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SECTION A :  BACKGROUND 

1. BACKGROUND 

Hartenbos Erf 2893 is situated at 44 Kameeldoringlaan, within the suburb of Hartenbos Heuwels.  

The subject property currently zoned “Institutional Zone III” for a ‘Place of Worship’ in terms of 

the Integrated Mossel Bay Zoning Scheme By-Law 2018; and is 1,3 ha in extent. 

The owners of the subject property wish to rezone the property to ‘General Residential Zone II’ in 

order to develop a ‘Retirement Resort1’. 

 

FIGURE 1: HARTENBOS ERF 2893 

In order to allow a Retirement Resort to the application area has to be rezoned to “General 

Residential Zone II” (which allows ‘Town Housing’), however an additional consent use is 

necessary to allow for a Retirement Resort. 

 

1 (Page 160 - Integrated Mossel Bay Zoning Scheme By-Law 2018) 
“retirement resort” means flats, group housing or town housing that conforms to the following additional conditions: 

a) each dwelling unit must be occupied by a retiree or pensioner or by a family of which at least one member is a 
retiree or pensioner; and 

b) a full spectrum of frail care and other facilities reasonably associated with a retirement resort may be provided 
at a retirement resort. 
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The proposed Retirement Resort will also include a frail care facility, for the convenience of the 

residents of the resort.  The Church Board (land owner) resolved that there is no need for another 

place of worship building in the area, but given the growing population of the older residents in 

Hartenbos and surroundings, there is a greater need for a high quality retirement establishment 

within the area. 

The property was originally owned by Mossel Bay Municipality, and there was a clause in the 

purchase agreement, that stipulated that if the Church Board wishes to sell the land or use the 

land for other than church purposes, the written permission of the Mossel Bay Municipality has to 

be acquired.  The Mossel Bay Municipality approved the intended sale of the land, during October 

2019.  A copy of the letter from the Mossel Bay Municipality, conveying the Council’s Resolution is 

attached as ANNEXURE A. 

It should be noted that development of the proposed new Retirement Resort will require 

Environmental Authorisation in terms of the National Environmental Management Act, 1998 (Act 

107 of 1998), as well as a land development approval from Mossel Bay Municipality in terms of 

the Mossel Bay By-law on Municipal Land Use Planning, 2019. 

Hilland & Associates Environmental have been appointed to apply for the necessary 

Environmental Authorisations and Marike Vreken Urban and Environmental Planners have 

been appointed by Die Kerkraad van die Nederduitse Gereformeerde Kerk Gemeente van 

Hartenbos to apply for the required land development rights from the applicable authorities. 

2. THE APPLICATION 

Marike Vreken Urban and Environmental Planners have been appointed by DIE KERKRAAD VAN 

DIE NEDERDUITSE GEREFORMEERDE KERK GEMEENTE VAN HARTENBOS (refer to 

ANNEXURE E: Power of Attorney / Company Resolution) to prepare and submit the required 

application documentation (refer to ANNEXURE F: Municipal Application Form) for: 

(i) The rezoning of Hartenbos Erf 2893, from “Institutional Zone III” to “General Residential 

Zone II”, in terms of Section 15(2)(a) of Mossel Bay Municipality Standard By-Law on 

Municipal Land Use Planning, in order to allow ‘Town Housing’; 

(ii) A consent use to allow a ‘Retirement Resort’ on Hartenbos Erf 2893 in terms of 15(2)(o) 

of Mossel Bay Municipal Standard By-Law on Municipal Land Use Planning, in order to 

allow a frail care & assisted living facilities. 

3. PROPERTY DESCRIPTION, SIZE & OWNERSHIP 

A copy of the Title Deed & Windeed Copy of Hartenbos Erf 2893, containing the details outlined 

below are contained in ANNEXURE C. The Surveyor General Diagram for the subject property 

(LG No. 4896/1987) is included in ANNEXURE D. 

Title Deed Number: T59356/1989 

Title Deed Description: Erf 2893 (‘n Gedeelte van Erf 2193) Hartenbos in die Munisipaliteit 

van Hartenbos, Afdeling Mosselbaai. 
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Property Owner Die Kerkraad Van Die Nederduitse Gereformeerde Kerk Gemeente 

Van Hartenbos 

Title Deed Restrictions: There are no title deed restrictions that could prevent the proposed 

development. 

Bonds: There is no bond registered over the property. 

Property Size: 1,3000Ha (one comma three zero zero zero) Hectare 

Servitudes: There are no servitudes registered on the property. 

 

FIGURE 2: L.G. NO. 4896-87 
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SECTION B :  DEVELOPMENT PROPOSAL 

4. DEVELOPMENT PROPOSAL 

(Refer to Plan 2 - Site Development Plan) 

Hartenbos Erf 2893 is currently zoned ‘Institutional Zone III’ which allows a ‘Place of Worship’ on 

the property. The development proposal is to rezone the subject property to ‘General Residential 

Zone II’ and also to apply for a consent use to allow a ‘Retirement Resort’ on the property. 

The Site Development Plan (SDP) of the proposed Retirement Resort is illustrated in the figure 

below: 

 

FIGURE 3: SITE DEVELOPMENT PLAN 
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The development of a Retirement Resort on Hartenbos Erf 2893 will consist of the following: 

• (21) x One-bedroom Apartments 

• (16) x Two-bedroom Apartments 

• (23) x One-bedroom Assisted Living Units 

• (15) x Frail Care Beds 

• (20) x Life Right beds 

• Health Care (Frail Care facility) 

The proposed development entails a sectional title development that consists of Free-Standing 

Retirement Units; Assisted Living Units and a Frail Care Facility with communal open spaces. 

4.1. Free-Standing Retirement Units 

The 37x Free-Standing Retirement units will be alienated via a sectional title, and entails 

the following: 

▪ (21) x One-bedroom units of 74m² each 

▪ (16) x Two-bedroom units of 109m² each 

The different unit types are shown in the figures below: 

 

FIGURE 4: ONE-BEDROOM UNITS - ELEVATION 
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FIGURE 5: ONE-BEDROOM UNITS - LAYOUT 

 

FIGURE 6: TWO-BEDROOM UNITS - ELEVATION 
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FIGURE 7: TWO-BEDROOM UNITS - LAYOUT 

The Free-Standing Retirement Units are indicated in YELLOW & ORANGE on the SDP, as 

per the Figure 8 below: 

 

FIGURE 8: FREE-STANDING RETIREMENT UNITS (YELLOW & ORANGE) 
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4.2. Assisted Living Units 

There are (23) x One-bedroom Assisted Living Units of 52m² each proposed. 

The Assisted Living Units are centrally located, near the proposed frail care facility. The 

Assisted Living Units are indicated in BLUE, as per Figure 8. 

 

FIGURE 9: ASSISTED LIVING UNITS - ILLUSTRATION 

 

FIGURE 10: ASSISTED LIVING UNITS - LAYOUT 
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4.3. Frail Care Facility 

The Frail Care Facility consists of two floors (Ground Floor & 1st Floor) with a maximum 

height of 8.5m, and the total coverage of the facility is 1498m². 

The Frail Care Facility is situated on the Ground Floor and will consist of (15) x Frail Care 

Beds. 

