a & b) which would therefore require increased levels of infilling for the garage and 

could consequently lead to an awkward angle of entry. The 3.15m western title deed building 

line also requires a relaxation to 2m for the proposed garage of Unit 1. Only 1 tree is currently 

being removed to accommodate the garage for unit 1 which will then be offset at a different 

location. The hedge along the eastern common boundary is only slightly altered to 

accommodate the proposed garage. 

 

 

 

 

 

 

 

Figure 6a: Contours indicating fall of the site Figure 6b: Location of the proposed garage 
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Figure 6c illustrates the elevation of the proposed development and demonstrates that the wall 

plate height of the proposed dwelling is 6.9m, which exceeds the maximum permitted wall plate 

height of 6.5m by 0.4m. A departure is therefore required to permit the increased wall plate 

height. The additional height is limited to the northern (lower) side of the property, where the 

natural ground level slopes away from the street. As a result, the increased wall plate height is 

not visually protrusive from the street and does not adversely affect the existing streetscape. 

Furthermore, the neighbouring dwellings are located at sufficient distances from the proposed 

development, ensuring that the minor increase in wall plate height will not result in significant 

overlooking, overshadowing, or any other adverse impact on the amenity of adjacent properties. 

The departure is therefore considered minor and appropriate in the context of the site's 

topography and surrounding development pattern. 

 

The proposed development requires departures from certain zoning parameters, including the 

maximum permissible floor area, the provision of a refuse room, as well as a perpendicular 

garage setback departure. In terms of zoning parameter (b), the maximum permissible floor area 

is limited to 250m²; however, the proposed development ranges between 304m² and 313m², 

which necessitates a relaxation. This increase is primarily due to the intention of utilising the 

existing dwelling house and converting it into a double dwelling unit. The conversion and 

internal alteration of the existing structure, together with the limited scope for additional 

separate accommodation, results in a larger combined floor area than what is typically 

permitted under the proposed double dwelling house zoning.  

 

Figure 6c: Proposed Elevation 
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The total size of the units is made out of the storage areas at basement level with the dwelling 

area (rooms and living areas) as well as the patio areas on both ground - and first floor with the 

addition of the proposed garages. Unit 1 would be 259.1m² without the garage and unit 2 would 

be 291m² with only one garage being provided due to the size limitations of both the erf size 

and the zoning scheme. The addition of the patio is an important amenity to the double dwelling 

as it creates a view north/northwest adding to the value of the dwelling itself but adds a 

significant amount to the total area, amounting to 69.7m² in unit 1 and 75.9m² in unit 2.  

 

Only having the patio on the first floor would in any case require support structures on the 

ground floor level which would make the ground level area unusable. The patio is therefore 

proposed on both floors as it will avoid the use of a dead zone on ground floor level. The dwelling 

units and living areas themselves are therefore not as large as what could be perceived without 

the patio areas. Unit 1 without the garage is only over the permissible size by a mere 9m². The 

garages will add a great deal of security to the parked vehicles and protection against the 

elements which will also positively influence the value of the dwelling. 

 

Furthermore, due to the constrained layout and limited available space on the property, the 

provision of a dedicated refuse room in accordance with the zoning requirements is not feasible, 

with all surrounding single residential dwellings merely placing trash bags on the curb. As a 

result, a departure is required for the refuse area due to the space on the property. In addition, 

a minor perpendicular setback departure is required for the proposed garage for Unit 1 due to 

the existing orientation and positioning of the dwelling house on the site. The current building 

footprint and site constraints (due to steepness away from the road) do not allow for full 

compliance with the perpendicular setback requirements without compromising the 

functionality and efficient use of the existing – or proposed structure.  

 

The proposed relaxation therefore ensures that the development can be accommodated in a 

manner that remains consistent with the existing built environment and does not negatively 

impact surrounding properties. The proposed development is not expected to negatively affect 

the views, privacy, or overall amenity of neighbouring properties. There are also several 

restrictive conditions relevant to the erf which are being tended to by means of this application. 

Figure 7 illustrates the title deed restrictions relevant to this property. 
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The application does not currently seek the removal of the conditions but merely entails the 

administrator's consent to relax multiple building lines. The sectionalisation of the house (in 

constructing a double dwelling) is not interpreted as being a subdivision; condition 4(a) is 

therefore not being removed.  

 

3.2 Accessibility and Parking  

 

The existing structure currently has two access points from Serpentine Road, which will remain 

unchanged as part of the proposed development. These access points are located at a sufficient 

distance from nearby intersections, and as such, the proposed development is not expected to 

negatively impact traffic movement in the area. Adequate on-site parking will be provided, and 

therefore, no on-street parking will be required. Due to the positioning of the existing structure 

on the property, on-site vehicle manoeuvring is limited.  

 

However, the subject property is situated within a low-density residential area with relatively 

low traffic volumes. It can therefore be argued that the proposed development will not result in 

any significant traffic-related impacts. Figures 8 and 9 illustrate the existing access points, while 

Figure 10 provides a view along Serpentine Road. 

 

 

 

Figure 7: Restrictive title deed conditions 
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As can be seen in Figure 10, there is sufficient sight distance available to support the proposed 

access and parking configuration. The access points as proposed in the site plan are a sufficient 

distance from each other, and the current access will remain largely unchanged.  

 

 

3.3 Engineering Services 

 

The property is located in an already developed and serviced residential area. The property 

owner will be held financially responsible for the capital contributions.   

