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8. 
HERMANUS AFFORDABLE HOUSING: RESCINDING OF APPROVAL TO ALLOW 
FOR SERVICED SITES AND BNG HOUSING 
 
17/5/5/2/18 
A Jacobs (028) 313 5075 Hermanus Administration 
15 October 2018 

 
1. Executive Summary 

 
The report on the Hermanus Affordable Housing Project served before 
Council on 25 October 2017.  The development was aimed at the creation of 
affordable housing opportunities in close proximity to existing work and 
business opportunities whilst simultaneously integrating the low-income 
(BNG) and affordable housing categories.  It aimed to achieve this goal 
through the following: 

 

 Integration of BNG housing in Swartdam Road Site C2 with lower category 
Finance Linked Individual Subsidy Programme (FLISP) and GAP housing 
in Swartdam Road Site C1; 

 Provision of middle-income affordable housing by integrating Mount 
Pleasant Village (sportsfield site) with Mount Pleasant BNG housing (Site 
B); and 

 Provision of higher income affordable housing known as Mount Pleasant 
Heights in upper Mount Pleasant. 

 
The model would have ensured the provision of affordable housing to all.  The 
project is specifically aimed at targeting those households falling within the 
affordable housing market, meaning those earning between R3 501.00 – 
R25 000.00 per month.  DoHS provided a contribution of R10 000 000 to kick-
start the project and the proposal was that the funds be used to reduce 
finance charges. The R10 million funding would be recovered over the 
development period and paid into the Municipality’s Housing Development 
Fund (HDF) to promote future housing needs in the affordable market. 

 
The project was approved by Council at the afore-mentioned meeting and 
copies of the report and resolutions are attached as Annexures A & B 
respectively.  

 
During the week of 26 March 2018, civil unrest erupted in Zwelihle which 
sporadically continued to occur for a period of time. Shortly after the Zwelihle 
protests, the Mount Pleasant area also followed suit. It was clear that the 
same type of issues and concerns were raised by both these communities. It 
should also be noted that similar issues were raised during protests in 
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Hawston, Masakhane and Stanford which occurred round about the same 
time. 

 
In discussions with the communities during these periods, it came to light that 
they do not support the affordable housing project due to a number of reasons 
relating to the affordability aspect, location of the units in Zwelihle, and the 
sizes of the houses and plots. 

 
The purpose of this report is therefore to rescind some of Council’s decisions 
taken at its meeting held on 25 October 2017 and present the following 
proposal for approval: 

 

 That the 22 sites in Lower Mount Pleasant be made available as serviced 
sites to qualifying beneficiaries; 

 That a re-layout be done on the 17 sites in Upper Mount Pleasant and also 
be made available as serviced sites to qualifying beneficiaries, 

 That the 150 affordable housing sites along Swartdam Road, Zwelihle be 
used for the development of BNG housing for qualifying beneficiaries on 
the housing demand database; and 

 That the Memorandum of Agreement and Deed of Sale between the 
Municipality and Developer / Implementing Agent be cancelled as a result 
of the cancellation of the project.  Copies are attached as Annexures C & 
D, respectively.  

 
2. Service Delivery and Budget Implementation Plan - IGNITE 

 
Directorate: Infrastructure & Planning 

 
3. Compliance with Strategic Priorities 

 
Provision of democratic, accountable and ethical governance 
Provision and maintenance of municipal services 
Creation and maintenance of a safe and healthy environment 
The encouragement of structured community participation in the matters of the 
municipality 
Promotion of tourism, economic and social development 

 
4. Delegated Authority 

 
None 

 
5. Legal Requirements 

 
Constitution of the Republic of South Africa, 1996 
Housing Act, 1997 (Act 107 of 1997) 
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National Housing Code, 2009 
Local Government: Municipal Finance Management Act (Act 56 of 2003) 
Local Government: Municipal Systems Act (Act 32 of 2000) 
Administration of Immovable Property Policy of the Overstrand Municipality, 
as amended 

 
6. Background/Discussion/Evaluation/Conclusion 

 
Background 

 
The project would have comprised the development of three different sites, 
namely:  

 
Swartdam Road Site C1, Zwelihle 
The property is known as Site C1 in Zwelihle, and it is located adjacent to 
Mariner’s Village and the Zwelihle Clinic, alongside Swartdam Road.  It would 
have comprised of the development of 150 affordable houses on sites 
previously serviced with funding from the DoHS.  The development would 
have been completed in phases. The proposed units would have been 
approximately 40m² in size.  20% of the 150 units in the development (30 
units) would have been further subsidised throughout the GAP project, in 
order to target the lower end of the affordable market (R9 000.00 – 
R12 000.00).   

