
PROPOSED REZONING OF PORTION OF ERF 134 
RESIDENTIAL DEVELOPMENT 
 

DSP  
 

1 

1 

 

 

 

 

 

 

 

 

 

 

 

 



PROPOSED REZONING OF PORTION OF ERF 134 
RESIDENTIAL DEVELOPMENT 
 

DSP  
 

2 

2 

1.     INTRODUCTION 

1.1 Appointment and Brief 

Dave Saunders Planners have been appointed by Westerhelling Investment CC to prepare and submit the 
statutory land use application necessary for the subdivision and rezoning of a 3.04 hectare portion of erf 
134, at Cape Infanta to permit the construction of an additional 20 single dwelling residential units. A copy 
of the necessary power of attorney is attached to this report.   A resolution authorising Mark de Agrella to 
act on behalf of Westerhelling Investment CC is attached to this report. 

The overall design philosophy guiding the proposal is based on an architectural approach, which draws from 
the best emerging architectural qualities inherent in the older Infanta settlement while respecting 
environmental issues identified through the various specialist studies that have been undertaken. A set of 
comprehensive Design Guidelines has been developed to ensure that this occurs. It is proposed that these 
guidelines will form part of the statutory controls governing the future development of the land. 
 
The intention is to ensure that intervention in the natural landscape will be minimized.  Every effort will be 
made to ensure that the placing of all buildings will respect the natural elements, which make up the 
landscape. These include ridgelines, watercourses, areas of significant and valuable indigenous vegetation, 
and primary dune vegetation, amongst other things. 
 
Building footprints will be positioned within a Fynbos landscape, and landscaped or cultivated garden 
spaces will be restricted to the internal courtyards of each house. An appropriate indigenous planting 
programme is proposed to restore certain areas and enrich others. All environmentally sensitive areas will 
be protected and access to these areas will be limited. 

2.2 Summary of the Application 

The application entails the subdivision and rezoning of a 3.04 hectare portion of erf 134 from Agricultural 
Zone (AZ) to Subdivisional Area (to permit portions of the site to be zoned Residential Zone 1(R1), Private 
Open Space (PrOS), and Transport Zone (TZ) (Public Road)) in terms of Section 15(2) of the Swellendam 
Municipal By-Law on Land Use Planning, 2016, to permit the development of the property in accordance 
with the proposed layout and design guidelines contained in this application.  

The remainder of the site, the vast majority of Erf 134, will not be rezoned and will remain zoned for 
agriculture, and remain in its current natural vegetated state.   

Doug Jeffery Environmental Consultants have undertaken the necessary Environmental Impact Assessment 
and the findings of the various specialist studies undertaken as part of this process have informed the 
overall design proposal.  
 

2. APPLICATION AREA CONTECT 

2.1 Locality  

The seaside settlement of Infanta is located 1 km south of the mouth of the Breede River and within the 
Swellendam Local Municipality in the Overberg District Municipality of the Western Cape Province. To the 
south of the settlement lies The De Hoop Nature Reserve and the associated Marine Reserve lies directly 
to the east.  The town of Witsand, which is located on the opposite, eastern bank of the Breede River, falls 
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within the Hessequa Local Municipality of the Eden District Municipality.  Diagram 1, attached to this report 
depicts the regional context of Infanta. Diagram 2 provides a Sub-Regional context.  

Erf 134, Cape Infanta is located between the Infanta village (an orthogonal grid settlement adjacent to the 
coastline) and Infanta Park (a later suburban development), some 50 km south east of Swellendam and 
about 1 km south east of the Breede River mouth – see Diagram 3 an Aerial Photo of Infanta and surrounds. 
Infanta is situated on a portion of the Potteberg Estate, which consisted of a number of farms, which were 
acquired by Anders Ohlsson in the early 1900s.The portion of land on which Infanta appears to have been 
established is Rietfontein. This land was subdivided from the Potteberg Estate in 1927. Plans were 
submitted in 1949 by Infanta Pty Ltd for a coastal village with a hotel and school. To date the settlement 
has remained predominantly a seasonal holiday destination. 
 

Erf 134 is 85.6 hectares in size and stretches from the Indian Ocean coastline in a westerly direction. The 
property is traversed by the main access road into Infanta Village (north west to south east direction). The 
portion of erf 134 lying east of the main road is the portion, which is the subject of this planning application. 
The remainder of erf 134 is not part of this application. 
 

The existing settlement of Infanta is comprised of two parts. The older settlement dating back to the 1950’s, 
takes the form of an orthogonal grid. It is located immediately to the south of the site. Infanta Park, a slightly 
later suburban development, is located immediately to the west. The entire property lies within the 
jurisdiction of the Swellendam Local Municipality (SLM) in the Overberg District Municipality (ODM) of the 
Western Cape Province (WCP).   
 

     
Figure 1:    Infanta Village coastal edge.                              Figure 2: Infanta Village recently constructed house. 

             
Figure 3:  Two storey houses in Infanta Park.                       Figure 4: Infanta Park, a complete mix of architecture. 
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2.2  Subject Property Details 

Erf 134, owned by Westerhelling Investments CC, is 85.6 ha in extent. The application at hand is for a 3.04 
ha portion of erf 134. The remainder of the site (82.5ha), which is located to the south of the road leading 
into Infanta, will not be developed and will remain zoned Agriculture Zone (AZ). 

       
  Figure 5:   The southern boundary of the property.                 Figure 6: The central and western part of the property. 
 

     
   Figure 7:   The eastern boundary of the site.                          Figure 8: The northern boundary of the property. 

2.3. Existing Zonings 

Erf 134 is zoned Agriculture Zone (AZ) in terms of Swellendam Municipality Integrated Zoning Scheme 
Regulations, 2014 as amended. Agriculture Zone: zoning permits a primary use of: Agriculture, Agricultural 
building, Bed and Breakfast establishment, Crèche, Employee housing, Limited occupational practice, 
Nursery. ‘Agriculture’ is defined as; “The cultivation of land for crops and plants, or the keeping and 
breeding of animals, or the operation of a game farm, including use on an intensive basis of the natural 
veldt or land”. The property lies inside the Urban Edge. See Figure 9 below for the Zoning Map. 

 
Consent uses allowed in terms of this zone include: 
 Additional dwelling-units 
 Agricultural industry 
 Agri-village 
 Antenna Structure 
 Community facility 
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 Farm Shop 
 Farm Stall 
 Guest-house 
 Heli-port; Air strip 
 Intensive feed farming 
 Kennel 
 On-farm educational institution 
 Picnic and braai facilities 
 Place of Assembly 
 Renewable Energy Structure 
 Riding School 
 Special use 
 Service Trade 
 Tourist facilities 

Only two development parameters are defined for this use zone: a street building line of at least 30m and 
a common boundary line of at least 30m. 

The maximum height of all buildings shall be: 
(i) 8.5m for a dwelling house, measured from the base level to the top of the roof; 
(ii) 12m, measured from the base level to the top of the roof, for agricultural buildings other than 
the dwelling houses; and 
(iii) Employee housing is limited to 8.5m 
The total floor area for all dwelling units (including second dwelling houses, additional dwelling houses 
and guest houses) on the land unit, including the space for bona fide agricultural workers employed on 
the land unit will not exceed 1000m2. 

 

 
Figure 9:    The Zoning Map for Infanta        
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2.4. Existing Land Uses 

Dwelling House (modern house with a dominant central lantern), an outbuilding (garage), indigenous 
vegetation. 

       
   Figure 10:    Existing dwelling house on the property.    Figure 11:  Existing double garage on the property. 

2.5. Existing Services 

A track provides access to an existing dwelling house, which has an electrical connection. 

2.6. Title Deed Conditions and Servitudes 

There are no conditions of title which preclude the rezoning, or the proposed development, of the portion 
of land in question. A conveyancers certificate confirming this is attached to this report as is a copy of the 
title deed. 

3. RELEVANT LEGISLATION AND POLICIES 

3.1 Swellendam IDP 4th Generation IDP (2017-2022) 

The Integrated Development Plan (hereinafter referred to as the IDP) is the Municipality’s principal 
strategic planning document. Importantly, it ensures close co-ordination and integration between projects, 
programmes and activities, both internally (between Departments) and externally (with other spheres of 
government). 
 