The 1st Floor will consist of (20) x Life Right Apartments which will be purchased in terms 

of a Life Right Agreement. 

 

FIGURE 11: FRAIL CARE FACILITY - ILLUSTRATION 

 

FIGURE 12: GROUND FLOOR – FRAIL CARE BEDS 

 

FIGURE 13: 1ST FLOOR - LIFE RIGHT APARTMENTS 
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The proposed Frail Care Facility, will include the following uses: 

Ground Floor 

13 x Frail Care Rooms  Delivery Storeroom Consulting Room 

15 x Frail Care Beds Dining Room Library 

2 x Storerooms Office 2 x Sluice Room 

Kitchen Reception Staff and Rest Room 

2 x Lifts Hallway  

1st Floor 

20 x Life Right Apartments 2 x Sluice Room 2 x Lifts 

Balcony Staff and Rest Room Dining Room 

4.4. Mossel Bay Municipality Integrated Zoning Scheme By-Law, 2018 

The proposed development will adhere to all the development parameters as set out in the 

Mossel Bay Municipality Integrated Zoning Scheme By-Law, the tables below are a summary 

of the prescribed development parameters for ‘Town Housing’ and ‘Retirement Resort’ as 

set out in the Zoning Scheme By-Law, and a comparison of the proposed development’s 

compliancy with these parameters: 

TOWN HOUSING 

Development Parameters Proposed Development 

Primary use Town Housing Town Housing 

Comply 

Consent Use Home Occupation 

Retirement Resort 

Retirement Resort 

Comply 

Design Principles All buildings and structures must be 

planned, designed and built as a 

harmonious 

architectural entity and special 

attention must be given to aesthetics, 

architectural 

coordination, urban design and 

landscaping. 

Only applicable at building plan 

submission stage. 

Comply 

Height i. The height of dwelling units may 

not exceed 6,5 metres to the 

wall plate in all cases, and 8,5 

metres to the ridge of the roof in 

the case of a pitched roof. 

ii. The general provisions regarding 

earth banks and retaining 

structures in this By-law apply. 

8.5m 

Comply 

Building lines along the 

perimeter of the site 

i. a street boundary building line of 

4 metres applies where the 

group housing site abuts an 

external public street; 

ii. side and rear boundary building 

lines are 3 metres along the 

perimeter of the group housing 

development; and 

Comply 
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iii. the general building line 

encroachments in this By-law 

apply. 

Building lines within a 

site 

i. street boundary building lines on 

internal roads are 2 metres; 

provided that any garage door 

facing the road must be set back 

at least 5 metres from the kerb 

of such internal road; and 

ii. if no common 

boundaries/firewalls as indicated 

on an approved site 

development plan are 

applicable, the minimum side 

and rear building lines will be 1,0 

meters, accept where service 

infrastructure is installed the 

minimum side and rear building 

line will be 1,5 meters. 

Only applicable at building plan 

submission stage. 

Comply 

Density The maximum gross density on a town 

housing site is 60 dwelling 

units/hectare. 

1.3ha = 76 allowed 

Proposed 60 

Comply 

Open Space The open space requirements for 

group housing do not apply to town 

housing. 

Comply 

Coverage The maximum coverage for all 

buildings on a land unit is 60%. 

40% 

Comply 

Some of the development parameters will only be applicable at the building plan 

submission. If any of the development parameters are not adhered to during building plan 

submission a departure application will be necessary. 

RETIREMENT RESORT 

Development Parameters 

Development parameters applicable to the primary use apply. 

Additional conditions: 

a) each dwelling unit must be occupied by a retiree or 

pensioner or by a family of which at least one member is a 

retiree or pensioner; and 

b) a full spectrum of frail care and other facilities reasonably 

associated with a retirement resort may be provided at a 

retirement resort. 

Retirement Resort 

Comply 

4.5. Access & Parking 

Access to Hartenbos Erf 2893 will be obtained through Kameeldoring Avenue. The property’s 

entrance is via a pan handle between Hartenbos Erf 2179 & Hartenbos Erf 2178. Access to 

Hartenbos Erf 2893 will be through a controlled security gate with guards protecting the 

property. 

According to Hartenbos Zoning Scheme, 2 parking bays for every unit should be provided 

and 0.5 parking bay for every bed and assisted living apartment. 
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Units Amount Parking Required 

1 Bedroom Units 21 x 2 = 42 

2 Bedroom Units 16 x 2 = 32 

Assisted Living 23 / 2 = 11.5 

Frail Care Beds 15 / 2 = 7.5 

Life Right Beds 20 / 2 = 10 

TOTAL 103 

A total of (103) Parking Bays are required; and (103) parking bays are provided on-site. 

5. STATUTORY SPECIFICATIONS 

The intension of this report is for a rezoning and a consent use to allow the proposed Retirement 

Resort. The statutory applications are lodged as follow: 

5.1. Rezoning 

Hartenbos Erf 2893 is currently zoned ‘Institutional Zone III’ which allows for a ‘Place of 

Worship’.  In order to allow a Retirement Resort, it is necessary to rezone the subject 

property to ‘General Residential Zone II’. 

The primary use for ‘General Residential Zone II’ is ‘Town Housing’: 

“town housing” means a row or group of linked or attached dwelling units, planned, designed and 

built as a harmonious architectural entity where every dwelling unit has a ground floor and dwelling 

units may be cadastrally subdivided. 

However, a Retirement Resort is a form of ‘Town Housing’ only with additional conditions 

and can only be permitted as a consent use.  Therefore, the base zoning must be to allow 

‘Town Housing’, in order to apply for a consent use to permit a Retirement Resort. 

It is therefore required to rezone Hartenbos Erf 2893, from “Institutional Zone III” to 

“General Residential Zone II” in terms of Section 15(2)(a) of the Mossel Bay Municipality 

Standard By-Law on Municipal Land Use Planning. 

5.2. Consent Use 

A Retirement Resort is permitted as a consent use for properties zoned “General Residential 

Zone II”; and the development parameters applicable to the primary use apply. 

“retirement resort” means flats, group housing or town housing that conforms to the following 

additional conditions: 

a) each dwelling unit must be occupied by a retiree or pensioner or by a family of which at least 

one member is a retiree or pensioner; and 

b) a full spectrum of frail care and other facilities reasonably associated with a retirement resort 

may be provided at a retirement resort. 

In order to allow a Retirement Resort on Hartenbos Erf 2893 it is necessary to apply for a 

consent use in terms of 15(2)(o) of Mossel Bay Municipal Standard By-Law on Municipal 

Land Use Planning. 
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6. SERVICES INFRASTRUCTURE 

6.1. Traffic Report 

Urban Engineering (Pty) Ltd has been appointed to do a Traffic Impact Assessment 

(ANNEXURE H) on Hartenbos Erf 2893. Herewith the recommendations of the report: 

Based on the findings of this report, the proposed rezoning and development of erf 2893 

should be allowed to continue, based on the following recommendations: 

(1). The sight triangle created between the proposed egress point and Kameeldoring 

Street, should be cleared of all vegetation and physical obstructions that may have 

an impact on sight distance. 