 
The subsidised 30 units would have been allocated to the lowest possible end 
of the affordable market.  Those thirty (30) units would have been sold at 
approximately R335 000.00 (incl. VAT) each and the balance of 120 units 
would have been priced at approximately R435 000.00 (incl. VAT) each.  
These sale prices would have increased annually in line with inflation.   

 
Mount Pleasant Village – Lower Mount Pleasant 
The site is known as the Sportsfield Site and is located next to the Mount 
Pleasant Sportsfield in Angelier Street, lower Mount Pleasant.  It comprised 
the development of 22 units on sites previously serviced with funding from 
DoHS.  The development would have been completed in phases.  Three 
different unit (house) types are proposed, ranging from 43m² to 82m² in size.  
Prices would have ranged from R469 436.00 (incl. VAT) per unit up to 
R708 436.00 (incl. VAT).  These sale prices would have increased annually in 
line with inflation. 

 
It was proposed that selling prices of the units in Site C1 and Lower Mount 
Pleasant be subsidized by the Municipality by waiving land costs and bulk 
service contributions. It was furthermore also proposed that all electrical 
infrastructure cost be waived on both sites. 
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Mount Pleasant Heights – Upper Mount Pleasant 
The site is located in upper Mount Pleasant in Katjiepiering- and Jasmyn 
Streets and there are a total of 17 sites available for development.  These 
sites were previously serviced by the Municipality. The 17 sites formed part of 
a previous project which comprised of a total of 22 sites approved by Council 
in 2008, where it was made available to applicants for affordable housing, 
subject to certain conditions.  Only 4 transfers were registered in the Deeds 
Office and after further unsuccessful attempts to sell the remaining properties, 
a report was submitted to Council during 2012 to amend the conditions 
imposed in the 2008 approval.  Of the remaining 18 properties, only one has 
been sold and transferred and it was proposed that the remaining 17 sites 
form part of the Hermanus Affordable Housing Project.  

 
Different unit sizes were also proposed here, ranging from 43m² to 100m², all 
with the possibility of future extensions.  The proposal was to sell it as starter 
homes to the higher end of the affordable market, enabling those families to 
gradually extend as their circumstances change or needs increase.  Selling 
prices of the units were estimated to start from R670 000.00 (incl. VAT) with 
extension possibilities and the largest units for R1 259 000.00 (incl. VAT) 
each.  These prices would also increase annually in line with inflation. 

 
Council’s Resolution of 25 October 2017, reads as follow: 

 
1. “that the proposed Business Plan for the affordable Housing Project and 

implementation thereof, be noted; 
2. that the R10 000 000.00 received from the Department of Human 

Settlements towards funding of the Hermanus Affordable Housing 
Project and the subsequent recovering thereof from the sale of erven by 
the implementing agent to be allocated to the Housing Development 
Fund in terms of the Department of Human Settlements’ conditions, be 
noted; 

3. that all applicable bulk services contributions be waived, be approved; 
4. that all applicable land costs on Swartdam Road Site C1 and Mount 

Pleasant Village be waived, be approved; 
5. that the civil infrastructure costs applicable on Swartdam Road Site C1 

and Mount Pleasant Village be utilised towards meeting the expenditure 
related to the implementation of the Land Use Development Conditions, 
be approved; 

6. that all applicable electrical installation costs on Swartdam Road Site C1 
and Mount Pleasant Village be waived, be approved; 

7. that the land costs applicable on Mount Pleasant Heights, which amounts 
to approximately R1 160 811.00 be used to cross-subsidise the  selling 
prices on Mount Pleasant Village, be approved; 

8. that the civil- and electrical infrastructure costs applicable on Mount 
Pleasant Heights, be utilised towards meeting the expenditure related to 
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the implementation of the Land Use Development Conditions, be 
approved; 

9. that the conditions imposed by Council on the 17 sites in upper Mount 
Pleasant, now forming part of Mount Pleasant Heights, as contained in 
the Resolution dated 26 September 2012, be rescinded; 

10. that the transfer of the 189 erven in this housing project to MCape 
Overstrand must be simultaneous with the transfer to the beneficiaries 
(to be identified during the project) who will be allocated the individual 
erven in terms of the set criteria imposed by Department of Human 
Settlements in the Memorandum of Agreement and the Housing Act and 
National Housing Code, be approved; 

11. that the above-mentioned approval be subject to a public participation 
process being followed at the cost of the Municipality in order to inform 
the public of the process to be followed for the allocation of the 
developed erven to the beneficiaries; and 

12. that a reversionary clause be inserted in the Land Availability Agreement 
with MCape Overstrand stating that the development must be completed 
within 5 years from date of signature of the Agreement unless a written 
extension has been granted by the municipality, inclusive of refundable 
HDF amounts.” 

 
It is now proposed that the Affordable Housing Project in Hermanus be 
terminated and the three development areas be utilised for the creation of 
BNG units for qualifying beneficiaries of Zwelihle on the housing demand 
database and affordable serviced sites for qualifiers on the housing demand 
database from Mount Pleasant. The proposals will be discussed more in detail 
under the Discussion and Evaluation. 