The IDP states that Infanta falls within Ward 3, Rural Node. The spatial settlement pattern of this area can 
be described as dislocated with development having taken place in three compact yet separate clusters; 
Infanta, Kontiki and Infanta Park.  
 
Constraints noted include: High-energy coastline with limited safe bathing areas, very remote location and 
sensitive environment, which limits development opportunities; very limited infrastructure capacity. No 
municipal water provision service is currently being rendered to the villages of Infanta due to funding 
constraints. 

3.2 Swellendam Municipal By-Law on Land Use Planning, 2016 

The application to rezone the land from Agricultural Zone to Subdivisional Area to permit land to be zoned 
Residential Zone 1, Open Space Zone 2, and Transport Zone 2 (Public Road), is therefore made in terms of 
Section 15(2)(a) of the Swellendam Municipal By-Law on Land Use Planning, 2016. 
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The application to subdivide the land in accordance with the plan of subdivision submitted is made in terms 
of Section 15(2) (d) of the Swellendam Municipal By-Law on Land Use Planning, 2016 

The applications at hand must be assessed in terms of Section 65 of the Swellendam Municipal By-Law on 
Land Use Planning, 2016. This section states that when the Municipality considers an application, it must have 
regard to the following:  

the desirability of the proposed utilisation of land and any guidelines issued by the Provincial Minister 
regarding the desirability of proposed land uses; (h) the impact of the proposed land development on 
municipal engineering services; (i) the integrated development plan, including the municipal spatial 
development framework; (j) the integrated development plan and spatial development framework of the 
district municipality, where applicable; (k) the applicable local spatial development frameworks adopted 
by the Municipality; (l) the applicable structure plans; (m) the applicable policies of the Municipality that 
guide decision-making; (n) the provincial spatial development framework; (o) where applicable, a regional 
spatial development framework contemplated in section 18 of the Spatial Planning and Land Use 
Management Act or provincial regional spatial development framework; (p) the policies, principles and the 
planning and development norms and criteria set by the national and provincial government; (q) the 
matters referred to in section 42 of the Spatial Planning and Land Use Management Act; (r) the principles 
referred to in Chapter Vl of the Land Use Planning Act; and (s) the applicable provisions of the zoning 
scheme.  

Desirability (should be considered under the following key headings):  

 Overall character of the surrounding area  
 Existing planning initiatives in the area  
 Location and accessibility of the property  
 Physical characteristics of the property  
 Overall potential of the property  
 Provision of services – how will the provision of water, sewage, electricity & solid waste be 

addressed?  
 Brief explanation of the construction process / phases of the proposal  

3.3 Spatial Planning and Land Use Management Act, 2017 (SPLUMA) 

The Spatial Planning and Land Use Management Act, 2017 (SPLUMA) sets out a set of applicable 
development principles for assessment of all land use matters: spatial justice; spatial sustainability; 
efficiency; spatial resilience; and good administration. 

Compliance with the Development Principles of SPLUMA (Section 7. of SPLUMA)  

 (a) The principle of spatial justice  

The proposal will provide job opportunities during construction and limited job opportunities during 
operations.  

 (b) The Principle of spatial sustainability 

 The development will be carries out in a sensitive manner that will not impact negatively on the sensitive 
environment, but fully in compliance with the specialist studies undertaken for the area. Only a small 
portion of the larger is to be developed in the area delineated in the SDF thereby reducing urban sprawl. 
The development represents infill of a portion of land adjacent to surrounded residential development. 
The development will be privately developed. All costs will be carried by the developer and no onerous 
burden will be placed on the Municipality / state. Services will for the most part be off-grid. The developer 
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will, in consultation with the Municipality, pay the required services contributions. Further, rates charges 
will be payable to the Municipality once the development has been completed and occupied. Thus, this 
criterion is/will be fully met.  

(c) The principle of efficiency 

The proposed development will make use of use of existing resources and infrastructure. Most services will 
be off- grid including water and sanitation. The existing road infrastructure is sufficient for the scale of 
developemnt proposed. 

(d) The principle of spatial resilience  

The development is set behind the coastal setback line and away from any sensitive ecosystems identified 
in the Breede River Management Plan.  

3.4 National Heritage Resources Act 25 of 1999 (NHRA) 

The National Heritage Resources Act promotes good management of the national estate. Section 38 of the 
NHRA provides a list of a number of activities which require notification to the relevant Heritage authority, 
by furnishing it with details of the proposed development (which are submitted by way of a Heritage 
report). The proposed development falls within the category of activity requiring such a report. The 
National Environmental Management Act requires any such heritage assessment to be incorporated into 
an EIA process, if such a process is required to be undertaken in terms of the ECA. 

To satisfy the requirements of the NHRA, heritage specialists Nicolas Baumann and Emmylou Rabie were 
commissioned to compile a Heritage Report (Baumann N. 2010). This report states that site is 
predominantly vacant. There are no built structures of any heritage significance nor can the broader 
cultural landscape be regarded as having any heritage significance.  
 
Apart from the natural, relatively undisturbed nature of the site, the only heritage significance relates to 
its potential archaeological significance. Limited archaeological testing in the areas identified is 
recommended. No further heritage analysis in terms of either the built environment or the broader visual 
spatial environment is required. 
 
Due to the sensitive nature of undisturbed coastal location the Archaeological Contracts Office at UCT was 
appointed to conduct an archaeological survey and to determine whether any archaeological resources 
were evident on the site. Marine shell deposits were evident across the site but represented very 
ephemeral sites with little or no significance.  
 
The report states that as burials may be present, the necessary protocols should be in place for dealing 
with the remains, particularly during the construction phase of the project.  

3.5 The National Environmental Management Act 107 of 1998 (NEMA) 

The National Environmental Management Act of 1998 applies to the actions of all organs of state that 
may significantly affect the environment. The Act requires that all development must be socially, 
environmentally and economically sustainable. In terms of the Act the procedures for the investigation, 
assessment and communication of the potential impact of activities, must be in accordance with the 
considerations as set out in section 24 (7). 
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The associated EIA Regulations list a number of activities which if undertaken require the prior permission 
of the responsible authority and furthermore define the EIA process in detail. This application is being 
undertaken by Doug Jeffery Environmental Consultants (Pty) Ltd.   

3.6 The Integrated Coastal Management Act ( Act 24 of 2008) 

A portion of the site is subject to the 100 m general coastal development setback, as contemplated in the 
Integrated Coastal Management Act. The Act provides for more specific, urban-edge related development 
setbacks from provincial and local authorities. At this stage, no actual setback lines have been identified 
for the coastal towns situated within the Overberg District Municipality. The coastal setback line for the 
area and the site has not been established.  

A setback line assessment was performed in 2010 by PBNS (PBNS 2010) at the request of Doug Jeffery 
Environmental Consultants (DJEC). Subsequently Geoff Toms (Consultant) was requested to reappraise the 
setback line in terms of recently published standard methodologies (e.g. DEA&DP 2010). 

3.7 Breede River Estuarine Management Plan, June 2016 

The National Estuarine Management Protocol (the Protocol), promulgated in May 2013 under the National 
Environmental Management: Integrated Coastal Management Act (Act No. 24 of 2008, as amended by Act 
No. 36 of 2014), sets out the minimum requirements for individual estuarine management plans. Under 
the ICM Act, the default Coastal Protection Zone (CPZ) is a continuous strip of land at extending from the 
coastal and estuarine high water mark to at least 1 000 m inland in rural areas, and 100 m in urban areas, 
covering all areas not already zoned for residential or industrial development. The relevant municipalities 
are required to incorporate the default CPZ and coastal management lines and proposed coastal overlay 
zones, once adopted, within their spatial development frameworks and land use management systems in 
order to manage and regulate the use of land at the coast and ensure an adequate buffer for the estuary. 
A GIS buffer of 1000m is illustrated below in this extract from the management plan. The ground truthing 
has been carried out as described in the previous section.  