 

 

(2). The proposed classification of Kameeldoring street as a Class 4 Collector (on the 

Mossel Bay Roads Master Plan) from Boekenhout up to Geelhout Street should be 

reconsidered. The undulating topography results in a lack of adequate decision sight 

distance (measured along the road centreline). Combined with the narrow road 

width and various direct property accesses, makes it very difficult to classify the 

entire Kameeldoring Street as a Class 4 Collector. 

(3). Any possible future signage leading towards the development, should guide people 

along the two Collector Roads (Boekenhout- and Geelhout Street) and not along 

Kameeldoring Street. 

6.2. Electrical Report 

A report for the bulk supply of electricity has been prepared by Makukhane Consulting 

Engineers (ANNEXURE I). 

The following recommendation was compiled by Consulting Engineers: 

- Electricity will be supplied by the supply authority, Mossel Bay Municipality.  The 

electrical department has confirmed that there is enough spare capacity available on the 

Eskom Contracted Notified Maximum Demand at Sonskyn Vallei Substation, Hartenbos. 
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Refer to (ANNEXURE J) for the new proposed substation location.  The following letter 

from the Mossel Bay Municipality (ANNEXURE K) was written by the Director of 

Infrastructure Services to confirm that the electrical supply for the Retirement Resort 

development at Erf 2893, Hartenbos will be made available from the existing electrical 

network. 

6.3. Civil Services Report 

iThemba Project Managers and Consultants (Pty) was appointed to prepare a 

Preliminary Civil Engineering Services Report (ANNEXURE L) for the proposed 

development. 

The findings and conclusions in this report are based on meetings with the Mossel Bay 

Municipality, GLS Consulting, Urban Engineering and a preliminary desktop study. The 

conclusion reads as follow: 

• Water for the proposed development can be provided by connecting to the existing 

municipal reticulation network in Kameeldoring Avenue on an existing ø 100 mm RC 

water supply pipeline. 

• Sewer for the proposed development can be provided by connecting to the existing 

municipal network in Boekenhout Avenue on an existing ø 200 mm sewer pipeline. 

It was confirmed that the additional flow generated by the development could be 

accommodated by the Hartenbos Waste Water Treatment Works. 

• Stormwater generated by the development will be managed within the site to ensure 

the runoff rates for the full spectrum of design storms do not exceed the runoff rates 

from the pre-developed site, where feasible. The minor storms will be managed 

within the formal stormwater system comprising catch pits, inlets, channels and 

pipes. The major storms will be conveyed and managed overland via the streets and 

public open spaces. Three types of proposed stormwater structures, with 

incorporated erosion protection measures, have been considered: swales (open 

grassed channels), bio-retention areas and stormwater ponds. 

• Access, streets and parking will be provided from the existing street network, 

comprising the access to the property from Kameeldoring Avenue.  Concrete block 

paving will be used on constructed road layerworks and formal kerbing to achieve 

vertical and horizontal design standards. 

• Solid Waste generated by the development will be collected and managed by Mossel 

Bay Municipality as part of the normal municipal service. 

• Based on the findings of this report the conclusion can be drawn that suitable civil 

engineering services can be provided for the development of erf 2893, Hartenbos 

Heuwels, Mossel Bay and that we do not foresee any major engineering constraints, 

which will make the property unsuitable for residential development in the 

foreseeable future. 
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SECTION C :  CONTEXTUAL INFORMANTS 

7. LOCALITY 
(Refer to Plan 1: Locality Plan) 

Hartenbos Erf 2893 is located at 44 Kameeldoringlaan, Hartenbos Heuwels.  The property is 

situated on the western side of the N2 in Hartenbos Heuwels.  The entrance for the property is 

located between Erf 2179 and Erf 2178 with a pan handle effect.  The GPS co-ordinates for the 

centre of the property are 34° 7'39.16"S and 22° 5'40.64"E. 

 

FIGURE 14: LOCALITY 

8. CURRENT LAND USE & ZONING 

8.1. Land Use 

Hartenbos Erf 2893 is currently vacant with no structures or development on the property. 
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FIGURE 15: VACANT LAND 

8.2. Zoning 

Hartenbos Erf 2893 is currently zoned ‘Institutional Zone III’ in terms of the Mossel Bay 

Municipality: Integrated Zoning Scheme By-Law. 

 
FIGURE 16: EXTRACT OF MOSSEL BAY ZONING MAP 
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9. SITE CHARACTERISTICS 

9.1. Topography 

The subject property is sloping towards the south eastern corner of the property. The 

contours are ranging from 90m above sea level to 80m above sea level over a distance of 

210m. 

 

FIGURE 17: CONTOUR PLAN 

9.2. Vegetation 

The application area was affected by bushfires leaving a barren landscape. The remnant 

vegetation on the application area is Fynbos. The applicant has appointed a specialist 

botanist that will feed the information into the NEMA process. 
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FIGURE 18: EXTRACT FROM CAPE FARM MAPPER 

9.3. Vegetation / Botanical Inputs 

A Botanical Study was (ANNEXURE N) conducted by Mr. Jan Vlok in March 2020 with the 

following recommendations and conclusions: 

1. The vegetation on the erf could be regarded as moderately sensitive, 

especially since it is still relatively rich in species, of a critically endangered 

vegetation type and earmarked as an ecological support area. 

2. No rare or threatened species were found (or are suspected to occur) on the 

erf, probably since the vegetation was heavily disturbed when the rock cover 

and some topsoil was removed some time ago. 

3. Ideally the natural vegetation should be retained on the property, but the erf 

is already earmarked for development as a church site. The local vegetation 

is hence already doomed to make place for some form of development. 

4. Regarding the impact on the vegetation, it makes no difference if a church or 

some other form of residential development is followed. 

Hartenbos Erf 2893 was previously approved for development and is zoned to allow a church 

on the property. The proposal of the retirement resort has a coverage of a proximity 40%. 

This will have much less impact on the vegetation than a church would have had, taken into 

consideration all the hardened surfaces used for the required parking. 

9.4. Built Environment / Improvements 

The site is currently vacant.  It is located in a predominately homogenous single residential 

neighbourhood.  The current land use that is allowed on the property is for a place of 

worship.  The proposed Retirement Resort will be much more amenable and consistent with 

the existing character of the area. 
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10. CHARACTER OF THE AREA 

The character of the area is predominantly residential.  Most of the surrounding properties are 

zoned single residential.  West of the subject property is ‘Agricultural Zone I’ properties which is 

situated outside the urban edge.  Hartenbos Erf 2893 is adjacent to residential properties on the 

north and western side and the boundary on the south and eastern side are adjacent to ‘Open 

Space Zone I’. Further north of the application area is a ‘Community Zone I’ zoned property which 

is currently still vacant. 

 

FIGURE 19: CHARACTER OF THE AREA 
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SECTION D :  SPATIAL PLANNING POLICIES 

11. EXISTING SPATIAL POLICY FRAMEWORKS 

11.1. Western Cape Provincial SDF (2014) 

The Western Cape Provincial SDF was approved in 2014 by the Western Cape Parliament 

and serves as a strategic spatial planning tool that “communicates the provinces spatial 

planning agenda”. 