 

 

 

 

Figure 8: First Access off Serpentine Road Figure 9: Second Access off Serpentine 

Road 

Figure 10: View along Serpentine Road 
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3.4 Pre-Application 

 

A pre-application consultation session was held on 18 March 2026, and comments are set out 

below. The pre-application is attached as Annexure 11. 

 

Town Planning comment: 

 

• Applicant to motivate proposal in terms of SPLUMA, LUPA, PSDF, MSDF and LSDF. Any 

deviation must be motivated. 

 

Noted, the relevant policies are addressed in the report. 

 

• Applicant must indicate compliance with the zoning objective, land use description and 

development parameters contained in the George Integrated Zoning Scheme By-law, 

2023. Any deviation from the latter requires a departure application. 

 

Noted, the proposed development does not fully comply with the zoning objectives; however, 

departures are being applied for. The departures are minor in nature and are motivated as 

having minimal effect on the surrounding area.  

 

• Applicant to motivate removal of restrictive conditions in terms of Section 39 of LUPA 

and Section 33(4) of the Land Use Planning By-law for George Municipality, 2023. 

 

Noted, this is adhered to; only administrators’ consent is being applied for. 

 

• Indicate impact of wall plate height departure. 

 

Noted, the wall plate departure is addressed, and the impacts have been highlighted. 

 

• Existing mature vegetation to be retained and incorporated into the design and 

development, especially the mature trees, and especially preserving the buffer as viewed 

from the street. 

 

Noted, no mature vegetation will be removed from the subject property. Only one small tree 

is proposed to be removed to accommodate the proposed garage of unit 1. 

 

• All trees and vegetation on the site to be identified and indicated on the site plan. 

 

Noted, all of the trees are identified on the site plan. 

 

• If any trees (not only indigenous) are to be removed these needs to be offset. 
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Noted, this will be adhered to. 

 

• All trees/vegetation proposed or disturbed in the road reserve must be approved by the 

relevant tree committee of the George Municipality. Comment in this regard from the 

Parks and Recreation Section of the Municipality to be submitted with the proposed 

application. 

 

Noted. No trees along the road reserve are disturbed.  

 

• The conveyancer certificate must clearly indicate the beneficiaries who should be 

notified as part of the public participation process, as well as consents which may be 

required from the developer / seller / beneficiaries etc. 

 

Noted, the Conveyancer Certificate confirms this. 

 

• Please clearly indicate which restrictions are not complied with. Note that interpretation 

exist that “sectionalisation” is similar to “subdivision” (to which restrictions exist in the 

title deed). Conveyancer to confirm. 

 

Noted, as per Conveyancer certificate, sectionalisation is not the same as subdivision.  

 

• Spatial Planning – In principle a double dwelling unit in the area may be supported. 

 

Noted. 

 

• All parking, including vehicle movement, must be fully accommodated on-site. 

 

Noted, all parking is located on-site; however, due to the space available on the property, 

vehicle movement cannot be made on the subject property. 

 

• Indicate distance between accesses and distance permitting two accesses; apply for 

departure where required. 

 

Noted, this is complied with as the distance is sufficient. 

 

Civil Engineering Services comment: 

 

• Access is restricted to Serpentine Street. 
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Noted, this is complied with. 

 

• Access restricted as per GIZS 2023. 

 

Noted, this is adhered to. 

 

• The developer is required to consult a geotechnical specialist to advise on access 

arrangements and ensure the protection of the road structure. 

 

Noted, this is complied with; the existing access points remain applicable.  This will be done 

as part of the building plan approval. 

 

• For all new applications, all parking, including vehicle movement, must be fully 

accommodated on-site. 

 

Noted, as mentioned previously, sufficient parking is provided on site; however, due to the 

limited space, manoeuvring cannot be done on the subject property. 

 

• No parking will be allowed within the road reserve. 

 

Noted, sufficient parking is provided on-site. 

 

• Normal PT will be applicable. 

 

Noted. 

 

• Municipal water capacity is available, subject to capacity confirmation. 

 

Noted. 

 

• No municipal sewer is current available. A conservancy tank, or alternative approved 

sewer disposal method, must be installed at the Developer/owner’s cost. The 

Developer/owner is to appoint a private contractor, at own expense, to service the tank, 

and the disposal of the content is to be via an approved disposal method. 

 

Noted, the owners will be financially responsible for the installation and service of the tanks. 

 

• Developer to note that should the Municipality extent the sewer services to the area, the 

developer will be required connect to the services, while paying the applicable DC on 

date of connection. 
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Noted. 

 

• The installation of a septic tank may be considered if the required percolation tests are 

within the accepted norms 

 

Noted. 

 

• Development charges (DC) will be applicable based on the time of building plan 

submission or transfer application in accordance with the applicable DC policy. 

 

Noted. 

 

• The developer must adhere to all applicable Municipal Bylaws and National Building 

Regulations concerning stormwater management. 

 

Noted. 

 

 

Electro Technical Services comment: 

 

• Developer to upgrade the existing electrical service connection to accommodate the 

proposed development. 

 

Noted; the upgrading will take place once the final letter has been received. 

 

• A new electricity meter to be provided for the additional unit. 

 

Noted. 

 

• Development Charges applicable. 

Noted. 