 
              Figure 12: Extract from Breede River Estuary Management Plan: Development Buffer 
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3.8 The Western Cape Provincial Spatial Development Framework, 2014 

The Western Cape Provincial Spatial Development Framework (WCPSDF) was approved by the Minister of 
Local Government, Environmental Affairs and Development Planning in April 2014. This document sets out 
to put in place a coherent framework for the Province’s urban and rural areas. It seeks to improve the 
effectiveness of public investment in the Western Cape’s built and natural environments by: 

 Adopting credible spatial planning principles to underpin all capital investment programmes; 

 Spatially targeting and aligning the various investment programmes, and 

 Opening-up opportunities for community and business development in targeted areas. 

Local Spatial Development Frameworks need to align themselves with the spatial principles contained in 
the WCPSDP. 

The document describes the rural space-economy agenda, which is not only about agricultural 
development, it is also about broad based agrarian transformation, diversifying rural economic activities, 
including tourism and functional ecosystems. Local government fulfil crucial support roles in the 
implementation of the national Comprehensive Rural Development Programme (CRDP). The CRDP is 
targeted at 15 rural development nodes across the Province where participatory community-based 
planning is targeted at agrarian transformation as well as strategic investments in economic and social 
infrastructure. Swellendam as a whole is identified as one of these nodes (see extract below).  

The application complies with the principles contained in the WCPSDF. 

 

                                          Figure 13: Extract from WCPSDF highlighting NCRDP nodes. 
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3.9 Swellendam  (SDF) 2016 

The Swellendam Municipality SDF was published in terms of the Municipal Systems Act 2000 (Act 32 of 
2000). The overall objective of this plan is to provide general direction to guide decision making on an on-
going basis, aiming at the creation of integrated, sustainable and habitable regions, cities, towns and 
residential areas. This plan was prepared in accordance with the Integrated Development Planning Process 
undertaken by the Swellendam Municipality.  

The Spatial Development Framework (SDF) dated 2016, identifies the area in question as falling within the 
urban edge and as an urban extension area, the scale and form of which is to be determined by an 
Integrated Environmental Management (IEM) process. A public access road and a parking area are 
indicated immediately to the north of the site, adjacent to its northern boundary. The area abutting what 
is termed a natural drainage feature is identified as an open space area. The associated Growth 
Management Plan depicts two zones identified as B and C with a suggested collective number of 18 
additional units. See figures …below for plans extracted from the SDF. 
 
The Spatial Development Framework pertaining to Infanta is attached to this report. 
 

 
                        Figure 14: The Spatial Development Framework Proposal for Infanta 
 



PROPOSED REZONING OF PORTION OF ERF 134 
RESIDENTIAL DEVELOPMENT 
 

DSP  
 

12 

12 

 

 
       Figure 15: Enlarged extract of the pertinent portion of figure 3 above. The red line indicates the  
                     extent of the Urban Edge. 

 
Figure 16: The Growth Management Plan for Infanta. 
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4 DESCRIPTION OF THE PROPOSAL 

4.1 Proposed Residential Development 

The intention to develop a very small part of a 3.04 hectare portion of the property by constructing an 
additional 20 freestanding single dwelling residential units.  

About forty percent of the 3.04 hectare area is of conservation value and will remain in its existing naturally 
vegetated state. This land will be rezoned to Private Open space (PrOS) in order to afford it protection. 

The internal road system serving the twenty dwelling units will be zoned Transport Zone 2 (Public Road). 

The rest of the site, approximately forty five percent, will be developed with twenty single dwelling units 
(the existing dwelling house on the property will remain as is). A comprehensive set of design guidelines 
have been compiled to address overall planning issues and the development and on-going management of 
the site. The proposed subdivision layout is the result of a very careful urban design exercise which has 
taken into consideration the opportunities and constraints of the environment as well as the existing 
pattern of development.  The overall design proposal has been driven by criteria identified in a number of 
specialist studies that have been undertaken.  

The key design informants are attached to this report. 

The individual additional 20 erven will be sold off under freehold and a Home Owners Association will be 
established in order to regulate the development of the entire property in accordance with a set of 
approved Design Guidelines.  The proposed set of Design Guidelines are attached to this report. 

All building plans submitted to the local planning authority will have to comply with the approved Design 
Guidelines and the endorsement of the Home Owners Association will be required in order to make the 
necessary submission. 

It is envisaged that a number of specific conditions will be attached to the approval of the rezoning to 
ensure that that building plans will be approved strictly in accordance with the Design Guidelines. 

 
                  Figure 17: An example of the contemporary coastal architecture proposed 

4.2 Proposed Development Guidelines 

The proposed Development Guidelines prescribe the following development parameters:  
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4.2.1 Development Platforms and setbacks 

All development will have to be in accordance with a defined Development Platform. Each Development 
Platform will depict a designated area within which the Building Footprint must be located.  No part of a 
residence, garage, car port, external deck or patio will be permitted outside of the Development 
Platform. 
Required setbacks for each erf to be created will be depicted on each Development Platform. 
 
4.2.2 Coverage and Building Footprint 
 
Coverage is calculated in meter squared (m2) and will be set at 50% of the site area of each specific erf. 
This means that only 6757m² or 22% of the entire 3.04 hectares site will be set aside for potential 
building footprints. 
 
4.2.3 Building Form & Shape 
 
The Design Guidelines present various examples of the desired building form. The architectural approach 
draws from the best emerging architectural qualities inherent in the older Infanta settlement while 
respecting environmental issues identified in the various specialist studies undertaken. These guidelines 
will ensure that the new residences will respect the form and massing of the existing built fabric found in 
Infanta. 
 

           
      Figure 18:  Local contemporary coastal architecture.      Figure 19: Local contemporary coastal architecture. 
 

4.2.4 Garages 
 

Garages with storage space will be permitted.  
 
4.2.5 Cut and fill 
 

All building forms are to be directly attached to the ground. No posts, columns or stilts will be permitted in 
order to raise buildings above natural ground level. Only external timber decks will be allowed to be raised 
above the natural ground level. 
 
4.2.6 Height Restrictions 
 
The height of buildings will be measured vertically to the natural ground level /slope of the site. The 
maximum height for single story dwellings will be 5.5m to midpoint of roof and the maximum height for 
double story dwellings will be 7 m to midpoint of roof.  
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The proposed plan of subdivision will also determine which properties will be permitted to be developed 
with double storey dwellings. Only five properties have been identified as suitable for double storey units. 
All the remaining properties will only be permitted to be developed with single storey dwellings.  
 
4.2.7 Roofs 
 
The Design Guidelines present various examples of the roof forms to be permitted. Roofs are to be double 
pitched with a roof pitch of 30 degrees. Flat roof single storey elements will be permitted as links. These 
will however have to be secondary elements 
 
4.2.8 Walls 
 
All exterior walls are to consist of brick work with a combination of plaster and paint finish and fibre cement 
board cladding. At least 30 % of the building is to be covered with horizontally fixed boards (ship lapping) 
in an aesthetically pleasing / designed way. Timber or aluminum shuttering will be permitted to form part 
of exterior facades. 
 
4. 2.9 Doors and Windows 
 
The Design Guidelines present various examples of windows to be permitted. Window proportions are to 
be vertically proportioned and orientated. 
 
4.2.10 Fire Places, braai’s and chimneys 
 
Flues will be required to be of the circular stainless steel type and not exceed 300mm in diameter. Stainless 
steel rotating or fixed cowl will be permitted to be used on top of chimneys. Spark arrestors will have to be 
installed on all fireplaces or braai’s. 
 
4.2.11 Driveways & Hard surfaces 
 
Driveways will not be permitted to be totally covered with a water impermeable surface finish. 
Impermeable hard surfaces such as exposed aggregate pavers or rough natural stone will be permitted in 
430mm wide bands to improved traction for vehicles. The area in-between these strips will have to be 
planted with appropriate indigenous ground cover as per the Landscaping Design Guidelines. 
 
4.2.12 Exterior Lighting 
 
Garden lighting will only be permitted in the form of solar lamps. Omni-directional luminaires will have to 
be fitted with louvered grilles or eye-lids to direct light downwards to prevent light pollution and 
disturbance. 
 
4.2.13 Security 
 
 No external burglar bars will be permitted. 
 