The recent shift in legislative and policy frameworks have clearly outlined the roles and 

responsibility of provincial and municipal spatial planning and should be integrated towards 

the overall spatial structuring plan for the province to create and preserve the resources of 

the province more effectively through sustainable urban environments for future 

generations. This shift in spatial planning meant that provincial inputs are in general limited 

to provincial scale planning. 

The PSDF puts in place a coherent framework for the Province’s urban and rural areas that: 

▪ Gives spatial expression to National and provincial development agendas. 

▪ Serves as basis for coordinated and integrated planning alignment on National 

and Provincial Departmental Programmes. 

▪ Supports municipalities to fulfil their mandates in line with national and provincial 

Agendas. 

▪ Communicates government’s spatial development agenda. 

The Western Cape Province’s Strategic objectives include: 

▪ Educating Cape: Everyone has access to a good education, and the cities, towns 

and rural villages are places of innovation and learning 

▪ Working Cape: There are livelihood prospects available to urban and rural residents, 

and opportunities for them to find employment and develop enterprises in these 

markets. 

▪ Green Cape: All households can access basic services that are delivered resource 

efficiently, residents use land and finite resources prudently, and safeguard their 

ecosystems. 

▪ Connecting Cape: Urban and rural communities are inclusive, integrated, connected 

and collaborate. 

▪ Living Cape: Living and working environments are healthy, safe, enabling and 

accessible, and all have access to the region’s unique lifestyle offering. 

▪ Leading Cape: Urban and rural areas are effectively managed. 

▪ Resources: Sustainable use of spatial assets and resources 
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▪ Space Economy: Opening up opportunities in the Space Economy 

▪ Settlement: Developing Integrated and sustainable settlements. 

The Western Cape’s agenda for spatial transformation and improved efficiencies in the use 

of natural resources are closely linked.  The PSDF states that the paradigm that economic 

growth implies the on-going depletion of the Province’s natural capital needs to be broken. 

This is the rationale for the PSDF embracing a transition to a Green Economy.  The so-called 

‘decoupling’ of economic growth strived for, requires reductions/substitutions and/or 

replacements in the use of limited resources, while avoiding negative environmental 

impacts. 

The table below contains a summary of the key transitions promoted in the PSDF: 

 

FIGURE 20: KEY TRANSITIONS FOR THE PSDF 

The proposed development compliments the SDF’s spatial goals that aim to take the 

Western Cape on a path towards: 

(i) Greater productivity, competitiveness and opportunities within the spatial 

economy; 

(ii) More inclusive development and strengthening the economy in rural areas; 

(iii) Strengthening resilience and sustainable development. 
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FIGURE 21: POLICIES APPLICABLE TO THE PROPOSED DEVELOPMENT 

However, it is important to note some of the key policies laid down by the PSDF have a 

bearing on the proposed development: 

Policy E1: Use Regional Infrastructure Investment to Leverage Economic Growth 

Policy Statement Development’s response 

1. Consolidate and align the various regional 

economic infrastructure investment proposals (i.e. 

SIPs, SOEs, National or Provincial Departments) in 

integrated regional SDFs for the Cape Metro, 

greater Saldanha Bay/Vredenburg, and Mossel 

Bay/ George regions. 

▪ The development proposal is in line with 

Mossel Bay’s ‘SDF & IDP.’  

3. Evaluate investment alternatives on the basis of 

holistic cost/benefit models that factor in capital 

and operating costs over the lifecycle of the 

investment. Use the WCIF prioritisation model to 

prioritise and programme alternative regional 

infrastructure investment proposals. Align and 

synchronise bulk infrastructure, transport and 

housing investment programmes. 

▪ The proposed retirement resort will have 

several investment options such as Sectional 

Title Units, Assisted Living Units and Life Right 

Apartments. 

8. After the City of Cape Town and George, target 

the leading towns within the Cape Metro 

functional region (e.g. Paarl and Stellenbosch) 

and the emerging regional economic growth 

centres (i.e. Saldanha Bay/Vredenburg and 

Mossel Bay) for the extended phase of the roll-out 

of urban public transport systems. Synchronise 

public transport investment with complementary 

investment in non-motorised transport. 

▪ The development proposal is within Mossel 

Bay’s urban edge and the proposed retirement 

resort will contribute to the investment in 

Mossel Bay. 
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POLICY E3: REVITALISE AND STRENGTHEN URBAN SPACE-ECONOMIES AS THE 

ENGINE OF GROWTH 

Policy Statement Development’s response 

1. Priority to be given to building the national 

competitive advantages and innovation of the 

Western Cape’s established and emerging regional 

economic centres through appropriate 

infrastructure, facility, amenity, and social service 

investment (i.e. public and non-motorised 

transport, tertiary education, health, public open 

spaces, gap and rental housing, etc) to support the 

knowledge economy.  Human settlement planning 

to respond appropriately to the specialist 

requirements of these centre’s skills base. 

▪ A new retirement resort will contribute to the 

local economy and provide health care 

facilities and will be a positive competitive 

advantage in the private sector. 

2. Whilst public investment in the built 

environment to be spatially targeted to 

complement new regional economic infrastructure 

investments (in the dominant and emerging 

regional growth centres as identified), it will also 

be made available to any settlement that makes a 

business case for delivering on the Provincial 

Strategic Objectives. In this regard the Growth 

Potential Study (GPS) to be used as a tool to 

inform spatial investment decisions 

▪ Mossel Bay and environs is identified as one of 

the growth nodes in the Southern Cape.  The 

proposed development is situated along 

Mossel Bay’s highest order corridor. 

5. Existing economic assets (e.g. CBDs, township 

centres, modal interchanges, vacant and under-

utilised strategically located public land parcels, 

fishing harbours, public squares and markets, etc.) 

to be targeted to lever the regeneration and 

revitalisation of urban economies 

▪ This is a strategically located underdeveloped 

/ vacant site, surrounding by a quiet single 

residential neighbourhood that will be 

developed with an appropriate use, creating 

additional employment opportunities in the 

Mossel Bay / Hartenbos area. 

POLICY S1: PROTECT, MANAGE AND ENHANCE SENSE OF PLACE, CULTURAL AND 

SCENIC LANDSCAPES 

Policy Statement Development’s response 

2. Promote smart growth ensuring the efficient use 

of land and infrastructure by containing urban 

sprawl and prioritising infill, intensification and 

redevelopment within settlements. 

▪ The proposed development is within the urban 

edge and economic investment within an 

existing settlement. 

▪ The proposal consists of infill development of 

underutilised, and currently unfunctional open 

space. 

6. Respond to and enhance an economically, 

socially and spatially meaningful settlement 

hierarchy that takes into account the role, 

character and location of settlements in relation to 

one another while preserving the structural 

hierarchy of towns, villages, hamlets and 

▪ A retirement resort in Hartenbos Heuwels will 

fit into the character of the area within a 

predominantly single residential 

neighbourhood. 
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Policy Statement Development’s response 

farmsteads in relation to historical settlement 

patterns. 