 

 

4. RELEVANT SPATIAL PLANNING POLICIES 

4.1 Existing Policy Frameworks  

 

This section briefly addresses the relevant spatial policy frameworks that guide development 

proposals in general and their applicability to this proposed development. These include: 
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4.1.1 George Municipal Spatial Development Framework (2023) 

 

The spatial document does not address Erf 570, Wilderness, specifically or anything related to 

this land use application. However, the MSDF states the following: 

 

• “The spatial budget seeks to quantify opportunities available for potential residential, 

business, and industrial development and expansion within the current urban edge.” 

 

• “This urban edge should be implemented as a planning tool in order to promote the 

principles of densification, infill development, compact city, and to establish limits 

beyond which urban development should not be permitted.” 

 

The MSDF clearly positions the urban edge as a critical planning tool intended to guide orderly 

growth, promote densification, and prevent urban sprawl beyond designated boundaries. In 

this case, the proposed development aligns with these principles, as it falls within the 

Wilderness urban edge. An extract from the MSDF can be seen in Figure 11. 

 

Furthermore, the development does not seek to establish new residential areas outside the 

urban edge, nor does it undermine the framework’s intent to contain growth within existing 

settlements. Instead, it contributes to the objectives of creating a more compact urban form, 

optimising available land, and supporting sustainable settlement patterns. As such, the proposal 

can be considered compatible with and supportive of the spatial planning directives set out in 

the MSDF. 

 

 

 

 

 

 

 

 

Figure 11: MSDF Extraction 
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4.1.2 Wilderness, Lakes & Hoekwil Local Spatial Development Framework (2015) 

 

The spatial document does not specifically address Erf 570, Wilderness, or the particulars of this 

land use application. However, the LSDF provides clear guidance regarding development within 

the Wilderness area, particularly in relation to maintaining its unique character and limiting 

large-scale expansion. The LSDF notes that opportunities for additional residential erven and 

dwellings are limited and should be approached with extreme care so as not to detract from the 

character of the area or its natural environment. In this regard, the proposed development is 

considered appropriate, as it is modest in scale and limited to the addition of only one additional 

residential unit within the existing property. Importantly, the development is designed in such a 

manner that, from an external perspective, it will likely be perceived as a single dwelling, with 

the internal configuration accommodating two units.   Within the existing zoning, a second 

dwelling was in any case possible as a primary right. 

 

The LSDF further describes Wilderness as comprising attractive low-density residential areas 

extending along the lagoon and the N2 corridor. The proposed development remains consistent 

with this character, as it does not introduce noticeable changes to the built form or density when 

viewed from the surrounding area. Given its limited scale, it is unlikely that neighbouring 

properties or the broader area will perceive any significant change. Similarly, the addition of the 

additional unit will not result in a meaningful increase in traffic or place strain on existing 

infrastructure.  

 

While the LSDF emphasises that Wilderness and the Lakes area are not earmarked for 

substantial growth or residential expansion due to their role as a tourism destination with a 

distinct environmental and landscape character, the proposal does not conflict with this 

objective. The development does not constitute expansion but rather represents a minor 

intensification within an already developed property, contained within the existing urban edge. 

Furthermore, the LSDF highlights the importance of defining and protecting the landscape 

character of the area. In this instance, no trees will be removed in the road reserve with only 

one small tree on the site removed for the garage of proposed unt 1, and the natural vegetation 

will otherwise be retained, ensuring that the environmental qualities and visual character of the 

site remain intact.  

 

The proposed development is therefore sensitively designed to integrate with its surroundings 

and uphold the established sense of place. Figure 12 provides an LSDF extraction with the 

approximate location of the subject property.  
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5. STATUTORY FRAMEWORKS 

 

Following the most recent legislative and procedural changes that have become applicable to 

the management of land use planning in South Africa and, consequently, the Western Cape 

Province, it is considered necessary to summarise the implications of the current statutory 

framework within the context of this land-use planning application. Below is a set of principles 

and ethical conventions related to this application.  

 

5.1 Spatial Planning and Land Use Management Act, 2013 (ACT 16 OF 2013) (SPLUMA) 

 

The nature of this land use application does not directly affect the five development principles 

of the Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013) (SPLUMA). 

Therefore, these principles are not discussed in detail in this motivational report. Only relevant 

aspects are addressed below.  

 

 

 

Figure 12: LSDF Extraction 
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5.1.1 Development principles  

 

1) Spatial Justice 

This principle refers to the need for improved access and use of land in order to readdress 

past spatial and development imbalances, as well as the need for SDFs and relevant planning 

policies, spatial planning mechanisms, land use management systems and land 

development procedures to address these imbalances. 

 

• No reference is made to the property in the SDF or relevant planning policies. The 

addition of this smaller housing typology could make it more affordable to live in the 

area, which could potentially aid in addressing past imbalances.  

 

2) Spatial Sustainability 

This principle refers to the need for spatial planning and land use management systems to 

promote land development that is viable and feasible within a South African context, to 

ensure the protection of agricultural land and to maintain environmental management 

mechanisms. It furthermore relates to the need to promote effective/ equitable land 

markets, whilst considering the cost implications of future development on infrastructure 

and social services, as well as the need to limit urban sprawl and ensure viable communities.  

 

• This land-use application does not affect prime or unique agricultural land, nor does 

it influence any environmental management mechanisms. The property is situated in 

a developed area and will not negatively affect the efficient and equitable functioning 

of land markets.  

 

3) Spatial Efficiency 

This principle relates to the need for optimal use of existing resources and infrastructure, as 

well as decision-making that minimises negative financial, social, economic or 

environmental impacts and development application procedures that are efficient and 

streamlined.  