4.2.14 Fencing 
 
A low 1m fence integrated with planting will be allowed to enclose or demarcate any part of individual 
properties. 
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Only prescribed fencing along the perimeter of the property will be permitted. No perimeter fencing will 
however be permitted on the seaward side of the property. This is in order to address issues of safety and 
security pertaining to adjacent roads. This perimeter fencing will be comprised of galvanised steel posts 
and wire panels no higher than 1500mm.  
 
Openings for small animals of 250mm x 250mm will be made in the required wire panels. These openings 
will be spaced at 1 opening per panel. 
 
4.2.15  The Proposed Internal Road System 
 
Access to the individual erven will be by means of two roads leading off the main road into Infanta. The 
exact positioning of these two entry points has been determined by the specialist traffic consultants. The 
width of the internal road has been kept to minimal yet acceptable width of 3 metres, with a one metre 
verge on either side. The internal road system will not be gated and will be accessible to visitors and the 
general public. 
 

4.3   The Proposed Open Space System 
 
Two large areas will be set aside as open spaces.  These areas will be protected by the assignment of an 
Private Open Space(PrOS) zoning to these two areas. This area of 15 239.70m² represents 50% of the entire 
developable area. While access to these areas will be possible, this will be limited due to conservation 
considerations. Various specialist studies undertaken will inform the ongoing management of these two 
areas. 
 

4.4   The Plan of Subdivision 
 
The proposed plan of subdivision is the result of a comprehensive design exercise which has been guided 
and driven by a number of factors which have emerged from the numerous specialist studies which have 
been undertaken. Natural elements such as ridgelines, watercourses, areas of significant and valuable 
indigenous vegetation, and primary dune vegetation, and urban design considerations such as the pattern 
of the existing surrounding built fabric and the geography of the site, have played a key role in determining 
the proposed pattern of subdivision and the amount of subdivided erven proposed. 
 
It is proposed to subdivide of the site into 21 separate erven (twenty vacant erven for new dwellings and 
an erf for the existing house). Erf sizes vary between 449m2 and 1533m2 with an average plots size of 
657,95m2. The gross density of the land to be rezoned will be 6,9 units per hectare. This compares very 
favourably with the existing patterns of development in Infanta where one finds the following: 
 

Infanta Village: Average plot size - 516.m2. 
                                      Gross density        - 10 units per hectare. 
 
Infanta Park:    Average plot size – 387.6.m2. 
                                      Gross density        - 13.7 units per hectare. 
 
The average plot size for the entire settlement of Cape Infanta is currently 466m2. The proposed plan of 
subdivision is therefore very much in keeping with existing plot sizes and densities. 
 
The Plan of Subdivision is attached to this report. 
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4.5    The Proposed Zoning - Residential Zone 1(R1), Private Open Space (PrOS), and Transport Zone (TZ) 
(Public Road) 

It is proposed to rezone a 3.04 hectare portion of erf 134 from Agricultural Zone (AZ) to Subdivisional Area. 
The following zonings are proposed for various portions of the site: Residential Zone 1(R1), Private Open 
Space (PrOS), and Transport Zone (TZ) (Public Road) in terms of Section 15(2) of the Swellendam 
Municipality By-law on Land Use Planning, 2016, to permit the construction of an additional 20 single 
dwelling units in accordance with the proposed layout contained in this application.  

Section 3 lists a number of specified use zones to which land is or may be zoned and stipulates the nature 
of buildings and the utilisation of land permitted in each of these zones.  

It is also worth noting that in terms of Section 66 of the Swellendam Municipality By-Law on Land Use 
Planning, 2016, when rezoning the property in question; various conditions pertaining to the specific 
utilization of the land may be attached to the property in question.  
 
 Appropriately worded conditions attached to the approval will ensure that the enhanced rights obtained 
will be limited to the development making up this application, that these rights will be specifically 
prescribed, and that all mitigating measures required to be undertaken will be stipulated in law.  
 
Furthermore, it is important to note that the environmental authorisation applied for will also be subject 
to a number of environmentally related conditions which will safeguard the natural environment during 
any construction that will take place. This will no doubt include the submission of an Environmental 
management Plan and the appointment of an Environmental Control Officer to oversee matters. 
 
The areas to be rezoned are as follows: 

Zone Extent Percentage of developable area 
Transport (TZ) (public road):    1378m² 4.5% 
Private Open Space(PrOS):          15239.70m² 50% 
Residential 1(R1) 13 816.96m²  45.5% 

 
The proposed Zoning Map is attached to this report as Diagram 10. 
 
The Swellendam Town Planning Scheme Regulations, August 2014 specifies the following land use 
parameters for the residential zone 1(R1): 
 

Primary uses Consent Uses 
Bed and breakfast establishment 
Dwelling-house 
Hot-house 
Limited crèche 
Limited Occupational Practice 
Second Dwelling 
 

Breeding establishment 
Crèche 
Day Care Centre 
Double dwelling 
Guest-house 
House shop 
Occupational practice 
Special use 
Tourist Facilities 
Additional Dwelling Unit 

 

The following development rules are applicable to the dwelling-house on the property: 
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Area of land unit/erf Street building lines 
(m) 

Common 
boundary 
building lines (m) 

Maximum coverage 
(% of the area of the 
land unit/erf) 

Up to 250m2  2m  1m 80% 

251m2 to 500m2  3m  1.5m 70% 

Greater than 500m2  4m  2m 50% 

 (ii) For outbuildings or garages, a minimum distance of 4m must be maintained from the street boundary. 

(iii) Car ports are permitted up to 1,5m from the street boundary and 0m on a common boundary provided 
that the wall on the common boundary is no higher than 1,8m. 

Height: No building may exceed a height of 8.5m from base level to top of the roof. 

The following parking requirements (which may include garages) apply to this zone: 

 Dwelling-house: Two bays per dwelling-house 

 Additional Dwelling Unit: One additional bay 

 Double Dwelling: Two bays per dwelling unit 

4.6   Landscape Plan 
 

A Landscape Plan and appropriate indigenous landscaping palette have been compiled to accompany the 
rezoning application. Water wise locally indigenous vegetation will be prescribed for planning on the 
individual plots. The proposed Landscape Plan is attached to this report . 

5 APPLICATION DETAILS 

Application is hereby made for the following: 
 

5.1 Rezoning 
 

The rezoning of a 3.04 hectare portion of erf 134 from Agricultural Zone (AZ) to Subdivisional Area (to 
permit certain portions of the site to be zoned Residential Zone 1(R1), Private Open Space (PrOS), and 
Transport Zone (TZ) in terms of Section 15(2)(a) of the Swellendam Municipality By-law on Land Use 
Planning , 2016. These proposed zones are indicated on a diagram attached to this report. 
 

5.2 Subdivision 
 

The subdivision of a 3.04 hectare portion of erf 134 in terms of Section 15(2)(d) of the Swellendam 
Municipality By-law on Land Use Planning, 2016, into the following portions: 

 Twenty one Single dwelling erven;  
 Three erven of Private Open Space;  
 Two erven – public road. 

 

The plan of subdivision is indicated on a diagram attached to this report. 
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6 IMPACT ASSESSMENTS AND THEIR RECOMMENDATIONS 

6.1   Environmental Impact Assessment  

Doug Jeffery Environmental Consultants have been appointed to undertake the Environmental Impact 
Assessment required in terms of law. As part of this process, a number of specialist professionals were 
appointed to undertake a number of specific impact assessment studies. The findings of these studies are 
presented below: 

6.1.1 Hydrogeological Impact Assessment 
 
This study was undertaken by Geo Pollution Technologies. The recommendations contained in the report 
are as follows:  
 
The proposed development does not pose an unacceptable risk to groundwater resources as long as the 
mitigation measures are put into place. The most important mitigation is that the boreholes should be 
pumped at sustainable rates and that sufficient monitoring should take place to enable management of 
the groundwater use.  
 
The use of rain water harvesting to further reduce the potential impact on the groundwater should be 
pursued.  
 
In terms of the use of septic tanks, this impact assessment found that soak away systems are also 
acceptable. More sophisticated systems are likely to have a positive impact on the environment, but are 
not essential to reduce the significance of potential impacts. 