 
Discussion / Evaluation 

 
As mentioned in the Executive Summary riots and protests were experienced 
in both Zwelihle and Mount Pleasant during March and April 2018. Some of 
the issues and concerns raised were directly related to the affordability aspect 
of the proposed Hermanus Affordable Housing Project. In all the discussions 
and meetings held with the representatives of the two communities, it came to 
light that the project is not supported due to the following reasons: 

 

 The proposed selling prices of the units are too high and they cannot 
afford it. 

 Backyarders are not being helped by the projects currently on the waiting 
list and they are living in bad conditions with little or no access to basic 
services whilst paying high rental to owners. 

 Qualifiers would prefer the option of receiving serviced sites or 
purchasing (non-qualifiers) serviced sites and constructing their own 
homes as this option is more affordable to them. 
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 The location of the 150 units on Site C1 directly adjacent to the low-
income development on Site C2, is not suitable or acceptable. 

 The sizes of the houses (40m²) and erven were also not acceptable as it 
is similar to the low-income development units. 

 
Agreement was reached with the community of Mount Pleasant that the two 
sites forming part of the Affordable Housing Project in Upper and Lower 
Mount Pleasant, would be re-evaluated and made available to the community 
as serviced sites. As the entire project consisted of the two sites in Mount 
Pleasant and the one site in Zwelihle and there was cross-subsidization 
involved in getting the selling prices of the units as low as possible for the 
potential buyers, the exclusion of the two Mount Pleasant sites may impact on 
the prices of the remaining site in Zwelihle.  This would make the units even 
more unaffordable for the target market. 

 
As the issue regarding the unaffordability of the project came from 
discussions with both communities, the proposal is therefore that the site in 
Zwelihle be used for the construction of 150 BNG housing units to 
accommodate potential qualifying beneficiaries on the housing demand 
database from the Zwelihle area.  This would then also address some of the 
issues leading to the protests, as the community felt that only families residing 
in the informal settlements were being assisted in the current projects, whilst 
families in backyards were living in terrible conditions without access to proper 
basic services. The proposal is therefore to use Site C1 for BNG housing and 
include development of affordable housing in the planning of the Schulphoek 
site when it becomes available.  

 
It is therefore recommended that the two Mount Pleasant development areas 
be made available as serviced sites and that the Zwelihle Site C1 site be 
developed for BNG housing, whereby the affordable housing project will 
effectively be cancelled.  The contract for the Affordable Housing Project with 
the Developer / Implementing Agent will also be cancelled, once the decision 
from Council has been received. Issues regarding cancellation and payment 
of costs incurred will have referred to Department of Human Settlements. 

 
Criteria for the allocation of the serviced sites will be in accordance with the 
FLISP Subsidy criteria as contained in the National Housing Code together 
with the criteria as set out by the Housing Administration Department in their 
report which served before Council at the end of October 2018.  A copy of the 
latest FLISP Circular dated 5 October 2018, is attached as Annexure E. 

 
Bulk Services Contributions, Land Costs & Electrical Installation Costs 

 
In order to make the sites as affordable as possible and to better assist the 
intended target market, it is proposed that bulk service contributions, land 
costs and electrical installation costs on the two Mount Pleasant sites still be 
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waived as approved by Council at its meeting of 25 October 2017. This would 
only be applicable on those qualifying beneficiaries falling within the income 
bracket of R7 001.00 – R22 000.00 as those earning between R3 501.00 – 
R7 000.00 would be receiving the serviced site at no additional costs as their 
once-off subsidy. 

 
Conclusion 

 
It is therefore recommended that: 

 
1. Council rescind decisions nr 5, 7, 8, 10, 11 and 12 on its resolution of 

25 October 2017 and approve the cancellation of the Hermanus Affordable 
Housing Project in terms of the updated proposal; 

2. Council approves the proposal that the 150 erven serviced under the IRDP 
programme in Site C1, Swartdam Road, Zwelihle, be developed as BNG 
housing for those potential beneficiaries on the housing demand database; 

3. Council approves the proposal that the 22 sites referred to as Mount 
Pleasant Village in lower Mount Pleasant, be made available as serviced 
sites; 

4. Council approves the proposal that a re-layout be done on the 17 sites 
referred to as Mount Pleasant Heights in upper Mount Pleasant and after 
Land Use Planning Approval is obtained, it also be made available as 
serviced sites; 

5. Council approves that all service input costs (R44 423.00) from the sales 
of the 22 erven referred to as Mount Village in lower Mount Pleasant to 
those potential beneficiaries within the income brackets of R7 001.00 – 
R22 000.00 must be paid into the Housing Development Fund (HDF) as 
per the conditions of the IRDP programme. 