 

• As mentioned above, the proposed development is situated in an already serviced 

area. The proposed development will therefore utilise the existing resources and 

infrastructure whilst optimising the use of the property. The property will not be 

overdeveloped, and the character of the area remains intact. As mentioned, a second 

dwelling was already possible. 

 

 

 

 

 



  Ref No: 1508/GEO/26 

 

  

 

21 
August 2026 

Proposed Rezoning, Departures & Administrators Consent on Erf 570, Wilderness, George 

Municipality and Division  

 

Ref No: 866/GEO/16 

 

4) Spatial Resilience 

This principle refers to the extent to which spatial plans, policies and land use management 

systems are flexible and accommodating to ensure sustainable livelihoods in communities 

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

 

• The development proposal does not undermine the aim of any relevant spatial plan. 

The aspects of spatial resilience are, however, not considered relevant to this 

application.  

 

5) Good Administration 

This principle refers to the obligation of all spheres of government to ensure the 

implementation of the above as efficiently, responsibly and transparently as possible. 

 

• The application, as set forth, aligns with all relevant principles and frameworks. 

George Municipality should consider the application within the prescribed 

timeframes and efficiently follow due process. Public participation must – and will be 

transparent regarding the relevant policies and legislation, as procedures should be 

clear to inform and empower members of the public regarding new developments. 

 

 

5.1.2 Public Interest 

 

The proposed development is not expected to result in any significant adverse impacts on either 

the northern or eastern neighbouring properties. In relation to the northern neighbour, the 

properties are separated by dense vegetation, which serves as a substantial visual buffer. This 

vegetation ensures that there is no meaningful overlooking between the properties, despite 

the neighbouring properties being situated at a slightly lower elevation, thereby maintaining 

privacy. The vegetative buffer also reduces the transmission of noise, limiting any disturbance 

from the subject property. Furthermore, the proposed development involves only a minor 

change in height, which will not materially affect access to sunlight or result in overshadowing.  

 

Due to the density of the vegetation, it is unlikely that the northern neighbour will have direct 

visual awareness of the proposed development, and their views northward remain unaffected 

given their lower-lying position relative to the subject property. Traffic impacts are similarly 

small, as the northern neighbour gains access to their property via Lake Road, whereas the 

proposed development will utilise Serpentine Road, thereby avoiding any overlap in traffic 

patterns. With regard to the eastern neighbour, the properties are separated by both 

vegetation and an existing wall, reinforcing privacy and acting as an additional sound barrier. 

Importantly, no windows are proposed on the elevation facing this neighbour, which further 

ensures that there will be no overlooking or loss of privacy.  
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The scale of the development, including its limited height increase, will not compromise sunlight 

access, and any change will be barely noticeable. Traffic associated with the proposed 

development will not affect the eastern neighbour, as their access is located at a sufficient 

distance away from the proposed access point for Unit 2. In addition, the garage is allowed over 

the building line to the east (in terms of the IZS); only a minor departure to 2m is required for 

Unit 2 on the eastern side. The existing structure on the neighbouring property is positioned at 

a sufficient distance from the proposed development, further reducing any potential for 

negative impacts. Collectively, these factors demonstrate that the proposed development has 

been carefully designed to avoid negative effects on adjacent properties, ensuring compatibility 

with the surrounding residential context. Figure 13 provides a visual of the elevation of the 

immediate surroundings, while Figure 14 provides a visual of the subject property in relation to 

the eastern neighbour.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The proposed development is not expected to have any significant adverse impact on either the 

southern or western neighbouring properties, as existing site conditions, vegetation, and the 

scale and design of the proposal collectively ensure that potential effects are effectively 

mitigated. In relation to the southern neighbour, the properties are separated by dense 

vegetation, which provides a strong visual screen and serves as an effective sound buffer, 

thereby maintaining privacy and reducing any noise transmission from the subject property. 

Furthermore, the subject property is situated on the lower end of the slope relative to the 

southern neighbour, which further limits any potential for overlooking and ensures that the 

neighbour’s privacy remains unaffected.  

 

Figure 14: Subject property in relation 

to the eastern neighbour 

Figure 13: Existing Elevation 
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The proposed height increase is minor and located on the opposite side of the property, 

meaning that access to sunlight will not be compromised, and no overshadowing is anticipated. 

No departure is required along the street building line in terms of the IZS, only administrators' 

consent in terms of the title deed. The traffic impacts are also minimal, as the respective access 

points are not directly opposite one another, and the scale of the development is modest, 

generating no meaningful increase in traffic volumes or movement. In addition, the southern 

neighbour’s views will remain unaffected, as the intervening vegetation restricts direct 

sightlines between the properties. 

 

Similarly, the western neighbour will not be adversely impacted, as dense vegetation between 

the properties ensures privacy, limits visibility into the property, and acts as a natural sound 

barrier. This vegetation also makes it unlikely that the neighbour will have direct awareness of 

the proposed development. Although there is a slight change in height associated with the 

proposal, it will not affect the western neighbour’s access to sunlight. Traffic impacts are again 

minimal, as the neighbouring property’s primary access is from Lake Road, while the proposed 

access from Serpentine Road is located at a sufficient distance from this point, preventing any 

interaction or congestion. The departure to the west for the garage of proposed unit 1 is minor 

and has no influence on the neighbouring property in terms of massing.  

 

Overall, the combination of vegetative screening, topographical differences, appropriate siting, 

and limited development scale ensures that the proposal remains compatible with the 

surrounding context and does not negatively affect the amenity of adjacent properties. 