  
 

6.1.2 Engineering/Services Report 
 
This study was undertaken by Fraser Consulting Civil Engineers. The recommendations contained in the 
report are as follows:  
 
Access – External 
The existing road network has sufficient spare capacity to accommodate the proposed development and 
the expected additional trips to and from the proposed development will have an insignificant impact on 
the surrounding road network. 
Access – Internal 
The roads are proposed to be 3m wide which will be adequate for the low volume of traffic. Oncoming 
vehicles will pass each other by using the embayments provided by the driveways leading to the houses.  
The roadways are narrow to reduce speeding and to create a ‘sense of place’, mixing access use with 
recreational use. The surfacing will either be pavers, tar or 700mm wide concrete strips.  Soil tests will be 
undertaken for the appropriate design of layerworks. 
 
Water Supply 
The existing Infanta Village has 110 residential units supplied by 37 boreholes (Parsons, (2006)). At the 
existing Infanta Village some households rely solely on rainwater, others rely solely on borehole water, 
whilst some use both rainwater and borehole water. 
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The existing infrastructure at Infanta Village includes rainwater harvesting infrastructure, boreholes, low 
level water tanks, gravity water tank towers and water pressure pumps. These are shown in Photographs 
A1 to A4 of Appendix A. Interviews indicate that the residents find these measures acceptable. Some 
households share facilities and all are privately managed.  The sewerage septic tanks are scattered 
randomly between the boreholes. The residents drink the borehole water without any known problems. 
 
Water Demand 
The proposal is to extend the development of erf 134 from 1 house to 21 houses.  These houses are likely 
to be occupied seasonally. According to the Red Book (2004), households of this size use within 800ℓ/day 
and 1200ℓ/day. We believe that 800kℓ/ day can easily be achieved.  However, to be conservative our water 
supply calculations use 1000ℓ/day/household.  This translates to 21 000l/day, which is 21m3/day. 
 
Rainwater Supply 
Parsons (2006) states the Mean Annual Precipitation (MAP) is 430mm/year. According to the proposed 
architectural plans for erf 134, the typical roof size is 215m2.  Using Red Book (2004) calculations and their 
guideline of 80% efficiency, 74m3/household (74kℓ) of rainwater can be harvested annually. The 
implication is that rainwater can supply 74 days of water supply.  This exceeds the expected occupation of 
the typical erf 134 household.  It is recommended that rainwater is harvested, though the potable water 
tanks need not be more than 5kℓ as there is a viable borehole water supply which will provide most of the 
water for non-potable requirements.  
 
Borehole Water Supply 
There are two existing boreholes on erf 134: 134A and 134 C.   These boreholes are on erf 134 north of the 
district road from the proposed development.  Previous studies by Parsons (2006) indicated that borehole 
134C produces more sustainable water. Van Biljon (2014-a) undertook a 72 hour pumping test on borehole 
134C. This test established that the borehole 134C can produce 25m3/day, every day, for 100 years.  For 
the best case scenario the yield goes up to 48m3/day.   The daily yield is more than the daily demand which 
has been estimated as 21 m3/day.  There is therefore more than sufficient borehole water for the proposed 
development of 21 units on erf 134.  This is in any case conservative because the houses are unlikely to be 
occupied throughout the year. 
 
Fire Fighting water 
The proposed development with houses of floor area over 200m2 is classified as low risk group 1 by the 
Red Book (2004).  To achieve the minimal residual pressure of 7m with plots for plots of elevation of 14.5m 
amsl and firefighting flow rates of 900 ℓ/minute, a diameter 110mm pipeline is required from the reservoir. 
It is recommended that a trailer-mounted water tank with a diesel-powered pump should be kept at Infanta 
and be on standby for fires in the area. 
Water Infrastructure 
The rainwater infrastructure would include roof guttering, tanks and a booster pump. The boreholes are 
on the landside of the gravel road and it is recommended that a reservoir be constructed near (the unused) 
borehole 134A. The size of the reservoir should be similar to the firefighting storage requirements plus the 
daily demand of 21kℓ/day.  It is proposed that the crossing of the existing road is done within a steel sleeve 
and with at least 1200mm cover to protect the pipeline during road maintenance.  Pipe route markers 
should also be placed. It is proposed that the pipeline is protected at the watercourse crossing with reno 
rock basket mattresses or similar. 
 
To allow for borehole and reservoir outages over the busy peak season when maintenance staff are often 
unavailable at short notice, it is recommended that each house has at least a 5000ℓ tank which is 
approximately a 5 day demand without restrictions.  The owner may choose to mix rain and borehole 



PROPOSED REZONING OF PORTION OF ERF 134 
RESIDENTIAL DEVELOPMENT 
 

DSP  
 

21 

21 

water, or to have separate tanks.  A booster pump will be required to reticulate the water around the 
house.   
 
Stormwater 
The primary consideration for the proposed stormwater system is that the system shall comply with the 
draft National Guidelines for Sustainable Urban Drainage Systems (SUDS). 
 
In its natural state the overland drainage routes would lead the runoff from 80% of the catchment towards 
the watercourse and the runoff from the remaining 20% would lead to the ocean.  The design of the road 
geometrics will not affect this aspect of the developed catchment. 
 
An important SUDS characteristic of the natural catchment is that it has thick bush and a rough surface.  
The implication is that during minor to medium rainstorm events, the rainfall would be intercepted (initial 
abstraction) by the vegetation and ponded by the rough surface.  This would result in very little rainfall 
being converted to runoff, except during medium to major rainstorms. 
 
The primary features that change the natural rainfall-runoff regime of a developed catchment are 
hardened roof surfaces and roadway surfaces. 
 
To counter the above affect the runoff from the roofs will be led towards rainfall tanks.  The tank overflow 
will be directed to underground soakaways.  Paved areas within plots will be minimized.  For instance, grass 
block driveways, or strip roads, will be preferred to paved driveways.  The runoff from any hardened surface 
within the developed plots will be led towards gardens using strategic landscaping with native vegetation 
to intercept the runoff.  Where feasible, cut off swales will be placed at the downstream side of the plots.  
These cut-off swales intercept any overland flow, which will then drain into the soil. 
 
The typical roadway reserves are 5m width with a 3m wide surface.  The verges alongside the roadways 
will be grassed swales with some strategic landscaping with native vegetation to intercept runoff.   The 
geometrics of the roads will include flat areas alongside the roads where the stormwater can percolate into 
the sand rather than flow towards the watercourse.  Like within the plots, cut-off swales will be used. In 
this way the proposed roadway reserves will mimic the natural state and comply with the principles of 
SUDS. 
 
Furthermore, the finished ground levels around the structures shall be free draining so that buildings are 
not flooded during extreme rainfall events.  The topography, geology and rainfall as well as the ground 
cover will ensure that there is no significant erosion during these absolutely extreme rainfall events. 
 
The above stormwater plan complies with the draft National SUDS guidelines and protects the 
infrastructure from extreme rainfall events. 
 
Solid Waste Management 
The volume of solid waste generated for this type of affluence is typically 0.15 m3/week/household in un-
compacted/loose form.  However, at the developed erf 134 the occupants are unlikely be moving from the 
house to work and therefore the volume generated is more likely to be 0.25 m3/week/household.  During 
the peak season there is both high occupancy and high affluence behaviour and therefore the estimated 
peak volumes could be as high as 0.4m3/week/household.  This totals approximately 9 m3/week for the 
proposed development during the peak season.  The volume will reduce substantially in the off-season. 
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The existing Infanta Village and Infanta Park solid waste management regime is for the Municipality to 
collect the waste on Mondays and transfer it to the existing waste transfer station.  On Tuesday’s the 
Municipality empty the transfer station and transport the waste to the Swellendam Municipal system.  It 
is transported in un-compacted form. 
 
It is proposed that the development of erf 134 join the existing Municipal system.   
 
Sewage Management 
The daily water demand when the houses are occupied is 1000ℓ/day/unit.  A conservative estimate of the 
sewage generated is also 1000ℓ/unit/day.  Therefore, the total effluent produced for all 21 units is 
21kℓ/day (21m3/day). 
 
Both the existing Infanta and the existing Infanta Park use septic tanks for sewage treatment.  The septic 
tanks of Infanta Village are scattered amongst the potable water boreholes of Infanta.  However, for erf 
134 the boreholes are well upstream of the existing or proposed septic tanks.  The existing house on erf 
134 has also used septic tanks successfully for decades. 
 