S3: PROMOTE COMPACT, MIXED USE AND INTEGRATED SETTLEMENTS 

Policy Statement Development’s response 

2. Promote functional integration and mixed use as 

a key component of achieving improved levels of 

settlement liveability and counter apartheid spatial 

patterns and decentralization through densification 

and infill development 

▪ The proposed retirement resort is within the 

urban edge and wishes to densify Hartenbos 

Erf 2893 by rezoning to general residential. 

3. Incentives should be put in place to attract 

economic activities close to dormitory residential 

areas, facilitate brownfields development (e.g. 

mixed-use development and densification in 

appropriate locations), and private sector 

involvement in the rental and gap housing 

markets. 

▪ The frail care will be a major facility and will 

attract several aged people to accompany the 

retirement resort.  The retirement resort will 

also provide several different housing options. 

Planning Implication: 

From the above it is clear that the proposed development is consistent with the Western 

Cape Provincial SDF. 

11.2. Mossel Bay Municipality Spatial Development Framework (June 2019) 

The Mossel Bay Municipality has accepted and implemented a new Spatial Development 

Framework during (June 2018).  The Spatial Vision of the municipality is to create a long-

term, sustainable land use pattern that: 

▪ conserves Mossel Bay municipality’s significant rural resources for the 

biodiversity conservation of its: 

o rivers, wetlands, estuaries and coastline, 

o natural vegetation, 

o scenic landscapes, and 

o extensive and intensive agriculture resources, and to 

o support rural tourism and agricultural economic growth and employment 

creation.  

The municipality places a greater focus on leveraging its history, heritage and sense of place 

of the natural scenic areas and old town to revive its underperforming tourism economy; 

and, 
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▪ promotes inclusionary, efficient, urban growth that provides comfortable and 

convenient access to urban opportunities and livelihoods for all of its existing 

and future residents.  

According to the Mossel Bay Municipality Spatial Development Framework (SDF) the 

application area is located within the urban edge for Mossel Bay, therefore the site has been 

identified as within the desired envelope of development for the settlement. 

 
FIGURE 22: EXTRACT FROM THE MOSSEL BAY SDF 

Smart Growth Principals  

The following Smart Growth Principals should be used to help achieve integrated and 

efficient human settlements; 

1. Provide a mix of different kinds of land uses e.g. residential, retail, business and 

recreational opportunities.  

2. Create a well compact neighbourhood where different activities are in close 

proximity to each other.  

5. Encourage growth in existing communities this can be done through infrastructure 

upgrade and densification. 

6. Preserve well located / functioning open spaces 
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Planning Implication: 

Hartenbos Erf 2893 will be rezoned to ‘General Residential Zone II’.  This will be the only 

general residential property in the surrounding area, contributing to a mixture of land uses. 

However, this will not impact or change the existing character of the area as a Retirement 

Resort is not associated with noise and high levels of traffic, such as a place of worship with 

church bells, music and high traffic volumes at times.  The receiving environment will be 

less affected more than what it would have been by a place of worship. 

This proposal will contribute to a more compact / densified neighbourhood by providing 

town houses for the ageing population of Hartenbos.  Hartenbos Erf 2893 has never been 

developed and is still vacant.  A brand-new Retirement Resort is a facility that will 

accommodate aged people in close/or far proximity to have a better retirement.  

11.3. Mossel Bay Municipality: Integrated Development Plan (2017-2022) 

The Integrated Development Plan (2017-2022) is the fourth generation of strategic 

development plans adopted and implemented by this Municipality. This IDP serves as an 

enabler for mutual accountability towards the attainment of the agreed development 

priorities, hence it constitutes a social contract between the Council and residents of the 

greater Mossel Bay. It is therefore one of the most critical plans in ensuring equitable 

distribution of municipal resources and seamless development of infrastructure and 

upliftment of all communities. 

The Municipal Key Performance Areas (KPA’S) and Strategic Objectives set the strategic 

tone and pave the direction for future developments, investments and public/private 

partnership interventions. The Key Performance Areas and Strategic Objectives will inform 

and guide service delivery and development over the prescribed five-years. 

Key Performance Areas (KPA’S) and Strategic Objectives applicable to area is listed below: 
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KEY PERFORMANCE AREA 
BASIC SERVICES DELIVERY AND INFRASTRUCTURE 

DEVELOPMENT 

STRATEGIC OBJECTIVES FOCUS AREA 

SO 1 

Create an inclusive, responsive, and 

healthy environment conducive for 

living and sustainable growth 

• Water provision 

• Sewerage and Sanitation Services 

• Provide Public Transport and Road Infrastructure Solid 

Waste Management 

SO 2 

To manage land-use and 

development in line with the Spatial 

Development Framework 

• Land-use Management 

• Spatial Planning and Development 

SO 6 

To facilitate economic and tourism 

development to the benefit of the 

town and all residents 

• Red-Tape Reduction 

• SMME Development  

• Tourism Development 

SO 8 

To maintain a skilled, capable and 

diverse workforce in a good working 

environment 

• Employment Equity and Diversity Management 

The development proposal will comply with all the above-mentioned Strategic Objectives by 

providing health care facilities to the old aged people. According to the IDP the application 

area is in WARD 7. The following development need/priorities are listed for the area: 

 

FIGURE 23: DEVELOPMENT NEED/PRIORITY – WARD 7 (IDP) 

11.3.1. Age Distribution 

“3.2.1- It is also noticeable that the population numbers in the older age categories 

remain relatively high in comparison to other districts. This trend can be attributed 

to the fact that Mossel Bay and its surrounding areas remain a popular retirement 

destination.” 
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Mossel Bay being famous for their retirement destination is constantly in search for 

new facilities to accommodate the retirees. Providing a new retirement resort will 

contribute to the need for accommodation options.  

11.4. Hartenbos Structure Plan (October 2010) 

Hartenbos Heuwels have sufficient access towards the CBD which makes it a highly 

accessible area.  The proposed retirement resort will have minor impact on the traffic flow 

towards the CBD from the western area (Hartenbos Heuwels, Menkenkop, Seemeeupark & 

Sonskynvallei).  The majority of the aged people won’t even have a car and also will not see 

the need to travel to the CBD on a regular basis as for all meals will be served in the frail 

care. 

The structure plan is making provision in the CBD to accommodate future expansions in the 

Hartenbos Heuwels and surrounding areas.  
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SECTION E :  MOTIVATION 

The Standard By-Law on Municipal Planning as promulgated by G.N 7565 dated 12 February 2016 

states in Section 65 the general criteria necessary for considering an application by the 

municipality. 

It must be noted that the application has not undergone the notice phase of the application 

process and that the information below is the necessary information required by the municipality 

to process the application. The following criteria must be taken into account when evaluating the 

desirability of this application: 

▪ The integrated development plan, including the municipal spatial development 

framework; 

▪ The applicable local spatial development frameworks adopted by the Municipality; 

▪ The applicable structure plans; 

▪ The applicable policies of the Municipality that guide decision-making; 

▪ The provincial spatial development framework; 

▪ The policies, principles and the planning and development norms and criteria set by the 

national and provincial government; 

▪ The matters referred to in Section 42 of the Spatial Planning and Land Use Management 

Act; 

▪ Principles referred to in Chapter VI (6) of the Land Use Planning Act; and 

▪ The applicable provisions of the zoning scheme. 