Although the wall plate height is encroached (by 0.4m), it is minor in nature, and the maximum 

height of the dwelling is far from the maximum 8.5m allowed. Figure 15 provides a visual of the 

subject property in relation to the southern neighbour, while Figure 16 provides a visual of the 

subject property in relation to the western neighbour. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 Figure 15: Subject property in relation to the southern neighbour 

Southern Neighbour 

Subject Property 
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5.1.3  Environmental Legislation  

 

No listed activities as contemplated by the National Environmental Management Act, 1998 (as 

amended) (NEMA), are triggered by this application.  

 

5.2 Land Use Planning Act (LUPA) 

 

The development objectives entrenched in SPLUMA have been assimilated into the Western 

Cape Land Use Planning Act, 2014 (Act 3 of 2014) and set out a basis for the adjudication of land 

use planning applications in the province. It requires that local municipalities have due regard 

to at least the following when doing so: 

 

• Applicable spatial development frameworks; 

• Applicable structure plans; 

• Land use planning principles referred to in Chapter VI (Section 59); 

• The desirability of the proposed land use; and 

• Guidelines that may be issued by the Provincial Minister regarding the desirability of 

proposed land use. 

 

Figure 16: Subject property in relation to the western neighbour 

Subject Property 
Western Neighbor 
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The land-use planning principles of LUPA (Section 59) are, in essence, the expansion of the five 

development principles of SPLUMA listed above. Again, only the relevant aspects are addressed 

in this report.  

 

5.3 Compliance/Consistency with Spatial Policy Directives 

 

Section 19(1) and (2) of LUPA states that the following: 

 

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

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

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

development framework or structure plan;  

 

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

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

application, but the proposed utilisation or development does not conflict with the purpose of 

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

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

framework or structured plan.” 

 

Given the nature of this land use application and its location within George, this proposal is 

consistent with LUPA.  

 

5.4 George Integrated Zoning Scheme By-Law (2023) 

 

According to the George Zoning Regulations, the subject property is zoned as “Single 

Residential Zone I”. The approval of the proposed land use application will create a new 

housing opportunity in the Wilderness region. Multiple departures are being applied for as 

part of the proposed rezoning. 

 

 

6. DESIRABILITY 

 

The concept of “desirability” in the land use planning context may be defined as the degree of 

acceptability of a proposed development on the land unit concerned, including the proposed 

rezoning, departures, and administrators' consent. This section expresses the desirability of the 

proposed development, taken in conjunction with the development principles and criteria set 

out in the statutory planning framework listed above, as well as the extent to which the proposal 
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may be considered within the context of the broader public interest. It is our view that the initial 

investigation into the desirability of the proposal reveals no obvious negative impacts. 

 

The proposed development is located within the Wilderness urban edge and is therefore 

situated within an area identified for appropriate and controlled urban development. The 

proposal is consistent with the planning intent of containing development within the urban edge 

and does not promote urban sprawl beyond this boundary. The rezoning and associated 

departures will facilitate a more efficient and appropriate use of the subject property, in line 

with established land use planning principles. 

 

Furthermore, the proposed development is not expected to result in any negative impact on the 

surrounding area, as it remains compatible with the surrounding urban and semi-urban context. 

The administrator’s consent is required to enable a more practical and functional development 

outcome, without undermining the existing character of the area or introducing incompatible 

land uses. The development is also not anticipated to have a negative visual or environmental 

impact, as it has been designed to integrate appropriately within the existing built form and 

natural surroundings.  A second dwelling unit was in any case a possibility within the existing 

rights. 

 

In addition, the proposal supports the principles of orderly development and optimal land 

utilisation within the urban edge, while ensuring that the property can be developed in a manner 

that is aligned with current planning policy. On this basis, the proposed development is 

considered desirable from a land use planning perspective. 

 

 

7. CONCLUSION 

 

It is believed that the abovementioned principles, considerations, and guidelines for this land 

use application for Erf 570, Wilderness, satisfy the applicable legislation. As a result, it is trusted 

that this application can be finalised successfully. 
 

 

 

 

DELAREY VILJOEN Pr. Pln                                    August 2026 



 

 

ANNEXURE 1 



Mobile User
POWER OF ATTORNEY We, Uwe Martin Harste and Brigitte Harste, the undersigned and the registered owner of Erf 570, Wilderness, George Municipality and Division hereby instruct Delarey Viljoen of DELPLAN Consulting to submit the land use application with the local authority. Date: 1.5.2026 UM Harste Blast B Harste Witnesses: 1. L-pl 2.
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 Planning and Development 

E-mail: rlhector@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: 4142403 
 
Purpose of consultation: To consult a Municipal town planner on their opinion on the said development  
 
Brief proposal: Application for rezoning, departure and removal of restrictions  
 
Property description: Erf 570, Wilderness 
 
Date: 18 March 2026 
 
Attendees:  

 Name & Surname Organisation Contact Number E-mail 

Official Robin Hector George Municipality 0448019477 rlhector@george.gov.za  

 Naudica Swanepoel George Municipality 0448019477 nswanepoel@george.gov.za  

Pre-applicant Delarey Viljoen DELPLAN Consulting 044 873 4566 planning@delplan.co.za  

     

    

    

    

    

    

 

 

Documentation provided for discussion:  

mailto:rlhector@george.gov.za
mailto:nswanepoel@george.gov.za
mailto:planning@delplan.co.za
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(Include document reference, document/plan dates and plan numbers where possible and attach to this form) 

1. Locality (in text) 

2. Title Deed 

3. SG Diagram 

4. Existing plans 

5. Proposed plans 

 

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: 

 

Erf 570, Wilderness is located along Serpentine Road. According to the title deed the property measures 898m². 