The septic tanks operate by the wastewater draining to the tank, which is typically 5000 litres in size.  The 
solids fall to the base where bacteria naturally break down the solids and a sludge layer is formed which 
keeps the bacteria active.  The oils and grease float to the surface where a scum layer is formed.  Clean 
water remains between the sludge and the scum.  In a single chamber system, the pipework allows only 
the middle layer of clean water to leave the tank as new wastewater enters the tank.  In a two-chamber 
system, the scum is retained in the first chamber.  Again, the pipework only allows the clean water to leave 
the second tank.  The water that leaves the tank enters drainage pipework or a soak away chamber and 
percolates to the surrounding sand.  Some septic tanks have filters at the tank outlet to stop debris leaving 
the tank and blocking the filter system. 
 
The Parsons (2006) geohydrological assessment report for the project, which gave estimates of potable 
water supply from the boreholes, commented favourably on the use of septic tanks.  The Red Book (2004) 
states that septic tanks should be regarded as providing a high level of service.  Furthermore, the Red Book 
(2004) states that septic tanks require regular inspections and possibly sludge removal every few years, 
provide a level of service virtually equivalent to waterborne sanitation, the system is hygienic and free of 
flies, and can be upgraded if required.   
 
An operational plan to ensure good operating procedures and maintenance is proposed.  This operational 
plan includes measures to ensure that the sludge and scum do not leave the tanks and damage the 
percolation systems. 
 
The smaller plots have widths of approximately 20m and this will be the closest that the septic tanks will 
be too each other.  The septic tanks would be placed above the 100-year flood levels.  The tanks built on-
site will be designed to engineering specifications.  If they are prefabricated units, the volume and process 
will be checked by the Project Engineer. 
 
The Red Book (2004) does warn that these percolation systems may not be suitable in areas of low 
permeability.  However, this has been assessed by the geohydrological report (Parsons (2006)).  The success 
of septic tanks at the existing Infanta Village indicates they should be equally successful at the proposed 
development of erf 134. It is recommended that septic tanks be used.  
 
Flood lines 
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The flood lines were estimated using the Rational Method for hydrology and the HECRAS 3.1.3 package for 
the watercourse hydraulics.  For additional safety, the houses close to the watercourse should be built with 
floor levels at an elevation to allow a freeboard of at least 400mm above the 100-year flood line levels. 
 
Conclusion 
The proposed sewerage systems are superior to the existing systems at Infanta Village and Infanta Park. 
The rest of the proposed services are similar to existing services that are operated successfully at the 
existing Infanta Village and the existing Infanta Park. 
 
The proposed services comply with the Red Book (2004) service standards. 
 
6.1.3 Freshwater 
 
This study was undertaken by K Snaddon of the Freshwater Consulting Group. The recommendations 
contained in the report are as follows:  

 
The proposed layout addresses specific concerns from a freshwater ecological perspective.  
A sufficiently wide (40 m) corridor around the watercourse is accommodated by the layout. The 
establishment of such a corridor will protect the watercourse/stream and the surrounding dunes that 
contribute runoff to the stream during rainfall.  
 
The proposed layout takes account of limestone sensitive area, as delineated by the botanist specialist 
report. 

 
The movement of fauna and flora across the site would be improved through the absence of any fences 
between the houses, thus allowing fauna to move between the houses. A further mitigation would be 
through ensuring that all gardens are planted with locally indigenous plant species. With mitigation, this 
impact was assessed as being of medium negative significance for both development alternatives. 
 
This negative impact is balanced by the positive impact of the creation of a conservation area in the north-
western portion of the site. While there is no detail on how this area will be managed, this represents a 
positive impact that it is unlikely would apply to the no development option, due to the uncertainties 
associated with this option. 
 
There are several negative impacts associated with construction, the most significant of which is the 
introduction of alien plant species through the use of topsoil for filling and landscaping on the site. Topsoil 
must be obtained from a reliable source, and local topsoil made use of wherever possible. All of the 
construction impacts can be minimised through the implementation of several mitigation measures, which 
must be detailed in an environmental management plan for the site, prior to the commencement of 
construction. 
 
The main concerns about the operational phase of the residential development are the generation and 
management of stormwater and treated sewage. The stream is ephemeral and any change in hydrology or 
pollution of the watercourse due to the introduction of residential stormwater runoff, or to irrigation with 
treated sewage will change the nature of the system, and lead to a deterioration in the quality of habitat 
provided within the corridor. This impact was assessed as being of low to medium significance before 
mitigation, and of low significance with mitigation. Septic tanks must be located outside of the 1:100 year 
flood line. 
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While the abstraction of groundwater may lead to the drawdown of local groundwater resources, this is 
likely to be of low intensity and so of low significance.  The cumulative effect of this impact may increase 
in significance should further developments be proposed in the area. 
 
A detailed environmental management programme (EMP) must be compiled for the ongoing management 
of the development, and especially of its natural open spaces and conservation areas. The EMP must have 
input from all relevant specialists, and must contain detailed guidance on the minimization of disturbance 
and maximisation of conservation efforts. 
 
With sensitive management of the natural areas on the site, and the implementation of the mitigation 
measures recommended here, the impacts of this proposed development could be minimised. 
 
6.1.4 Fauna 
 
This study was undertaken by M. Burger. The report concludes that the proposed development is by and 
large deemed to be of LOW concern from a faunal perspective for the following reasons: 
 

•    The site is too small to serve as a noteworthy refuge for most vertebrate species that occur in the region. 
•       The site does not serve as a vital ecological linkage between the coast and interior. 
•    The site has already suffered environmental degradations in the form of the existing development 

impressions, and infestations of a variety of alien plant species. 
•     In the context of the Overberg Municipal Area, the faunal importance of this specific portion of erf 134 

is MODERATE at regional and LOW to MODERATE at national scale for mammals, birds and reptiles. 
For frogs the importance of this site in the context of the Overberg Municipal Area is LOW at regional 
and national scales. 

 
The following mitigating measures are proposed: 
 
• The development footprint must not overlap with the conserve sensitive habitats as were identified 

by the botanical assessments. Most importantly these comprise the patches of De Hoop Limestone 
Fynbos and the natural drainage line. This is the only significant or influential mitigation measure in 
the context of the Infanta project. 

 
    Encourage indigenous gardening to mirror the De Hoop Fynbos type and to plant species that are 

essential in the lifecycle of a threatened butterfly the Dickson’s Strandveld Copper. This mitigation 
measure is of low significance/importance. 
 

    Limit the hindrance of faunal movements by either refraining from fencing the perimeter of the site, 
or by using fencing that is permeable for most of the local fauna. The report notes that the perimeter 
fencing as proposed in the Design Guidelines is acceptable. 
 

• No agricultural activities are allowed on the sensitive botanical sections, and these areas must be 
managed for conservation purposes by ensuring that alien invasive plants are controlled. 

 
6.1.5 Botanical 
 
This study was undertaken by Dr. David McDonald. The recommendations contained in the report are as 
follows:  
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Two vegetation types are found in the designated study area on erf 134 Infanta, namely De Hoop Limestone 
Fynbos and Overberg Dune Strandveld. On a regional and national scale Overberg Dune Strandveld is 
considered to be Least Threatened. De Hoop Limestone Fynbos is also rated as Least Threatened but this 
classification should be treated with circumspection at the local scale at Infanta.   
 
The De Hoop Limestone Fynbos on the eastern section of erf 134 Infanta was deemed irreplaceable by 
Helme (2005) and there is complete agreement with that conclusion from the findings of the present study. 
Erica oblongiflora, a Critically Endangered fynbos species was found at Infanta for the first time during this 
survey. This is a highly significant discovery and together with the presence of a number of other Red List 
plant species makes the limestone part of the study site extremely conservation-worthy.  
 
The constraints analysis based on the botanical survey of the eastern section of erf 134 determined the 
high importance of conservation of the area of De Hoop Limestone Fynbos whereas the area of Overberg 
Dune Strandveld was found to have lower conservation value, permitting development with no significant 
constraints.  
 