12. THE SPATIAL PLANNING AND LAND USE MANAGEMENT ACT, 2013 (16 OF 2013) 

The Spatial Planning and Land Use Management Act (SPLUMA) came into effect on 1 September 

2014. One of the main objectives of this act is to provide a framework for spatial planning and 

land use management to address past spatial and regulatory imbalances. 

Section 42 of SPLUMA prescribe certain aspects that have to be taken into consideration when 

deciding on an application. These are: 

▪ development principles set out in Chapter 2 of SPLUMA 

▪ protect and promote the sustainable use of agricultural land 

▪ national and provincial government policies 

▪ the municipal spatial development framework; and 

▪ take into account— 

i. the public interest; 

ii. the constitutional transformation imperatives and the related duties of the State; 
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iii. the facts and circumstances relevant to the application 

iv. the respective rights and obligations of all those affected; 

v. the state and impact of engineering services, social infrastructure and open space 

requirements; and 

vi. any factors that may be prescribed, including timeframes for making decisions. 

12.1. Development Principles 

SPLUMA sets out the following 5 main development principles applicable to spatial planning, 

land use management and land development: 

▪ Spatial justice 

▪ Spatial sustainability 

▪ Efficiency (optimising the use of existing resources and infrastructure) 

▪ Spatial resilience (allow for flexibility in spatial plans) 

▪ Good administration 

Paragraph 18 of this report indicates how this proposal is consistent with these principles. 

13. CONSISTENCY WITH SPATIAL POLICY DIRECTIVES 

This development proposal is consistent with all the approved spatial policy frameworks that apply 

to the area. This statement is supported by the following: 

▪ The development proposal will comply with the Mossel Bay Municipality IDP (2017-

2022) as the proposal is consistent with the Strategic Objectives as set out for the 

Municipal Area and the objectives in the Ward 7 area. 

▪ The development proposal will comply with the Western Cape Spatial Development 

Framework as the proposed development will contribute to economic growth. The 

development proposal ensures appropriate densification and contribute to infill 

development. The proposed development is within the existing urban edge, thus 

containing urban sprawl and it will be strengthening the character of the area by 

contributing to an existing residential neighbourhood. 

▪ The proposal promotes smart growth, by ensuring the efficient use of land and 

infrastructure by containing urban sprawl and prioritising infill, intensification and 

redevelopment within settlements. The development is a private-sector development, 

which will help to provide a housing opportunity and expand the housing delivery 

options. Therefore, the proposal is consistent with strategic objectives as set out by the 

Western Cape Spatial Development Framework. 

▪ The proposed development is located inside the urban edge of Mossel Bay and therefore 

the site is suitable for development.  The proposed development will result in the 

optimal use of unutilised land in the urban edge, thereby preventing urban sprawl.  The 

proposal will contribute to the existing residential character of the area.  Therefore, the 
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proposed development is highly consistent with the spatial planning policies applicable 

to this area.  Thus, the development could be considered consistent with the Mossel 

Bay SDF. 

14. CONSISTENCY WITH THE CHARACTER OF THE SURROUNDING AREA 

The application area is located inside the demarcated urban edge; and the site is surrounded by 

existing urban development. The proposal is consistent with the character of the area for the 

following reasons: 

The proposed rezoning to allow a retirement resort will have less impact on the character of the 

area than what a church would have been. A retirement resort will still be for residential purposes 

as is the surrounding area of single dwelling units. a retirement resort consisting of people of an 

average age of above 65, can’t possibly mean harm to the community.  A church would be much 

more alive and will have a greater impact on the traffic in the area and the environment (more 

coverage). 

15. NEED FOR RETIREMENT RESORT 

The proposal of a retirement resort in the Hartenbos Heuwels can be considered as a specialist 

accommodation facility, for the ageing population. There aren’t many retirement resorts in the 

surrounding area that caters for older and frail people. The applicant has identified the need to 

develop a retirement resort with all the specialised caring facilities ancillary to the retirement 

resort. 

The society and world we live in had changed over the years forcing humankind to adapt 

accordingly. Crimes such as burglary, robbery, assault and murder had increased exponentially 

over the past years in South Africa. The ageing population is the most vulnerable and easy targets 

for violent crime. The retirement resort will offer to a safe and secure accommodation for the 

aged, with the ancillary caring facilities, protected by security gates and 24/7 security guards. 

16. TRAFFIC & ACCESS 

A Traffic Impact Assessment was conducted by Urban Engineering (Pty) Ltd for the necessary 

transportation investigation.  The current land use rights will have a greater impact on the traffic 

than the proposed retirement village.  A church will generate heavy Sunday traffic within the area 

while a retirement resort will have less of an impact.  In general, most of the residents in a 

retirement resort does not travel as frequent as a normal person.  There will also be several people 

that won’t even have a car because the frail care facility will provide all the basic needs. 

Access to the retirement resort will be obtain through Kameeldoringlaan.  The Retirement resort 

will make use of controlled access via a security gate and security guards. 
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17. ENVIRONMENTAL IMPACT 

Any development proposed on Hartenbos Erf 2893 will have a ‘more’ significant impact on the 

environment than not to develop at all.  The property is currently vacant with no development on 

the property.  

The existing rights on this property is the development of a place of worship.  Given the 

interpretation of the term “commencement” in the environmental legislation, the development of 

this residential neighbourhood has commenced, and therefore no new environmental authorisation 

is required to implement the existing land use rights of the property.  The development of a “Place 

of Worship” and ancillary structures (e.g. parsonage and hall and parking), will have a far greater 

impact on the environment seeing that the whole property will probably be paved for parking.   

As seen in the SDP the retirement resort will have several open spaces and every sectional title 

unit will have its own garden.  The total coverage will be less than the maximum prescribed 

coverage of 60% as set out in the development parameters under ‘General Residential Zone II’. 

18. AVAILABILITY OF SERVICES 

A Civil Engineer was appointed to conduct al the related services regarding stormwater, municipal 

water, sewer and electricity.   Mossel Bay Municipality’s Director of infrastructure services had 

confirmed that electrical supply will be made available from the existing electrical network.  Any 

additional upgrading will be at the cost of the applicant. 

19. RELEVANT CONSIDERATIONS 

The Western Cape Department of Environmental Affairs and Development Planning, compiled a 

guideline document with the relevant aspects that have to be taken into consideration when a 

land development application is assessed.  The table below is a summary of these relevant 

considerations, as well as how this land development application responds to those considerations: 

Elements for Consideration Key Questions to Ask Desirability Motivation 

Economic impact Positive or Negative impact on 
neighbourhood / settlement? 

▪ Positive economic impact. 

▪ The proposal will attract an 

investment to the value of R65 

Million to Hartenbos. 

▪ Additional Rates & Taxes income 

for Mossel Bay Municipality. 

Social impact Greater social justice, equity of 
access to opportunity 

▪ Provision of more specialised 

retirement accommodation 

opportunities. 

▪ More old aged gathering location 

available 

▪ Proposal will result in a wider 

range of housing opportunities. 
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Elements for Consideration Key Questions to Ask Desirability Motivation 

Scale of capital investment > capital investment - > 
positive impact 

▪ New development, will attract 

new property owners and 

investment opportunities. 