The image below indicates the subject property.  

 

Figure 1: Locality 

YES NO 



 

 

 

 

 

Figure 2: Enlarged aerial photograph 

 

 

The erf is currently zoned as “Single Residential Zone I” and contains a single storey  dwelling house. The approved 

plan for the dwelling is included herewith. The zoning and extract from the Wilderness SDF can be found in figure 

3, confirming the same. The SDF does not indicate any spatial designations relevant to the subject erf.  

 

Figure 3: SDF extract / zoning 
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The owners aim to construct up to double storey level and divide the house vertically into two double dwelling 

units, thereby conforming to a double dwelling as seen in figure 4. This will require a rezoning application to” 

General Residential Zone I”. Due to a change in the parameters, several building line relaxations are relevant as 

seen in figure 4.  

 

Figure 4: SDF extract / zoning 

 

Due to sloping on the property, a marginal relaxation of the wall plate height will also be required as indicated in 

figure 5.  

 

Figure 5: Elevation indicating wall plate relaxation 



 

 

 

 

Access is proposed from Serpentine Road via 2 access points at 12m apart. For double dwellings, 2 bays per dwelling 

is required, there is sufficient parking proposed on the erf as can be seen in the site plan extract.  

 

There are also several title deed restrictions relevant to the subject erf, which can be seen in figure 6. Therefore, 

we aim to remove all restrictive conditions that have an influence on the current or possible future applications.  

 

Figure 6: Title deed extract 
 

 

The application would thus entail the following: 

 

Rezoning in terms of Section 15(2) (a) of the George Municipality: Land Use Planning By-Law (2023) from 

“Agricultural Zone II” to “General Residential Zone IV” to allow a double dwelling.  

 

Departure in terms of Section 15(2) (b) of the George Municipality: Land Use Planning By-Law (2023) from the 

eastern and western building lines. 

 

Removal of restrictions in terms of Section 15(2) (f) of the George Municipality: Land Use Planning By-Law (2023) 

to remove the restrictive conditions in the title deed.  
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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 

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

TOTAL APPLICATION FEE* (VAT excluded): 
TBD on 
submission 

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? 

  X 

Applicant to motivate 

proposal in line with 

George Municipal Spatial 

Development 

Framework, 2023 and 

Wilderness, Lakes & 

Hoekwil Local Spatial 

Development 

Framework, 2015. 

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)] 

  X 

Submit Conveyancer’s 

Certificate indicating any 

title deed restrictions 

relating to the proposal, 

and the beneficiaries to 

be notified / consent to 

be obtained / method to 

be dealt with (i.e. 

removal/admin consent) 

Any other Municipal by-law that may be relevant to 

application? (If yes, specify) 
 X   

Zoning Scheme Regulation considerations: 

Which zoning scheme regulations apply to this site?  

George Integrated Zoning Scheme By-law, 2023. 

What is the current zoning of the property?  

Single Residential Zone I 

What is the proposed zoning of the property? 

General Residential Zone I 

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

To be determined 

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

To be determined 
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QUESTIONS REGARDING OTHER PLANNING 

CONSIDERATIONS 
YES  NO 

TO BE 

DETERMINED 
COMMENT  

Is the proposal in line with the Provincial Spatial 

Development Framework (PSDF) and/or any other 

Provincial bylaws/policies/guidelines/documents? 

  X Motivate i.t.o PSDF 

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

is the proposal in line with the document/plans? 
 X   

 

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? 

 X  

Western Cape 
Provincial 
Department of 
Agriculture 

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

 X  
National Department 
of Agriculture 

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

 X  

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) 

 X  

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)? 

 X  
National Department 
of Water & Sanitation 
(DWS) 



 

 

 

 

OUESTIONS REGARDING CONSENT / COMMENT 

REQUIRED  
YES NO 

TO BE 

DETERMINED 

OBTAIN APPROVAL / 

CONSENT /  

COMMENT FROM: 

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

  X 

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

Will the proposal have an impact on any National or 
Provincial roads? 

 X  

National Department 
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 

 X  
National Department 
of Labour (DL) 

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

 X  Eskom 

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

 X  Telkom 

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

 X  Transnet 

Is the property subject to a land / restitution claims?  X  
National Department 
of Rural Development 
& Land Reform  

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

 X  
SANParks / 
CapeNature 

Will the proposal require comments from DEFF?  X  
Department of 
Environment, 
Forestry and Fishery 

Is the property subject to any existing mineral rights?  X  
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) 

 X  

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

SERVICE REQUIREMENTS 

DOES THE PROPOSAL REQUIRE THE FOLLOWING 
ADDITIONAL INFRASTRUCTURE / SERVICES? 

YES NO 
TO BE 
DETERMINED 

OBTAIN COMMENT 
FROM:  

Electricity supply: 
 

  X Directorate: Electro-
technical Services 

Water supply: 
 

  X Directorate: Civil 
Engineering Services 

Sewerage and waste water: 
 

  X Directorate: Civil 
Engineering Services 

Stormwater: 
 

  X Directorate: Civil 
Engineering Services 

Road network: 
 

  X Directorate: Civil 
Engineering Services 

Telecommunication services: 
 

  X  

Other services required? Please specify. 
 