The constraints analysis was taken into consideration in a protracted process to mitigate for any impacts 
on the De Hoop Limestone Fynbos one Erf 134 Infanta. Early development proposals (Alternatives 1 & 2) 
were rejected as potentially having High Negative impacts that would destroy the area of limestone fynbos 
with no opportunity for mitigation. Alternative 3 was also found to be flawed (High Negative impact) but 
was assessed for comparison with Alternative 4, the preferred alternative, to highlight the mitigation of 
the proposed development stating clear of the proposed ‘limestone conservation area’.  
 
Alternative 4 has been found to be acceptable from a botanical perspective for two main reasons: (1) The 
setting aside of a conservation area for De Hoop Limestone Fynbos and (2) the definition of a biodiversity 
corridor (which will accommodate some Overberg Dune Strandveld) along the watercourse extending to 
the eastern boundary of the property on the coastal side. The anticipated impact of Alternative 4 is Low 
Negative.  
 
It is strongly recommended that a management plan should be compiled to ensure the correct 
management of the conservation area of De Hoop Limestone Fynbos and the ‘watercourse biodiversity 
corridor’.  
 
Attention should be paid to the high incidence of alien invasive species, in particular Acacia cyclops 
(rooikrans) on the property. These alien invasive plants must be controlled but not should also be taken of 
the large amount of seed in the soil. Construction disturbance on the site would stimulate germination of 
the dormant seed and in addition no soil which could contaminate other places should be removed from 
the site. 
 
6.1.6 Setback Study 
 
This study was undertaken by Geoff TomsC.  The recommendations contained in the report are as 
follows:  
 
The setback line for flooding and erosion has been derived as 10m landward of the +6m MSL elevation 
contour. Using this guidance, the line has been superimposed on a plan of the development in Figure 9. 
This highlights areas of potential conflict for the development of the seaward plots just north of the “valley” 
formation. It is recommended that the precise location of the proposed line be discussed with the 
Provincial/Municipal authorities. 
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                                              Figure 20: The proposed coastal setback lines 
6.1.7 Erosion Study 
 
This study was undertaken by Pieter Badenhorst Professional Services CC. The recommendations 
contained in the report are as follows:  
 
The analysis of the aerial photographs indicates that the shoreline is relatively stable. This is probably due 
to the protection provided by the rocky shelve and rocky beach. An existing vegetated dune buffer area of 
about 25m in width is present between the rocky beach and seaward boundary of the proposed 
development. On the northern seaward boundary this buffer is largely reduced to just a few metres. This 
is likely due to the much narrower rocky shelve and rocky beach protecting this area. Global warming will 
in all likelihood lead to sea level rise and increased frequency and intensity of storms that could cause 
erosion of the shoreline in the future. As a result, erosion of about 10m is expected. Following from coastal 
management principles, the buffer area should be larger than 10m. The available buffer is seen as adequate 
for this purpose. It is, however, very important that the vegetation in this buffer be protected and 
maintained to ensure that the sand remain stabilized at all times. For this purpose, a proper board walk(s) 
should be provided as access to the beach. 
 
6.1.8 Social Assessment 
 
This study was undertaken by Tony Barbour and Schalk van der Merwe. The recommendations contained 
in their report are as follows: 

The area has therefore been identified as suitable for residential development. The findings of the SIA also 
indicate that the construction of the proposed 20-22 units will create employment and business 
opportunities for the local economy. The negative impacts associated with the construction phase can all 
be effectively mitigated. 

 The findings of the SIA indicate that the potential impact on Infanta’s current character will be largely 
dependent upon the type and scale of houses developed. If strict architectural design guidelines that are 
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in keeping with and sensitive to the current scale of development in Infanta are implemented and attached 
to the deed of sale for all properties, then the impact on the current character of the town will be limited.  

Based on the findings of the SIA the proposed development of Alternative 4 (20 units) within the 
demarcated Infanta urban edge area is supported. However, this support is conditional upon the 
application of strict architectural design guidelines that are in keeping with the current scale of 
development in Infanta and are sympathetic to the local environment.   

6.1.9 Traffic Impact 
 
This study was undertaken by PJ van Blerk of the ICE Group. The recommendations contained in the 
report are as follows:  
 
All the new roads including the access road and the internal streets should be provided with a bitumen 
surface. 
 
It is confirmed that the layout of the accesses as per the Proposed Sub-Division Final Draft plan, Dwg 12, 
dated 13 March 2013 are considered acceptable. 
 

6.2 Heritage Impact Assessment 

This study was undertaken by Nicolas Baumann. The recommendations contained in his report are as 
follows: 
 
The original assessment, dated 6 September 2010, concluded that the heritage significance of the site, 
apart from potential archaeological resources is low and the impacts on identified resources, 
predominantly the view from the main access road is also likely to be low. The assessment recommended 
that HWC recommend to DEA&DP that no farther heritage studies related to the built environment or the 
cultural, predominantly visual landscape are required. The mitigation measures identified in the report 
were considered to mitigate any potential negative impacts. These mitigation measures included: 

 
 The provision of a landscaped strip adjacent to the main access road of approximately 8m with guidelines 

to ensure appropriate boundary wall treatment and to ensure that the immediately adjacent even do not 
present their rear elevations to the main access road to the village. 

 
 An aspect of this landscaped strip should be the retention of the high point of the site at the southern 

tip and immediately adjacent to the existing residential area to the south-east as a natural green area. 
 
 Sufficient set-back lines should be established along the natural drainage feature to ensure sufficient 

views across the site to the sea. 
 
 The band of green space in front of the existing village should be used as a guide to the establishment 

of the set-back line. 
 
 The need for the layout to respond to any findings that might emanate from the proposed shovel 

testing recommended for the three sites identified in the archaeological study. 
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These recommendations were endorsed in the Record of Decision issued by Heritage Western Cape on the 
2 December 2010. In a subsequent letter from HWC dated 13 June 2012, no adjustment to the layout was 
required and it was stated that the development may proceed. 

 
The heritage specialist confirmed that the revised proposal, which form the basis of this rezoning 
application, is a substantial improvement on the earlier layout. He notes that a no-build conservation area 
of approximately 6000m² is proposed at the point of entry into the village, replacing the original proposal 
of some 8 residential even. A 40m wide visual corridor along the dramatic course, linking the access road 
to the sea has also been provided. Furthermore, the 8m set-back line recommended in the heritage 
assessment has been adhered to. The band of green space in front of the existing village has been used as 
the guide to the establishment of the set-back line for the development adjacent to the coastline. 

 
All the mitigation measures have thus been adhered to. The revised proposal is a substantial improvement 
on the original layout. No heritage resources will be affected. 

 
The Heritage specialist therefore recommends that HWC comment to DEA&DP that no further heritage 
analysis is required and that the development may proceed. 

 

7 MOTIVATION SUMMARY 

7.1 Compliance with the Development Principles of SPLUMA (Section 7. of SPLUMA)  

 (a) The principle of spatial justice  

The proposal will provide job opportunities during construction and limited job opportunities during 
operations.  

 (b) The Principle of spatial sustainability 

 The development will be carries out in a sensitive manner that will not impact negatively on the sensitive 
environment, but fully in compliance with the specialist studies undertaken for the area. Only a small 
portion of the larger is to be developed in the area delineated in the SDF thereby reducing urban sprawl. 
The development represents infill of a portion of land adjacent to surrounded residential development. 
The development will be privately developed. All costs will be carried by the developer and no onerous 
burden will be placed on the Municipality / state. Services will for the most part be off-grid. The developer 
will, in consultation with the Municipality, pay the required services contributions. Further, rates charges 
will be payable to the Municipality once the development has been completed and occupied. Thus, this 
criterion is/will be fully met.  

(c) The principle of efficiency 

The proposed development will make use of use of existing resources and infrastructure. Most services will 
be off- grid including water and sanitation. The existing road infrastructure is sufficient for the scale of 
development proposed. 

(d) The principle of spatial resilience  

The development is set behind the coastal setback line and away from any sensitive ecosystems identified 
in the Breede River Management Plan.  

7.2 The impact of the proposed land development on municipal engineering services 
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Roads: The existing road network has sufficient spare capacity to accommodate the proposed development 
and the expected additional trips to and from the proposed development will have an insignificant impact 
on the surrounding road network. 