▪ New investment to the value of 

R65 Million for Hartenbos. 

Compatibility with surrounding 

land uses 

 ▪ Contribute to the existing 

character of the area 

▪ Contribute to infill development 

▪ Efficient use of land 

▪ Appropriate density is proposed 

Impact on external engineering 

services 

How much must the developer 
contribute to municipal costs 
incurred? 

▪ Make use of existing services 

connections 

▪ Additional service infrastructure 

as the cost of the developer 

▪ The developer will pay capital 

contributions to Mossel Bay 

Municipality. 

Impact on safety, health & 

wellbeing of the surrounding 

community 

 ▪ Infill development will increase 

safety in the area. 

▪ Urban upgrade will allow for a 

more aesthetic pleasing 

environment. 

▪ New buildings attract people. 

▪ More security cameras 

Impact on heritage  ▪ No heritage impacts 

▪ No heritage value 

Impact on the biophysical 

environment 

Are there negative impacts? 
Are they adequately mitigated? 

▪ Within urban edge 

▪ Less environmental impacts than 

the impact of the 

implementation of the current 

development rights. 

▪ Ample storm water management 

will be provided. 

Traffic impacts, parking access, 

other transport considerations 

Support for densification & 
functional public transport 
system? 

▪ Minimal traffic 

▪ Existing infrastructure will 

accommodate the additional 

traffic load. 

▪ Currently there is no formal 

public transport system in 

Hartenbos Heuwels, but 

increased residential densities, 

will make the implementation of 

a public transport system more 

viable. 
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Elements for Consideration Key Questions to Ask Desirability Motivation 

Impact on quality of life (incl. 

views, sunlight, privacy, visual 

impact, character) 

 ▪ No views will be obscured 

▪ Fits within character of the area 

▪ The proposed retirement resort 

will have a lesser noise impact 

than a place of worship. 

▪ Lower buildings will result in less 

visual impact than an imposing 

place of worship building. 

Timing – need to densify or 

protect urban edges 

Best option for site at this point 
in time? 

▪ Infill development instead of 

urban sprawl. In line with SDF 

▪ Within urban edge 

▪ Acceptable scale of densification 

▪ The NG Church Congregation 

has no need for an additional 

place of worship building.  The 

ageing population rather needs 

specialised accommodation and 

caring facilities. 

Cumulative impacts Unacceptable cumulative 
impacts? 

▪ Higher density – more traffic – 

more rates and taxes for the 

municipality – infill development 

instead of urban sprawl.  

Opportunity costs Any unacceptable opportunity 
costs? 

▪ Private investment 

▪ No municipal funding required 

▪ Mossel Bay Municipality already 

gained ±R2 million capital 

investment by agreeing to the 

sale of the land from the church 

to the developer. 

Alignment with SDF’s  ▪ Proposal is consistent with all 

applicable spatial planning 

policies - Refer to Par.11 

20. SPATIAL PLANNING AND LAND USE MANAGEMENT ACT, 2013 (ACT 16 OF 2013) 

Section 42 of SPLUMA prescribe certain aspects that must be taken into consideration when 

deciding on a land development application.  These are: 

(1). Development principles set out in Chapter 2 of SPLUMA 

(2). Protect and promote the sustainable use of agricultural land 

(3). National and provincial government policies the municipal spatial development 

framework; and take into account: — 

(i) the public interest; 
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(ii) the constitutional transformation imperatives and the related duties of the 

State; 

(iii) the facts and circumstances relevant to the application; 

(iv) the respective rights and obligations of all those affected; 

(v) the state and impact of engineering services, social infrastructure and open 

space requirements; and 

(vi) any factors that may be prescribed, including timeframes for making 

decisions. 

21. WESTERN CAPE LAND USE PLANNING ACT, 2014 (ACT 3 OF 2014) 

The purpose of this Provincial legislation is to consolidate legislation in the Province pertaining to 

provincial planning, regional planning and development, urban and rural development, regulation, 

support and monitoring of municipal planning and regulation of public places and municipal roads 

arising from subdivisions; to make provision for provincial spatial development frameworks; to 

provide for minimum standards for, and the efficient coordination of, spatial development 

frameworks; to provide for minimum norms and standards for effective municipal development 

management; to regulate provincial development management; to regulate the effect of land 

development on agriculture; to provide for land use planning principles; to repeal certain old-order 

laws; and to provide for matters incidental thereto. 

Section 59 of this Act prescribe the Land Use Planning Principles that are applicable to all land 

development in the Province. These are summarised in the tables below.  

The tables below aim to summarise how the proposed development on Mossel Bay Erf complies 

with these planning principles. 

21.1. Spatial Justice 

Criteria Compliance Planning Implication 

Past spatial and other 

development imbalances must 

be redressed through improved 

access to and use of land. 

COMPLY 

▪ The site is currently vacant and will improve 

the use of land in the Mossel Bay area.  

Spatial development 

frameworks and policies at all 

spheres of government must 

address the inclusion of 

persons and areas that were 

previously excluded, with an 

emphasis on informal 

settlements, former homeland 

areas and areas characterised 

by widespread poverty and 

deprivation. 

Not 
applicable 

▪ This policy is not applicable to the 

application area – as this in not an 

application for a Spatial Development 

Framework or Policy. 
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Criteria Compliance Planning Implication 

Spatial planning mechanisms, 

including land use schemes, 

must incorporate provisions 

that enable redress in access to 

land by disadvantaged 

communities and persons. 

Not 
applicable 

▪ This policy is not applicable to the 

application area. 

Land use management systems 

should include all areas of a 

municipality and specifically 

include provisions that are 

flexible and appropriate for the 

management of disadvantaged 

areas and informal settlements. 

Not 
applicable 

▪ This policy is not applicable to the 

application area. 

Land development procedures 

must include provisions that 

accommodate access to, and 

facilitation of, security of tenure 

and the incremental upgrading 

of informal areas. 

Not 
applicable 

▪ This policy is not applicable to the 

application area. 

A competent authority 

contemplated in this Act or 

other relevant authority 

considering an application 

before it, may not be impeded 

or restricted in the exercise of 

its discretion solely on the 

ground that the value of land or 

property will be affected by the 

outcome of the application. 

COMPLY 

▪ The proposal might increase the value of the 

surrounding area, as the retirement resort 

will not impact on anyone’s privacy and 

peace, such as a place of worship, with 

church bells and worship music, that might 

not be that appealing to all surrounding 

residents. 

▪ The proposed development will add social 

value / amenity to the neighbourhood, as 

the ageing community that has to scale 

down and require better medical care, does 

not have to move far away from established 

support systems, to obtain acess to this 

specialised care. 

The right of owners to develop 

land in accordance with current 

use rights should be 

recognised. 

Not applicable 

▪ The applicant does not want to develop the 

property in accordance with the current 

institutional rights. 

21.2. Spatial Sustainability 

Criteria Compliance Planning Implication 

Promote land development that 

is spatially compact, resource-

frugal and within the fiscal, 

institutional and administrative 

means of the relevant 

competent authority in terms of 

COMPLY 

▪ The proposal will contribute to additional 

capital income in the form of development. 