  X  

Development charges: 
 

  X  

 

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  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 



 

 

 

 

PART E: DISCUSSION  

 

Pre-application was discussed at a meeting held on 18 March 2026. The documents attached were presented. 
 
Town Planning comment: 
• Applicant to motivate proposal in terms of SPLUMA, LUPA, PSDF, MSDF and LSDF. Any deviation must be 

motivated.  
• Applicant must indicate compliance with the zoning objective, land use description and development parameters 

contained in the George Integrated Zoning Scheme By-law, 2023. Any deviation from the latter requires a 
departure application. 

• Applicant to motivate removal of restrictive conditions in terms of Section 39 of LUPA and Section 33(4) of the 
Land Use Planning By-law for George Municipality, 2023. 

• Indicate impact of wall plate height departure. 
• Existing mature vegetation to be retained and incorporated into the design and development, especially the 

mature trees, and especially preserving the buffer as viewed from the street.  
• All trees and vegetation on the site to be identified and indicated on the site plan. 
• If any trees (not only indigenous) are to be removed these needs to be offset. 
• All trees/vegetation proposed or disturbed in the road reserve must be approved by the relevant tree committee 

of the George Municipality. Comment in this regard from the Parks and Recreation Section of the Municipality to 
be submitted with the proposed application.  

• The conveyancer certificate must clearly indicate the beneficiaries who should be notified as part of the public 
participation process, as well as consents which may be required from the developer / seller / beneficiaries etc. 

• Please clearly indicate which restrictions are not complied with. Note that interpretation exist that 
“sectionalisation” is similar to “subdivision” (to which restrictions exist in the title deed). Conveyancer to confirm. 

• Spatial Planning - In principle a double dwelling unit in the area may be supported.  
• All parking, including vehicle movement, must be fully accommodated on-site. 
• Indicate distance between accesses and distance permitting two accesses; apply for departure where required. 
 
Civil Engineering Services comment: 
• Access is restricted to Serpentine Street. 
• Access restricted as per GIZS 2023. 
• The developer is required to consult a geotechnical specialist to advise on access arrangements and ensure the 

protection of the road structure. 
• For all new applications, all parking, including vehicle movement, must be fully accommodated on-site.   
• No parking will be allowed within the road reserve. 
• Normal PT will be applicable. 
• Municipal water capacity is available, subject to capacity confirmation. 
• No municipal sewer is current available. A conservancy tank, or alternative approved sewer disposal method, must 

be installed at the Developer/owner’s cost. The Developer/owner is to appoint a private contractor, at own 
expense, to service the tank, and the disposal of the content is to be via an approved disposal method. 

• Developer to note that should the Municipality extent the sewer services to the area, the developer will be 
required connect to the services, while paying the applicable DC on date of connection.  

• The installation of a septic tank may be considered if the required percolation tests are within the accepted norms 
• Development charges (DC) will be applicable based on the time of building plan submission or transfer application 

in accordance with the applicable DC policy.  
• The developer must adhere to all applicable Municipal Bylaws and National Building Regulations concerning 

stormwater management. 
 
Electro Technical Services comment: 
• Developer to upgrade the existing electrical service connection to accommodate the proposed development.   
• A new electricity meter to be provided for the additional unit.  
• Development Charges applicable. 
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PART F: SUMMARY / WAY FORWARD 

 

• Applicant to proceed with submission of the land use application addressing all aspects above. 
 

Notes: 

• 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 be deemed necessary.   
 

• Furthermore, this pre-application comments are not exhaustive and should not be relied upon as a definitive 
assessment or preliminary approval of the proposal. It remains the applicant’s responsibility to ensure the accuracy 
and completeness of the application and to ensure that it is prepared and submitted in accordance with all relevant 
requirements and legislation.  

 

OFFICIAL:    Robin Hector     PRE-APPLICANT: Delarey Viljoen 

SIGNED:                     SIGNED:             

 

 

DATE:  24 March 2026                   DATE:  16 March 2026 

 

OFFICIAL:  Naudica Swanepoel 

 

SIGNED:   

DATE:  25 March 2026 
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Proposed Double Dwelling on 
Erf 570, Serpentine Road, 

Wilderness for U. M. & B. Harste
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All work to comply with the 
National Building Regulations 

SANS10400 and applicable codes

structural compliance by 
registered engineer

NOTE: 
drainage installation to comply 

with SANS10400 Part P
stormwater management to 

comply with SANS10400 Part R

proposed 
unit 1

coverage = 35%
site       898m2
existing dwelling ground storey   172.5m2
existing basement storey     41.3m2

existing footprint     172.5m2

existing and proposed additions
unit 1
proposed basement storey    24.5m2
ground storey, existing 83.7m2 renovated  0m2
proposed covered patio ground storey  30.6m2
proposed garage     44.9m2
proposed first storey     81.8m2
proposed covered patio first storey   39m2
  total new building unit 1  220.8m2
  footprint unit 1   165.7m2  
  total area unit 1   304.5m2

unit 2
existing basement storey 41.3m2   0m2
ground storey, existing 88.8m2 renovated  0m2
proposed covered patio ground storey  32.5m2
proposed garage     22.2m2
proposed first storey     85m2
proposed covered patio first storey   43.4m2
  total new building unit 2  183.1m2
  footprint unit 2   150.6m2
  total area unit 2   313.2m2

total new building     403.9m2
total area      617.7m2
total footprint     316.3m2
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paved

new boundary fence 
and vehicular gates

site development plan

building line 
encroachments:

A - lateral 1m
B - lateral 1m
C - lateral 0m

A

B
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building lines
zoning scheme:
street - 4.0m
lateral  - 3.0m
rear  - 2.0m
title deed:
street - 4.72m
lateral  - 3.15m
rear  - 3.15m

drains to new 
septic tank 

2m from 
boundary

vehicular 
access - 6m

vehicular 
access - 6m
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surveyed site plan
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south elevation 
1:100

west elevation 
1:100

existing basement - 
storage

proposed basement 
storage area

basement storey plan 
1:100

compacted filling
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nglffl
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light switch
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mes 1

bed 1 bed 2
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passage passage

garage 1
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timber decking

drywall 
partition

W1

W2

W3

D1

D2

D1

D1D1D1D1
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W3

2x extractor vents,

D2
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mes 2 & 3 
mechanically ventilated

kitchen kitchen

livingliving

first storey plan 
1:100

scullery scullery

covered 
patio

toilet toilet

covered 
patio

fire wall to 
underside of roof 

sheeting

fire 
door
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W5 W8
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patio

covered 
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first floor: ceramic 
tiles on reinforced 
concrete slab by 

structural engineer

ceiling: 6mm rhinoboard 
on 135mm isotherm 
insulation on 38x38 

brandering @400mm c/c 
finished with quadrants 

and cover strips 

external walls: 280mm 
cavity walls plastered and 
painted, brickforce every 
5th course and every 2nd 
course in the foundations 

and above lintol height

roof: AZ200 continous sheeting 
on 38x50 purlins @1000c/c on 
double sided foil insulation on 

steel rafters and purlins by 
structural engineer

SANS10400XA: r value requirements:
roof: required r = 3.7
radenshield double sided foil r=0.77
air space    r=0.03
135mm isotherm   r=3.14

total r = 3.94 > 3.7 required therefore complies

stairs:  treads - 250mm min
 risers - 200mm max.
balustrade: min. 1m high, internal 
spacings max. 100mm

balustrade 
1m high

supporting 
columns by 
structural 
engineer

existing footings

footings: 
reinforced concrete 

strip footing by 
structural engineer column bases 

by structural 
engineer

stairs: reinforced 
concrete by structural 

engineer

D4 D4

existing floortimber deck 
and stairs

6 degree pitch

balustrade 
1m high

drains to existing 
septic tank
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new 100mm pvc drainage pipe 

@min 1:60 fall

no municipal infrastructure or 
street furniture affected

All work to comply with the 
National Building Regulations 

SANS10400 and applicable codes

structural compliance by 
registered engineer

NOTE: 
drainage installation to comply 

with SANS10400 Part P
stormwater management to 

comply with SANS10400 Part R

owners:

window and door schedule: 
main dwelling
ground story
D1 x3 external hardwood
D2 x4 internal hollowcore
D3 x2 garage door
W1 x2 2100x1200
W2 x1 2500x450
W3 x1 600x1500
W7 x2 1200x600
first story:
W5 x1 1200x450
W6 x1 2400x600
W7 x4 1200x600
W8 x1 2100x600
D4 x2 4x21m sliding door

NOTE: all glazing to comply with 
SANS10400 Part N

window and door schedule: 
second dwelling
ground story
D1 x3 external hardwood
D2 x4 internal hollowcore
W1 x2 2100x1200
W2 x1 2500x450
W3 x1 600x1500
first story:
W5 x1 1200x450
W6 x1 2.400x600
W8 x1 2100x600
D4 x2 4x21m sliding door

NOTE: all glazing to comply with 
SANS10400 Part N

site plan 1:250

coverage = 35%
site       898m2
existing dwelling ground storey   172.5m2
existing basement storey     41.3m2

existing footprint     172.5m2

existing and proposed additions
unit 1
proposed basement storey    24.5m2
ground storey, existing 83.7m2 renovated  0m2
proposed covered patio ground storey  30.6m2
proposed garage     44.9m2
proposed first storey     81.8m2
proposed covered patio first storey   39m2
  living space unit 1   165.5m2
  total new building unit 1  220.8m2
  footprint unit 1   165.7m2  
  total area unit 1   304.5m2

unit 2
existing basement storey 41.3m2   0m2
ground storey, existing 88.8m2 renovated  0m2
proposed covered patio ground storey  32.5m2
proposed garage     22.2m2
proposed first storey     85m2
proposed covered patio first storey   43.4m2
  living space unit 2   173.8m2 
  total new building unit 2  183.1m2
  footprint unit 2   150.6m2
  total area unit 2   313.2m2

total new building     403.9m2
total area      617.7m2
total footprint     316.3m2

existing ground storey plan 
1:200
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footings: 
250x700mm 
concrete strip

roof: corrugated sheeting on 38x50 purlins @1000c/c 
on double sided foil insulation on 38x152 rafters  

@1000mm c/c max.

floor: ceramic tiles on 20mm topping on 
100mm concrete surface bed on dpm on well 

compacted filling material
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structural engineer
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unit 2

proposed 
unit 2

dp

drains to new 
septic tank

ie

re

ie ie

g

re

dp

building lines
zoning scheme:
street - 4.5m
lateral  - 3.0m
rear  - 2.0m
title deed:
street - 4.72m
lateral  - 3.15m
rear  - 3.15m

4.72m BL title deed

3.15m BL title deed

patio 
unit 1

patio 
unit 2

up

garage 1
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Proposed Double Dwelling on 
Erf 570, Serpentine Road, 

Wilderness for U. M. & B. Harste
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