6. Council approves that all service input costs as per the subsidy from the 
sales of the erven referred to as Mount Pleasant Heights in upper Mount 
Pleasant to those potential beneficiaries within the income brackets of 
R7 001.00 – R22 000.00 must be paid to the Municipality. 

 
7. Financial Implications 

 
Total Bulk Contributions waived by Municipality: R1 123 513.37 (excl. VAT) 
Mount Pleasant Village: R427 450.52 
Mount Pleasant Heights: R696 062.85  

 
Land Costs waived by Municipality: R1 816 219.00 (excl. VAT) 
Mount Pleasant Village: R655 408.00 
Mount Pleasant Heights: R1 160 811.00 

 
Electrical Costs waived by Municipality: R648 225.62 (excl. VAT) 
Mount Pleasant Village: R327 632.14 
Mount Pleasant Heights: R320 593.48 
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8. Staff Implications 
 

None 
 

9. Comments from other Departments, Divisions and Administrations 
 

Town Planning, Mr Henk Olivier - (028) 313 8900 
 

“In the approval for Area C next to Swartdam Road reference were made to 
two specific housing types, and in a later amendment in 2017 the two housing 
types being "subsidized" and "market/bonded GAP housing" was again 
mentioned in the conditions. There are also conditions regarding boundary 
walls on erven and washing lines that need to be addressed if new proposed 
developments will not provide for it include this.   

 
The Mount Pleasant site B was specifically advertised for GAP housing 
purposes and the approval contain conditions regarding boundary walls on 
erven and washing lines that need to be addressed. 

 
It is the opinion that application will have to be made to amend the conditions 
of approval for both of the above-mentioned approvals to accommodate the 
proposed change of development.” 

 
10. Annexures 

 
Annexure A: Council Report of October 2017 
Annexure B: Council Resolution of 25 October 2017 
Annexure C: MOA between Municipality & MCape Overstrand 
Annexure D: Deed of Sale Agreement between Municipality & MCape 

Overstrand 
Annexure E: FLISP Circular 

 
RECOMMENDATION TO THE COUNCIL:  
  
1. that Council rescind decisions nr 5, 7, 8, 10, 11 and 12 on its resolution of 

25 October 2017 in terms of the updated proposal and that the termination of 
the Hermanus Affordable Housing Project be approved; 

  
2. that the proposal to develop the 150 erven serviced under the IRDP 

programme in Site C1, Swartdam Road, Zwelihle, as BNG housing for those 
potential beneficiaries on the housing demand database, be approved; 

  
3. that the proposal to make the 22 sites referred to as Mount Pleasant Village 

in lower Mount Pleasant, available as serviced sites, be approved; 
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4. that the proposal to do a re-layout on the 17 sites referred to as Mount 
Pleasant Heights in upper Mount Pleasant and after Land Use Planning 
Approval is obtained, and making it available as serviced sites, be approved; 

 
5. 

 
that all service input costs (R44 423.00) from the sales of 22 erven referred to  
as Mount Pleasant Village in lower Mount Pleasant to those potential 
beneficiaries within the income brackets of R7 001.00 – R22 000.00 be paid 
into the Housing Development Fund (HDF) as per the conditions of the IRDP 
programme, be approved;  and 

 
6. that all service input costs as per the subsidy from the sales of the erven 

referred to as Mount Pleasant Heights in upper Mount Pleasant to those 
potential beneficiaries within the income brackets of R7 001.00 – R22 000.00 
be paid to the Municipality, be approved. 

 
 
RESPONSIBLE OFFICIAL : A JACOBS 
 
TARGET DATE FOR IMPLEMENTATION : 28 NOVEMBER 2018 
 
TARGET DATE TO INFORM APPLICANT : 12 DECEMBER 2018 
 
TARGET DATE TO INFORM OBJECTOR : N/A 
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8. 
HERMANUS AFFORDABLE HOUSING: RESCINDING OF APPROVAL TO ALLOW 
FOR SERVICED SITES AND BNG HOUSING 
 
17/5/5/2/18 
A Jacobs (028) 313 5075 Hermanus Administration 
15 October 2018 

 
THIS MATTER SERVED BEFORE THE JOINT PORTFOLIO COMMITTEE ON 
20 NOVEMBER 2018, WHICH COMMITTEE RECOMMENDED AS FOLLOWS: 
 
RECOMMENDATION TO THE COUNCIL:  
  
that the item be referred back and resubmitted at the forthcoming Mayoral Committee 
meeting. 
 
 
RESPONSIBLE OFFICIAL : A JACOBS 
 
TARGET DATE FOR IMPLEMENTATION : 28 NOVEMBER 2018 
 
TARGET DATE TO INFORM APPLICANT : 12 DECEMBER 2018 
 
TARGET DATE TO INFORM OBJECTOR : N/A 
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