▪ There are existing services connections and 

services capacity for the application area.  

The proposed development will maximise 
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Criteria Compliance Planning Implication 

this Act or other relevant 

authority; 

the existing services capacity, without the 

need to expand any existing services 

networks/ infrastructure to accommodate 

the proposed development. 

▪ The proposed development will result in the 

expansion of the rates base for the Mossel  

Bay Municipality. 

▪ The municipality will acquire capital 

contributions from the developer. 

Ensure that special 

consideration is given to the 

protection of prime, unique and 

high potential agricultural land. 

Not applicable 

▪ This policy is not applicable to the 

application area. 

Uphold consistency of land use 

measures in accordance with 

environmental management 

instruments. 

COMPLY 

▪ Currently busy with an environmental 

authorisation process. 

Promote and stimulate the 

effective and equitable 

functioning of land markets. 

COMPLY 

▪ Development is occurring in the area and 

change of land use is not an irregular 

occurrence.  

▪ The proposal to rezone will not influence the 

functioning of the land markets in the area.  

▪ Since there will no longer be a “place of 

worship” with its perceived negative 

impacts, and only a retirement resort with 

specialised medical care for residents, the 

value of the surrounding properties might 

increase as a result of this development. 

Consider all current and future 

costs to all parties for the 

provision of infrastructure and 

social services in land 

developments. 

COMPLY 

▪ Any service upgrades at the cost of the 

applicant. Civil and electrical services report 

is to be provided with the land use 

application. 

Promote land development in 

locations that are sustainable 

and limit urban sprawl. 
COMPLY 

▪ The application area is located within the 

urban edge of Hartenbos. 

▪ The proposal is regarded as “infill” 

development, that will prevent urban 

sprawl. 

Result in communities that are 

viable. 

COMPLY 

▪ The proposed development will create 

additional temporary and permanent 

employment opportunities for the area. 

▪ Civil Services = 90 temporary employment 

oppurtunities 
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Criteria Compliance Planning Implication 

▪ Construction Fase = 1420 temporary 

employment oppurtunities 

▪ Frail Care = 36 permanent jobs (care takers, 

cleaners, waiters, admin personal)  

▪ Residents will be able to make use of the 

specialised caring facilities within the resort, 

hence residents do not have to make special 

private vehicular trips to access caring 

facilities. 

Strive to ensure that the basic 

needs of all citizens are met in 

an affordable way. 

Not 
Applicable 

▪ This principle is not applicable to the 

applicant or this development. 

The sustained protection of the 

environment should be 

ensured. 
COMPLY 

▪ Currently busy with an environmental 

authorisation process. 

21.3. Spatial Efficiency 

Criteria Compliance Planning Implication 

Land development should 

optimise the use of existing 

resources, infrastructure, 

agriculture, land, minerals and 

facilities. COMPLY 

▪ Given the strategic location of the 

application area, the proposed development 

will support the existing community uses and 

business activities in the area. 

▪ Higher density residential communities, 

result in more sustainable and efficient 

neighbourhoods. 

Integrated cities and towns 

should be developed. 

COMPLY 

▪ The proposed development will constribute 

to Hartenbos becoming a more integrated 

settlement, as Hartenbos Heuwels will offer 

a wider range or residential opportunities. 

Policy, administrative practice 

and legislation should promote 

speedy land development. Not 
Applicable 

▪ When the land development application is 

submitted, the municipality should process 

this application within the prescribed time 

frames of the Land Use Planning By-Law for 

Mossel Bay Municipality. 

21.4. Spatial Resilience 

Criteria Compliance Planning Implication 

Flexibility in spatial plans, 

policies and land use 

management systems are 

accommodated to ensure 

sustainable livelihoods in 

communities most likely to 

COMPLY 

▪ The proposal is in line with all the various 

spatial plans, zoning scheme and policies, as 

motivated by the report.  

▪ Currently busy with the Environmental 

authorisation process.  
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Criteria Compliance Planning Implication 

suffer the impacts of economic 

and environmental shocks. 

▪ The proposed application complies with the 

requirements of the Land Use Planning By-

Law for Mossel Bay Municipality. 

▪ The marginalised community of the nearby 

Sonskynvallei settlement will benefit from 

this development, as it will bring new 

employment opportunities to within walking 

distance from residents. 

▪ The application area is not at risk of the 

direct impacts of sea level rise or climate 

change. 

▪ The proposed development will result in the 

provision of specialised accommodation with 

caring facilities for the vulnerable aging 

community of Hartenbos. 

21.5. Good Administration 

Criteria Compliance Planning Implication 

All spheres of government 

should ensure an integrated 

approach to land use 

planning. 

Applicable to 
Mossel Bay 
Municipality 

This principle has no direct bearing on the application; 

however, the Mossel Bay Municipality is obligated to 

consider the application fairly and within the 

timeframes provided in terms of the municipal 

planning bylaw. 

What is however important is that all decision making 

is aligned with sound policies based on nation, 

provincial and local development policies. 

All government departments 

must provide their sector 

inputs and comply with any 

other statutory requirements 

during the preparation or 

amendment of spatial 

development frameworks. 

The requirements of any law 

relating to land development 

and land use must be met 

timeously. 

The preparation and 

amendment of spatial plans, 

policy, zoning schemes and 

procedures for land 

development and land use 

applications, should include 

transparent processes of 

public participation that afford 

all parties the opportunity to 

provide inputs on matters 

affecting them. 
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The legislation, procedures 

and administrative practice 

relating to land development 

should be clear, promote 

predictability, trust and 

acceptance in order to inform 

and empower members of the 

public. 

A spatial development 

framework, zoning scheme or 

policy should be developed in 

phases and each phase in the 

development thereof should 

include consultation with the 

public and relevant organs of 

state and should be endorsed 

by the relevant competent 

authority. 

Decision-making procedures 

should be designed to 

minimise negative financial, 

social, economic or 

environmental impacts. 

Development application 

procedures should be efficient 

and streamlined and 

timeframes should be adhered 

to by all parties. 

Decision-making in all spheres 

of government should be 

guided by and give effect to 

statutory land use planning 

systems. 

22. CONCLUSION 

In light of this motivation, it is clear from the foregoing report that the application for: 

(i) The rezoning of Hartenbos Erf 2893, from “Institutional Zone III” to “General Residential 

Zone II”, in terms of Section 15(2)(a) of Mossel Bay Municipality Standard By-Law on 

Municipal Land Use Planning, in order to allow ‘Town Housing’; 

(ii) A consent use to allow a ‘Retirement Resort’ on Hartenbos Erf 2893 in terms of 15(2)(o) 

of Mossel Bay Municipal Standard By-Law on Municipal Land Use Planning, in order to 

allow a frail care & assisted living facilities. 
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Meets the criteria as set out in The Spatial Planning and Land Use Management Act (SPLUMA) and 

the Mossel Bay Land Use Planning Bylaw; is desirable and it is therefore recommended that the 

application for the proposal be supported by the relevant authorities and approved by Mossel Bay 

Municipality. 

Marike Vreken Urban and Environmental Planners 

May 2020 

 



 

 

 