Potable Water: 74m3/household (74kℓ) of rainwater can be harvested annually. The implication is that 
rainwater can supply 74 days of water supply.  This exceeds the expected occupation of the typical erf 134 
household, which is seasonal. In addition, the existing borehole 134C can produce 25m3/day, every day, 
for 100 years.  For the best-case scenario, the yield goes up to 48m3/day.   The daily yield is more than the 
daily demand which has been estimated as 21 m3/day.   

Stormwater: Runoff from the roofs will be led towards rainfall tanks.  The tank overflow will be directed to 
underground soakaways.  Paved areas within plots will be minimized.  For instance, grass block driveways, 
or strip roads, will be preferred to paved driveways.  The runoff from any hardened surface within the 
developed plots will be led towards gardens using strategic landscaping with native vegetation to intercept 
the runoff.  Where feasible, cut off swales will be placed at the downstream side of the plots.  These cut-
off swales intercept any overland flow, which will then drain into the soil. The SWMP will comply with SUDS 
regulations. 

Wastewater: Septic tanks will be used in the development. This system is already successfully being used in the 
village. 

7.3 Compliance with the applicable policies of the Municipality that guide decision-making;  

Swellendam: SDF Compliance  
 

The Swellendam Spatial Development Framework (SDF),2016, identifies the area in question as falling 
within the urban edge and as an urban extension area, the scale and form of which is to be determined by 
an Integrated Environmental Management (IEM) processes. The planning document which is the product 
of an extensive public participatory programme undertaken, has been adopted by the Swellendam 
Municipality. 
 
The proposed change in land use is for land positioned inside the designated urban edge and is in keeping 
with the Swellendam (SDF) (approved by the Swellendam Municipality). This document identifies the 
proposed uses as ‘desired’ land uses.  

 
This Spatial Development Framework (SDF) is the most credible representation of the present-day local 
spatial planning paradigm. The composite map included in the SDF clearly shows the area in question as an 
area situated within the urban edge of Infanta and identifies the land suitable for residential development. 
The proposed rezoning of the site in question for residential purposes is therefore entirely in keeping with 
current and up to date planning policy. 
 
While the document provides a clear indication of the positioning of the Urban Edge Line and the number 
of dwelling unit opportunities, notional areas are presented for land to be developed and areas to be 
retained as natural open space. These “zones” are essentially schematic and the document makes it very 
clear that the exact detail of any proposal must be informed by all the necessary specialist studies required 
to address all pertinent issues.  
 
At the time that the Swellendam Local Spatial Development Framework was compiled, no such detailed 
studies were undertaken and for this reason the diagrams provided indicate notional concepts. A series of 
specialist studies undertaken by respected specialists in their various fields have now been completed and 
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the recommendations contained in these studies have informed the exact nature of the development 
concept proposed. On-site specialist analysis of flora and fauna has resulted in area specific evaluations. 
What has become clear from the results of these studies is that it is simply not possible to assign specific 
uses to the site without undertaking such specialist studies, as many of the critical issues are quite area 
specific. This is something that the Swellendam SDF acknowledged. 

7.4 Overall character of the surrounding area  

Biophysical: Erf 134, Cape Infanta is located between the Infanta village (an orthogonal grid settlement 
adjacent to the coastline) and Infanta Park (a later suburban development), some 50 km south east of 
Swellendam and about 1 km south east of the Breede River mouth. A watercourse is located along a portion 
of the site that runs through the middle of these two portions of the village. A sufficiently wide (40 m) 
corridor around the watercourse is accommodated by the layout. The establishment of such a corridor will 
protect the watercourse/stream and the surrounding dunes that contribute runoff to the stream during 
rainfall.  
 
Two vegetation types are found in the designated study area on erf 134 Infanta, namely De Hoop Limestone 
Fynbos and Overberg Dune Strandveld. Overberg Dune Strandveld is considered to be Least Threatened. 
De Hoop Limestone Fynbos presence makes a part of the study site extremely conservation-worthy. 
Therefore, development is only proposed on areas of lower conservation value, permitting development 
with no significant constraints.  
 
Heritage: A no-build conservation area of approximately 6000m² is proposed at the point of entry into the 
village. A 40m wide visual corridor along the dramatic course, linking the access road to the sea has also 
been provided. Furthermore, an 8m set-back line recommended in the heritage assessment has been 
adhered to. The band of green space in front of the existing village has been used as the guide to the 
establishment of the set-back line for the development adjacent to the coastline. 

7.5 Physical characteristics of the property Location and accessibility  

Erf 134 is 85.6 hectares in size and stretches from the Indian Ocean coastline in a westerly direction. The 
property is traversed by the main access road into Infanta Village (north west to south east direction). The 
portion of erf 134 lying east of the main road is the portion, which is the subject of this planning application. 
The remainder, which constitutes 40% of the site, will remain protected for conservation use.  
 

7.6 Overall potential of the property & brief explanation of the construction process / phases of the 

proposal  

The intention to develop only a small part of a 3.04-hectare portion of the property by constructing an 
additional 20 freestanding single dwelling residential units.  About fifty percent of the 3.04 hectare area is 
of conservation value and will remain in its existing naturally vegetated state. This land will be rezoned to 
Private Open Space in order to afford it long term protection. Approximately forty five percent of the rest 
of the site will be developed with twenty single dwelling units (the existing dwelling house on the property 
will remain as is).  Only 6908m² or 22% of the entire 3.04 hectares site will be set aside for potential building 
footprints. Seventy eight percent of the site to be rezoned will therefore remain as open area. 
 
The proposed subdivision layout is the result of a very careful urban design exercise which has taken into 
consideration the opportunities and constraints of the environment as well as the existing pattern of 
development.  The overall design proposal has been driven by criteria identified in the specialist studies 
that have been undertaken. The remainder of the site, the vast majority of Erf 134, will not be rezoned and 
will remain zoned for agriculture, and remain in its current natural vegetated state.   
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The overall design philosophy is to ensure that intervention in the natural landscape is minimized.  Every 
effort will be made to ensure that the placing of all buildings will respect the natural elements, which make 
up the landscape. These include ridgelines, watercourses, areas of significant and valuable indigenous 
vegetation, and primary dune vegetation, amongst other things. 
 
The dwelling houses are to be positioned within a Fynbos landscape, and landscaped or cultivated garden 
spaces will be restricted to the internal courtyards of each house. An appropriate indigenous planting 
program is proposed to restore certain areas and enrich others. All environmentally sensitive areas will be 
protected and access to these areas will be limited. 
 
The architectural approach draws from the best emerging architectural qualities inherent in the older 
Infanta settlement while respecting environmental issues identified through the various specialist studies 
that have been undertaken. A set of comprehensive Design Guidelines has been developed to ensure that 
this occurs. It is proposed that these guidelines will form part of the statutory controls governing the future 
development of the land in question. 
 
Proposed erf sizes vary between 449m2 and 1533m2, with an average plots size of 657,9m2. The gross 
density of the land to be rezoned will be 6,9 units per hectare. This compares very favourably with the 
existing patterns of development in Infanta where the gross density of Infanta Village is currently 10 plots 
per hectare and the average plot size for the entire settlement of Cape Infanta is currently 466m2. The 
proposed plan of subdivision is therefore very much in keeping with existing plot sizes and densities. 
 
The construction of internal roads, the nature and positioning of all fencing, and the provision of services, 
will all be guided by the recommendations made by the various specialists who contributed to the 
Environmental Impact Assessment process. 

8 CONCLUSION 

The application to rezone the properties in question from Agricultural Zone (AZ) to Residential Zone 1(R1), 
Private Open Space (PrOS), and Transport Zone (TZ)(Public Road) in terms of Section 15(2) of the 
Swellendam Municipal By-Law on Land Use Planning, 2016, to permit the erection of an additional 20 single 
dwelling residential units satisfies the requirements of existing relevant legislation and planning policies.  

Various comprehensive studies by experts in their respective fields have been undertaken as part of the 
Environmental Assessment process. Various mitigating measures have been recommended and adopted 
in the final sketch design process to ensure that the development of the 3.04 hectare portion of the 
property is undertaken in the most environmentally responsible manner. 

 


